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1. EXECUTIVE SUMMARY

1.1 Development Opportunity

The City of Los Angeles Economic and Workforce Development Department (EWDD)
is seeking proposals for the development of the 14,600 square foot lot at the
intersection of 1% and Boyle, in Boyle Heights, CA (the “Project’) and seeks to enter
into an Exclusive Negotiation Agreement (“‘ENA”), which may lead to a Disposition
and Development Agreement (“DDA”) with the selected development team. The
Project entails the disposition and development of the vacant City-Owned lot. The
City is looking for proposals that can incorporate one or several of the following uses:
Public Open Space, Public Parking, a Community Center, Housing, and Retail.

With the numerous ongoing redevelopment efforts in Boyle Heights, the 1% and Boyle
site offers a valuable opportunity to contribute to the long-term economic growth in
Boyle Heights and the City. In order to align with community input, proposals that
incorporate public open space, public parking, a community center, neighborhood
serving retail, and affordable housing will receive additional points. The most qualified
projects will incorporate a strong understanding of the unique urban fabric of Boyle
Heights, while at the same time maximizing community benefits and being financially
feasible.

1.2 Location

The 1* and Boyle site is generally bounded by East 1* Street on the north, South
Boyle Avenue on the west, residences on the south, and an alley on the east (See
Map - Exhibit A). The lot is located at a busy intersection that garners significant foot
traffic due to its close proximity to the Metro station, residences, and local dining and
businesses.

1.3 Size
The total development site is approximately 14,600 square feet or 0.34 acres.

1.4 Property Status

There is one (1) parcel comprising the Site. It is owned by the former Community
Redevelopment Agency of the City of Los Angeles and located at 100 - 114 South
Boyle Avenue (APN 5174018900). The property is maintained by the City of Los
Angeles Board of Public Works Office of Community Beautification.

1.5 Community Benefits and Desired Uses

Proposals should include benefits that will enhance the Boyle Heights neighborhood.
The successful proposal will likely prioritize affordable housing and/or service
oriented retail. As described below, community priorities are for the development of
public parking, public open space/community center, affordable housing, and
neighborhood serving retail.

1) Public parking, with the understanding that underground parking may be
prohibitively expensive.

2) A park or community center, though there is no city source for financing the
purchase and improvement of either.

3) Affordable housing has strong community support, and proposals with affordable
housing at the deepest level of affordability will receive additional points.

4) Locally owned and service oriented retail will also receive additional points.
Specifically, the community has expressed interest in a replacement laundromat
or a market with fresh foods.
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1.6 Development Team

To be considered responsive to this RFP, all Proposals must identify development
team members and/or partners with the qualifications listed below. Resumes and
references must also be included.

a.

b.

Successful and recent development, ownership and management of the type
and size of project(s) being proposed in the Development Team’s response;
Demonstrated access to private capital, financially feasible and the ability to
close on the land purchase within one year from the date of this proposal;
Experience with successful community engagement around the development
of urban infill projects; and

Experience in public-private partnerships that involve a variety of public and
private financing methods.

1.7 Site Tour/Pre-Proposal Conference
The EWDD will schedule a site tour/pre-proposal conference at the Site to discuss
the RFP on Thursday, June 2, 2016 at 11:00 am.

1.8 RFP Process Schedule
The tentative schedule for developer selection, negotiations, execution of the
Disposition and Development Agreement:

Issuance of the Request for Proposals Monday, May 9, 2016

Site Tour/Pre-Proposal Conference Thursday, June 2, 2016 at 11:00 am
Questionnaires/Inquiries Due Friday, June 24, 2016 at 5:00 pm
Proposals Due Friday, August 5, 2016 at 5:00 pm

May 11, 2016
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2. 15T AND BOYLE OPPORTUNITY SITE

2.1 Boyle Heights Today and History of the Community

Today, Boyle Heights is a vibrant residential and commercial destination. Over the years,
it transformed from a collection of nineteenth-century mansions to a substantial working
class suburb consisting of compact single story homes. The 2010 U.S. census counted
91,193 residents in the 6.52-square-mile neighborhood—an average of 13,986 people
per square mile, a high density for communities in Los Angeles County. The community
is located within Los Angeles County’s First District and the City of Los Angeles 14th
Council District.

