(Insert Date)
To: Interested Developers

Re: Request for Proposals (RFP)
Affordable Housing Development Opportunity within the City of Temecula
Temecula, California

Greetings:

The City of Temecula as Housing Successor to the former Temecula Redevelopment Agency
(City) is saliciting development proposals from qualified developers for a development opportunity
within the City.

Enclosed with this letter is a Request for Proposals (RFP) that includes all the following pertinent
information:

= Description of development opportunity

= Scope of development potential and City requirements
= Development proposal submission requirements

= Review process and schedule

= Property Information

= Pro-Forma Templates

All proposals are to be submitted no later than 4:59:59 p.m. on (update date), 202 |, to the:

City of Temecula as Housing Successor
41000 Main Street

Temecula, CA 92590

Attention: City Clerk

An electronic version of this RFP can be accessed via the City’s website at:

www. TemeculaCA.qov (will insert submittal URL once set up)

Should you have questions regarding the development opportunity or this RFP, please direct them
to Haide Urias, at (951) 693-3918, or via e-mail at Haide.Urias@TemeculaCA.gov.

We look forward to discussing this development opportunity with you.

Sincerely,

Luke Watson
Deputy City Manager



http://www.temeculaca.gov/
mailto:Haide.Urias@TemeculaCA.gov
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I INTRODUCTION

The City of Temecula, as Housing Successor to the Temecula Redevelopment Agency (City),
is pleased to announce the release of this Request for Proposals (RFP) for an exciting affordable
housing development opportunity within the City of Temecula.

The purpose of this RFP is to describe the affordable housing development opportunity and
to solicit proposals from developers that are qualified and capable of developing a high-quality
affordable housing product. Once development proposals are received the City will then proceed to
interview developers with the objective of selecting the preferred development partner or partners to

enter into a Disposition and Development Agreement (DDA).

Prospective developers are invited to submit development proposals to the City detailing the
proposed development, developer background as well as information on pertinent qualifications,
comparable project experience, project vision, conceptual architectural design, and financing plan.
The City intends to compile a shortlist of developers, conduct a series of interviews, and ultimately
select a preferred developer(s). The selected developer(s) will enter into an Exclusive Negotiation

Agreement (ENA) with the City while negotiating the terms of a DDA.




Il OVERVIEW OF DEVELOPMENT OPPORTUNITY AND CITY OF TEMECULA

A. Development Opportunity

The City is releasing this RFP in order to utilize the City owned parcel identified as APN 910-
262-061 to build a multi-family affordable housing project. This parcel is located in the Uptown
Temecula Sports District and the City recently adopted the Uptown Temecula Specific Plan which
intends to transform a suburban oriented commercial district into an urban mix-used environment.
This parcel has immediate highway access, is across the street from a future sports complex, and
next to market rate units, with other surrounding mixed use retail locations. Information regarding

the Specific Plan and the Uptown Temecula Sports District can be accessed at Specific Plans |

Temecula CA.

The City has declared the above referenced parcel to be exempt surplus land, relying upon
Government Code Sections 54221(b), 54221(f)(1)(A) and 54221(f)(1)(F). The City will only consider
proposals that meet one of the following two requirements:

1. Government Code Section 54221(f)(1)(A): The proposed project must comply with
the requirements of Government Code Section 37364 which provides that not less than 80% of the
area of the parcel of property shall be used for the development of housing. In addition, not less
than 40% of the total number of those housing units developed shall be affordable to households
whose incomes are equal to, or less than, 75% of the maximum income of lower income households,
as defined in Health and Safety Code Section 50079.5, and at least half of which shall be affordable
to very low-income households, as defined in Health and Safety Code Section 50105. The affordable
units shall be restricted by a regulatory agreement for the longest feasible time but not less than 55
years.

