REQUEST FOR QUALIFICATION AND PROPOSAL

TO DEVELOP UNIVERSITY OF CALIFORNIA, IRVINE

EAST CAMPUS STUDENT APARTMENTS 

INTRODUCTION

The Regents of the University of California (“University”) on behalf of the University of California, Irvine (“UCI”) is soliciting proposals from parties interested in developing, owning, and managing a student-occupied rental housing apartment complex on the UCI campus.  This project is hereinafter referred to as the “project.”

Following is a summary description of the project, a statement of the University’s programmatic requirements, selected terms and conditions of the Ground Lease by which the University would make the land available, the University’s selection criteria, and a statement regarding the process for submittal and review of proposals.

PROJECT SUMMARY

The project will be located on approximately 30 gross acres of land (see Exhibits A & B) on the East Campus of UCI.  This project site (“Site”) will be the location for 500 apartments for 1500 single UCI continuing students. Freshmen shall be excluded from occupancy.  One cluster of apartments will contain 100 units with 250 graduate students.  The balance of apartment clusters will contain 400 units for 1,250 undergraduate continuing students. The developer will be required to construct both on and off site infrastructure including all necessary utilities, roads, storm water runoff and environmental mitigation.  Exhibits B & C show the minimally required off site infrastructure.  Estimated costs for infrastructure can be found in Exhibit D.  The University will retain ownership of the Site and make it available to the project developer under a ground lease arrangement.

The University owns a contiguous parcel to the north of the project site, of equal size, that may become a second project with a similar number of units and occupants.  Therefore, the University reserves the right, at its sole discretion, to use the results of the RFQ Phase 1, the RFP Phase 2 and negotiations with the selected developer(s), to select a developer for this second project.

The Ground Lease for the Site will be for a term of 40 years.  Neither the University’s fee interest in the Site nor the University’s interest in the Ground Lease will be subordinated to any financing or other lien or encumbrance which the developer may create in connection with development and ownership of the project.  However, subject to the terms of the Ground Lease, the developer will have the right to pledge its interest in the Ground Lease as security to a recognized lending institution that lends funds for the development of the project.

The selection process will be in two phases:  (1) Pre-qualification Screening and (2) Developer Selection.

I. PROJECT LOCATION 

The project is located at the main campus of the University of California, Irvine.  UCI is located in the southern portion of the City of Irvine, Orange County, California.  UCI is also adjacent to the City of Newport Beach. The campus is bounded by Campus Drive and Jamboree Road on the north, Culver Drive on the East, Bonita Canyon Road on the south, and the San Joaquin Hills Transportation Corridor and MacArthur Boulevard on the west.

UCI currently consists of approximately 1,478 acres and is situated in an area that is becoming increasingly urban in character.  Approximately 590 acres (40 percent) of the campus are developed, with the majority of development having occurred in the central campus.  The outer campus areas have remained largely undeveloped.  These undeveloped areas mainly consist of rolling topography covered with both exotic and native grasses.  

UCI is generally comprised of five campus sectors: the Campus Core; the East Campus; the South Campus; the North Campus; and the West Campus.  Most of UCI’s academic activities occur within the Campus Core. The East Campus and the South Campus are planned primarily for student and faculty/staff housing, respectively.  The North Campus is designated for mixed-use development, including research and development, support commercial and residential uses.  UCI’s Health Sciences complex and the University Research Park are located on the West Campus.  Permanent open space has been designated throughout the campus and consists of the following components: the UCI Ecological Reserve; a network of open space corridors; community parks; athletic and recreational facilities; and a buffer area along the San Joaquin Freshwater Marsh.

UCI is in a growth mode and requires additional housing units to serve its increasing student population.  This project is part of the effort to meet the future housing needs of the campus.  Exhibit E provides information on existing and projected student needs for housing.

