DATE: OCTOBER 23, 2006

TO: PASADENA COMMUNITY DEVELOPMENT COMMISSION
FROM: CYNTHIA J. KURTZ, CHIEF EXECUTIVE OFFICER
RE: REQUEST FOR PROPOSALS - HERITAGE SQUARE MIXED-INCOME,

MIXED-USE SENIOR HOUSING DEVELOPMENT; 25 E. ORANGE GROVE
BOULEVARD AND 710-790 N. FAIR OAKS AVENUE

RECOMMENDATION:

It is recommended that the Pasadena Community Development Commission (“Commission”)
approve the issuance of the Heritage Square Request For Proposals (RFP) in accord with
the design and development parameters identified in Exhibit A.

BACKGROUND:

In February, 2004, the Commission acquired the Heritage Square Site (Site A) located at
730-790 N. Fair Oaks Avenue (8 contiguous parcels totaling 2.08 acres), via purchase
options secured by Simpson Housing Solutions, LLC. Following Simpson’s inability to obtain
financing for the proposed Heritage Square Mixed-use senior rental housing project in
September, 2004, the Commission has continued to lease and manage Site A pending the
implementation of a new development.

Beginning in January, 2005, staff, in conjunction with the Fair Oaks Project Area Committee,
initiated a detailed design/development analysis of both Site A and the remaining properties
on the block — 710-722 N. Fair Oaks Avenue & 25 E. Orange Gove Boulevard (Site B). Staff
devised and presented to the Committee a range of development scenarios for consideration
including a public workshop convened by the Committee on April 26, 2005 to solicit
community input. Subsequently, at its meeting on May 31, 2005, following the community
workshop, the Committee stated to staff its preference for the coterminous development of
Site A & B as an integrated mixed-income, mixed-use senior housing development
(ownership & rental) with commercial office/retail. The preferred elements were as follows:

= Senior housing preferred over family housing.

* Rental housing should dominate over ownership housing with a mix of 80% rental
units and 20% ownership units.

= Mixture of affordable, workforce, and market rate housing units to achieve/enhance
the financial feasibility of the development and provide units for workforce
households.
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= Expansion of the development site to include 710-722 N. Fair Oaks Avenue and 25
E. Orange Gove Boulevard.

REQUEST FOR PROPOSALS

Working with city staff, local planning and design consultants, staff prepared an RFP utilizing
a building program reflective of the preferences which emerged from the community input
process. Based on the preferences the proposed development concept consists of 3 on-site
components: a) Ownership housing (lease-to-own); b) Mixed-use rental housing with
ancillary commercial and community space and ¢) Mixed-use commercial which incorporates
the Church’s Chicken franchise and retail/office space. The housing component consist of no
less than 110 newly constructed units which represents a mixture of affordable, workforce
and market rate units (Exhibit B). Additionally, the existing Historic Decker House shall be
relocated from Site A and renovated on an alternate site within the city.

Although, housing affordability was established to benefit all income groups the RFP requires
the proposed development to restrict 65-80% of the units to senior citizens (55 years of age
and above). The remaining units (20-35%) will be targeted to households who do not
otherwise meet the senior citizen age requirements. The proposed mix was based on the
increasing affordable housing needs of the city's aging population, the absence of housing
for Pasadena workers who can no longer affordable market rate housing costs and a
commitment to retaining mixed-income communities.

Assuming the proposed development includes both Site A and Site B, the residential
component could contain a maximum of approximately 149 housing units (given the
provision of a 35% density bonus), and must provide an acceptable unit mix. As presented
below, the stated percentages are provided as a preferred range of housing affordability
pursuant to the Committee’s stated preference with the understanding that developers who
respond to the RFP may exercise flexibility in their proposal for both the unit tenure and unit
income mix:

Unit Tenure
= 65% of the total units available for rental;
= 35%;# of the total units available for homeownership;

Unit Income Mix

= 25%+ of the rental units available for very low income households;

= 10%2 of the ownership units available for low income households;

= 25%3% of the rental units available for households with workforce and market rate
incomes;

= 70%z of the ownership units available to households with workforce and market rate
incomes.




The commercial component of the proposed development would include 20,000 square feet
of commercial space (retail and/or office) and 2,000 square feet of community space.
Preference for the occupancy of the commercial space will be provided to existing local

businesses within the city.