2. Government Code Section 54221(f)(1)(F): Alternatively, the proposed project must
be a housing development project, which may have ancillary commercial ground floor uses, that
restricts 100 percent of the residential units to persons and families of low or moderate income, with
at least 75% of the residential units restricted to lower income households, as defined in Health and
Safety Code Section 50079.5, with an affordable sales price or an affordable rent, as defined in
Health and Safety Code Sections 50052.5 or 50053, for a minimum of 55 years for rental housing
and 45 years for ownership housing, unless a local ordinance or a federal, state, or local grant, tax
credit, or other project financing requires a longer period of affordability, provided that in no event
shall the maximum affordable sales price or rent level be higher than 20% below the median market

rents or sales prices for the neighborhood in which the site is located.



https://www.temeculaca.gov/351/Specific-Plans
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The City may consider donating the City-owned parcel as the City’s contribution to the
project. If the Developer’s proposal requires financial assistance from the City in addition to land
donation, the applicant should assume the following income targeting requirements of Health and
Safety Code Section 34176.1 will apply to the project: i) a minimum of 30% of the funds contributed
by the City must be expended for the development of units affordable to and occupied by households
earning 30% or less of the Area Median Income for Riverside County (AMI); (ii) @ maximum of 20%
of the funds may be expended for the development of units affordable to and occupied by households
earning between 60% and 80% of the AMI; and (iii) the remainder of the funds may be expended
for the development of units affordable to and occupied by households earning less than 60% of the
AMI. The affordable units shall be restricted by a regulatory agreement for the longest feasible time
but not less than 55 years.

If the City provides financial assistance in addition to land donation, the applicant should
assume that the project must comply with both the requirements of Health and Safety Code Section
34176.1 and Government Code Section 54221(f)(1)(A) or 54221(f)(1)(F), as applicable. For
example, for a project that will meet the requirements of Government Code Section 54221(f)(1)(F),
none of the units can be for moderate income households, at least 30% of the units must be for
households earning 30% or less of the AMI, not more than 20% of the units can be for households
earning between 60% and 80% of the AMI, and the remainder of the units can be for households

earning less than 60% of the AMI.

Developers are encouraged to integrate a mix of unit types, and a mix of income levels within

the parameters described above.

Successful proposals must include a comprehensive plan for developing a service-oriented
ecosystem designed to support the particular housing needs of residents residing in the
development. If applicants intend to partner with service organizations or non-profits, proposals
should detail the structure of that partnership. Applicants are encouraged to be creative in their

approach.

The City seeks innovative proposals for the City owned 1.83 acres parcel that not only
provide affordable rental units but also include a mix of unit types and income levels, while
addressing specific housing needs within the community. The City is seeing an increased need for
short-to-medium-term housing solutions (ranging from weeks to two years) for individuals and
families who are either recently experiencing or at imminent risk of experiencing housing instability.

Of particular concern are vulnerable populations, including seniors, individuals with disabilities, those




fleeing domestic violence, and minor children. For minor children, currently available options often
require the separation of family groups (e.g., males over the age of 15 are required to separate from
women and younger children, fathers and mothers may be required to separate, and/or unmarried
couples may need to separate). In the interest of improving public health and safety outcomes for

these children and their families, the City is seeking alternative options to address this need.

Each proposal shall include a detailed Business Plan and Financial Pro Forma Sample. The

Business Plan will present the following terms:

e Project Description. Provide a general description of the project, highlighting number of
bedrooms and income eligibility mixes, affordable versus market-rate, and senior housing

versus workforce/family units.

e Senior Position of Covenants. Covenants assuring ongoing affordability, enforceable by the

City, should be senior to any financing.

¢ Financial Terms. Provide an explicit description of the estimated amount, structure, timing
and repayment terms of the City’s financial contribution to the project, which shall include the
City owned parcel in addition to any additional financial contribution that the developer is
requesting from the City. This shall be fully supported by the information provided in the

Financial Pro Forma Template.

o Fees. Explain in detail the amounts proposed for Developer Fee, Developer Fee deferral,

and Limited and General Partner asset management fees.

o Tax Credits. If tax credits are part of the financing structure, provide description of proposed
tax credit structure (9% vs 4%) and estimated number of rounds, if any, requested to apply

for the 9% tax credits.

e Project Schedule. Present a critical path schedule for project completion including
methodology of due diligence including: acquisition of financing, formulation of development
concepts, community outreach, entitlements, pre-leasing of the project, design, City planning

reviews, and construction schedule, tenant leasing and occupancy.

