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EXECUTIVE SUMMARY








�
Development and 	1. 	Develop a high density residential neighborhood 


Property Management	of approximately 95 single family homes and 


Opportunity:	apartments for faculty.  The homes will be sold to faculty homeowners.  The apartments will be retained by the developer.  


2.  	In addition to the newly constructed apartments, the developer will manage 50 units of existing faculty and staff rental housing.





Location: 	UC Santa Cruz campus: Inclusion Area D and Hagar Court Apartments 


					 


Development Team:			Qualified Development Teams must have							substantial experience in single family and multi-


family housing development, property management and sales.





Property Control:			Ground Lease and Property Management/Sales 


Agreement





Developer Selection Process:		Two-phase process:


Phase One Request for Qualifications:


Submittal of Qualifications, evaluation of submittals, and creation of a short list of Development Teams





Phase Two Request for Proposals:


Submittal of Proposals, including Business Terms, from short-listed Development Teams, evaluation of Proposals, and selection of a Development Team for an Exclusive


Negotiations Agreement





Pre-Submittal Meeting / Site Tour:	February 8, 2002  





Qualifications Due:			March 1, 2002





UC Santa Cruz Web Information:	UCSC Home Page


					www.ucsc.edu/


Colleges, Housing/Dining and Childcare Services		www.housing.ucsc.edu/


					Faculty Housing										www.ucsc.edu/housing/faculty.html								Physical Planning and Construction


					www2.ucsc.edu/ppc/
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1.  THE OPPORTUNITY








The University of California, Santa Cruz


The University of California, Santa Cruz (“UC Santa Cruz”) opened in 1965 and now has a student enrollment of over 12,500 students, 90 percent of which are undergraduates.  UC Santa Cruz offers majors in five academic divisions: Arts, Engineering, Humanities, Natural Sciences and Social Sciences.  Graduate students work toward graduate certificates, master's degrees, or Ph.D. degrees in 26 academic fields. 





UC Santa Cruz is one of nine campuses in the University of California system.  The Regents of the University of California govern all the campuses.  Each campus has a Long Range Development Plan (LRDP) and an accompanying Environmental Impact Report that guide physical growth and development on campus.  At UC Santa Cruz, the 1988 LRDP defines a building program and a land use map which serve as a comprehensive planning framework for a campus of 15,000 students.





UC Santa Cruz is increasing both its enrollment and resources and diversifying its educational and research opportunities at an accelerated rate over the next decade.  In pace with this growth will be the expansion of academic programs and housing for students, faculty and staff.





Five Inclusion Areas on campus were identified in the 1988 LRDP for development of University-affiliated, non-academic facilities, primarily housing for faculty, staff, graduate students, single students and students with families.  The Inclusion Areas are interspersed within existing campus developed and undeveloped areas.  One of these, Inclusion Area D, represents one of the last remaining open spaces approved for development on the south periphery of the campus, closest to downtown Santa Cruz.





In 1999, due to an increasing demand for faculty and staff housing, the UCSC Housing Task Force commissioned the UCSC West Campus Housing Study to determine the capacity for residential development on campus.   As a result of this study, the Housing Task Force recommended that the University move forward with the development of faculty housing on Inclusion Area D, which prompted the formation of a Program Committee to advise the Vice Chancellor for Colleges, Housing, Dining and Childcare.  The programming effort was based on the housing profile and preference information provided to the Program Committee as a result of campus surveys.  Subsequently, a faculty and staff Master Plan and Building Committee was formed to direct the master planning effort.





B.  Inclusion Area D Master Plan


Last year, the University engaged Moore, Ruble and Yudell, Santa Monica, California to prepare the Inclusion Area D Master Plan.  The master plan was a result of the collaboration between the University and the consultants.  The organization of the site plan grew out of the housing program, circulation needs, site constraints and the desire for a strong connection to the surrounding landscape.  





As part of that process, two public workshops and a faculty focus group were conducted in April and May 2001 for the purpose of receiving input to the Master Plan.  The Inclusion Area D Master Plan was also presented three times to the campus’s Design Advisory Board for review and comment.  The campus accepted the Master Plan in July 2001.  