Boyle Heights is a predominantly immigrant community and includes many families with
children. The median age for residents was 25, considered young for both the city and
the county. An estimated 52% of the local residents were born outside of the United
States, with Mexico (87.7%) and El Salvador (4.5%) among the most common places of
birth for Boyle Heights residents. The ethnic breakdown for the Boyle Heights community
is Latino, 94.0%; Asian, 2.4%; white, 2.0%; black, 0.9%, and others, 0.7%. The median
household income (2008 dollars) is $33,235, considered low for the City of Los Angeles
and low for Los Angeles County. An abundance of youth in the district makes the
presence of over twenty public schools and ten private schools a necessity.

The multicultural history of Boyle Heights can be traced back to its origins as a gateway
for newcomers to the city. From the 1920s to the 1950s Boyle Heights was the most
racially mixed neighborhood in Los Angeles, home to large concentrations of Jewish,
Mexican, Japanese, and other residents from Europe and Asia. With the rise of Jewish
immigrants in particular, community developments began to unfold. Breed Street Shul,
then referred to as the "Queen of the Shuls," opened in 1923 and housed the
Congregation Talmud Torah of Los Angeles, which in the coming years became the
largest of the then 30 recognized Jewish congregations in Los Angeles, consisting of
75,000 members.

By the 1970s, the Jewish population had shifted to the west and the predominantly
Mexican American enclave that Boyle Heights is currently known as today began to take
shape. A neighborhood once consisting of kosher butchers, bakeries, and synagogues
transitioned into one characterized by Mexican restaurants, Latino markets and shops,
celebration of mariachi musicians and music, and colorful murals.

Boyle Heights offers a variety of activities and places for recreation and cultural
exploration. Mariachi Plaza provides entertainment with its array of musical performances
while Hollenbeck Park features grassy knolls for relaxation. The ever present murals
provide a pleasing aesthetic for visitors, whether drawn to the neighborhood for its unique
dining or colorful mix of shops. Boyle Heights has undergone historically significant
evolution over the past century, and the neighborhood continues to grow and evolve.
With the high visibility of this site, there is considerable development potential for the
greater benefit of the community.

2.2 The Opportunity

The 1* and Boyle site is situated in a prominent corner of an evolving commercial and
residential neighborhood. Specifically, it is within one block of local Bus Lines, the Metro
Gold Line Subway Station, and various small businesses. Within walking distance are a
number of popular cafes and restaurants such as Un Solo Sol, La Serenata, and Birrieria
De Don Boni. The site provides significant opportunity to augment and take advantage of
existing redevelopment efforts in the neighborhood.
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The Metro Gold Line Eastside Extension, which opened in November 2009, has ignited
redevelopment, with a total of four (4) stations in Boyle Heights: Aliso/Pico, Mariachi
Plaza, Soto Station and Indiana Station. Immediately adjacent to the stations or within
close proximity are various parcels of land that were acquired by Metro to either build the
station or for construction staging.

Metro’s Joint Development group has initiated development efforts on five sites, including
Cesar Chavez and Soto, 1% and Soto, Mariachi Plaza Station, Cesar Chavez and Fickett,
and 1* and Lorena.

Cesar Chavez and Soto will have 77 units of affordable housing with 8,500 square feet of
ground floor retail. 1 and Soto will have 65 Affordable Housing Units with 5,000 s.f.
commercial space on the ground floor and 65 parking spaces. Mariachi Plaza and the
Cesar Chavez and Fickett sites are in the beginning stages of a community engagement
process to create community-driven Development Guidelines. 1% and Lorena will include
49 units of affordable family housing, with 24 of the units offered as supportive housing
for veterans, and 10,000 s.f. of ground floor commercial space. These Metro Joint
Development projects are at various stages of advancement that will contribute to the
unified objective of community improvement.

In conjunction with the humerous ongoing redevelopment projects in Boyle Heights, the
1* and Boyle site has marked potential to contribute to these efforts and increase the
quality of life in both the community and the greater Los Angeles area.

Other notable projects in the immediate vicinity include the newly renovated Boyle Hotel
at Mariachi Plaza. Located diagonally from the opportunity site, the Boyle Hotel (also
known as the Cummings Block) is one of the oldest remaining commercial structures in
Los Angeles. Designed by architect W.R. Norton in 1889 for George Cummings and his
wife Maria del Sacramento Lopez, this Victorian-era hotel became a social and political
center for the community and encouraged the residential and commercial development of
Boyle Heights.