Financial Pro Forma Template can be found at (need to attach electronic version of template). The

pro forma template spreadsheets contain several tables and must be filled out completely. A




separate Template should be completed for each project component (i.e., 9% tax credit, 4% tax
credit).

Each Proposal shall include a Comprehensive Service and Support Plan. This plan will include:

Detailed description of history and experience of service organization and/or non-profit

organization partnering with developer and those organizations’ mission and ultimate goal.

o Detailed description of specific housing needs being addressed.

e ldentification of particular population being served by the development.

e List of services to be provided.

o If development housing options are not intended as permanent housing, a detailed

description of the plan to transition residents to permanent housing is required.




B. City of Temecula

The City of Temecula, Southern California’s Wine Country, has award winning schools,

higher education opportunities, a vast array of parks and trails, diverse shopping/dining options and

beautiful residential communities. Over the past 35 years , the City of Temecula has evolved into an

innovative and dynamic regional economic center for Riverside County, all while retaining its small

town feel and character and developing a world class quality of life.

Centrally located between
Los Angeles, Orange County and
San Diego, Temecula is part of the
San Diego Foreign Trade Zone.
Temecula remains the ideal city for
relocating, expanding, and
developing a new projectin Southern
California. Temecula’s young and
educated workforce is eager for new
This

progressive area with a small-town
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feel provides a myriad of possibilities
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Incorporated as a City in 1989, Temecula is moving from building a City to sustaining a City,

with strong emphasis on infill development and new urbanism ideals. Strong investment in quality of

life has helped Temecula retain and attract both residents and quality jobs to ensure its economic

prosperity. Temecula strives to be a well-rounded community, while setting the stage for an excellent

guality of life for both residents and businesses. For detailed information regarding the City please

Visit our website:

Temecula CA | Official Website
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RFP SUBMISSION REQUIREMENTS

. Development Entity

o Identify the development entity that would enter into exclusive negotiations with the City,
including any joint venture and limited partners to the extent known at this time. Include
design and engineering firms, project managers, contractors and sub-contractors.

o Explain the role of each of the development partners.

+ Name of the principal in charge.

e Identify legal counsel.

o Identify any litigation settled/ongoing for the previous five (5) years facing the

development entity and any related entities, its principals and development partners.

Financial Capacity

o Describe the financial strength and capability of the development entity.

e Please submit any publicly available financial documentation, such as annual reports that

describe the company's or development entity's financial strength and capability.

. Examples of Comparable Projects Completed or Underway

e Provide at least three (3) examples of comparable projects completed or underway by
principals of the developer team, and the role of that team member in the comparable
project.

e Describe the structure of comparable public/private partnerships.

e Describe how these comparable projects were financed.

e Provide references for each comparable project example.




D. Proposed Development

This section should demonstrate a cohesive vision for the project.

Describe in a narrative one-page format the development concept and services

approach that is envisioned.

e Describe mix of income levels.

o Provide site plan, elevations and renderings of development concept. Plan should
demonstrate understanding of the Uptown Specific Plan requirements including, but not

limited to, building frontage requirements and sidewalk standards.

e Present critical path schedule for project completion including methodology of due
diligence including: acquisition of financing, formulation of development concepts,
community outreach, entitlements, pre-leasing, design, City planning reviews,

construction schedule, inspections, final occupancy, and tenant leasing and move-ins.

e Provide financing plan and pro forma.

IV. REVIEW PROCESS AND SCHEDULE

A. Process

The City is requesting development proposals from developers with experience in developing
high quality, innovative affordable housing developments. After review of the proposals, the City
will schedule interviews with one or more development teams. Prior to the interview, the City will
notify development teams of the specific information that should be provided during the interview
(e.g., members of the development team, concept plan, documentation on financial capability,

etc.).