II. CONCEPTUAL DESIGN

The University requires that the project consist of an apartment complex that includes a commons facility (multi-use community building), reflects varied elevations not to exceed four stories, and accommodates 1500 single continuing UCI students.  In addition, the University intends for the project to include the following:

A. GENERAL ASPECTS  

1. An office and apartment(s) for on-site management.

2. Laundry facilities for use by all residents.  At a minimum, this should include 42 washers, 3 handicap-accessible front loading washers, 33 regular dryers and 12 large capacity dryers distributed to multiple locations.

3. Automobile parking (included in rent) exclusively for the use of residents and on-site staff at a ratio of 0.75 space for every undergraduate bed and one space for every graduate bed.  

4. Outdoor space landscaped for passive use.  This may include such things as seating areas; picnic tables, and barbecues and may include active recreational facilities for volleyball and basketball.  Landscape plans are subject to review by UCI.  The developer will want to consider the proximity of the new UCI Recreation Center when planning these facilities.  A copy of the UCI Recreation Center brochure is attached for information.

5. Facilities, including a maintenance shop and equipment storage area, as required by developer.

6. Compliance with applicable requirements of the Americans with Disability Act and California Administrative Code Title 24.

7. Exterior lighting in conformance with University standards.  

8. Central heating and air conditioning of all buildings, with air supply to each room.

9. Natural gas, electricity, telecommunications infrastructure (including Ethernet speed capable data connections, telephone and cable TV drops to each bedroom and living room), water, sewer, storm drains, U.S. Postal Service delivery site, and recycling and refuse disposal area.

10. Sound attenuation throughout the complex, particularly between bedrooms and apartment.

11. Window and door security.  Each bedroom must be lockable.  Apartment entries must be equipped with wide-range door viewers. (peepholes).

12. Fire detection and suppression systems in conformance with code. 

13. Bicycle parking space, in conveniently located clusters. 

14. A multi use community building/commons building, at least 3,000 useable square feet, which includes kitchenette, at least two restrooms, and multipurpose rooms. The kitchenette will include a stove/oven, sink/garbage disposal, microwave, and refrigerator.  The restrooms should be appropriately sized to the number of permitted building occupants.  The multi purpose rooms should be furnished with tables and chairs and sound attenuating dividers for conversion into smaller rooms. This flexible space may be used for resident meetings, study rooms, programs, and seminars and may be rented for summer conferences or other uses.  Each of the smaller rooms should have a connection for television, telephone, and data line.


The attached “East Campus Student Apartments –Requirements and Guidelines” provides general design standards and guidelines for the project. Additional or modified standards may be provided to RFP Phase 2 developers, reflecting mitigation measures adopted through the CEQA process and other design refinements.  All standards provided by the University should be considered as minimum only.  The developer will also be relying on the latest UBC and City of Irvine codes.

B. APARTMENTS

1. Unfurnished units for 1500 residents.  In larger units, developer may want to consider having at least one non-load-bearing wall between bedrooms to permit future conversion to a single master bedroom.  Each unit will have:

a. A living room.

b. One full bathroom with shower and vanity for each studio, one-bedroom unit, and two-bedroom units.  Three and four-bedroom units must include at least two full bathrooms.  Bathrooms will be required to have exhaust fans plus operable windows. (Note:  Toilet, shower and vanity shall be placed in separate but adjacent areas for more efficient use and privacy.)  

c. A kitchen that assumes several students may be cooking at the same time and includes sufficient counter space, a four-burner stove/oven with exhaust fans vented to the exterior, sink/garbage disposal, dishwasher, microwave, and refrigerator appropriate to the number of occupants.  

d. Floor finished with appropriate covering.

e. Window coverings.

f. Solid-core entry, bathroom and bedroom doors.

g. Electrical capacity which assumes the use by each resident of a computer, printer, stereo, television, facsimile machine, and array of small appliances, many of which will be running simultaneously.

h. In each bedroom and living room, separate connections for telephone, cable television, and individual computer connections for access to the Internet.

i. Gas and electricity individually metered for each apartment and billed directly to the residents.  Natural gas will be available from the Southern California Gas Company; electricity will be available from Southern California Edison; telephone service will be available from Pacific Bell; water and sewer will be available from the Irvine Ranch Water District; and recycling and refuse services will be available from Waste Management of Orange County (the current vendor for the City of Irvine).

