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Date: 
April 4, 2008
To:
TO ALL INTERESTED PARTIES
From:
Real Estate Services Division, Asset Management Branch

Subject: 
REQUEST FOR PROPOSALS AFFORDABLE HOUSING PROJECT FAIRVIEW DEVELOPMENTAL CENTER COSTA MESA, CALIFORNIA
The State of California, through the Department of General Services, Real Estate Services Division (State), is making available approximately 10 acres of land (Property).  The Property is located at the Fairview Developmental Center in the City of Costa Mesa, Orange County. 

The Property is being offered on a long-term ground lease for the development of an affordable housing project to include rental housing that will contribute to the affordable housing goals for the City of Costa Mesa and also provide housing for individuals with developmental disabilities, including consumers of the Department of Developmental Services and Fairview Developmental Center. 

Government Code Section 14671.2 allows the Director of the Department of General Services to let state-owned real property when the letting is deemed to serve a beneficial public purpose including the development of affordable housing.
Based on the proposals it receives, the State intends to enter into an exclusive right to negotiate with the selected developer who, at the sole discretion of the State, poses the best opportunity for the State to meet its objectives. This procedure should not be interpreted as a bid process.

The Property is being offered for lease “as is” except for conditions that may be negotiated relating to the development of the Property.

The enclosed information more fully describes the Property, the State’s objectives in requesting proposals, suggested content of proposals, and the selection process.  

The State and the City of Costa Mesa will conduct a developer orientation session beginning at 9:00 AM on April 23, 2008, at the City of Costa Mesa, City Council Chambers, 77 Fair Drive, Costa Mesa.  Attendance is mandatory for any party wishing to submit a proposal for consideration. 

The State will accept proposals until June 27, 2008 

To discuss the Property in more detail, interested parties may contact Bob McKinnon, Senior Real Estate Officer, Department of General Services, Real Estate Services Division, 707 Third Street, Sixth Floor, West Sacramento, 95605, (916) 376-1814, e-mail Robert.McKinnon@dgs.ca.gov.  Website:  Request For Proposals Affordable Housing Project Fairview Developmental Center
Sincerely,

(Signature on file)

Joe Mugartegui, Chief

Asset Management Branch
INTENT OF THE RFP

The State of California is releasing a Request for Proposal (RFP) for the development of an affordable housing project on underutilized state owned real property (“Property”) located at the Fairview Developmental Center (FDC), 2501 Harbor Boulevard in the City of Costa Mesa.  

The Asset Management Branch (AMB) of the Real Estate Services Division of the Department of General Services, in conjunction with the Department of Developmental Services (DDS), desires to see a project developed that will provide affordable housing to meet statewide goals and local community housing needs and will also generate additional housing opportunities for individuals with developmental disabilities who are consumers of DDS and FDC, in an integrated community setting.    DDS has targeted up to 20% of the units for individuals with developmental disabilities.  DDS will work with the developer partner to achieve the maximum number of units that are feasible.

AMB anticipates entering into negotiations with one party for the design, construction, and management of an affordable housing project that will be compatible with FDC operations and that will also contribute to the affordable housing goals of the City of Costa Mesa. The project will be developed pursuant to a long-term ground lease. The maximum term of the ground lease will be 65 years.

The lease will be subject to State Public Works Board review and the lease shall contain a recital that the Director of DGS has found the letting serves the required beneficial public purpose and complies with all provisions of Government Code Section 14671.2 
(See Exhibit A).

DESCRIPTION OF THE AREA

The Property is located on the Fairview Developmental Center Campus, at 2501 Harbor Blvd. in the City of Costa Mesa, in the heart of Orange County.  Exhibit B presents the location relative to the region. The property enjoys good access to the Costa Mesa/Newport Beach areas and to the local freeway network. FDC is located on Harbor Boulevard, which is a major north-south arterial which connects the San Diego Freeway (I-405) to the north of FDC with the Costa Mesa Freeway (SR 55) and subsequently Highway 1 (Pacific Coast Highway) to the south.  FDC is located approximately two miles from downtown Costa Mesa and five miles from the John Wayne Airport/Orange County.  

FAIRVIEW DEVELOPMENTAL CENTER

The FDC campus was opened in 1959 and is the newest developmental center in the state. FDC is comprised of approximately 150 acres of State property.  