In the 20" Century, the Boyle Hotel became associated with the many mariachi
musicians who rented rooms in the hotel and gathered in the adjacent plaza, earning it
the nickname “Mariachi Hotel.” In 2012 the Boyle Hotel underwent a $24 million
renovation and restoration that saved many architectural features of the building and
created 51 units of affordable housing and three ground floor commercial spaces. The
Boyle Hotel is a Los Angeles Historic-Cultural Monument.

Under construction across Boyle Avenue is the Santa Cecilia Apartments, an 80 unit
affordable housing development with ground floor commercial retail.

2.2.1 Project Goals and Objectives

EWDD seeks to promote the economic well-being of Boyle Heights, increase job
creation, potentially provide housing for households at affordable income levels and
improve the quality of the environment. The RFP reflects the concerted effort of the City
and the community to meet these major development goals with a project that integrates
the local identity with a sense of place through appropriate scale, density, land uses, and
sensitive urban design.
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2.3 The Site

'S q.'

Boyle

2.3.1 Site Description

The Site under consideration for development is generally bounded by East 1st Street on
the north, South Boyle Avenue on the west, residences on the south, and an alley on the
east.

The single parcel is 14,600 square feet or 0.34 acres. It is zoned C2.

The City is open to the selected development team(s) pursuing and negotiating private
assembly of non-City-owned sites wherever possible for the purpose of providing parking
or expanding the development if site control can be demonstrated.

2.4 Project Requirements

EWDD seeks to promote the economic well-being of Boyle Heights, increase job
creation, potentially provide housing for households at affordable income levels and
improve the quality of the environment. The City is looking for proposals that can
incorporate one or several of the following uses: Public Open Space, Public Parking, a
Community Center, Housing, and Retail.

All proposals should include the following requirements:

a) ldentification and inclusion on the development team of key members
experienced in similar scale developments in neighborhoods with
comparable demographics. A strong understanding of the urban, cultural and
historic fabric of Boyle Heights is essential in the preparation and realization
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of a vision that best serves the community. Experience in successful
community outreach and participation.

b) Development of the 1% and Boyle site as financially self-sustaining.
Proposals must include detailed descriptions of how the development will
achieve this objective and a pro forma that includes revenue and operating
cost projections.

c) Achievement of a high level of concern for the architectural, landscape and
urban design, and land use principles with attractive landscaping,
native/drought tolerant plants.

d) Design should complement existing urban context taking into account nearby
buildings, materials, art, murals, color palette, Mariachi Plaza & kiosk.

e) Development should be pedestrian oriented.

f) Development on site should have universal design, so that all areas of the
property are immediately accessible to persons with disabilities with no
modifications required.

g) The 1* and Boyle property will be developed with sufficient on-site parking to
meet the needs of all project components, with preference for subterranean
parking.

Any proposals including housing should incorporate the following requirements:

a) Housing for a diverse range of incomes, including extremely low, very low,
and moderate income households covenanted to remain affordable for 55
years.

b) Housing for families.

Any proposal including retail should incorporate the following requirements:

a) A focus on developing locally-owned and neighborhood serving oriented

retail options. Stakeholders expressed preferences for a medium sized

neighborhood market with fresh produce. Desire for a laundromat and office
space for community non-profits was also expressed.

b) Local retail should be subsidized if possible, and that subsidy should be
covenanted for as long a term as possible.

c) No proposals for off-site sales of liquor.
d) No chain stores.

Any proposal including public parking should incorporate the following requirements:
a) Competitively priced public parking relative to nearby parking options.

b) Parking must be adequately secured and lit to prevent nuisance activities.
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Any proposal including a public open space should incorporate the following
requirements:

a) Amenities for a diverse age range especially toddlers, children, youth, and
seniors.

b) Park design should focus on alternatives to concrete.

Any proposal including a community center should incorporate the following
requirements:

a) Activation opportunities for a variety of community functions, events, and
uses. For example: performance space, recreation space, after school
programming, and art gallery.

b) Space should be designed for a diverse age range including toddlers,
children, youth, and seniors.

2.5 City Involvement

The City holds an Option Agreement with the CRA/LA for the 1% and Boyle property and
will engage in the process of obtaining the property in order to ensure the viability of any
proposal. The Option Agreement requires the City to pay Fair Market Value to the
CRA/LA at the time of acting on the Option, which must be assumed in any Development
Pro forma submitted.