The Inclusion Area D Master Plan forms the conceptual basis for development of the site.  The Master Plan includes the following elements:


program for approximately 95 units and  a community center on the site;


configurations of circulation, parking and open space;


a mixed rental and for-sale cluster concept;


building footprints, bedroom counts and massing;


a “ranch vernacular” massing and architectural language.





Please refer to Exhibit 3 for excerpts from the Inclusion Area D Master Plan which provides information on the site plan concept.  In Phase Two of the selection process, the RFP will contain additional information from the Master Plan including design and performance specifications.





(Information on the rental units to be managed at Hagar Court Apartments may be found in Section 2A of this document.)





Project Goals


The University of California is pleased to offer an opportunity for third party development and management of faculty housing on the UC Santa Cruz campus to help meet the unprecedented growth of the campus that is underway and the resulting demand for affordable housing.  The University is committed to expanding enrollment at UC Santa Cruz within the target set in the 1988 LRDP from its current level of approximately 12,000 students to 15,000.  This represents a 25% increase in the student population over the next several years.  





As part of this growth plan, UC Santa Cruz expects to recruit 300 new faculty and replace 300 retiring faculty over the next ten years.  Unfortunately, the high cost and scarcity of housing in the region is expected to put the prospect of affording adequate housing out of the reach of many of these new employees.   The current supply of 130 faculty housing units on campus cannot address the current housing shortage nor the increased housing demand that will come from the additional hiring.





The University must provide more housing on campus in order to enable UC Santa Cruz to continue to compete with other universities in attracting and retaining faculty.  As the supply of faculty housing increases, the University intends to contract with third-party property management services in order to increase efficiency and reduce operational costs. The University intends to expand the number of opportunities for third party development of faculty, staff and student housing on- and off-campus as master plans for the remaining Inclusion Areas and other property controlled by the University are adopted. 





The following are the key goals for the proposed Project (not in order of priority):





Affordability


Expand the supply of for-sale and rental housing that is affordable to a majority of the faculty in order to meet housing demand without incurring additional University debt.





Quality


Create a new high quality residential community that is responsive to the needs of faculty in a manner consistent with the exemplary planning and design philosophy reflected in the development of the existing campus.  





Sensitivity


Balance the new development opportunity with a commitment to careful development of a prominent site and sensitive mitigation of significant environmental impacts within and adjacent to the property. 





Delivery


Emphasize efficiency of time and effort in the development process on the part of the University and the Development Team in order to deliver new housing as quickly as possible.





Feasibility


Structure the planning, design, financing, construction, and operational requirements of the Project to meet the affordability thresholds determined by the University.








Market Overview


The University currently has a waiting list of 90 faculty who want housing on campus.   A third currently own homes in Cardiff Terrace and want larger homes.  Approximately half of the 300 new faculty projected to be hired by the University over the next ten years are expected to be hired by 2003.  In addition, the University has approximately 3,000 staff who may also be eligible for the new Project. 





A recent survey conducted by the University of faculty on the waiting list for housing reveals that approximately 75 percent of the respondents have annual household incomes in the range of $60,000 to $80,000, sufficient to qualify for homes priced between $300,000 and $400,000.  





There are only 130 housing units on campus to serve a total of approximately 500 faculty.   The average price of for-sale housing in Santa Cruz exceeds the affordability threshold for most faculty.  The median sales price of a single family home in the City of Santa Cruz in July 2001 was $519,000, as reported by the Santa Cruz Association of Realtors.  The median sales price was $525,000 for Santa Cruz County. 
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2.   PROJECT DESCRIPTION








A.  The Project





The Project is comprised of two distinct components: Development and Long-Term Ownership/Property Management.





1.    Development


The development program for the on-campus residential community on Inclusion Area D of approximately 95 housing units (75% single family homes and 25% apartments) targeted to faculty and staff at reduced market rates.  The development includes open space amenities and a community building of approximately 2,300 net square feet and an outdoor playground of 5,000 square feet (see Exhibits 1 and 2).  The houses are to be sold to faculty buyers while the apartments are to be retained by the developer and rented to faculty tenants. 


