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I.
Introduction

In December 2001, the University of California Berkeley (“campus”) released a Request for Qualifications for development teams interested in developing, owning and operating a ground-lease based mixed-use project for the University of California, Berkeley campus (“campus”).  The project will be part of the revitalization of University village, a University-owned residential area located in Albany California.  Based on the responses to the request for qualifications, three development teams are invited to respond to this request for proposals.  The three teams, identified by lead entity, are:

· Allen & O’Hara

· Emerald Fund

· TMG Partners

The University’s goal for University Village as a whole is to redevelop the site into a vibrant mixed-use university neighborhood, which will incorporate high quality design, and embrace both the natural amenities of the site and the principles of sustainable urban development.  The San Pablo Avenue portion of University Village is both the gateway into the city of Albany and the entrance into University Village, and thus is particularly important to realizing the University’s vision.

The key elements of the San Pablo Avenue mixed-use project include:

· Develop rental housing for graduate students and junior faculty.  The housing will address a pressing need on the campus and help attract people critical to the academic mission of the campus.

· Bring together community facilities, recreation facilities, and childcare services, in harmony with the restoration of Village Creek.  Combined with the adjacent Ocean View Elementary School and the Albany City Hall, this area can become an important gathering place for the Village and the larger Albany community.  

· Incorporate high quality retail uses along San Pablo Avenue that serves neighborhood residents, are responsive to the city of Albany’s vision for San Pablo Avenue, compliment retail uses elsewhere in the community, and generate revenues to support the project as well as generate revenues to support local government services and public education.

· Achieve architectural and landscape design that will be exciting and innovative in character, distinguished by their employment of sustainable design principles, and reflects the traditions of excellence that are the hallmark of the Berkeley campus.

· Restore the two creeks as exemplary examples of urban creeks, fully integrating the creeks into the design and function of buildings, landscape, open space, and circulation network; 

· Create a network of streets, paths and bikeways providing a safe and enjoyable system of movement for the residents of the Village and the community beyond.  

· Implement the project through a long term ground lease with a development team that comprises non-profit and for-profit development and management organizations, architects and land planners, debt and equity financing partners, and other professional services associated with land use development.  The development team will be responsible for managing the design and pre-development process, financing, construction, and long-term management of the project. 

II.
Information on the Site

Project and Area Description

The San Pablo frontage is situated three miles northwest of the campus, next to the city of Albany’s southern border with the city of Berkeley.  The site is bordered by Buchanan Street to the north, San Pablo Avenue on the east, Codornices Creek to the south, and Jackson Street/Eighth Street to the west.  Village Creek bisects the site from east to west.  Monroe Street currently provides the primary access to the site from San Pablo Avenue, and Jackson Street provides a secondary entrance from Buchanan.  Tenth Street could potentially provide vehicle access from the south, but has historically been closed to traffic.

The site represents one of the largest remaining development opportunities on San Pablo Avenue.  The San Pablo Avenue frontage is envisioned as a mixed-use Village Center comprised of 300 to 500 units of housing for graduate students without children; 30 units of housing for faculty; the replacement of existing community, recreation and support facilities; a new infant/toddler center; and a neighborhood commercial center serving both village residents and the larger community.  

Current Uses

University Village at Albany contains more than 900 units of student family housing.  The Village is undergoing phased redevelopment, with Step 1, the replacement of 392 units in the center portion of the property, completed in Fall 2000.  Step 2, either renovation of the 412 existing units or replacement with 576 new units on the western portion of the property, is presently in the final stages of feasibility planning.  The 26-acre San Pablo Avenue frontage site that is the subject of this RFP is the final major element of redevelopment of University Village.  

Currently there are 152 units of family housing (approximately 87,000 square feet gross building area) on the project site.  The units were built in the 1940s as temporary war housing, and have reached the end of their useful life.

In addition, there is a 24,000 square foot community center, administrative office, and maintenance facility complex.  These facilities, built in the 1940s, also have reached the end of their functional life.

Finally, there are approximately 63,000 square feet of agricultural research and agricultural operations facilities.  These facilities, which were primarily built in the 1960s, are largely vacant.

The site has several significant open space features.  It is bordered on the south by Codornices Creek and is bisected by Village Creek.  Within the site, both creeks are open.  The Gill Tract is a 10-acre portion of the site that includes a 7-acre growing grounds and a 3-acre stand of trees.  Both the growing grounds and the stand of trees have historically been used for research.
Governing Regulations and Restrictions

Various university policies and requirements apply to the proposed project.  To ensure a predictable and effective partnership during the pre-development process, the campus is prepared to maintain an organizational structure and streamlined procedures that are responsive to the demands of the project, potentially including establishing a single point of contact within the campus administration and creating a schedule to facilitate timely campus review of various documents.  In addition, the campus is prepared to work with the city of Albany and the selected development team to ensure a project review process that clearly describes the role of the city in the pre-development process.

The campus will serve as the lead agency for any California Environmental Quality Act (CEQA) analysis that will be required.  Design will be subject to campus review and approval at the schematic design phase, design development phase, and working drawing phase.  The ultimate lead decision-making entity on the selection process is the Board of Regents of the University of California (Regents).  The Regents will be asked to certify the CEQA review, amend the master plan, authorize execution of the ground lease, and approve the final design.  Campus committees involved in the review process include, but are not limited to, the Design Review Committee, the Seismic Review Committee, the Campus Committee on Removal of Architectural Barriers, and the Executive Campus Planning Committee.  In addition, a program committee will be established and will provide direction to the campus if there are scope, budget or schedule changes that require modification to the exclusive negotiation agreement or the ground lease.  Other aspects of the project that may involve significant campus participation include media and community relations.  Finally, campus construction access plans and traffic mitigation plans will be required.  The campus will inspect the project for all code and life safety requirements.

The governing building code for the project is the most current version of Title 24.  The State Fire Marshall has jurisdiction over all fire and life safety aspects of the project, including issuance of the certificate of occupancy.  The Division of State Architect Access Compliance Section is the governing agency for Title 24 access compliance.   The development team is responsible for preparing all plans and specifications required by permitting agencies.  The University and these agencies must review and approve all plans and specifications before commencement of construction.

In addition to University policies and requirements, a wide range of government and utility district regulations and permitting processes are expected to apply to the proposed project.  The campus will provide background information and participate in the predevelopment review process in order to support and facilitate the project.  The selected development team, however, will take the lead in contacting agencies and preparing application materials, etc.  The following is a partial list of potential reviews required for the proposed project.  

· California Department of Transportation Encroachment Permit

· State Fish & Game Endangered Species Act Verification

· State Fish & Game Lake or Streambed Alteration Agreement

· National Marine Fisheries Incidental Take Permit

· Corps of Engineers Clean Water Act Section 404 Permit 

· Clean Water Act Section 401 Permit

· Federal Emergency Management Agency Flood Insurance Rate Map Amendment

· City of Albany Planning & Zoning Commission consultation

· City of Albany Fire Department

· City of Berkeley 

· Bay Area Air Quality Management District Dust Control Plan

· Bay Area Air Quality Management District Air Quality Permit

· Regional Water Quality Control Board SWCPPP

· East Bay Municipal Utility District, Pacific Gas & Electric and Pac Bell Relocation/Service Plan

Development teams should review the documents and regulatory requires referenced in Attachment A for more information.