III. PHASE 1: PREQUALIFICATION SCREENING

The University will conduct a Prequalification Screening of all submitted qualifications. The Prequalification Screening process will identify the developers who, in the University's sole discretion, best meet the University's needs. The University reserves the right to reject any or all qualification submissions and to change or add to the criteria at any time during Phases 1 of the selection process.

A. 
PREQUALIFICATION SCREENING CRITERIA

1. Previous experience.  Developers must provide evidence of having undertaken other projects of this type and/or magnitude. Evidence must include brief project descriptions; a statement regarding the duration of developers' financial and operational involvement with each such project following completion; and the name, address, and telephone number of principal investors, architect, and principal consultants.

2. Developer team:  Developers must submit a list of members of the team that will include design professionals, management groups, construction team and any other applicable groups or individuals required to complete this project.  Qualifications and experience of each, with this type of project, should be described.  If the team is internal and experienced, it should be so noted.

3. Financial capability to execute the project. Developers must submit information regarding their financial capability to successfully pursue and complete the project on a timely basis. The University requires evidence of financial condition including company and, if relevant, personal financial statements, a statement detailing the proposed method of financing, financial and banking references and telephone number of the contact for each of these, together with written authorization permitting the University to solicit the information. The University may request a review of such submissions by a Certified Public Accountant or its external auditors.

4. Management experience for this type of project or statement of intent to have the property managed by a competent experienced management firm acceptable to the University. The developers must state their commitment to own and manage directly or by contract with a management firm. Developers must provide evidence of their property management experience and expertise or that of their proposed management firm, including experience in renting to college students (if any) and the ability to maintain high standards of maintenance and landlord/tenant relations. 

Descriptions of other projects currently managed directly or by contract must be included. This should include the cost history of other projects, developer’s estimated costs and final costs, and whether the projects were delivered on time or not with reasons. If a developer intends to contract with a management firm, prior joint projects and the duration of their previous association must be described. At least three business references, which may be contacted by the University, must be provided.

5.
Company information. Developers must provide company name; legal status; company or corporation number; company address; President's or Chief Officer's social security number; full names of company officers, their addresses, credit references, and brief biographical summaries.  Developers also must provide names and addresses of architects, principal consultants, and financial partners who will be part of the team.

Developers must identify any recent or currently outstanding legal claims against the developer or any key personnel, including the source of such claims, their amount, and status. The developer shall reveal any criminal convictions of any key employees other than simple traffic convictions.

6.
Response to the University’s Commitment to Equal Opportunity. The developer selected in Phase 2 will be required to agree to a policy of nondiscrimination against any subcontractor, consultant, employee, or applicant for employment because of race, religion, color, sex, handicap, or national origin. Such nondiscrimination will include:  employment, upgrading, demotion, transfers, recruitment, recruitment advertising, layoff, termination, rates of  pay or other forms of compensation, and selection for training, including apprenticeship.

B. 
SUBMITTAL AND REVIEW

1. The development schedule is shown in Exhibit F.

2. Information shall be submitted on 8-1/2” by 11" paper. Emphasis should be on completeness and clarity of content. Each response should reference the criteria section being addressed. Pages should be numbered consecutively. Note: Failure to respond to all requested information may be considered non-responsive and may disqualify a developer from further consideration.

3. Ten copies of the prequalification information should be submitted to Richard Orr, Director, Campus Asset Management, 458 Administration Building, Irvine, California 92697-7475 by January 15, 2001.  Call (949) 824-7421 or e-mail reorr@uci.edu if you have any questions. Please note that these materials will not be returned.

4. The California Public Records Act limits the University's ability to withhold prequalification and bid data. If a submittal contains any trade secrets that a developer does not want disclosed to the public or used by the University for any purpose other than evaluation of the developer's eligibility, each sheet of such information must be marked with the designation "Confidential." The University agrees that if a "Public Records Act" request is made for disclosure of data so classified, it will notify the submitter of such data so that the submitter will have an opportunity to legally challenge the University's obligation to disclose such information.