 


The development component of the Project is expected to incorporate the following key planning and design concepts and principles explained in further detail in Exhibit 3: Inclusion Area D Master Plan (excerpts): 





Clustered Housing along a Loop Road with each housing cluster containing for-sale and rental product;


Consolidated Surface Parking at-grade and below apartments, on vehicular cul de sacs and off the loop road, sufficient to accommodate (i) 2 spaces per for-sale unit, (ii) at least 1 space per bedroom for rental units, and (iii) a minimum of 20 visitor spaces distributed throughout the site; and (iv) parking for the Community Center;


Mixed Unit Types of attached and detached for-sale homes and attached rental units:  single family homes of 1,600 to 2,000 gross square feet with 3 and 4 bedrooms and private outdoor space;  apartment structures with at least 2 units each, convertible to  condominiums and ranging from 700 to 900 gross square feet per unit, with 1 and 2 bedrooms and decks or patios over ground floor parking;


Open Space Linkages including landscaped areas, pedestrian paths, and bicycle paths that connect all parts of the Project to the surrounding campus and adjacent developed neighborhoods and transit stops;


Protected Views through the blending of 1, 2, and 3 story structures to yield a community massing that complements the rolling hillside, with the lowest building heights towards the southern portion of the Project and a viewshed corridor adjacent to the historic structures;


Quality Design and Building Materials that reflect the local and historic architectural vernacular style using indigenous building materials; 


Community Building with spectacular views of the Monterey Bay and associated parking for neighborhood gatherings or special events.





2.    Long-term Ownership/Property Management 


The long-term property management of (a) approximately 30 apartment units proposed as part of the development of Inclusion Area D and (b) 50 apartment units at Hagar Court Apartments, an existing, on-campus, faculty housing project (see Exhibit 2).





The Hagar Court Apartments were built in 1981 and are currently managed by the University.  Some faculty from the Hagar Court Apartments and Cardiff Terrace, a campus development of 80 single family homes and condominiums built between 1985 and 1992, are expected to move into a portion of the proposed Project.





B.     Affordability


In order to ensure affordability for buyers of the new housing, the University intends to impose a ceiling target on the sales price of the single family homes, currently anticipated to be in the range of $200 per square foot and, depending on the size of the units and the nature of their amenities, a maximum total price $400,000.  Homes with exceptional amenities could exceed the target.  These targets may be subject to revision, at the University’s discretion, based on actual costs.





Similarly, a ceiling target is intended on the monthly rental rates of the apartments to be constructed at Inclusion Area D.  This ceiling target is in the range of $1.57 per square foot and a maximum of $1,100 per month for one-bedroom units and $1.44 per square foot and a maximum of $1,300 per month for two-bedroom units.  Restrictions are in place on the rents of the apartments in Hagar Court Apartments to be managed by the Developer as part of the Project. 


 


C.   The Development Site


Inclusion Area D is located on the UC Santa Cruz campus on property owned by The Regents of the University of California (UC Regents), within the Santa Cruz City limits.  It is approximately 28 acres in size located near the main entrance to the campus at the intersection of High and Bay Streets (see Attachment of excerpts from the Inclusion Area D Master Plan).  It is adjacent to the campus Arboretum to the west, the Center of Agroecology and Sustainable Food Systems to the north, and an historic area to the east.





The development area of the Site is limited to approximately eight acres, or 29 percent of the Site in order to achieve a clustered residential community that maximizes the views of the neighboring meadows and the Monterey Bay.  Both the design and development of the Project shall minimize the impact on environmentally significant features and the rural, historic character of the site and the surrounding area.





Vehicular access to the Site is from Glenn Coolidge Drive (the county road extension of Bay Street) across from Campus Facilities area.  Signalization of this intersection may be required.  A portion of the signalization cost may be allocated to the Project.  An existing unimproved access road winds through the historic area and approaches the portion of the Site to be developed from the southeast corner.  A new road system through the historic area will be developed as part of the Project.  Modifications to an existing Class I bike lane will also be included.





D.  Environmental and Historic Considerations


An Environmental Impact Report (EIR) will be prepared by the University’s Environmental Assessment Group for the development component of the Project in compliance with the California Environmental Quality Act (CEQA).  The development team will provide the necessary project information for the EIR.  The anticipated date for certification of the EIR by the Regents is July 2003.  Some of the more important environmental issues expected to emerge during the environmental review process are summarized below.  Other environmental issues may arise during the review process.  