Housing Market Conditions

The housing to be developed for the San Pablo Avenue Mixed-Use Project is targeted to single graduate students without children and junior faculty, either single or married, also without children.  There is a significant demand for housing from these groups.  By the year 2010, the campus estimates that there will be 2,670 first-year graduate students without children.  Currently the campus hires approximately 40 new junior faculty per year.  Assuming a three-year lease of faculty units, there would be a potential market demand of up to 120 units at any point in time.

While UC owns and operates over 5,000 bed spaces for single students and over 1,000 family housing units, very few are designated for single graduate students and junior faculty.  Of the campus-controlled housing, there are only 132 single-occupancy studios available to graduate students and 24 units of rental housing available junior faculty.  These units are fully occupied and have significant waiting lists.  

In addition, UC has approximately 1,100 bed spaces currently under construction or in the final stages of predevelopment located near campus in three major projects.  Most of the beds in the projects under development are targeting undergraduates.  The campus has, however a 120 bed project under construction that may be made available to graduate students.  Although there are no specific plans to build substantial additional graduate student or junior faculty housing at this time, the campus recognizes the need for additional housing and in the future will be pursuing additional projects to meet campus demand.

For the most part, graduate students obtain housing in the private market.  The housing market in the cities of Berkeley and Albany is tight and is less subject to vagaries of the market due to its proximity to the University and the density of the area.  Neither Berkeley nor Albany has any rental housing comparable to the proposed project.  According to RealFacts, the city of Albany has a vacancy rate of 3 percent.  Average monthly rents in Albany range from $1,200 for a one-bedroom unit to $1,450 for a three-bedroom unit for older product.  Although no comprehensive rent surveys of the city of Berkeley are available, the average vacancy rate of the surrounding areas is approximately 3 percent as well.  Monthly rents for recently completed projects in Berkeley range from $1,350 for studio units to $2,800 for three-bedroom units.  

Due to land costs, land scarcity, topography and built out nature of the cities of Berkeley and Albany, and the perception of a difficult development climate few projects are in the planning pipeline.  Albany has no major residential projects planned.  There are approximately 600 units of housing proposed or under review in the city of Berkeley.  

Ownership History

The University of California purchased the San Pablo Avenue portion of University Village property by grant deed in 1928.  There were no use restrictions placed on the property by the seller.  Over the years, the campus has conveyed nearby parcels to the city of Albany, the Albany Unified School District, the city of Berkeley and the U.S. Postal Service.  Within the Gill Tract portion of the project site, the campus has granted easements to the city of Berkeley and the city of Albany for sanitary sewer lines.  In addition, the campus has granted a license to the city of Albany for a sidewalk widening along Buchanan Street.  The university owns the streets within the site.  In addition, a PG&E high-pressure natural gas line runs within the Jackson Street right of way.  A site survey and title report will be made available separately.

III.
Design and Development Parameters

The campus has established a policy that each major project will be subject to campus-prepared design guidelines.  The guidelines are intended to ensure that unique features of a site and its environs are respected and the project scope includes the relevant site and landscape improvements.  While development teams may submit an alternative proposal that departs from the design parameters, teams must also submit a proposal that conforms entirely to the parameters.  The campus will not depart from the design parameters except for a solution of extraordinary quality.

Planning Objectives

The goal of the project is to create an attractive identity for this thriving campus community, one that is distinguished by its aesthetic, social and economic qualities and takes full advantage of natural and built amenities that embrace it.  The design challenge will be to build on the existing framework to create a place of unique character where members of the community come together to meet their daily needs, engage in intellectual and social activities with one another, and enjoy the campus-like setting.

The two creek ways are envisioned as exemplary restorations of urban creeks, fully integrated into the landscape, open space, and circulation network, with streets, paths and bikeways providing a safe and enjoyable system of movement for the residents of the Village and the community beyond.  Ideally, the urban, architectural and landscape design of the project will be both exciting and innovative in character, and distinguished by their employment of sustainable design principles, reflecting the traditions of excellence that are the hallmark of the University of California, Berkeley Campus.

Design Challenges

The UC Berkeley campus recognizes that there are several significant planning and design challenges associated with the project, and is looking to development teams to apply their experience and creativity to resolve the issues:

· Retail Parking, Signage and Loading – The campus acknowledges the unique needs that retailers have for adequate parking, visible signage and efficient loading and service entrances.  The nature of the site and the surrounding land uses, however, will require special solutions.  The campus does not want the main entrance to University Village to be a traditional suburban shopping center, with visually dominating signage, a large field of parking abutting the street, loading in the back adjacent to campus housing, and no reference to natural features of the site, such as the creeks and stands of trees.

· Traffic Circulation – If the campus vision for a mix of uses is achieved, there will be an array of traffic entering the site going in various directions.  The traffic system should be planned to handle the variety of traffic in an efficient manner.  The traffic circulation also should take into consideration land uses that are particularly sensitive to safety, including the family housing areas, community center, and adjacent elementary school.  In addition, large numbers of residents will commute to campus primarily by bicycle or by walking to transit stops.  The safe interaction of various activities and modes of travel must be planned for safety without sacrificing the streetscape design.

· Integration into all of University Village – The proposed project represents only one-third of the total University Village property.  Although the San Pablo portion will be developed and managed separately from the rest of University Village, the entire Village must feel as one place.  The Village in turn must feel as part of the city of Albany.  Therefore, land uses, landscaping, circulation, etc. must be planned to weave into adjacent Village property and surrounding neighborhoods.

· Maximum Benefit of the Site – The campus recognizes that from a near-term perspective, the most financially and politically feasible solution to many of the challenges of the site would be lower density development.  University Village, however, is one of a handful of potential opportunities to meet the campus housing needs critical to the campus academic mission.  Therefore, the campus seeks a project that captures the full potential of the site’s unique opportunity. 

Sustainable Design

The natural amenities of the site, along with the variety of uses planned for the site, create multiple opportunities for innovations in sustainable design, construction and operation.  Therefore, the campus desires that the San Pablo Avenue project embrace sustainable community development principles, using the LEED (Leadership in Energy and Environmental Design) Green Building Systems as a design tool.  The base level of LEEDS certification should be an objective for this project, and the feasibility of a higher level of certification should be explored.  The development teams should analyze design alternatives in terms of sustainability benefits and lifecycle costs, including: protection and enhancement of natural systems, potential for adaptive reuse, durability of building materials, efficiency of water and energy use, reduction in urban runoff pollutant loading and volume, and reduction of indoor environmental hazards that affect human health, comfort and performance.   

Program Objectives

Housing Program 

The overall objective is to increase the availability of campus rental housing in the form of:

· A minimum of 30 units of rental housing designed and priced appropriately for junior (untenured) faculty (i.e., at least one faculty member per unit).  The units should be a mix of 2-bedroom and 3-bedroom units.  The faculty housing should be located in a group on the periphery of the mixed-use site, preferably facing one of the restored creeks.  Private open space should be incorporated into the design of faculty housing, in the form of patio, porch, deck, or balcony.

· A minimum of 300 units of student rental housing designed and priced appropriately for graduate students without children.  The units would be a mix of studio, 1-bedroom units for students with partners and two-bedroom units to be shared by single students (i.e., at least one graduate student per bedroom).  Three-bedroom and four-bedroom units (single-occupancy bedrooms) can also be considered if they result in lower rents for the residents.  The mix of unit types should be based on the development team’s independent assessment of the most effective way to maximize the number of beds available to graduate students.  The housing should be located along San Pablo frontage and/or interior to the site between Village and Codornices creeks.