IV. 
PHASE 2: DEVELOPER SELECTION

Based upon its review of the pre-qualification submittals, the University will select, at its sole discretion, a short list of developers most qualified to undertake this project.  Developers on the short list will be invited to submit detailed project proposals meeting the following criteria:

A. 
DEVELOPER SELECTION CRITERIA

Detailed project proposals shall meet the following minimum criteria:

1. Project design. (See Section II above.) This aspect of the proposal must address the following:

a. 
Overall site plan showing building placement, landscaping, exterior lighting, pedestrian circulation and bicycle/motorized‑vehicle circulation and parking, etc.

b. 
Building design showing variation in elevations, construction materials, color selection, etc.

c. Unit characteristics showing floor plans, quality of materials, sound attenuation features, energy efficiencies, etc.

d. On and off site infrastructure plans.

e. Project designs will be evaluated based on the ability to achieve the objectives stated in the accompanying Requirements and Guidelines.  Guidelines based upon the following criteria include: 1. How well the design solutions encourages and enables bicycling and use of shuttle buses, 2. How well the circulation plan avoids or manages pedestrian/ vehicle/ bicycle intersection conflicts, and 3. How well site design blocks line-of-site view corridors from neighboring residences along Culver Drive to the illuminated play fields.

2. Financial plan. The developer must provide a detailed financial plan. The plan must include: (1) a description of the construction and permanent funding sources, (2) an itemized accounting of estimated construction costs by category, including off site infrastructure development, (3) the developer's proposed rental rates at approximately 10% below market rates, (4) any income‑generating sources other than rent (e.g., laundry facilities, fees), (5) a breakdown of operating expenses, and (6) the developer’s proposed initial ground rent and shared residual income to be paid to the University. 

3. Management plan. The developer must provide a detailed management plan. This should include the proposed resident lease term and plan for assigning residents to rooms and apartments (see Section IV, C, 21); a description of how the developer proposes to provide on‑going custodial services, security and building and landscape maintenance; office staffing; provisions for on‑site 24‑hour emergency contact; and an organizational chart showing on and off site supervisory relationships within the developer's or manager’s company.

4. Major Agreement Terms.  Acknowledgement of the Major Agreement Terms set forth below and any supplemental information demonstrating the developer’s understanding of and willingness to accept those Terms.

B. 
SUBMITTAL AND REVIEW PROCESS

1.
The prequalified developers on the short list will have approximately 90 days to submit detailed proposals to the University (refer to schedule on Exhibit F). The detailed proposals must include models and drawings. All proposals must be signed by an authorized agent of the prospective developer's organization. 

2.
Following the submittal of detailed proposals, a University committee will host presentations by the developers. The location, date, and time, of these presentations will be announced at a later date to all prequalified developers.

3.
The University committee will review all Phase 2 proposals and select the developer with whom the University will enter into negotiations. Approval by UC Irvine and The Regents of the University of California to proceed with the project will be conditioned upon the success of the negotiations. If the selected developer and the University fail to reach agreement, the University, at its sole discretion, reserves the right to terminate negotiations with the first selected developer and enter negotiations with any of the developers selected for Phase 2 proposals.

C. MAJOR AGREEMENT TERMS

The selection process will result in the selection of a developer with whom the University will negotiate the agreement for the development of the project. This agreement will include a Ground Lease whereby the University will lease the project Site to the developer. The University reserves the right to terminate negotiations with the selected developer if the University determines that it is not in the University's best interest to continue negotiations. The Ground Lease will include the following terms:

1. The Site will be leased ''as is" in its present condition and subject to applicable governmental and University regulations. All residential and ancillary buildings, parking, circulation, and landscaping for this project are to be located within the project Site.  A license agreement will be granted to the developer for access to the property, a construction and lay down area, and for infrastructure work. This project Site is located within the County of Orange, on the University of California, Irvine campus, within the City of Irvine. University projects are subject to California Administrative Code Title 24 and the California Environmental Quality Act (CEQA).  The University is the lead agency for compliance with CEQA. The required environmental documents for the development of the project site are being prepared and processed, consistent with the project.  Mitigation measures required of the developer will be discussed with the developer during the CEQA process and will be adopted as required.