The City recognizes that the potential significant benefits of proposed projects may
require City subsidy, however it should be noted that the City has not identified incentives
or set aside public financing for this Project. All proposals must clearly indicate funding
gaps and specifically identify any City incentives or public assistance required to
successfully develop and operate their proposed project. The feasibility of these requests
will be gauged as part of the final evaluation and scoring of responses.

251 The Planning/Entitlement Process:

The Office of Councilmember Jose Huizar, the EWDD and the Department of City
Planning are committed to working with the selected development team to achieve all
necessary entitlements. In addition, the EWDD will assist with coordinating across City
agencies. However, it is the ultimate responsibility of the Development Team to secure
all necessary permits, approvals, and entitlements required for the selected project.

Development Team(s) further acknowledges that receipt of this RFP does not constitute
approval by EWDD or the City of any required permits, applications, or allocations, and in
no way limits the discretion of the EWDD or the City in the permit review and approval
process.

Development Team must conduct their own due diligence before submitting a response
and are strongly encouraged to review the following documents related to the planning,
zoning, building conditions, and entitlements of this area:

1. Los Angeles City General Plan Framework
2. Community Plan — Policies and objectives, design Guidelines
3. Current Zoning — ZIMAS: http://zimas.lacity.org/

2.5.2 Financial Assistance

Development Financing: Assistance from the City of Los Angeles, if any, will be
determined on the basis of the Proposal submitted and subsequent negotiations with the
Development Team selected through the RFP process. Those proposals that maximize
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private financing (debt and equity) and minimize public financial assistance will be given
additional points as further described in Section 3.4 Evaluation Criteria.

Operating Proforma: The project must be financially self-sustaining. Proposals must
include a detailed pro forma that includes revenue and operating cost projections.

3. RFP PROCESS

3.1 Submission Requirements

To allow interested respondents an understanding of the complete requirements for
response, this RFP includes the requirements for each phase. The submission must
contain the following elements, which must be answered as completely as possible in the
outlined organizational order. Please submit information in appropriate detail on each of
the items described below to allow adequate review and evaluation of your proposal:

e Cover Letter.

e Identification of Development Team and Associates. Applicant
should identify key consultants.

e Development Team Qualifications.

e Proposed development and design program, including estimated
square footage of retail, office, parking or residential space (based
on proposal) with detail on number, bedroom and income mix of the
proposed residential component as well as number of parking
spaces provided and attributed to each use.

o Description of prior projects in which the Development Team
participated of similar type and magnitude.

e Financial Feasibility of Proposed Project, including pro forma
showing development cost budget, sources and uses, and 10 year
cash flow projections for all project components.

e Proposed community benefits.

e Business Terms.

o References.

3.1.1 Cover Letter

Two (2) 8 ¥2 x 11 inch, single-spaced pages maximum signed by an authorized officer of
the lead firm, summarizing the major points contained in the submission, and providing
the name, address, email address, telephone number and fax number of the key contact
person.

3.1.2 Identification of Development Team and Associates
For each of the principal parties comprising the proposed Development Team, provide
the following information:

a) Name, address, telephone number and email address of Development
Team Member and Project Manager (if appropriate).

b) Identification and organization of Development Team (individual,
corporation, partnership, other).

C) Identification of principals of development organization and project

manager (corporate officers, principal stockholders, general and limited
partners) and manager to be responsible for proposed project.

d) Indication of any relationship the development organization may have
with a parent corporation, subsidiaries, joint ventures or other entities. If
a joint venture is proposed, percentage of ownership of each entity shall
be specified. Describe the financial, liability-related, and other decision-
making relationships.
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e)

Resumes for all key Development Team members including all assigned
personnel, describing relevant project experience as related to the
subject submittal, and specific technical skills. The minimum information
to be included in the resumes shall include the person’s education,
showing related certificates, degrees, schools and dates; work
experience, showing previous employers, job titles and functions by
calendar date and by duration in months and years; and other
information as relevant to the specific assignment.

3.1.3 Development Team Qualifications/Financial Capacity

The Development Team’s ability to see a project from conception through fruition is
especially important to the City of Los Angeles. Strong weight in the evaluation process
will be given to a Development Team that has experience and a track record in each of
the following areas. Keep each sample project to two pages. Please provide:

a)

b)

c)

d)

e)

f)

9)

h)

)

A list of similar development projects in which the Development Team
and proposed associates have participated, describing the relationships
to these projects (i.e. developed, owned, operated and/or managed) and
a general description of the project(s) including any unique challenges.
Identify the location, total project costs, land uses, length of time to
complete and actual completion dates.