FDC is licensed and certified as a Nursing Facility (NF), Intermediate Care Facility/Mentally Retarded (ICF/MR) and acute care hospital that serve individuals who have developmental disabilities.  The term developmental disability refers to a severe and chronic disability that is attributable to a mental or physical impairment that begins before an individual reaches adulthood. These disabilities include mental retardation, cerebral palsy, epilepsy, autism, and disabling conditions closely related to mental retardation or requiring similar treatment.

FDC provides an array of services and supports for individuals in need of a secure environment, or who have special medical and/or behavioral program requirements.  Admission to FDC requires that an individual have a developmental disability and either a formal determination that the individual meets stringent admission criteria, or a court order.

As a facility that provides 24-hour services, FDC deals with all aspects of the individuals' lives. This includes everything from residential services through skill training, specialized health-care and other therapies to leisure and recreational opportunities. 

FDC’s primary mission is to provide habilitation and training services that are designed to increase residents' levels of independence and functioning skills, ability to control their environment, and ability to live in community settings. These services are supplemented, as needed, with medical, dental, nursing, and a wide variety of other specialized services such as physical therapy, occupational therapy, speech therapy and language development. 

The Harbor Village Apartments are located on the northern portion of the FDC campus. Harbor Village was initially developed in the late 1980s to provide housing for employees and consumers of FDC.  Harbor Village is a 568-unit residential rental project that provides housing for local community tenants, staff and consumers of FDC, as well as other DDS consumers.  The State desires to emulate the basic operational functionality of Harbor Village as it pertains to DDS oversight of management of the complex as it pertains to interactions with DDS/FDC consumers.
DESCRIPTION OF THE PROPERTY

The Property is located in the southeast quadrant of the core FDC campus and contains approximately 10 acres.  Please see Exhibit C.  The Property is undeveloped with the exception of a small (approximately 1 acre) recreational/picnic area and pool complex and appurtenant facilities. The Property is bounded on the north and west sides by the FDC campus and on the south and east sides by the Costa Mesa Golf and Country Club-Mesa Linda course. 

DUE DILIGENCE AND INSPECTION OF THE PROPERTY

The Property is under the control of the Department of Developmental Services. Interested parties will be permitted to conduct due diligence on the property subject to prior notice to the Department of Developmental Services by contacting:

Robert Sterling

Staff Services Manager

Department of Developmental Services

Fairview Developmental Center

2501 Harbor Boulevard

Costa Mesa, CA 92626

Telephone: (760) 831-7548

Fax: (949) 722-8987

E-mail: rsterlin@dds.ca.gov
Interested parties are responsible for undertaking all investigations of the Property that they deem necessary in connection with the evaluation of the condition of the Property. In addition, such parties are responsible for determining the appropriateness of the Property for their intended/proposed project design(s), use, and feasibility. 

Subject to the prior approval of the Department of Developmental Services, the interested party, its representatives, authorized agents, or contractors, may enter on the Property to make such inspections of the Property, provided that the interested party properly executes and complies with the terms and conditions of the Right of Entry. Please refer to Exhibit D. 

RELOCATION OF EXISTING FACILITIES

The development partner will be responsible for relocating the existing recreation/picnic facilities and pool complex facilities as part of the project.  

The picnic area and pool complex shall be relocated to an area of the FDC as shown in Exhibit E.  The picnic area shall consist of a size and design that is substantially the same as the picnic area currently on the subject parcel.  Final design and construction specifications of the picnic area shall be approved by DDS.

The pool complex design specifications, including an exact location within the proposed area as depicted in Exhibit E shall be negotiated with DDS officials but shall consist of a Junior Olympic pool with all customary appurtenances.  DDS strongly encourages the consideration of “green” technologies in proposing pool design and construction specifications.

The existing credit union facility and parking lot may be left in place or relocated by the development partner as an option.  If relocated, newly constructed facilities shall be substantially the same as existing facilities.

INFRASTRUCTURE

The State has prepared an infrastructure assessment. Please refer to Exhibit F.   The selected developer will be required to construct off-site and on-site infrastructure as required at the developer’s sole cost and expense.

The Property is served by the following utilities and providers: 

Natural gas:  Southern California Gas Company

Electricity:  Southern California Edison

Local telephone: ATT

Sewer Service:  Costa Mesa Sanitary District 

Cable TV: Time Warner 

Storm water collection:  City of Costa Mesa

Solid waste and recyclables collection (residential): Costa Mesa Sanitary District 

Water- Mesa Consolidated Water District

Primary and secondary public schools:  Newport-Mesa Unified School District

Fire protection and police: City of Costa Mesa 

TRAFFIC ANALYSIS

The State has prepared a traffic impact assessment of the proposed project.  The significance of project impacts has been assessed in accordance with City of Costa Mesa criteria.  Please refer to Exhibit G.