2. Occupancy of the residential units beginning in Lease Year One will be limited to enrolled UC Irvine continuing students (non-freshman), University staff, University affiliated individuals, and with University approval, outside individuals ("Permitted Tenants"). Each lease shall be with an individual who meets the described qualifications.  Exceptions may be granted at the discretion of the Director of Student Housing. If exceptions (such as renting to other University affiliated persons) are granted, the terms of such exceptions will be separately negotiated by the developer and the University. If such exceptions are extended to members of the general public, the rent will be adjusted to reflect market value and the University will receive one‑half the difference between the rate for Permitted Tenants and the market rate. Any lease to outside individuals and members of the general public must be approved by the University in advance.  The developer shall have the responsibility to show cause and justification to the University in requesting the ability to lease to such outside tenants.  Leases to outside tenants shall be no longer than 12 months with an expiration date at the subsequent August 31 from lease execution.

3.
The date of substantial completion, for an initial portion of the Project, shall be no later than July 2004, but may be sooner.  Any delay will obligate the developer to pay liquidated damages assessed on a per person basis covering the cost of comparable temporary housing, any necessary transportation to and from campus, and a meal allowance for the period during which the project Improvements remain unavailable.

4. For Lease Year Two and all subsequent years, any increase in rental rates for residential units over the initial rent described in the financial plan may not exceed the Los Angeles – Anaheim – Riverside – Metropolitan Area, All Items, All Urban Consumer Price Index (“CPI”), up to three percent plus one‑half of the percentage increase in excess of three percent.
5. Rent and terms for the Ground Lease shall be negotiated with the selected developer, using the ground rent proposed in the Financial Plan as a point of departure.  Ground rent will be based on a fair market value and return on the land, recognizing the existing condition of the land, the cost for off site infrastructure that the developer will incur, and the below market rental rates to be charged for the apartments.

6. The University desires a commitment by the developer for the long‑term ownership and management of this project, and therefore, will require that the developer retain ownership of the project for a minimum of ten years and be responsible for the management and maintenance of all aspects of the project. If at any time following this period, the developer receives a bonafide offer to purchase and wishes to sell the project and/or assign its interest in the Ground Lease to another party, subject to conditions in the Ground Lease, the University will have the Right of First Refusal to purchase the project Improvements under substantially the same terms as those of any offer the developer may receive. In addition, the University will have a First Right of Offer should the developer ever wish to sell the project.  The University will have an option to purchase at a future date.

7. The University may, at its sole discretion, enter into negotiations either with the developer of the project or with a developer selected for the Phase 2 short list to construct and operate the second project north of this project.

8. 
Following execution of the Ground Lease, the developer will commence, at its own expense, construction of project Improvements. All construction will be in compliance with applicable building codes and environmental laws and in accordance with plans and specifications approved by the University.

9. 
The University anticipates the use of the City of Irvine for inspections.  The developer will be responsible for all fees for this service.  If, for any reason, the city is unable or unwilling to inspect, a third party inspector will review plans and inspect all work to ensure compliance with all applicable codes and specifications. The California State Fire Marshal or designee will review plans and inspect all work for conformance with the requirements of California Administrative Code Title 19 and the University's requirement for automatic fire sprinklers with fire detection and alarm systems communicating to that department.  The State Architect shall also review and approve plans.

10. The developer will arrange for all utilities and be responsible for infrastructure development. Each room will require wiring to accommodate tenant communication needs.