Financial statements for Developer and/or principals (last two years
audited and most recent interim unaudited).

Statement regarding any prior bankruptcy and all outstanding
judgements, pending or final, against the Developer or any related
individual or entity.

Description of the ownership entity for the project including an
organization chart and percentages of ownership of each entity involved.
Listing of current projects in the Developer's pipeline, including
predevelopment, construction and lease-up activities underway. This list
should include the location, project type, size and total development cost
for each project.

An organization chart and organization documents for Development
Team members who will be in ownership positions (Articles of
Incorporation, By-Laws, Partnership Agreement, Operating Agreement,
Limited Liability Certificate, etc.)

Descriptions and illustrations of the proposed architect's or architects’
work on development projects that have been built or are under
construction. If possible, include photographs of these projects.

If proposing to develop housing as part of the project, provide a
description of other market rate and affordable housing projects
developed, owned and managed, including success in obtaining Low
Income Housing Tax Credits, State Housing and Community
Development program funding and funding from the Los Angeles
Housing + Community Investment Department.

For each project or relevant experience, a name and phone number of a
contact person familiar with this project who can act as a reference.
Explanation of how the Development Team proposes to finance the
project by providing a description of how the developer(s) financed
projects of similar type and scope, including total project cost, sources
and uses for similar projects. Describe a specific project and how you
have handled unexpected budget increases during project
implementation and how budget gaps were filled.

3.1.4 Development Program (Design/Development Concept)
Please provide the following:

May 11, 2016
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a)

b)
c)

d)

e)
f)

)

A general overview of the type of development that the Team considers
appropriate for the site.

A site plan and elevations.

If the proposed development includes retail, institutional use, or hotel
indicate which tenants or operators have been identified for the site, if
any, and the development team’s working relationship and/or ability to
secure a lease with that entity.

Concept project renderings or precedent images to convey the vision for
the project, preferably relating to projects completed by the Development
Team.

Type of housing to be developed on the site (if any), e.g. family, large
family and/or senior housing; and proposed support services.

If the housing proposed will be affordable, please provide a unit matrix
that shows size and type by affordability level.

Project development timeline showing schedule of major milestones.

3.1.5 Financial Feasibility of the Proposed Project
Please provide the following:

a)

b)
c)

d)

Sources and Uses of Funds for each phase of development, including a
development schedule that shows major development and financing
milestones.

Project Development Budget (total development cost).

Project Operating Pro Forma, including 10-year cash flow analyses with
clear explanations of all assumptions.

Market data which demonstrates the feasibility of projected revenue
streams.

3.1.6 Community Experience

Describe, in detail, the Development Team’s experience in working with and developing
in ethnically diverse and low-income communities. Did you engage the community and, if
so, how? Have you experienced community opposition to your development proposals in
the past? If so, how did you work towards a resolution with the community? In addition
to this description, please provide the following:

a) Examples of community benefits provided by past and current
projects you have developed; and
b) Community references (residents, business/property owners,

community based organizations, and/or other community
stakeholders).

3.1.7 Business Terms
Business terms must include, at minimum, the following:

May 11, 2016

e Proposed Deal Structure. Indicate division of responsibilities for the
project’s successful completion.

¢ Initial Conditions. Indicate any initial conditions or requirements,
which are needed to be granted by a governmental entity. These
initial conditions may include, but are not limited to, financial
assistance, monetary contributions or land write down, tax credit
programs, technical assistance, City variances or special entitlement
processing, and any similar contingency which could result in
additional time and resources on City’s behalf to complete the
project.
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3.1.8

3.2

3.2.1

e Project Time Schedule. A schedule of performance outlining the
estimated time for each step and phase. Include summary “time
line” or other similar graphic representation of the development
processes. The schedule should recognize the time involved in
completing site assembly, finalizing development agreements,
receiving project entitlements, designing the project, financing the
project, commencing construction and completing construction, lease
negotiations, marketing and final occupancy.

e Community Benefits Package. Proposal of benefits, which will come
from the construction and ongoing operation of the proposed
development. Examples of community benefits include: local hiring,
living wage jobs, job training opportunities, affordable housing, public
open space, new taxes being paid, etc. If discussing jobs, please
provide an estimate of jobs to be retained and new temporary and
permanent jobs to be created.