Outreach for the RFP will be made to developers/contractors identified in Housing and
Community Development’s mailing lists; developers/contractors identified in the City's “First
Source Hiring Program” mailing lists; the construction industry (Dodge Report); and the
general public (public notice in local & jurisdictional newspapers). A pre-bid conference will
also be scheduled. The deadline for developers to submit proposals in response to the RFP
is December 15, 2006.

The developer selected through the RFP process would be required to enter into an
Exclusive Negotiations Agreement with Commission, pursuant to which the terms and
conditions of an affordable housing disposition and development agreement would be
negotiated.

DEVELOPMENT COST AND PROJECT FINANCING

Estimated total development cost ranges between $25 — 30 million subject to the approved
project: Site A acquisition and relocation ($5.6 million); Site B acquisition, tenant relocation,
fixtures & equipment, and goodwill costs ($3 million); Construction costs ($17-22 million);

Proposed Commission loan assistance is approximately $8.6 million. Other financing sources
($17-22 million) include New Market Tax Credits, Low Income Housing Tax Credit Equity,
Conventional Loan, County of Los Angeles “City of Industry” Funds, Federal Home Loan
Bank “Affordable Housing Program” Funds, State HELP and Workforce Reward funds,
Developer equity and conventional financing including retail/office space rental.

These funding sources have been/will be aggressively pursued by staff to address any
potential financial gaps in the proposed development. A major component will be the use of
New Market Tax Credits, which was an integral funding source for the Fair Oaks Court
affordable housing ownership project located two blocks south of the Heritage Square site.
Staff has discussed the proposed Heritage Square development with two New Market Tax
Credits allocatees -- Affordable Housing Clearinghouse and Genesis L A, both of which
expressed a high degree of interest in participating in the financing of the proposed
development. Other financing sources have also been explored by staff, including State Low
and Moderate Income Housing Tax Credits (4% tax credit) and Multi-family Housing
Program, Los Angeles County City of Industry Housing Program, Affordable Housing
Program and local conventional construction lenders. However, the financing and associated
City/Commission assistance for the development remain subject to the selected
design/development program and subsequent exclusive negotiations including a detailed
financial analysis by the Commission’s economist.



To date, the City/Commission has approved the expenditure of approximately $8.6 million for
the related acquisition, relocation and demolition costs associated with the purchase of both
Site A and B. Approval of the subject recommendation to issue the Heritage Square RFP will
have no immediate additional fiscal impact on City or Commission funds. However, the
development financing and associated fiscal impact on City/Commission resources remain
dependent on the preferred design/development program and resultant exclusive
negotiations with the selected developer.

Respectfully submitted,

(L 24

Cyfithia J. ?f(z ’ )

Chief Exec(tive Officer

Prepared by: |
% )W@'\
Heert

ing’ akd/Community

Development Administrator




EXHIBIT A



SITE “A” -

+ Existing City owned
property

+ See Exhibit “A”, Parcel
Map

+ See Exhibit “B”, Parcel
Information

SITE “A”
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SITE “B”
+ Two privately owned
properties
¢ Church’s Chicken
 Brown AME Memorial
Church
+ Commission seeks to
acquire these parcels
+ See Exhibit “A”, Parcel
Map
. B » See Exhibit “B”, Parcel
.. Parcel W7 Information
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Existing Brown Memorial AME
Church
Privately held, not owned by City

Existing Church’s Chicken
Privately held, not owned by City
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Planning and Design Guidelines Figure 1
_ o R : Existing Ownership
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Office of the City Manager, Housing and Community Development, City of Pasadena
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z JE— S—- Site “A” housing ownership zone
< H Bl j 2 .
I l g{ L_':?L DHLJ * 44 total units
S - y + See Section 5 Project Description for
5 Hnter 5t detailed description of program blend
e 10
, — -
o
S s
e |
Site “A” housing rental zone T -
- 104 total units - (]
+ See Section 5 Project Description for ~ ——— \. —
detailed description of program blend : L
+ 2,000 square feet of resident : m
oriented community uses i
Site "A" north of this line
Site "B south of this line

QOrange

- ™\ Site “B” mixed-use commercial zone
Grove Bl

ot T |
\ t
|

« 20,000 square feet of commercial uses
y L.« Relocate Church's Chicken to ground
| i floor
i i i + Locate office above
Site organization principles
» Three zones organized north to south
* Northern two zones in Site “A” owned by the City
* Ownership units in northern-most zone
« Rental apartments mid-block with community oriented uses

« Southern zone in Site “B” has two privately owned parcels

* Mixed-use commercial with retail at ground floor and office above
N Not to scale

Planning and Design Guidelines Figure 6

. Site Organizational Diagram
Heritage Square Request for Proposal 9 9
Office of the City Manager, Housing and Community Development, City of Pasadena

Suarez Architects, Inc. and Futterman and Associates, Inc.