In recognition of the fact that residents will be students, property management should make an effort to foster a living environment that compliments the University’s academic mission.  Similarly, property management should support community activities in the remainder of University Village and the City of Albany.  Since many residents will be new to the Berkeley campus and the East Bay, property management should be sensitive to and assist students in their transition into campus life.  In the event a resident is in default on a lease, reasonable notice and cure periods should be provided that consider the academic calendar.  Before taking remedial actions against students with extraordinary or special circumstances, efforts should be made to refer residents to appropriate community or campus support services.  

Community Facilities

The community center should be located on the southwestern edge of the recreation and open space portion of the site.  The community facilities may be constructed as a single building or series of buildings.  The center is the primary focal point for the existing University Village housing, and should be oriented to be convenient to the family housing area, the new development, and surrounding neighborhoods.  The community center should use the site as efficiently as possible, reflecting the overall density of University Village and matching building setbacks elsewhere in the project, and take advantage of the amenities affordable by Village Creek.

The community and administrative facility that fulfills the Village’s programmatic objectives is estimated at 17,000 assignable square feet, including customer service counter, administrative offices, gymnasium and stage, various activity and multipurpose rooms, classrooms for youth after-school programs, academic center, small music practice rooms, a “club room” for groups, etc.  

Administrative offices should be centrally located for the convenience of Village residents as well as visitors.  Within the community facilities, the administrative offices should be located to allow efficient management and oversight of the facility.

The academic center should be located in the community facilities complex in an area that is convenient to University Village residents.  It should provide a safe, comfortable place for students to study in an informal setting, in both quiet study and for small group study sessions, as well as a computer lab.

Infant/Toddler Center 

The infant-toddler center (@3,000 asf) can be located in the community center building or a separate facility.  It should have its own entrance, not combined with the entrance to any other part of the building, and be visible from the street.  Controlled open space and play area sufficiently sized for the program (@4,000 sf) should be immediately adjacent.  The design should incorporate transition areas from the parking lot to indoors and from indoors to the controlled play area.  The design also should consider the function of drop-offs and pick-ups in mornings and afternoons.  

Site for Future Relocation of Albany Children’s Center

Although design and construction of a future Albany Children’s Center is not a part of the project, design of the site also should allow for the future addition of a new Center.  Because management of the Albany Children’s Center is expected to be different from management of the infant/toddler center, this facility should function separately from the infant/toddler facility.  The footprint should accommodate a facility and separate play yards to accommodate current enrollment.

Outdoor Recreation Facilities 

The program shall include the development of two standard-sized little league fields, with 200-foot foul lines and standard foul ball zones and safety setbacks.  Ideally, fields should be oriented so that a line from home plate to center field runs to the northeast.  Rest rooms, picnic areas, storage area, security lighting, and drinking fountains should be incorporated into the site design.  The program also should include practice batting cages and a fenced practice infield.  The fields should be graded so that water flows away from home plate, with a slope of 1% to 2.5%, and to expedite drainage.  Field surfaces shall be designed and constructed to ensure smooth uniform playing surface capable of supporting light service vehicles.

Maintenance Facilities

Respondents should assume that the maintenance facility (@6,000 asf of interior and 5,500sf of exterior space) will be relocated to the northern portion of Dowling Park at the western edge of University Village.  The construction of the maintenance center will be the responsibility of the development team.  The site of the future maintenance center will not be part of the ground lease.  Thus, suitable license and access necessary for the maintenance facilities will be provided.

Parking for Community Facilities

Currently there are 43 parking spaces in the general area of the community/administrative/ and maintenance center.  The current amount of parking is inadequate during peak hours.  As part of the planning and design of the community facility, development teams should analyze parking demand and incorporate an adequate supply of parking into the design.  At a minimum, 25 employee parking spaces should be incorporated into the maintenance center design and 14 employee spaces for community center and administrative staff.

Retail Development 

To the maximum extent practical, mixed-use activities should abut San Pablo Avenue or Monroe Street.  The San Pablo Avenue streetscape should be planned to have a powerful impact on passers-by, both through the architecture of the buildings, with the use of landscaping, and by creation of a town square or similar improvements that create an urban/neighborhood character.  A suburban type of retail layout, with a large field of parking in front, freestanding single-use pads, prominent drive-through windows, etc. is strongly discouraged.

The floor plan of the commercial portion of the project should reflect efficient layouts desired by retailers, with visible storefronts, and efficient retail and stockroom/office areas.  Retail spaces should be developed with the ability to combine or divide space over time as retailer trends and market conditions change.

Building and Site Design Parameters

Urban Form Guidelines

The program includes various elements to create a neighborhood community—housing, retail, recreation, open space amenities, community facilities—that will become part of the larger University Village family housing and wider city communities.  As such, it should include an identifiable focal point for gathering, recreation, and socializing, such as a public square, where the community can come together for events, public markets, etc.  The site plan should create a Village atmosphere of sociable, safe and walkable places, reinforced and defined by the landscaping.

The campus has a strong preference for multi-story mixed-use structures facing San Pablo Avenue, with single graduate student housing on the upper stories.  All commercial uses should be oriented to promote and strengthen pedestrian activity on the street that they face, including maintaining direct access to the sidewalk.  The ground floor of structures should be designed for retail uses.  Uses should incorporate outdoor seating or outdoor activities.  To reduce the visual impact of parking lots from the street, place large parking lots on the side or rear of buildings.  Street parking in front of the buildings may be placed along San Pablo at the development team’s discretion.

The design should form the basis of an urban neighborhood character to the project with an active street front.  Respondents are encouraged to explore ways to activate the street front, by siting buildings immediately adjacent to the sidewalk, or by noticeable landscaping and streetscape treatment.  

Building densities, heights and lengths should transition without abrupt height contrasts between buildings.  The buildings should reflect city of Albany General Plan land use policies associated with the medium-density residential land use designation and San Pablo Avenue General Commercial designation, including:

· A maximum of 45 foot building height along San Pablo Avenue (e.g., mixed-use buildings)

· A maximum of 35 foot building height in public open space areas (e.g., community center)

· A maximum residential density of 34 units per acre (total 26-acre site area)

· A maximum commercial floor area ratio of 0.95.

The commercial portions of the project should incorporate good site planning that retailers require to be successful including ease of access from main thoroughfares, visibility, and a layout that encourages cross shopping.  Sufficient parking should be provided to ensure the success of the commercial portion of the project and to avoid the potential for patrons to overflow into resident parking areas or impact adjacent property owners.  For retail portions of the project, transparent windows or display windows should be provided on exterior walls.  Windows should approximate shape and spacing of traditional storefront windows.  Glass should be clear with minimal tinting or coatings.

Circulation and Access Guidelines

The campus desires a safe circulation and access system of vehicular, pedestrian and bicycle routes that reflect privacy/security of residents, convenience of visitors, and needs of service-related traffic.  The project design should create a clearly visible hierarchy of circulation systems and streetscapes to reinforce them.  Pedestrian and bicycle pathways should be safe, ample and well landscaped.