References

Provide a list of a least three (3) references, including contact, title, addresses,
email address and telephone number for the agency/business which your firm
provided similar services. Also indicate the year in which your firm provided the
services for the agency/business. Provide at least one reference from a lender
and one from a public agency with which you have worked.

SUBMISSION OF PROPOSAL

Proposal Submission

The City desires succinct submittals addressing the specific information
requested herein. All submittals shall be in the format described herein. In order
to ensure that each submittal is reviewed and evaluated properly, it is important
that each submittal follow the format with attention to the following:

a) Statements shall be organized in the order presented in Section 3.1 and
shall have tabs keyed to the requirements outlined in this Section.
Statements shall be a straightforward delineation of the respondent’s
capability to satisfy the intent and requirements of this RFP, and shall not
contain redundancies and conflicting statements.

b) All proprietary information shall be identified as such by the respondent.

C) Development Team(s) must submit one (1) original and five (5) copies
(total of 6 sets), of the RFP response document in 8-1/2” x 11” format
and one (1) electronic version in Portable Document Format (pdf). No
copies will be made at EWDD or by EWDD staff. If large-format drawings
or exhibits are included in the submittal, copies of these exhibits shall be
reduced to 8-1/2 “x 11” format or folded 11” x 17” format and shall be
included with the submittals described above.

3.2.2 Deadline Date for Submission of Proposal

Proposals in response to this RFP must be received by City of Los Angeles Economic
and Workforce Development Department by Friday, August 5, 2016 at 5:00pm (Pacific
Standard Time).

All Proposals shall be marked “Proposals for the 1°' and Boyle Opportunity Site”
and hand-delivered to:

City of Los Angeles Economic and Workforce Development Department
Attn: Samuel Hughes
1200 West 7" Street, 6" Floor

May 11, 2016

1st and Boyle Opportunity Site | 13



Los Angeles, CA 90017

Proposals will be time and date stamped. The person who delivers the proposal package
will be issued a “Notice of Receipt of Proposal.”

Proposals submitted via U.S. Postal Service, fax or e-mail will not be accepted.
Proposals received after the deadline will not be accepted.

The City reserves the right to extend the submission deadline should this be in the
interest of the City. No exceptions will be made to these procedures.

3.2.3 On-Time Delivery

It is the sole responsibility of the developer submitting the proposal to see that it is
delivered on time. The developer is entirely responsible for the means of delivering the
proposal to the appropriate location on time. Delays due to internal routing of misdirected
proposals or due to verbal directions given by City of Los Angeles staff shall be the
responsibility of developer.

3.2.4 Signature
The proposal must be signed in the name of the developer and must bear the actual
“wet” signature of the person authorized to sign proposals on behalf of the developer.

3.2.5 Completion of Proposals

Proposals shall be completed in all respects as required by the instructions herein. A
proposal may be rejected and deemed non-responsive if it is conditional or incomplete, or
if it contains alterations of form or other irregularities of any kind. A proposal will be
rejected if, in the opinion of the City, the information contained therein was intended to
erroneously and fallaciously mislead the City in the evaluation of the proposal.

3.2.6 Questions, Inquiries and Clarifications
Please refer all questions, inquiries and requests for clarification regarding this RFP in
writing to ewdd.1standboylerfp@Iacity.org

Technical assistance will be available for questions regarding the requirements of
the RFP. Such assistance is intended to further explain the City’s requirements
and expectations. The City will not provide assistance on a proposer’s narratives
nor will the City review or evaluate a proposer’s responses to the RFP prior to the
close of the RFP process.

All technical assistance questions must be submitted via e-mail. The proposer’s
question must identify the RFP page and section of the subject matter to which the
proposer is referring. The deadline to submit requests for technical assistance is
Friday, June 24, 2016 at 5:00 pm.

To ensure fair and consistent distribution of information, questions will be
answered by Question-and-Answer (Q&A) documents. They will be uploaded on
LABAVN (http://www.labavn.org/) as Additional Documents on the 1°' and Boyle
listing. Individual answers will not be given directly to the inquirer and a
consolidated answer may be provided in response to several questions that are
similar in nature. Q&A uploads will be performed on a regular basis to ensure the
prompt dissemination of information.
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3.3 SELECTION PROCESS

All proposals submitted in response to this RFP will be reviewed for their relative
strengths and weaknesses based on the submission requirements and evaluation criteria
described herein, including consistency with the goals and objectives of this RFP. In
addition, proposals will be reviewed for completeness, developer and team experience,
the proposed development plan, as well as the ability of the respondent to finance,
undertake and complete the proposed project in accordance with an agreed upon time
schedule.