SURVEY/ EASEMENTS/TITLE REPORT

The State has prepared a topographic survey and legal description of the parcel.  Please refer to Exhibit H. Please refer to Exhibit I for a preliminary title report.

HAZARDOUS MATERIALS

The State has conducted a Phase I Environmental Site Assessment for the Property.  Please refer to Exhibit J. The State does not warrant the accuracy or validity of the information contained in these or other reports provided to interested parties with respect to the Property.  Interested parties are responsible for conducting their own analysis of the Property.

PROPERTY ZONING/ LOCAL CONTROL/ REGULATORY BACKGROUND
The parcel is owned by the State of California.  The State will consider both proposals for non-profit or for-profit use by the development/management entity(ies).  For-profit use of State property is not exempt from local property taxes or from local governmental controls.  Development of the property will be under the development jurisdiction of the City of Costa Mesa.

The current General Plan and Zoning designations for the property are Public/Semi-Public and Institutional and Recreational (I & R) respectively.  

The City of Costa Mesa will initiate a General Plan amendment and a rezone of the property to allow for the high-density residential project.  Specifically, City staff will propose a change to the General Plan land use designation from Public/Semi-Public and Institutional to High Density Residential for the 10-acre site.  City staff will also initiate the rezone from I&R to PDR-HD (Planned Development Residential – High Density).  These critical land use actions are expected to be in place prior to construction of the proposed development.  Therefore, the Developer shall not be responsible for requesting or initiating these discretionary approvals.

The City of Costa Mesa has indicated that a General Plan amendment to High Density Residential and a corresponding rezoning to Planned Development Residential-High Density will provide the maximum design flexibility for the project.  

ENTITLEMENTS/ AFFORDABLE HOUSING

Preliminary project design elements, Master Plan documents, and other related submittals shall be subject to approval of DDS prior to submission to the City for consideration.   

The entitlement process involves the following:

· General Plan Amendment and Rezone of the 10-acre project site.  This action will be initiated by the City to accommodate the proposed high-density residential project.  

· Design Review / Master Plan application.  The conceptual project plans (site plan, floor plans, and elevation drawings) represent the “Master Plan” for the proposed project.  If the General Plan land use designation/Rezone for a high-density residential land use is already in place, Planning Commission will be considering the Master Plan for approval.

· Any required variances from residential development standards are considered concurrently with the Master Plan application.

· Any Redevelopment Agency financial assistance to promote affordable housing must be considered concurrently with the Master Plan application.  The Redevelopment Agency is responsible for considering and authorizing any redevelopment funding to this project.

· Approval of the General Plan, Rezone, and Master Plan constitute the required discretionary actions for this entitlement.

MINIMUM PROJECT SPECIFICATIONS

Affordability of Units:

As required by the enabling legislation, the minimum percentage of affordable units shall be 12.5% of total units very low income, 12.5% of total units low income, and 25% of total units moderate income.  However, greater consideration will be given to proposals that maximize affordability components for targeted DDS occupants.

DDS has targeted up to 20% of the units for individuals with developmental disabilities.  DDS will work with the developer partner to achieve the maximum number of units that are feasible.

Unit Density:  
The State will consider a unit density of up to 32 units per acre.  However, it should be noted that in addition to technical parameters such as traffic circulation and parking, aesthetic and functional characteristics and features such as open space, circulation and safety of DDS tenants, and overall quality of the living environment will be considered by DDS when approving design parameters.   

Site Access Improvements:

It is anticipated that improvements to the existing FDC roadway system will be required to enhance entry and egress for the project.  Specifically, the realignment of the intersection of South Shelly Circle and North Shelly Circle as well as an additional traffic lane along the easterly side (northbound) South Shelly Circle will be required.

Building Heights and Setbacks:


Two and three story garden style units are preferred.  Three story units shall be located at distal portions of the property toward the golf course and away from the FDC property.  Parking along the perimeter wall on northern and western boundaries of FDC to facilitate building setbacks is also desired.