Pedestrian Access

Site planning should include a clearly defined pedestrian system that responds to surrounding spaces, including connections to the bicycle path planned along Codornices Creek.  The width of pathways should be varied to reflect the nature of their use and the potential number of users.  Provide 6-foot minimum sidewalks to accommodate children, strollers, and heavy pedestrian use.

Pedestrian paths should be designed with personal safety in mind, including adequate and well-marked road crossings and pathways through parking lots, pavement markings, stop signs, energy efficient lighting along pathways, and avoidance of plantings along pathways that create a place where people can hide.  

The pedestrian paths should provide an efficient route to bus stops.  A shelter with seating at each bus stop is desirable. 

Disabled Access

The project must conform to American with Disabilities Act (ADA) requirements for access by the physically challenged.  This includes the design of immediate approaches and primary entrances to buildings.  The buildings and site design shall follow California Title 24 Accessibility Guidelines, Section 504 of the Rehabilitation Act of 1973 for program access guidelines.

Accessible pedestrian paths should be provided for all likely paths of travel, including pedestrian access across San Pablo Avenue.  Pedestrian paths should be clearly marked by curbing, change in elevation, or change in materials.  Provide tactile warning cues and curbs or railings for blind persons if hazards occur adjacent to the sidewalk or pedestrian areas.

Bicycle access and parking

The design of the site should strengthen the north-south bicycle link through University Village, considering both city of Albany and city of Berkeley bicycle plans (the plans do not necessarily agree as to the best north-south route, so the overall site plan should reconcile any differences).  Planning should also provide for a bicycle link to the east across San Pablo Avenue towards the central UC Berkeley campus.

Secured and sheltered bicycle parking should be provided for each grouping of living units.  Short-term bicycle parking also should be provided close to the entrance of all structures such as at stores and at the community facilities.

Vehicular Access

Monroe Street should be designed to serve as the primary entrance to the new development, while continuing to function as a collector street and the principal entrance to the family housing portion of University Village.  There should be a distinction between the portion of Monroe Street that accesses the commercial and perhaps community facilities, which will be handling a higher level of traffic, and the more western portion that provides access only to the existing family housing.  Methods to reinforce this distinction, such as reducing the number of traffic lanes, narrowing the lanes, speed bumps, etc., should be used.

Jackson Street should be designed to continue to function as a secondary entrance to the University Village family housing and the northern entrance to University Village.  Particular thought should be given to traffic volumes on Jackson Street, recognizing that the existing Ocean View Elementary School and University Village family housing, as well as the future recreation and community facilities, abut Jackson Street.  Access to the commercial facilities via Jackson Street should be discouraged.

Consideration should be given to opening up 10th Street to provide some vehicle access to the site from the south.  However, consistent with the Lower Codornices Creek Improvement Plan, opening up 10th Street will require that a bridge be constructed over the creek.

Methods should be incorporated to ensure smooth access to parking for the commercial uses and to ensure that peak hour traffic flows within the site do not generate traffic that impacts access to other parts of University Village or spill onto bordering streets.  

Both Monroe and Jackson should be designed to a 25 mph posted speed limit.  Any changes to the Monroe Street/San Pablo Avenue intersection should either meet Caltrans standards or be consistent with generally granted Caltrans design exceptions.  

Any other future streets within the 26-acre site should be designed to function as local streets, designed to a 20-mph posted speed limit.  To the extent the site plan results in local streets ending in cul-de-sacs, consideration should be given to incorporating strong pedestrian linkages to other portions of the site.  Care should be given to the layout of future streets and driveways with respect to distances from existing driveways and intersections in the Step 1 portion of University Village.  

As a general approach, the street right-of-way should be as narrow as practical, but should allow for two-way auto travel, turning movements as well as safe two-way bike and pedestrian flow.  Transit stops and shelters should be part of the design of the Monroe Street and Jackson Street streetscape.

The width of the right-of-way should include landscaping areas and be in balance with the massing of adjacent buildings in order to create an urban scale for the site.  Along principal streets, building heights should range from one-quarter to one-half the width of the street right-of-way.  A strong streetscape landscaping presence is desired, through either median or sidewalk landscaping. 

All roadways should be designed to generally accepted engineering standards to ensure long life, low maintenance, and safe vehicle and pedestrian travel, including meeting new urban runoff requirements.  They must be designed to create a high quality public environment that distinguishes the Village as an identifiable place within the larger community.

Passive traffic control measures should be incorporated into local streets to slow down automobiles and discourage through-traffic.  Measures could include changes in streetscape, pavement materials, landscaping, etc.  Bulb-outs at intersections should be incorporated wherever feasible to shorten pedestrian crossing distances.

Parking

A parking demand study should be prepared as part of the planning of the project in order to ensure that the needs of residents and retailers are met, and to avoid impacts on surrounding neighborhoods.  Location priority should be given to locating parking for retail uses close to the retail portions of the project.  In addition, parking for faculty housing should be adjacent to the faculty units.  Student parking areas can be situated as necessary to achieve overall project land planning objectives.

Minimize the visual impact of parking on the site.  A dense tree canopy is desired within parking areas with a ratio of no less than one tree per four parking spaces.  For any parking areas adjacent to San Pablo Ave., Jackson Street or Monroe Street, some form of landscaping or screening should be provided so that parked cars are not the dominate view from the street.  To the extent practical, avoid parking in front of residential buildings. 

Parking lots and associated landscaping should be designed with sensitivity for security issues, including lighting, visibility from nearby buildings to allow for casual surveillance, and safe passage.  

Parking areas should be designed to generally accepted engineering standards to ensure long life, low maintenance, and safe vehicle and pedestrian travel, including meeting new urban runoff requirements.  Wheel stops should not be used in parking areas.

Service Entrances

Utilities, refuse and recycling handling, loading docks and similar features should be screened from view as much as practical, particularly from major streets, housing areas, creeks and open space, and other significant site amenities.  Where possible, create service and loading areas that are “internal” to the site.  In no case should a loading dock face a creek or major street.

Lighting

Street lighting should be no higher than 16 feet to insure a pedestrian scale.  Provide a minimum of 1-foot candle illumination at building entrances and exits, including night and emergency exits.  Illuminate parking lots to a minimum of 1-foot candle and pathways to a minimum of ½-foot candle.  Low-level pedestrian lighting is required for all major pathways.

All public area lighting should be designed, selected and positioned to avoid glare.  Wherever feasible, reflected light from surfaces is preferred.  Lighting should be oriented for the specific uses, and directed away from residents’ windows.  

Signage

A directional signage program should be developed to direct people to the public open space areas and appropriate parking areas, including resident parking, residential guest parking, commercial parking, creek public access parking, community center and little league fields parking, and administrative staff parking.  Provide building and vehicular signage at each site ingress of sufficient size and height to be legible, and placed to allow passing vehicles to identify the project name and address in sufficient time to make all required turns and lane changes to enter the site.  In addition, provide clear maps at each of the primary entrances to the site and at the community center.

The campus recognizes the importance of retail tenant signage to the success of commercial development.  This site, however, will serve as the entrance to University Village.  Thus, particular consideration should be given to a retail signage program that is attuned to the entire site.

Architectural Guidelines

References

The East Bay has a wealth of climate-responsive urban housing and beautiful neighborhoods.  Architectural traditions for housing and landscaping can be seen in the Berkeley and Albany neighborhoods within walking distance of the site.  The university is interested in design solutions that capture the spirit and flavor of Northern California.  