Hydrology


The Site is at the headwaters of the 260-acre Arroyo Seco watershed, portions of which drain to a canyon south of the campus through two environmentally sensitive seep areas immediately downslope from the development portion of the Site, on the southern half of Inclusion Area D.  This is a major reason why the portion of the Site identified for development is located in the northern half of the Site.  The proposed project will need to provide a storm water management system that maintains the hydrologic characteristics of the seeps and ensures that peak storm water runoff to the canyon is not increased as a result of the development.





Biological Resources


The Site is located approximately 1,200 feet from a breeding habitat for the California Red-Legged Frog, a federally protected species.  Forthcoming biotic studies may determine that the Site is an upland habitat for the species, that loss of the habitat would adversely affect the species, and/or that development could otherwise result in a "take" of the species.  If such a determination is made, the development would need to be covered by a federal permit, supported by the completion of a federal Habitat Conservation Plan (HCP).  Should the campus decide to pursue the HCP, the University will endeavor to complete the process by Summer  2003.  Another federally listed species, the Ohlone Tiger Beetle, is also found on campus, although a preliminary study indicates no presence of this species on Inclusion Area D.  In addition, the Site borders on a habitat for the monarch butterfly.  The proposed project will have to be developed in a manner that does not substantially alter the butterfly habitat.  





Cultural Resources 


The Site is immediately west of the "campus historic area," which encompasses historic resources from Cowell Ranch mining operations conducted during the last half of the nineteenth and early twentieth centuries.  This area has been determined to be eligible for listing in the National Register of Historic Places.  In order to define the boundaries of a historic district, the University is drafting an evaluation and management plan for campus historic area.  These documents are not complete.  However, the University anticipates a review in the future by the State Office of Historic Preservation.  The Inclusion Area D Master Plan incorporates development setbacks and design considerations to ensure its compatibility with the adjacent historic area.





Land Use Compatibility


The Site is also adjacent to the UC Santa Cruz Center for Agroecology and Sustainable Food Systems and UCSC Arboretum.  The Master Plan has incorporated buffers, linkages and design elements to demonstrate compatibility with these land uses .





Utilities


UC Santa Cruz is served by the City of Santa Cruz water system.  The City has determined that the water production system has been inadequate to meet city demand in about 13 of the last 60 years.  The City is in the process of preparing an integrated resource management plan that will address shortfalls through a combination of water conservation and water supply development.  As the water is supplied by the City through University infrastructure, the Project will need to demonstrate a strong commitment to water conservation and will need to comply with future city requirements.





No developed storm water lines serve the project site.  As described above, storm water runoff from the Project must be designed to maintain the existing surface and subsurface hydrologic regimes and should comply with the campus drainage plan.
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3.   PROJECT STRUCTURE


 





A.  Ownership


The Site is owned by The Regents of the University of California.  The UC Regents intend to provide a long-term Ground Lease to a Developer (herein assumed to be the Developer or its assignee, subject to approval by the University) for the development of the Project and the property management of the apartments and the common areas in the  Project.  The University also intends to enter into a property management agreement with the Developer for the Hagar Court Apartments: 50 units of existing, on-campus, faculty housing.





The Developer may be a for-profit or non-profit entity.  It is anticipated that the Developer will sell the single family home improvements to individual buyers and enter into long-term sub-lease agreements with them for the land underlying those improvements.  The Developer will develop and own the apartments on the Site and provide easements as necessary to homeowners on the Site for their  permanent parking that is located within the apartment structures.








B.  Regulatory Requirements


The University serves as the principal regulatory approval body for the development component of the Project and as the lead agency for it under the California Environmental Quality Act (CEQA).  The Developer must comply with all applicable provisions of Title 24 of the California Code of Regulations (the California Building Code), including its accessibility and  fire and life safety requirements, and all applicable local, state, and federal agency regulations. The Developer will also comply with all conditions under the terms of the Ground Lease and any other agreements that may be entered into with the University for the purpose of the development component of the Project.  All fees associated with the provision and hook-up of utilities and project related infrastructure for on-site and off-site improvements will be at the prevailing rates of the City of Santa Cruz.  Building permit fees in the City of Santa Cruz are not applicable to campus development; the Campus Building Official will enforce the applicable provisions of Title 24. Standards adopted by the State Fire Marshal and the Division of the State Architect, Access Compliance, will be enforced by those respective agencies.  The project will incur fees for plan check.  Construction will be inspected to ensure conformance with the terms of the Ground Lease.