Site “A” residential corner feature
* Located at Fair Oaks Avenue and
Painter Street intersection

+ Feature may include landscape Fair Oaks Av e
« Feature should be smaller than the T r‘—}mﬂi}- [;‘ [
feature at Fair Oaks Avenue and L e I -
Orange Grove Boulevard B - Panter 5t
» Mass the building to the street edge R ot
around corner feature ; L{:] L
M1
L]
. P
Site “A” unit entrances L L
+ Unit entrances in both ownership and j—\ i ! L_
rental housing should be oriented to _ =
Fair Oaks Avenue and Painter Street ~— | =

Site “A” rental building features /

+ Building-scaled entrance feature, open
space, and landscape elements
oriented to Fair Oaks Avenue

Oak Tree

Site “A" north of this line
Site "B south of this line

Site “B” mixed-use commercial —_————

features E—)
« Provide major building corner feature  wange  © 7T T
» Provide open space and landscape irove Bl ~

elements oriented to Fair Oaks Avenue
and Orange Grove Boulevard .
intersection |

« Provide entrance to ground floor retail
and possibly to offices above

+ Mass the building to street edge
around corner feature

« Provide see-through glass for view into
ground floor use

— - ) Y SammaN .

Site design principles
+ Building design should reflect urban design sofutions

» Building design should integrate urban design solutions with
considerations for residents (e.g., public spaces, landscape features)

A
N Not to scale

Planning and Design Guidelines Figure 8

Heritage Square Request for Proposal Site Design Features Diagram

Office of the City Manager, Housing and Community Development, City of Pasadena

Suarez Architects, Inc. and Futterman and Associates, Inc.



spaces

« Organize units around and to inte

Fae Naloa A with courtyards
ite “A” corner landscape feature AT aRs Ay L :
.S Provide a minor corner‘t):ndsca e : R =i ... =+ Ifthereis more than one courtyard,
feature onented 1o the Fair Oak: create different quality garden features
in each
Avenue and Painter Street
intersection

/ Site “A” ownership housing open

Site “A” and Site “B” pedestrian
connections

+ Provide internal building and site
connections between open spaces

Site “A” housing open spaces

» Provide significant public space at
the building entrance

+ Provide major courtyard

+ Within courtyard create different
quality garden features

Site “A” and Site “B” seams between
zones

» Minor courtyards may be created
between use zones as common
gathering places

» Possible secondary secure pedestrian

access may be created to Fair Oaks

Avenue

Site “B” mixed use commercial
zone

« Enhance parking lot with
pedestrian quality paving materials

Site “B” corner landscape feature
» Provide a major corner public space
and landscape feature oriented to

the Fair Oaks Avenue and Orange 'Y
Grove Boulevard intersection

» Co-locate the entrance to the , f
ground floor retail and/or upper level e ;,dé
office uses ‘ i

Site A" north of this line
Site "B south of this line

Open space design principles
+ Create a hierarchy of open spaces for each of the two Site “A” residential zones

+ Create pedestrian connections between the three use zones and between Site “A”
and Site “B” to integrate the entire site, while protecting the security of residents

Note: the spaces and connections shown on this diagram are illustrative and not
intended to necessarily represent actual locations. notwithstanding the corner
landscape features at Fair Oaks Avenue/Orange Grove Boulevard. Fair Oaks
Avenue/Painter Street, and Falr Oaks Avenue at the rental building entrance.

N Not to scale

Planning and Design Guidelines Figure 11
Heritage Square Request for Proposal Open Space Features Diagram

Office of the City Manager, Housing and Community Development, City of Pasadena

Suarez Architects, Inc. and Futterman and Associates, Inc.