The building type, architectural style, configuration, function, and building materials should be of high quality equivalent to other similar recently completed projects in the area.  The architectural style should be appropriate for the unique “small town” urban texture of Albany.  

Urban Design

In order to achieve campus housing program objectives, stacked flats for housing is encouraged.  The massing and orientation of the residential buildings and units within buildings should encourage informal interaction and sense of community.  The design should create a hierarchy of public, semi-public and private spaces.  Buildings should be organized to encourage socialization.

Consideration should be given to creating identities to individual buildings or groups of buildings.  Consideration also should be given to privacy of residents, including visual screening and noise transmission.  

Consider the impact of the sun in siting and designing the buildings, for both light and for passive solar gain opportunities.  Orient buildings in response to solar heat gain, sun glare, prevailing breezes, and protection from harsh winds.  Maximize the amount of sunlight reaching adjacent open areas.

Details, fenestration and materials
Design should incorporate interesting facades and rooflines, trim and details, punctured window treatments, and identifiable entries in order to create character to the building.  All mechanical, electrical and telecommunications equipment and fixtures should be concealed within structures or underground outside.  In addition, screen from view all rooftop mechanical exhausts (range hoods, toilet rooms, etc.).

Design of living units should respond to the residents’ needs for acoustic and visual privacy.  Avoid public walkways near bedroom and bathroom windows.  Use physical screening where two buildings face one another at close distance, where balconies or patios overlook one another, and where front entry doors are close together.  Also, provide acoustic privacy between individual living units.

Landscape Guidelines

Preservation and Landscape Character

The design should maximize the potential afforded by the existing significant landscape features on the Gill Tract and adjacent to the creeks to create a pleasant and highly marketable residential, community and commer​cial area.  The Gill Tract has several landscape features, including a noteworthy stand of riparian vegetation and non-native vegetation immediately abutting Village Creek and along the northeastern edge of the site; mature Canary Island Palms located in the northeastern portion of the Gill Tract next to Village Creek (part of the original estates and a visual landmark for the city of Albany), a stand of Monterey pine at the northeast corner of the site that are often considered a gateway symbol for the city of Albany; and a stand  of pines at the corner of Buchanan and Jackson Streets in the Gill Tract.  In order of importance, these species are shore or lodgepole pine (Pinus contorta), coulter pine (Pinus coulteri), sugar pine (Pinus lambertiana douglassi), alleppo pine (Pinus alleppo) and ponderosa pine (Pinus ponderosa).  The design should identify and protect landmark and specimen trees in the project area.  Where protection and retention are not feasible, relocate or replace the specimen tree.  

Streetscape

Design streetscapes with distinctive quality and character, with generous sidewalks with street trees and pathways to separate pedestrians from bicycles and cars.

Softscape 

Landscaping shall embellish all open areas to create a high quality aesthetic experience, with quality of design and materials that matches the quality of design of buildings on the site.  Open spaces should be planned for use by residents and the surrounding community.  

Landscaping should include a variety of plantings including trees, shrubs, groundcover, and grass areas.  Selected plants should be well suited to their locations, compatibility with surrounding plantings, and be hardy, easy to maintain and require moderate amounts of irrigation.  Where different types of landscaping or paving meet, incorporate solid edges to keep soil from spilling over between the two landscape elements.

Hardscape

All utilities shall be underground.  

Establish a hierarchy of materials to distinguish between pedestrian paths and vehicular roadways and parking lots.  Accent textures and colors should be used where appropriate.

Incorporate appropriate safety measures, including a toddler fence (40” high) wherever the creek is not already blocked off, to minimize the creek as an attractive nuisance for children.  Include gated connections to the bicycle path planned along Codornices Creek.  

Exterior Pedestrian Space and Site Furnishings

All open spaces should have clear entry points.  Design should anticipate pedestrian flow and open space usage, and incorporate seating and pathways that serve various users of open space.  Rest rooms, tot lots, playgrounds, picnic areas, security lighting, and drinking fountains should be incorporated into open space design.  

Utility services should be incorporated within open space to ensure adequate irrigation, electricity lighting, etc.  In addition, trash receptacles should be located along major walkways and at the intersections of major and minor walks.  They should also be located at building entrances.  

Reference Documents 

· Housing Program 

· Community Facilities Program 

· Infant-Toddler Center Program 

· Outdoor Recreation Facilities Program

· Administrative Offices Program

· Maintenance Facilities Program

· College of Natural Resources Agricultural Operations Requirements

· City of Albany General Plan

· City of Albany San Pablo Avenue Vision Plan & Design Guidelines

· City of Albany/city of Berkeley/UC Berkeley Lower Codornices Creek Improvements Plan

Commercial Uses

Once the project is completed, in addition to city requirements, the University reserves the right, at its sole and absolute discretion, to approve certain retail uses.  The purpose of this review of certain uses is to ensure the types of commercial uses are compatible with University Village and neighborhood residents, compliment retail uses elsewhere in the community, contribute to a healthy and exciting retail environment on San Pablo Avenue, and generate revenues to support the project.

	Allowed Without UC Approval
	UC Approval Required
	Not Allowed

	General merchandise including bookstores
	Specialty/Gourmet Liquor
	Automotive

	Food and food services
	Personal services
	Packaged Liquor

	Clothing, shoes and accessories
	Entertainment and community services
	Pet Shops

	Home furnishings and appliances
	Financial
	

	Building materials and hardware
	Offices
	

	Hobby, and special interest, gifts, and specialty 
	Convenience Market
	

	Jewelry
	Retail requiring liquor license
	

	Drugstore/pharmacy
	Any retail use occupying more than 20,000 square feet
	

	
	Other retail
	

	
	
	

	Tenant definitions based on ULI Dollars & Cents of Shopping Centers. Uses may also be subject to city of Albany review and approval.


IV.
Key Development Responsibilities & Business Terms

The basic document that will express key development responsibilities and business terms will be one or more ground leases.  The campus recognizes that the most practical way to implement the proposed project may be though more than one ground lease.  The ground leases may vary by land use, and provisions from one ground lease to the next may differ with respect to term, financing, rent, early retirement of debt, management, etc.  The following parameters are provided for information and discussion purposes only, and do not constitute a formal offering.  Most, but not all parameters are applicable to both housing ground leases and retail ground leases.  

The financing the construction of community, recreation and maintenance facilities may necessitate unique financing structures.  For these improvements in particular, the campus is willing to explore various forms of financing, as long as the financing does not result in a pledge or use of university capital funds or debt capacity. 

Housing Rental Rates & Terms

A recent campus survey of graduate students found that median rent students pay is $700 per month for a private bedroom in a two-bedroom unit (Fall 2001 survey).  Development teams should attempt to set target rents at an equivalent level, adjusted for an assumed average increase of 4% per year from Fall 2001 to the first year of occupancy of the project.  Thus, for Fall 2005 occupancy, rents should be set at $820 per bedroom.  Beyond the first year of occupancy, any increase in rental rates for residential units over the initial rent described in the financial plan may not exceed the increase in the Consumer Price Index (CPI), up to three percent, plus one-half of the percentage increase in excess of three percent.