C.  Financing 


The University intends to enter into a long-term ground lease with a developer for  the land underlying the developed area of the Project in return for:





the delivery of a high quality development consistent with the Inclusion Area D Master Plan and the University’s performance standards and specifications, 





below market pricing of the for-sale and rental housing units as determined by the University, 





a community building and on-site open space amenities, and a ground lease payment commensurate with the net income generated by the development after all cost and operational considerations. The University has developed preliminary performance standards and specifications that will be available for review in the RFP.  It is anticipated that payment of prevailing wage rates as defined by Sections 1771 through 1775 of the California Labor Code will be required for all construction trades. 





The Developer is expected to provide all equity and debt capital required to complete the development component of the Project, including all required on- and off-site improvement costs.  The University’s fee interest in the Site will not be subordinated to or encumbered by Developer financing.  Included in the total costs of the development component of the Project will be the University’s Project related expenses, including, but not limited to: 


planning and design, 


State Architect, State Fire Marshal and other regulatory compliance, 


CEQA compliance, 


project management, 


costs of certain off-site improvements,


construction inspection costs.  





The amount of the University’s Project-related expenses will be identified in the RFP.
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4.   DEVELOPMENT TEAM SELECTION








Selection Process


The Office of Physical Planning and Construction at UC Santa Cruz will manage the selection process for the University.  The University is the sole and final decision-maker regarding this selection and reserves the right to reject any or all submittals or proposals.  There will be two phases to the selection process.  





Phase 1 will be the selection of Development Team finalists through the evaluation of qualifications based on responses to the Request for Qualifications.  





Phase 2 will be the selection of the Development Team through the evaluation of development proposals based on responses to the Request for Proposals. 





In Phase 1, interested Development Teams will submit qualifications, which will be reviewed and evaluated in accordance with the Evaluation Criteria outlined below.  The University, or its consultants, may, at their discretion, contact references and industry sources, investigate previous projects and current commitments, interview some or all of the Development Teams, and take any other information into account in their evaluation of the responses.  The University reserves the right to request clarification or additional information from respondents and to request that respondents make presentations to members of the University community. 





A non-mandatory group site tour and informational Project presentation will be held on February 8, 2002 for all interested Development Teams.  Questions from potential Development Teams may be addressed to University staff or their consultants at this meeting.  Questions and responses from this meeting will be summarized in writing and made available to all potential Development Teams who received the RFQ.





In Phase 2, a shortlist of up to four Development Team finalists selected in Phase 1 will receive a Request for Proposal, in which they will be invited by the University to prepare specific proposals for the development, marketing and on-going management of the Project.  The proposals will be expected to contain more detailed information, including (1) the Development Team’s approach to the Project, (2) conceptual planning and design drawings, (3) a preliminary assessment of total project costs and a development pro-forma, including the price of for-sale housing and rental rates for the apartments, (4) the Developer’s anticipated approach to marketing, financing, and property management for the Project, (5) a project schedule, (6) proposed business terms for conveyance and development of the Project Site, and (7) other information as may be determined by the University.





B.  RFQ Evaluation Criteria


The University will evaluate the Qualifications of each Development Team based on the following criteria:





The collective experience of the Development Team based on the demonstrated individual experience of the principals and lead representatives of each of its members.  Of particular interest will be project specific experience in the successful development, marketing, and economic performance of for-sale and rental housing for colleges or universities or in partnership with other public entities where affordability restrictions were imposed.





The ability of the Development Team to implement projects of this type on time and within budget.





Evidence of the Developer’s proven ability to provide equity and secure debt capital, including tax-exempt bond financing and other sources of non-conventional financing if applicable, to develop and complete projects of this type and of at least this size and complexity.