EXHIBIT B



900z/04/2 1L 3718Y1 ‘90 0L L0 - S3|ge L d 44 9007 ‘Bweuajly

S8)BI00SSY UO)siel Jaskay Aq pasedsid

‘ueipa QOH 900¢ By} uo paseg

‘uBIPaN JOH U} JO %0Z | PUE UBIPA ANH 38U} JO %0z} sienba jwif 1addn ay) Jeah siyy uj ‘QOH Ag pauyap st pua Jaddn ayy
‘uelpajy QNH 34} JO %66 Slenba iy saddn ayy 'Jeak siyy ul ‘anH Aq pauyap st pus jaddn ayy ,
"UBIPAN QNH 34} J0 %29 Sslenba ywi Jaddn ay) ‘eak siyy Ul ‘ANH Aq pauyap s pua saddn ayyl |

095'€EL$ - 02L'8LL$ | O0ZL'8Ll$ - 088'cOLS | 088'€0L$ -  000'68% uosiad g
ogv'szl$ - 02S'LLLS | 02G'LLL$ - 085'/68 | 085,68 - 009'€8$ uosiad /
09€'ZLL$ - 0ZE'WOLS | OZEYOLS - 08Z'L6S | 08Z'L6$ -  00Z'8L$ uosiad 9
09Z'60L$ - 0ZL'.6% | OCTL'L6$ - 086v8$ | 086988 -  008'ZL$ uosiad §
09L'101$ - 0zZ6'68% | Oz6'68$ - 089'8/8 | 089'8/8 -  00V'L9$ uosiad v
080'L6$ - 096'08% | 096'08¢ - Ov8'0.$ | Ov8'0L$ -  00L09% uosiad €
000't8$ - 000'Z.$ | 000'TL$ - 000't9$ | 000€9s -  OO6'ESS uossad ¢
0p.'0/$ - 088'29$ | 088'298 - 020'GG$ | 020'6S$ -  00Z'/¥$ uosiad |

uelpa %084 - %094

UeIpa %081 - %0vl

uelpai %0vi - %0Z1

8215 ployasnoH

, 93ueulpJo BuISNOH 3240310

000'68% - 00Z'cl$ | 00Z'cL$ - OSL'Sy$ | 0SL'S¥S - 0% uosJad 8
009'c8$ - 05.'89% 06.'89% - 056'Zv$ 0s6°Zys - 0% uosJad /
00z'8Ls - 00€'v9% ooc'y9s - 00Z'0v$ 002'0¥$ - 0% uosiad 9
oog'eis - 006'65% 006'66% - oov'LeS oov'les - 0% uosiad g
oop'29% - 0S¥'6S% osy'ess - 059'ves 0s9'veS - 0% uosiad ¥
002'09% - 006'6v% oo6'6v$ - ooz'ies ooz'ies - 0% uosJad ¢
006'cs$ - 0sc'py$ | osevvys - 00.'428 | o0L'les - 0$ uoslad Z
002'L¥S - 008'8¢$ 008'ge$ - 06Z've$ 0sZ'vz$ - 0% uosiad |

. 3WOdU| 3jeIapoy

, BUI03U| MO

, dwodu| Mo -AIap

921§ pjoyasnoH

asueulps0 Buisnoy Aseuoisnjou)

000'68% - 00Z'cl$ 00z'el$ - 06L'6¥8 0S.'6¥$ - 0% 002'vL$ y8L'vLS uosiad 8
009'¢8% -  05.'89% 05.'898 -  0S6'¢H$ 0s6'ey$s - 0% 00.'69% 889'69% uosiad .
002'8/$ -  00E'v9s ooe'y9$ - 00Z'ovs poz'ors - 0% 002'69% 261'G9$ uosiad 9
008'2.$ -  006'65$ 006'66$ - 00v'LE$ oov'ies - 0% 002'09% 969'09% uosiad g
o0ov'.9% -  0G¥'SSS$ 0SP's6$ - 059'veS 0s9'ves - 0% 002Z'95$ 002'95$ uocsiad ¥
00L'09% - 006'6V$ 006'6¥$ - 00C'LE$ ooz'les - 0% 009°05% 085'05% uosiad ¢
006'cG$ -  0SEPYS ose'v¥$ - 004°L2% 00L'.2$ - 0% 000°'6v$ 096'v7$ uosiad ¢
00Z'/¥$ -  008'8€$ 008'8e$ - 0SZ'ves 0sZ'ved - 0% 00£'6€$ 0re'6es uosiad |
¢ dWodU]| ajesapol , dWodu| mo , dwodu| MoT1-AIaA uelpa QoH uelpaiy anH 9Z|S ployasnoH
9002 9002

meT JuawdojaAapay eluiojijen

VINYO4IMVO ‘YN3avsvd
d4¥ UVYNDS IOVLIRIH

$3ZIS @T0H3ISNOH ONIAYVA LV SIONVY IWOONI 9002

I 318Vl



9002/01/2 il 'Z 319V.L 190 0} L0 - S3IGBL 44 9007 BdWeus|iy
$3)RI00SSY UO)SIe Jaskay :Aq paiedaid