Relocation of College of Natural Resources

In order to maintain the continuity of academic research, the College of Natural Resources will need to relocate its agricultural operations, growing grounds and greenhouses to other East Bay locations.  The campus will manage the relocation program as a separate project.  Funding, however, will need to come from the San Pablo Avenue Mixed-Use project.  A pre-condition of developing the Gill Tract areas shown on Attachment B is payment by the selected development team of the following (assuming Fall 2003 relocation):

Area 1: Growing Grounds – Relocation Cost: $730,000 

Area 2: Agricultural Operations and Greenhouse Area – Relocation Cost: $1,250,000

Fixed Ground Lease Parameters

· Condition of Site:  Site will be leased “as is” and subject to all applicable local, state and federal government regulations

· Cost of Development:  The lessee shall be responsible, at its own expense, for all design and soft costs, permitting costs, demolition, on- and off-site improvements, construction costs and other project improvements, inspection fees (including cost of UC building inspection), other government fees, assessments and taxes, project management costs, etc. for all the improvements described in the design and development parameters section.  Access to portion of the site to be developed as community facilities will be made available to the lessee in the form of a license to construct.

· Cost of Operations:  The lessee shall be responsible, at its own expense, for all minor and major maintenance, government fees, assessments and taxes, management costs, etc. for all the improvements subject to a ground lease.

· Financing:  For purposes of securing project financing, the lessee may pledge the rights and privileges granted in the ground lease.  The University, however, will not pledge its underlying fee simple interest in the land as security for the development’s financing.  The University shall have the right to approve all financing and refinancing.

· Transfer & Assignment:  the University shall have reasonable discretion to approve sale, assignment or sublease of lessee’s interest in the project.

· Occupancy:  In any housing tenant lease, occupancy shall be limited to University graduate students without children and newly appointed faculty (“permitted tenants”).  The University may grant exceptions, including renting to other University affiliated students, faculty and staff.  If despite the lessee’s good faith efforts, there are insufficient students, faculty and staff to occupy the housing, the lessee may rent units to the public at market rate.  The ground lease will contain terms and conditions on such leasing to the public, including term of the leasing and allocation of any rental income in excess of the “permitted rent.”

· Property Management: Property is to be maintained in first class condition and otherwise in good, clean, attractive, sanitary and safe order, condition, habitability and repair.  The ground lease agreement will include property management standards.  If the lessee's property manager does not meet established standards, the lessee must replace the property manager, subject to University approval.

· Property or Possessory Interest Taxes: The lessee’s interest in the project may be subject to property or possessory interest taxes by Alameda County.  Benefits of any appropriate tax exemptions based on use of the project must flow to the “permitted tenants” or the University.

· Capital Reserve:  The lessee shall deposit a minimum of 2% of gross revenues from housing into a capital reserve account for major maintenance and repair.  Development teams shall propose a capital reserve appropriate for the retail component of the project.  Consent of the University will be required before the withdrawal of funds from the account.  Upon termination of the lease, remaining balance in the capital reserve shall revert to the University.

· Housing Development and Asset Management Fees: For the housing ground lease, the development fee shall be limited to 3.5% of construction cost; the annual operation management fee shall be 3% of gross revenue; and the annual asset management fee shall be ¼ % of gross revenue.

· End of Term: At the end of the lease term, the University may elect to assume ownership of all improvements on the site, negotiate a new ground lease with the lessee, or alternatively require the lessee to demolish the improvements and restore the site to its original condition.

· Alternative Housing:  The ground lease will contain a date of substantial completion of the housing portion of the project.  Any delay in occupancy beyond the date of substantial completion will obligate the lessee to provide alternative housing to all permitted tenants, which will be assessed on a per unit basis to cover the cost of comparable temporary housing.

· Financial covenants: The lessee will be subject to financial covenants including maximum amount of debt allowed on the project and a minimum net worth covenant, both of which will be indexed by the CPI).

· Equal Opportunity: During the term of the lease, the lessee shall not discriminate against any person employed or seeking employment, or person renting or seeking to rent housing in the project because of race, color, marital status, religion, sex, sexual orientation, handicap or national origin.  
· Indemnity and Hold Harmless Provisions

· Oversight Costs: The ground lease will provide for ongoing oversight of the project by the campus, for which the lessee will be assessed a fee.  This oversight will include monitoring lessee’s compliance with provisions of the Ground Lease and for fulfilling any of the campus obligations under the ground lease.  The campus will determine the fee annually, based upon documented direct costs of the oversight.

Negotiable Ground Lease Parameters

· Term:  The term of any housing ground lease should not exceed 40 years.  With respect to any retail ground lease, the University seeks from development teams proposals for the term of the ground lease.  The University prefers as short of a term as possible.  

· Rent:  The University will seek from development teams proposals for the annual ground lease rent payment to the University.  In general the University seeks a ground lease rent payment based on fair market of the highest and best use of the property, adjusted for terms and conditions of the ground lease, including limits on rent levels and costs of community facilities in excess of those normally found in similar projects.  Payments could be in the form of either fixed rent or percentage rent.  In evaluating proposals, the University will consider its priority position in the project cash flow and risk associated with the payment source.

· Early Retirement of Tax Exempt Financing: In any housing ground lease associated with the project, the campus seeks from development teams proposals for early retirement of tax exempt financing, using a percentage of the balance of funds available after all operations, capital costs and debt service.  

V.
Submission Requirements

Preliminary Interactive Scoping Session

The campus requests a confidential work session with each team approximately 30 days after receipt of the RFP.  The purpose of the session is to allow an interactive discussion of the range of possibilities for the site to ensure optimal use of the site.  Participants for the campus in the interactive sessions may include selected faculty, staff and students from the Berkeley campus, the University of California Office of the President, and City of Albany staff.  

For these sessions, each team is requested to outline at least two alternative plans for the site:

1. Mixed-Use Scenario  – This scenario should incorporate a range of land uses including a prominent retail component to the site as well as reasonably priced student and faculty housing.  The remaining portion of the site should be dedicated to meeting other elements of the program including community facility and open space requirements, and maximizing the amount of housing.   

2. Housing Scenario – This scenario should maximize the amount of reasonably priced housing generated by the project, subject to meeting basic recreation, open space and community facility requirements.  Provision of neighborhood or Village-serving retail space should be included, but would not likely be a prominent land use.  This scenario should be consistent with the design parameters in this RFP.  

Development teams are welcome to explore other scenarios as well.  Using the campus’ program objectives, including City goals, and keeping in consideration community facilities, recreation and open space requirements, development teams are free to prepare a scenario that utilizes the location and physical elements of the site in a innovative and financially feasible way.  Alternative scenarios may depart from the design parameters in this RFP, and creative out-of the-box thinking is encouraged.  (Important note: while development teams may submit an alternative final proposal that departs from the design parameters, teams must also submit a proposal that conforms entirely to the parameters.  The campus generally will not depart from the design parameters except for a solution of extraordinary quality.)

As part of the scoping session, the following information should be prepared for discussion:

· Rough site plan showing building location & massing and street alignments;

· Consideration of surface versus structured parking;

· Broad-brush overview of development phasing program;

· Expected type of retail use and issues of market feasibility;

· Size and type of housing units; and

· Rough financial feasibility in the form of ground rent to campus, housing rents, etc.