Evidence of the ability of the Development Team to effectively communicate with the University, to establish clear lines of responsibility within the Development Team on which the University can rely during negotiations and implementation of the Project.





The quality of the planning and design of residential communities, specifically single family homes and mixed for-sale/rental developments; demonstrated creative design solutions and experience with community design in dense residential development. 





The quality of residential construction (single-family homes, townhouses, apartments, etc.) in the Development Team’s previous projects, including demonstrated expertise in the supervision of construction activities, project completion on schedule and experience with prevailing wage construction.





Ability of the Development Team to move forward with the pre-development process while the EIR is being prepared, such that the Development Team, in cooperation with the University, is prepared to integrate and mitigate concerns about sensitive environmental conditions as part of the planning and design process for the Project. 





Experience in working with colleges, universities, or other public entities on public/private real estate development projects and the willingness to engage in public outreach efforts to the University and local community.





Track record of appropriate development in environmentally sensitive areas.





Demonstrated experience with marketing and home sales in the context of a university. 





Significant property management experience with multi-family housing, including rent restricted units and track record of quality management over time.

















RFQ Selection Panel





The selection of the Development Team RFQ finalists will be made by a selection panel including University staff from Colleges, Housing, Dining, and Childcare Services and from Physical Planning and Construction, their consultants, and representatives from the Faculty and UC Office of the President.  





The selection panel that will review the Phase Two Proposal may include other members of the campus community.








Preliminary Pre-construction Schedule     


The proposed schedule for the RFQ and RFP processes and projected milestone dates through the commencement of construction is summarized below 





Dates                                  		Key Steps





January 18, 2002        	Release announcement of upcoming RFQ


February 1, 2002        			Issue RFQ


February 8, 2002			Conduct Optional Site Tour


March 1, 2002				RFQ Responses Due


March 15, 2002				Select Shortlist/Issue RFP


May 3, 2002				Responses due to RFP


May 6-10, 2002	Tour of Projects and Offices


May 15-17, 2002	Interview Development Team Finalists


May 24, 2002				Select Development Team


June 14, 2002      	Execute Exclusive Negotiations Agreement


July 26, 2002				Developer Submits 50% Schematic Design


					Campus Starts EIR Process


February 2003				EIR Public Comments Complete


January  2003 – April 2003	Complete Development Agreement & Lease


July  2003                      	University Regents Action: Ground Lease and EIR


August 2003				Start Construction (grading and off-sites)





�
5.  RFQ SUBMITTAL REQUIREMENTS








Please submit ten (10) numbered sets of the information requested below, except for the information requested under “Financial Capacity”.  Two (2) copies of the information requested under “Financial Capacity” should be identified and submitted in a sealed envelope under separate cover; it will remain confidential.  





All information should be provided in the letter and number sequence requested in this section of the RFQ.








Project Understanding 


Describe your understanding and view of goals and challenges of the Project and explain how the Development Team would work with the University to address them.  Respond to the proposed affordability targets, the intended development program, and the planning and design concepts outlined in the Inclusion Area D Master Plan (excerpts, see Attachment).





Developer and Property Manager 


Identify the entity, including the names of its principals or partners that will develop, own, and operate the Project.  Indicate if different entities will develop the for-sale and rental components of the Project and/or if a different entity will manage and operate the rental units.  Specify if the Developer and Property Manager will be for-profit or non-profit entity(ies) or combination of both. 





Development Team Members, Roles, and Responsibilities


Identify the key members of the Development Team for the Project, including but not limited to the:


developer and property manager, 


design architect and landscape architect,


civil engineer,


construction contractor, 


marketing agent, and 


financing agent or lender. 





Provide the business names, addresses and phone numbers of the key members of the Development Team.  Include the names of the principals and lead personnel that will represent each team-member on the Project.  Describe their roles and responsibilities in relationship to the goals and challenges associated with the intended development program for the Project.





Describe the organizational structure of the Development Team and how communication would occur with the University throughout the implementation and on-going management of the Project.