'3 133IHSHHOM 88§
"0 133FHSHHOM 33S

'V 133HSHHUOM 89S |
181'¢S £€8'Z$ 6.9'28 Zv1'zs SWo0Jpag-ino
1G6'C$ £29'C$ G62'¢$ €86°L$ swiooJpag-aaly L
15928 19¢'2$ 990°2$ 98.'1$ SWwooipag-om L
£9¢£'2$ 001°2$ 8¢8'L$ 885°'1$ wooipaq-auQ
£90°C$ ye8'L$ G09'L$ /8¢°L$ olpms

%081 - %091 %091 - %0¥i %0¥L - %121 %1CL - %021
. 92UBUIPIO BuiSNOH 8210§4J0M
0gL'1$ IXANE S 899% SWwI004pag-1n04
L09°LS SP0'L$ ¥29$ swooipag-aaiy |
0s¥'Ls y¥6$ G9S$ SWO00JPag-OM |
162'1% L¥8% 016% wooipaq-aup
yEL'LS RIXS ovy$ olpnis
awoouj ejeJapol awWooU| MO auwioou] moJ-K1ap
, 92UBUIPJO BuisnoH AJeuoisnjau|
8/6'1% 0ze$ 899% SWw001pag-1nN04
L9%'L$ ¥9.$ vz9s SWwo0Jpag-aaiy |
yZe'Ls 169$ G95$ SWIO0Ipag-oMm |
G8lL'l$ 2293 0L6$ wooJpag-auQ
9¢0'L$ Gps$ ovy$ olpnis
awloou] e}eJapon awiooU| Mo awoou| mo-Kiap
, M1 JuewdoleAspay BlUIOJED

VIN¥O4ITVO ‘YN3AVsSVd
d4d 3¥VNOS IOVIRIIH
SIN3Y 379VAHO4dV NNNIXVIN 9002

2378vil



9002/04/L ‘I '€ 318V.L ‘90 0} L0 - S@lqe L 44 9002 ‘dweusjy
S3JBI00SSY UOISIR) Jaska) :Aq paisedald

‘4 133HSHYOM @3S
' 13IHSHHOM 88S
‘g L13IHSHHOM 33§ |

00,'89%$ 008°CL¥$ 006°95€$ swiooJpag-ino4
ooL'eeys 006°18€$ 00z'oces Swoo.pag-aaly |
009'68€$ 000'€¥E$ 00¥'962% Swioopag-om |
00S'SvES 000'v0€$ 005°292$ woolipag-auQ
00S'00€$ 00€'¥9Z$ 001'822$ olpmis
%081 - %09} %091 - %0V} %0¥1 - %lZi edA1 jun

. @OUBUIPIO BuISNOH 82J0J440M

000'652$ 002'sLi$ VN swoolpag-ino4
009'9¢T$ 002'.01% WN swooJpag-aaiy L
R ARAS 005'66% VN swiooipag-om}
000'68}$ 00p's8s - VN wooJpag-auQ
008'c9l$ 00€'cL$ ¥N olpnis
awioou| ejesepon AWO09U| MO 802U MoJ-AJBA adA1 yun
, wo:m:_EoJmc_m:oz Aseuoisn)ouj
009'9te$ 00¢'6$ 00€°'2s$ swooJpag-ino4
000°'102$ 008°.8% 006'8¥$ swiooJpag-saiyl
000'081$ ooL'8l$ ooL'ev$ SWo0ipag-oMm |
005'091$ 006'69% 008'8€$ wooipag-auQ
000'6€L$ 008'65% 009'z¢e$ oipnis
awoou| syeiepo 8LUOJU| MO 8LWOooU| MO-AJBA edAj jun

, 8oUBUIPJO Snuog Ajisue @ me Juswdojarspey eiuiojijed

VINYO4ITVO ‘YN3avsvd
d4d 3HVNOS IOVIRIIH
S301¥d S3TVS I19vaH044dV WNNIXVIN 9002

¢ 31avl