Additional Required Design Elements:

A) Augmented parking space ratios: Offsite parking on FDC property by project tenants is prohibited.  Therefore ample tenant and visitor parking must be included.  A variance down from current city parking requirements will not be approved.  Enhanced parking ratios are strongly recommended.

B) Gated perimeter CMU wall: A perimeter wall and gated vehicle and pedestrian entry/egress points are required.

GENERAL PROJECT OBJECTIVES

1. The development of a substantial amount of affordable housing for DDS/FDC consumers in an integrated first class community that provides superior accessibility, amenities, safety, and security.

2. A successful ongoing management partnership between the DDS and the chosen development/management entity.

3. A financially successful project.

4. Future flexibility to meet evolving State and local government needs with respect to housing availability and mix (i.e. general affordability, disabled housing, senior housing) and ability to respond to shifting and/or evolving DDS service provision trends for consumers with developmental disabilities.

CEQA COMPLIANCE/ ENVIRONMENTAL DOCUMENTATION

At this time, the level of environmental review required for this project has not been determined, pending the results of a traffic study.  This project may require an Initial Study/Mitigated Negative Declaration or an Environmental Impact Report.  It is likely that this project may only require an IS/MND.  The City will be the Lead Agency on the environmental document and solicit proposals for environmental consulting companies to prepare the document. The Developer would be responsible for 100% of the environmental consulting fees.  
LEASE LANGUAGE  
See Exhibit K for sample ground development lease language.

PROPOSAL REQUIREMENTS 

The proposal must be sufficiently detailed and descriptive in the State’s sole discretion to assess the viability of the proposal.  The State will be best able to consider proposals that include, but are not limited to, the items described below.  The State reserves the right to make its selection based on its sole and absolute discretion. In addition, the State reserves the right to reject any or all proposals at any time for any reason.

1.
Qualifications

 Address the following elements regarding the Proposer’s capacity to successfully develop the property as proposed.  Provide concise and specific responses.


1.1 Organization 

Identify members of the proposing entity and team and provide a brief description of the firm, including the following information:

· Number of years in business

· Number of full-time employees

· Form of probable development entity (corporation, partnership, LLC, etc.)

· One page resume of key principals and managers

· Key development team members, architect, engineer, etc.

· Project manager 

1.2  Relevant Project Experience

Provide brief descriptions of 3 to 5 relevant recently completed projects. This information should include information about comparable projects, such as:

· name and location of project

· project description including land uses and intensity of development

· special circumstances (e.g. phase development, specific plan, public amenities, etc.)

· entitlements for comparable size projects

· original permitted land use

· outcome of land use and entitlement process

· brief description of planning process

·  Experience with developing and managing special needs housing.

Low income development experience

Low income management experience

Special Needs housing management experience

                     Number of Units Managed

                     Affordable Communities Managed

     Number of Regulatory Agreements (City, State, and Federal) 

Administered

                     Number of HUD Subsidized Units


1.3  Financial Capability 

 The State wants assurances that the proposed entity has the financial capability to complete the proposed transaction. Proposers shall provide a statement of financial qualifications, including a recent balance sheet and income statement of the proposed entity and the members of the entity.

IF REQUESTED, ALL NON-PUBLIC FINANCIAL INFORMATION WILL BE TREATED CONFIDENTIALLY.  THE STATE WILL REVIEW THE MATERIAL AND RETURN IT TO THE RESPONDENT. IT WILL NOT BECOME A PART OF THE PUBLIC RECORD.

2.
Proposed Plan 

 The proposal should include a description of the development plans for the Property.  At a minimum, the description should address the following elements:

· Preliminary site plan illustrating:

Neighborhood concepts, including distribution of housing product types

Circulation and Access

Open space concepts

· Project phasing and timing

3.
Compliance with the City’s Affordable Housing Goals 

The State intends to cooperate with the City to achieve affordable housing goals to the extent they are consistent with the State’s objectives. Therefore, proposals should describe how proposed projects are consistent with issues that are important to the City.

 At this time, the City does not have an affordable housing in-lieu impact fee program that would apply to this project.  Contact Claire Flynn, Principal Planner, City of Costa Mesa, at 714 754 5278 for more information regarding the City’s housing goals. 
SELECTION CRITERIA

A.
Evaluation and Selection Criteria  

The State will choose to negotiate a long-term ground development lease with the proposer who, in the sole discretion of the State, poses the best opportunity for the State to meets its objectives as set forth in this RFP including the Minimum Project Specifications and General Project Objectives within a reasonable time.  The procedure should not be interpreted as a bid process. The state will only accept proposals from parties who were represented at the mandatory developer orientation session which will be conducted on April 23, 2008 beginning at 9:00 AM at the City of Costa Mesa City Council Chambers located at 77 Fair Drive, Costa Mesa.