Development Team Experience


Provide relevant qualifications and project specific experience for the principals and lead personnel representing each member of the Development Team.  Company project experience is less relevant if the principals or lead personnel designated for the Project were not involved.  Relevant projects include for-sale and rental housing developments with one or more of the following characteristics:


college or university client involving faculty or student housing


public/private partnership (i.e. ground lease or gap financing from public entity)


high visibility and level of concern within the community, requiring public outreach


challenging site conditions and/or significant environmental mitigation


affordability restrictions on for-sale and/or rental housing


tax-exempt or other sources of non-conventional financing, if applicable


property management of rental units, including rent restricted projects 





For the project specific experience of the Developer and Property Manager, provide the following information:


location and photographs


size (acres, density, units, square feet)


general description, including name of developer, role of team member, and those characteristics from above that were relevant to the Project and how they were addressed


name of property manager and operational history of the project, and explanation if the property manager is different from the Developer and/or different from the property manager proposed for the Project


project cost, including capital and financing sources


economic performance (pricing, absorption time, occupancy)





For the project specific experience of the other key members of the Development Team, information is only requested for items 1 through 3 above.   Information on the remaining items is appreciated where available.





Financial Capacity 


Provide evidence of the Developer’s access to the capital resources, both equity and debt, necessary to finance the development of the Project, by identifying the following:





Description of projects currently under development or in the pipeline, including status, development schedule, financing sources (both equity and debt capital).





Identification of other relationships (and contact information) with sources of equity and debt capital in addition to the financing sources on completed and active projects.





Financial statement of the Developer.





The Developers selected as finalists to receive the Request for Proposals will be asked to provide evidence, such as a letter from a financial institution, of their ability to contribute a minimum of $2.0 million in equity to the Project, if necessary.  





Upon execution of the Exclusive Negotiations Agreement with the Developer selected for the Project, the Developer will be required to provide a good faith deposit of $100,000  that is refundable if negotiations are not successful.  The deposit will fund a portion of University expenses related to the Project as part of the total costs of the Project.





References


Provide at least three (3) references for each member of the Development Team.  The references should be conversant with the capabilities and work of the principals or lead personnel representing that member of the Development Team.  Include the name, title, company, address and telephone number of each reference.





G.  Equal Employment Opportunity Policies


Every effort will be made to ensure that all persons, regardless of race, religion, sex, color, ethnicity and national origin have equal access to contracts and other business opportunities with the University.  Provide documentation of equal employment opportunity policy for each candidate firm.





�
6.  RFQ SUBMITTAL PROCEDURES








A.  Pre-Submittal Meeting and Site Tour


This meeting and tour will be held from 





1:30 p.m. to 4:00 p.m. on February 8, 2002 


Barn Theater


1156 High Street


UC Santa Cruz


Santa Cruz, California  95064





Directions:  Enter the main campus from Bay Street at the intersection with High Street.  The Barn Theater is the first building on the left side of the road with distinctive advertisements of campus events on the face of the building.  Park in parking area adjacent to the Barn Theater or across the street.  The meeting and tour will start in the Barn Theater and proceed up to the project site.  You will be provided parking permits on which you will need to write your vehicle license plate number and place on your dashboard.  





B.  Submittal Date and Time


All qualifications must be delivered by personal delivery or overnight courier for receipt no later than 4:00 PM on Friday, March 1, 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:	Request for Qualifications: Faculty Housing Project





Qualifications 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 Qualifications is not acceptable.





All questions from potential Development Teams regarding the RFQ will be answered at the Pre-Submittal Meeting and Site Tour.  If you cannot attend, you may submit your questions in writing no later than 5:00 PM the day before the meeting and tour to: 





Leon Waller, Project Manager 	


Physical Planning and Construction


UC Santa Cruz


1156 High Street


Barn G


Santa Cruz, CA  95064


831.426.3622 fax / lwaller@cruzio.com 





University responses to all questions received before and during the Pre-Submittal Meeting and Site Tour will be provided in writing and made available to all Development Teams who were sent copies of the RFQ. 





C.  Waiver


After review of the RFQ submittals, the University intends to invite up to four Development Teams to respond to an RFP.  The University may, at its sole discretion, choose not to proceed with the development of the Project.  There is no guarantee the University will decide to move forward with the Project based on the Qualifications submitted.  Notwithstanding this waiver, the University appreciates your interest in the Project and looks forward to receiving your Qualifications for this exciting opportunity.





�
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