Participation in the interactive sessions is voluntary, but strongly encouraged.  In order to protect the confidentiality and preliminary nature of the work, each team may use its discretion as to the distribution of materials in advance or during the work session.  The campus recognizes that the discussions will be based on preliminary analysis.  Therefore, none of the information presented in the work sessions will be used as a basis for selecting a development team.  Similarly, respondents should not rely solely on verbal statements from campus representatives made during the sessions.  In order to ensure that all respondents have the same information and direction, the campus expects to issue a supplement to the RFP following the work sessions.  The supplement will represent formal instruction to all teams.  

Final Proposal Due Date and Contact Person 

Submission Date

Proposals are due no later than 5:00 pm, Friday, October 18, 2002.  Late responses or postmarks will not be accepted.  Responses must be delivered to:

University of California, Berkeley

Physical and Environmental Planning

Capital Projects

A&E Building, Suite 300, Mail Code 1382

Berkeley, CA  94720-1382

Contact Person

If you have any questions regarding this Request, please contact Jeff Bond at 510/643-6869 or jbond@cp.berkeley.edu. 

Final Proposal Submission Requirements

Development teams must submit fifteen (15) copies of their proposal.  Submissions of most material on 8½ by 11-inch paper or 8½ by 14-inch paper are preferred to simplify copying.  Submission packages also should include an electronic copy of the proposal in Adobe Acrobat PDF format.  The university plans to make all submissions available to the public (appropriate arrangements will be made for confidential information). 

The university welcomes a creative response to the RFP in any format that best expresses the development team’s proposal.  In general, the campus requests that proposals not exceed 100 pages.  Responses must include the following elements:

Project Design

Each development team is requested to prepare descriptions of the proposed project in sufficient detail to explain the team’s approach and intent, including the following elements

· Site plan at 1”=60’ scale (also reduced to 11” x 17” sheet to facilitate copying) showing potential building locations, streetscape, parking, landscaping, open space, phasing, etc.

· A series of figure ground drawings that show principal building forms, entrances, open space system, pedestrian & bicycle circulation, automobile & transit circulation.

· Design framework that describes potential architectural themes, building materials, and landscaping concepts, including sample elevations of major building types.

· Brief preliminary outline of proposed building specifications including construction type, expected height, massing, and any important design features.

· Representative floor plans of commercial, residential and community facilities at 1” - 1/8” scale.

· Estimate of gross residential square footage and net leasable residential area, by phase, including number of residential units, bedrooms and baths, and number of beds per unit.

· Estimate of gross commercial square footage and net leasable commercial area, by phase.

· At least five sketches or renderings of the proposed development, presenting the San Pablo Avenue frontage, Monroe Street frontage, Jackson Street frontage, community and open space areas, and a birds-eye perspective showing the entire University Village property.

Financial Feasibility

Each development team shall prepare a separate twenty-year project pro-forma for each ground lease, delineated quarterly during construction and annually thereafter, which includes, by phase of project:

· Estimated construction cost, including hard costs, soft costs, FF&E costs, project management fees, and provision for contingencies.

· Estimated income, broken down by residential and commercial product type, with information shown on assumptions such as vacancy, lease-up, fixed and percentage rents, CAM charges, etc.

· Estimated expenses, broken down by residential and commercial product type, ground lease rent payment, including lease concessions, tenant improvements, major and minor maintenance, taxes, insurance, marketing, utilities, management fees, CAM expenses, etc.

· Debt service including loan amount, financing costs, and amortization schedule.

· Proposed return on IRR on equity during first ten years of the project.

· Payments into the capital reserve account

· Proposed sources of debt and equity financing, including tax credits, government grants, or other established programs.

· List of assumptions for rents, unit costs, etc.

A desired format for the financial analysis will be provided by the campus.

Lease Terms

For each separate lease, describe:

· Site plan showing proposed property or air rights subject to each ground lease;

· Inter-relationships with other leases;

· Amount of ground rent payments over time;

· Proposed term of ground lease(s);

· Percentage of gross revenues to be deposited in a capital reserve account;

· Maximum number of months between execution of ground lease and start of construction; 

· Proposed residential rent schedule broken down by type of unit;

· Other terms and provisions critical to project implementation.

Development Schedule

Each development team shall prepare a detailed development schedule through build out, delineated quarterly, which shows, by phase:

· Term of exclusive negotiation agreement

· CEQA review

· Execution of ground lease

· Design process

· Financing process

· Outside agency permitting

· Demolition (note when occupants of various buildings should plan to be relocated)

· Key stages of construction 

· Leasing & occupancy

A desired format for the project schedule will be provided by the campus.

Ownership and Management Plan

Provide an explanation and organizational chart showing varies entities proposed to be involved in the project, including specific role within the project, associated ground lease, and corporate status.  In addition, provide a description of how the project would be managed both during development and after completion, including responsibility for marketing, leasing, maintenance of buildings and grounds, and resident services and support.  The plan should include staffing requirements and supervisory relationships within the development team.  Ultimately the management plan should lead to a single day-to-day project manager and a single senior management point of contact during project development.  Upon completion of construction, management of the separate elements of the project can be separated out.  A daily on-site management presence, however, is critical.

Update of Qualifications

In the event there are changes in the composition of development teams, the proposal should include an update on the team members having a significant development role.  The update should include information similar to the information requested in the request for qualifications.

VI.
Selection Process

The distribution of the RFP represents the beginning of the second phase of process to select a development team to enter into an exclusive right to negotiate for the lease of the San Pablo Avenue property.  It is the university’s objective to select a development team and enter into an exclusive agreement by late 2002.  

The ultimate lead decision-making entity on the selection process is the Board of Regents of the University of California.  The Regents will be asked to certify the CEQA review, amend the master plan, authorize execution of the ground lease, and approve final design.  The University of California Office of the President (UCOP) is responsible for overall administration of the university system, including all real property transactions.  Therefore, UCOP Real Estate Services Office and the office of the General Counsel will be involved in all aspects of the selection and lease negotiation process.  

The Berkeley campus has established the Executive Campus Planning Committee (ECPC) to make recommendations to the Chancellor on various capital projects.  The ECPC in turn has established the San Pablo Avenue Task Force.  The Task Force will be responsible for reviewing proposals in detail and interviewing development teams.  The Task Force includes academic and administrative senior management, faculty, and students, as well as City of Albany staff.  Ultimately the Chancellor will select the preferred team for exclusive negotiations, based on input from senior campus management, ECPC, the Task Force and others as may be appropriate.  Capital Project staff are the principal day-to-day contact for development teams during the selection process and will prepare an evaluation matrix of proposals, which will be used internally by the campus during the selection process.

The Berkeley campus and the city of Albany are working closely to ensure that the ultimate project is responsive to city policies and fits in with the character of the city.  Therefore, city representatives are expected to be closely involved with the campus during review of proposals, and will contribute to the selection process.

Community input will continue to be important during the development team selection process.  Development teams should expect that submissions would be public documents unless arrangements are made in advance for confidential financial statements or other information that may be protected by state law.  In conjunction with the City and other interested parties, the campus will organize one or more community forums to allow the development teams an opportunity to present their proposals and receive input from the community.  In addition, campus staff will continue to meet regularly with community organizations and individuals that have an interest in the project.

Selection Criteria

· Completeness and Responsiveness to the RFP – Proposals will be evaluated with respect to the degree the submissions include the information requested in this RFP in a cohesive and concise manner, reflecting a sound understanding of the project.

