
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 71 0-790 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 designldevelopment 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 officelretail. 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 achievelenhance 
the financial feasibility of the development and provide units for workforce 
households. 



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 c) Mixed-use commercial which incorporates 
the Church's Chicken franchise and retailloffice space. The housing component consist of no 
less than I10  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 d~ 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 
6 5 % ~  of the total units available for rental; 
35%+ of the total units available for homeownership; 

Unit Income Mix 
2 5 % ~  of the rental units available for very low income households; 
1 0 % ~  of the ownership units available for low income households; 
2 5 % ~  of the rental units available for households with workforce and market rate 
incomes; 
70%+ 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 andlor 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 developerslcontractors identified in Housing and 
Community Development's mailing lists; developerslcontractors 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 retailloffice space rental. 

These funding sources have beenlwill 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 
CitylCommission assistance for the development remain subject to the selected 
designldevelopment program and subsequent exclusive negotiations including a detailed 
financial analysis by the Commission's economist. 



FISCAL IMPACT: 

To date, the CitylCommission 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 0.  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 CitylCommission resources remain 
dependent on the preferred designldevelopment program and resultant exclusive 
negotiations with the selected developer. 

Respectfully submitted, /' 

Chief ~xechtive Officer 

Prepared by: 

Development Administrator 






