B.
Documentation Period

The State and the interested party(ies) that the State selects will prepare the necessary ground development lease documents based on the terms of the proposal. If the parties do not finalize a lease agreement within 180 days of the State’s selection, either party may terminate the negotiations, the proposal shall be null and void.

INFORMATION/CLARIFICATION REQUESTS

Any questions, interpretations, or clarifications of this RFP must be requested via email, fax, or regular mail.  All questions shall be directed to:

Bob McKinnon

DGS-RESD-Asset Management Branch

707 3rd Street, Sixth Floor MS 501

West Sacramento, CA 95605

Phone:      916-376-1814

Fax:          919-376-1780

E mail:      Robert.mckinnon@dgs.ca.gov 

Website:  Request For Proposals Affordable Housing Project Fairview Developmental Center or http://www.resd.dgs.ca.gov/StateSurplusProperty/default.htm
The contents of this RFP, supplemental information as it is available, and questions and responses to all inquiries will be posted on the project website up to five (5) days prior to the RFP submittal date.

PROPOSAL SUBMITTAL DATE
Interested parties must submit  ten (10) copies of their proposal in accordance with the requirements set forth not later than 5 PM on June 27, 2008  to:

 Bob McKinnon

 Senior Real Estate Officer

 DGS-RESD-Asset Management Branch

707 Third Street, Sixth Floor, MS 501

West Sacramento, CA 95605.

GENERAL INFORMATION  

A.
Disclosures, Representations, and Warranties 

The State obtained the information contained in this brochure and the Supplemental Information Package from sources deemed reliable; however, the State makes no guarantees, warranties, or representations nor expresses or implies any opinion concerning the accuracy or completeness of the information provided. It is furnished solely as an aid to interested parties. Interested parties are responsible for undertaking all necessary investigations on and off the Property. 

B.
Leasing Commissions

In no event shall the State be responsible for any real estate brokerage fees.

EXHIBITS

Exhibit A. Government Code Section 14670.2 Content
Exhibit B. FDC Regional Map
Exhibit C. FDC Site Map
Exhibit D. Right of Entry



Exhibit E. Facility Relocation Areas
Exhibit F. Infrastructure Assessment
Exhibit G. Traffic Analysis 
Exhibit H. Topographical Map
Exhibit I. Title Report
Exhibit J. Phase 1 Environmental Assessment
Exhibit K.  Sample Ground Development Lease Form
Exhibit A

Government Code Section 14671.2

Notwithstanding Section 14670, the Director of General

Services, with the consent of the state agency concerned and the

approval of the governing body of any concerned local agency, may let

for any period of time any real property or interest in real

property which belongs to the state, when the director deems the

letting serves a beneficial public purpose limited to the development

of housing, including emergency shelters, or park and recreation

facilities.  The leases shall be let in accordance with procedures

prescribed by the director which facilitate development of housing or

park and recreation facilities when such use is compatible with

current use and foreseeable future use of the property.  All proposed

leases shall be reviewed by the State Public Works Board.  In all

cases, however, at least 25 percent of the housing units developed on

state property leased pursuant to this section shall be available

for the term of the lease to moderate-income persons as defined by

Section 50093 of the Health and Safety Code, 12.5 percent shall be

available for the term of the lease to low-income persons as defined

by Section 50093 of the Health and Safety Code, and 12.5 percent

shall be available for the term of the lease to very low-income

persons as defined by Section 50105 of the Health and Safety Code.

   In letting leases pursuant to this section, the director shall:

(1) give preference to projects which provide for more affordable

units than required by the percentages specified in this section; (2)

determine that the project is compatible with local planning goals

and environmental objectives.

   The director may enter into leases pursuant to this section at

less than market value, provided that the cost of administering the

lease is recovered. The Department of Housing and Community

Development shall recommend to the Director of General Services a

lease amount which will enable the provision of housing for persons

of low and moderate income.

   All leases executed pursuant to this section shall contain a

recital that the director has found the letting serves the required

beneficial public purpose and complies with all provisions of this

section, which recital shall be conclusive in favor of lessees from

the state and their mortgagees.