· Responsiveness to Programmatic Objectives – The campus will evaluate the proposals to ensure that the project contributes to meeting the campus academic mission.  Specifically, the proposals will be evaluated with respect to maximizing the amount of housing at reasonable rents, maintaining the level of service of community and recreational facilities, and creating a high quality retail environment that is responsive the needs of the community.

· Architecture and Design Quality – The campus is seeking a distinctive project with excellence of design throughout the site.  The proposals will be evaluated with respect to excellence and overall quality and creativity in the plan and design and well as responsiveness to design parameters described in the RFP.  The proposals also will be evaluated for technical quality of the design, as well as operational flexibility and adaptability, to ensure that use adjacencies and movement of people well were thought out.

· Financial Feasibility – The campus is seeking an economically viable project that has reasonable assumptions about revenues and expenses and that can be expected to withstand changes in market conditions.  The focus of this selection criterion is to ensure that the proposal is viable from the development team’s perspective.  Proposals will be evaluated to ensure reasonableness of assumptions about revenues, construction costs, and management costs.  In addition, proposals will be evaluated with respect to the strength and credibility of the approach to financing.

· Business Offer and Lease Terms – The proposed ground lease terms will be evaluated with respect to the financial return to the campus and the UC system over the life of the project, as well as the key terms and conditions of a ground lease.  Among other things, minimization of financial and contractual risk to the university will be evaluated.

· Development Schedule – The development schedule will be evaluated for timely implementation of the project and viability of project phasing.  Consideration will be given to the phasing program to ensure that each incremental phase of the project can stand on its own in terms of campus program objectives, design, financial viability, and business offer.

· Management Plan – Once the ground lease is approved, the campus expects that the selected development team will have day-to-day responsibility for implementing all aspects of the project.  The proposals will be evaluated with respect to the organization capacity and experience of the development team to implement and manage the project.

· Extraordinary Elements and Special Amenities – Throughout the selection process, the campus encourages development teams to think creatively about ways to achieve the campus program objectives and best redevelop the site.  This particular selection criterion is intended to allow the campus to expressly consider creative aspects of proposals that do not necessarily fall into other selection criteria. 

Schedule

The following is a general outline of the key milestones leading to the development of the site:

	Milestone
	Date:

	RFQ Submission Deadline:
	March 1, 2002

	Community Forum on Design Parameters
	April 29, 2002

	Short List Announcement
	May 2002

	Issuance of RFP:
	July 16, 2002

	RFP Response Due:
	October 18, 2002

	Second Community Forum:
	After Submission of Proposals

	Selection of Development Team:
	Late 2002

	Term of Exclusive Negotiation Agreement:
	12 months

	CEQA Review and Entitlement Processing:
	Concurrent with Term of Exclusive Negotiations

	UC Regents Action on CEQA & Ground Lease:
	Fall 2003 – Winter 2004

	Target for Start of Demolition & Construction:
	After Regents Action on Project


VII.
General Conditions

Modifications to the RFP

Any material clarifications or modifications to the RFP or the selection process will be made in writing and provided to all respondents.  It is the responsibility of the development teams, before submitting a response to the RFP, to ascertain if the university has issued any notices, clarifications, addenda, or other communications to responders.  Oral explanations or instructions from university staff, campus staff, city officials, or consultants shall not be considered binding on the university.

Reserved Rights

The university reserves the right to:

· Modify or cancel the selection process or schedule at any time;

· Waive minor irregularities;

· Reject any and all responses to this RFP and to seek new proposals when it is in the best interest of the university to do so;

· Seek clarification or additional information from respondents as it deems necessary to the evaluation of the response;

· Request any additional information or evidence from individual respondents, including but not limited to evidence of the lessee’s financial status;

· Judge the respondent’s written or oral representations as to their veracity, substance and relevance to development of the property, including seeking and evaluating independent information on any development team;

· Incorporate this RFP and the selected team’s response to this RFP as a part of any formal agreement between the university and the respondent;

· Modify the development opportunity available to potential development teams; and

· Develop other projects that may compete directly with the proposed project.

Hold Harmless

By participation in this RFQ/RFP process, development teams agreement to hold harmless the University of California, it officers, employees, students and consultants from all claims, liabilities and costs related to all aspects of the development team selection process.

Public Information

All documents, conversations, correspondence, etc. between the university and respondents are public information subject to the laws and regulations that govern the university, unless specifically identified otherwise.

Expenses

All expenses related to any development team’s response to this RFP, or other expenses incurred while the selection process is underway, are the sole obligation and responsibility of that development team.  The university will not, directly or indirectly, assume responsibility for these costs.  In addition, the university shall not be liable for any real estate commissions or brokerage fees that may arise because of the development team selection process.

The respondent shall not offer any gratuities, favors, or anything of monetary value to any official, employee, or outside consultant associated with the development of the property for purposes of influencing consideration of a response to this RFP.

Representations

The university makes no representations about the conditions of the site, including buildings, utilities, soils, land use entitlements, or other surface, subsurface or legal conditions.  The respondent shall make its own conclusions concerning such conditions.  Information referenced in this RFP or otherwise made available by university staff or consultants, is provided for the convenience of the responders only.  The university does not warrant the accuracy or completeness of this information.

Exclusive Negotiations and Future Phases of Redevelopment

The university reserves the right to hold exclusive negotiations that may differ from the terms and conditions originally solicited or offered, to the extent allowed by the laws, regulations and policies that govern the university.  The university is under no obligation, however, to exercise this right.

Appendix A.  UC Facilities Manual:  Codes and Regulatory Compliance

Building codes, standards, federal and state legislation, and federal, state, and local agency regulations affect University projects, including the proposed project.  The University is generally its own enforcement agency for all code requirements except those regarding fire code, access compliance, and medical facilities covered by the Office of Statewide Health Planning and Development.  For these code requirements, University projects are subject to plan approval and enforcement authority by three state agencies.  The University of California Facilities Manual summarizes important policies, procedures, and guidelines for facilities management and operation.  The manual is available online at http://www.ucop.edu/facil/fmc/facilman/welcome.html.  For example, careful review should be given to code and regulatory compliance requirements (volume 3, part 1, chapter 4).

As described in the Facilities Manual, design and construction projects must comply with all applicable state building code requirements and all applicable local, state, and federal agency regulations.  Several other titles of the California Code of Regulations (CCR) apply to different aspects of University projects.  These titles may include operational or construction provisions.  Use of these titles depends on the type of project. 

Title 24, or the California Building Standards Code, is one of 26 titles of CCR, formerly called the California Administrative Code (CAC).  By administrative policy, the University uses all ten parts of the more restrictive CCR, Title 24, for code compliance of its projects.  For specialized projects, such as asbestos abatement, there may be other federal, state, and local regulations, licenses, and special permits required.  The University enforces the energy efficiency code requirements of Title 24, Part 6, California Energy Code, for its projects. 

In addition, the city of Albany’s fire department shall review the emergency access plans, including road location, configuration, turning radius, width, and location of fire hydrants.  Various utility providers and the city of Albany should be consulted to assess the project's impacts on their services, such as right-of-way access, easements, and utility consumption. 

University policy requires responsible design professionals to submit specific certification (as required by the California Energy Code) for inclusion in the permanent project record documents file.  In addition, facilities are subject to both the federal and state Clean Air Acts, which are implemented through regional air quality management districts.  Facilities also are subject to the Americans with Disabilities Act and the Clean Air Act. 
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