10




Schedule

The solicitation, receipt, and evaluation of development proposals, and the selection process,

is anticipated to observe the following approximate time schedule:

Mailing of REP. ...ttt eeee e eeenn, TBD

Submittal Deadline..............c.oceveiieiennnn.... TBD

Review by City (completeby).................... TBD

Interviews (week of)..........ccveeieieieininene. TBD

Recommendation to City Council................... TBD
C. Criteria

The City intends to select one or more development teams based on the following criteria:
documented comparable experience, development team interviews, evaluation of the
development team’s past project performance, financial capability, proposed development
concept, financing plan, and other pertinent factors as presented in the applicant’s proposal and

subsequent interviews.

The following is a guide to the criteria that will be used in evaluating development teams:

Development Team

= Prior, recent, and relevant experience in developing and marketing this type of
project(s).

= Qualifications of the development team and the key individuals proposed for

involvement in the development.

= Experience with developing projects in a public/private partnership.

= Service organization’s experience setting up and operating similar facilities and

programs.

11




Financial Capability

= Demonstrated ability to provide project funding (debt and equity), including current
relationships with major lenders and various financial institutions and past funding
experiences.

Project Architecture, Planning, and Design

Demonstration of architectural and urban design experience on projects similar in

quality, scale, and use to the proposed project.

= Design experience with projects in a variety of urban settings.

= Demonstrated experience in planning and designing projects sensitive to community

concerns.

= Experience with development sites that incorporated innovative design and/or

overcame engineering constraints.

Proposed Development Concept

= Demonstration of innovative and feasible approaches to development of the site(s).

= Compatibility of proposed development concept, design features, and mix of uses within

existing neighborhood.
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D. RFP Submittals and Further Questions
Interested developers should submit one (1) original hard copy, five (5) additional hard copies
and one (1) electronic copy of all materials. The submittal(s) should be limited to 20 pages plus

attachments. Concise and focused responses are encouraged.

Proposals should be submitted no later than 4:59:59 p.m. on (TBD Date), to the:

City of Temecula as Housing Successor
41000 Main Street

Temecula, CA 92590

Attention: City Clerk

General questions regarding the project and this RFP should also be directed to:

Haide Urias

Senior Management Analyst — Housing and Real Estate
Haide.Urias@TemeculaCA.gov

(P) 951-693-3918

V. OTHER TERMS AND CONDITIONS

A. Responsibility of the City

The information in this RFP is intended to provide general information regarding the
development opportunity. This information is not intended or warranted to be a complete
statement of potential land use issues and/or procedures to which the developer may be subject,
nor is this information intended to be a complete statement of all of the information the developer

may ultimately be required to submit.

All facts and opinions stated herein and in any additional information provided by the City, its
staff or its consultants, including but not limited to surveys, statistical and economic data, and
projections, are based on available information and no representation or warranty is made with

respect thereto.

This RFP does not commit the City to pay any costs incurred in the preparation of a response.

The City reserves the right to accept or reject any submission in part or in its entirety. The City

13




further reserves the right to request and obtain from one or more of the developers who submit
proposals, supplementary information as may be necessary for the City staff and/or its

consultants to analyze the submission.

The City reserves the right to choose any number of qualified finalists. In addition, the City
reserves the right to issue written notice to all participants of any changes in the submission
schedule or other schedules, should the City determine, in its sole and absolute discretion, that
such changes are necessary. The proposing entity, by submitting a response to this RFP, waives
all rights to protest or seek any legal remedies whatsoever regarding any aspect of this RFP.
Finalists may be required to sign a hold harmless certification, at the City's option.

B. Responsibility of the Developer

The successful developer and the City will enter into a period of negotiations during which
time a definitive Disposition and Development Agreement (DDA), and or other agreements as
are necessary, will be negotiated. It will be the responsibility of the developers to advise and
consult with the City and its consultant team on product definition during the entitlement phase

and concurrently plan and design the project.

It will be the responsibility of the selected developer to undertake all site planning,
engineering, tentative and final mapping, and all other required entitlements for the proposed

development.

14




ATTACHMENTS
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Attachment 1

City of Temecula
and
City of Temecula as Housing Successor Agency Owned Site




h

Uptown Jefferson Temecula Parcel

Parcel Number Acres

Owner

Zoning

910-262-061 1.83

City of Temecula

Uptown Sports District (SP-14)




Attachment 2

Pro Forma Template

New Construction
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