11. The Ground Lease will provide for ongoing oversight of the project by the UCI Student Housing Office, for which the developer will be assessed a quarterly fee.  This oversight will include evaluation of services; coordinating intervention of campus departments, such as Police, Environmental Health and Safety, Student Judicial Affairs, Transportation and Parking Services, etc., as necessary; and monitoring compliance with provisions of the Ground Lease.   The campus will have the right to inspect the property to see that it is being managed in compliance with the provisions of the ground lease.   
Commencing with Lease Year One, this negotiated fee will be paid per quarter and will be subject to an annual adjustment based upon the percentage increase in the gross rental rate as permitted under Sections IV, C, 4. Documented direct costs in excess of the quarterly fee may be collected under terms to be negotiated in the Ground Lease.

12. Prior to the end of the lease term, the University will have the option to notify the developer of the University's intention: (1) for the developer to demolish the improvements and restore the site to its original condition; or (2) to assume ownership of the project's improvements at the expiration of the Ground Lease term.

13. The developer will have the right to obtain initial financing for no more than the cost of the project Improvements. All financing encumbering the project Improvements will have a term that does not extend beyond the term of the Ground Lease. All financing and refinancing will be subject to University approval. In no event will The Regents permit the developer to use the University's land as security for the developer's financing.

14. The developer will defend, indemnify, and hold harmless The Regents, its officers, employees, and agents from and against any and all liability, claims, liens, judgements, expenses, and costs which result from, or in any way arise out of, or in connection with developer's ownership or operation of the project Improvements.

15. The developer will provide proof of insurance at levels acceptable to the University prior to the signing of a Ground Lease. Required coverage (subject to modification) is in Exhibit G. Other insurance may be required from time to time in such amounts as mutually agreed upon by the University and the developer for coverage against other insurable risks relating to performance. 

16. The Ground Lease will contain a clause prohibiting assignment or sublease of the developer's interest without the written total discretionary consent of The Regents. The foregoing not withstanding, the developer will be permitted to give a security interest in the lease to a lender providing construction or long‑term financing.

17. The developer will pay for, and hold The Regents harmless from all costs of construction, maintenance, and management of improvements, whether by the developer or its agent, contractor, or party having any other legal relationship with the developer. This also will apply to all utility and other operating expenses, and all taxes, fees, and assessments, such as possessory interest taxes. Information regarding the amount of taxes to be levied can be obtained by contacting the Orange County Assessor's Office.

18. The developer will employ an on-site manager for purposes of the day-to-day business of the project and designate an employee as an emergency contact for after normal business hours.

19. Within 30 days of occupancy of any units in the project by UCI students, the developer will establish a joint Reserve Account for major maintenance in the name of the University and developer. 

Funds, including interest earned from the Reserve Account, will be used for major maintenance or replacement and/or for demolition at the end of the lease term but not for on‑going routine maintenance. The written consent of the University will be required prior to withdrawal of funds from the Reserve Account. The developer will send a yearly statement of the status of the Reserve Account for review by the University.  The adequacy of funds in the Reserve Account will be periodically reviewed by the developer and University. Should the parties agree that it is necessary to change the monthly funding level, rental rates may be adjusted accordingly.

20. The University will not be responsible for the physical security of any personal property nor any improvements on the project site, and the developer will indemnify the University for any loss in any manner arising from the developer's use, ownership, or operation of the project Improvements and occupancy of the project Site.

21. Commencing Lease Year One, the developer may require residents to sign a lease or rental agreement, the terms of which are subject to University approval.  At the discretion of the developer, apartments may be rented to the tenants individually or collectively (if more than one).  Residents will have the right to sublease to other Permitted Tenants.

22. The University will provide police services to the property. The completed project will be subject to continuing surveillance by the State Fire Marshall for compliance with all applicable codes. Maintenance of fire alarm circuits, fire extinguishers, and detectors will be the responsibility of the developer. Any additional recharge to the developer for University services, such as Police, may be added to the rent.

23. Project work will be limited to 7:00 AM to 6:00 PM, with no heavy construction noise prior to 8:00 AM nor during final examination periods. Seventy-two (72) hour notice to residents and building operators will be required for any utility shutdown which would affect the neighboring residential communities in Arroyo Vista, Verano Place and at the Recreation Center.
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