Upon receipt of proposals, a panel of professionals and community stakeholders will
review and score the proposals and will recommend a short list of development teams to
interview. EWDD may contact references and industry sources, investigate previous
projects and current commitments, interview some or all of the development team
members, and take any other information into account in its evaluation of the responses.
The EWDD reserves the right to request clarification or additional information from
development teams and to request that development teams make presentations to
community groups or others.

If the composition of the development team(s) changes during the RFP process, the
developer will be required to notify the EWDD of these changes and, at its sole
discretion, the EWDD will determine whether this revised development team meets the
requirements of the Request for Proposals.

Once the review panel makes its final recommendation, the selected proposal must be
approved by the City Council and Mayor of Los Angeles. Upon approval of the
development team, EWDD staff may prepare an Exclusive Negotiation Agreement (ENA)
in cooperation with the development team.

The review and selection process is anticipated to take approximately 60 days from the
“‘Due Date.” During this time period, EWDD staff will evaluate all proposals on the basis
of the information submitted; RFP respondents may be asked to meet with the review
panel, EWDD staff, Council and the community to present and/or discuss their proposal.

3.4 Evaluation Criteria
Submission will be evaluated based upon the following criteria:

Development Team Qualifications/

Financing Capacity (20 points)
Development Program/Operations Concept (30 points)
Financial Analysis (30 points)
Community Benefits Provided (20 points)
MAXIMUM POINTS 100

RIGHT TO REJECT ALL PROPOSALS

This RFP is not a contract offer, a request for technical services or an agreement to
construct any project that may be proposed or otherwise submitted and does not commit
the City to enter into any exclusive negotiating agreement, disposition and development
agreement, ground lease, or any other agreement, or to accept any part of any proposal,
including, without limitation, a selected proposal, or to pay any costs incurred in
submission of any proposal. Should this process result in an Exclusive Negotiating
Agreement, the execution of such agreement does not constitute a contract, agreement
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or promise that such agreement will lead to a Disposition and Development Agreement or
ground lease, or that the City will agree to build or have built any proposed project.

35 City Non-Liability and Related Matters

The RFP and the selection process shall in no way be deemed to create a binding
contract, agreement or offer of any kind between the City and the respondents. If the City
select a Development Team pursuant to the RFP, any legal rights and obligation between
the successful team, if any, and the City will come into existence only when an
agreement is fully executed by all parties, and the legal rights and obligations of each
party shall at the time be only those rights and obligations which are set forth in the
agreement and any other documents specifically referred to in that agreement.

Each Development Team submitting a Proposal in response to this RFP agrees that the
preparation of all material for submittal to the City and all presentation are at the
Development Team’s sole cost and expense. In addition, each Development Team
agrees that all documentation and materials submitted in response to this RFP shall
remain the property of the City. Subject to the California law relating to access to public
records, the City may be required to publicly disclose all submitted information and
materials to their parties requesting such information.

The City reserves the right to alter the selection process in any way, to withdraw the RFP,
to deem the proposals as non-responsive, to postpone the selection process for its own
convenience at any time, to waive any defects in any submission, to issue a new RFP
any time, or to hire a Development Team it deems appropriate at its sole discretion within
a RFP evaluation.

3.6 Proposal Appeal Process
1. Appeal Rights

The City will notify all proposers in writing of the results of the proposal evaluations, their
right to file an appeal, and the appeal process. Proposers may appeal procedural

issues only.

2. Letter of Appeals

Appeals shall be hand-delivered to EWDD no later than five (5) business days after the
date of the RFP natification results letter. To file an appeal, applicants must submit a
written request and identify the specific reason for the appeal to:

Samuel Hughes, Assistant General Manager

City of Los Angeles

Economic and Workforce Development Department
RFP Appeal — 1* and Boyle

1200 W. 7th Street, 6th Floor

Los Angeles, CA 90017

Written appeals shall not be more than three (3) typewritten 8 %2 x 11 inch pages, and
shall request that an appeals review be granted. Written appeals must include the
following information:

a. The name, address and telephone number of the proposer.
b. The nameltitle of RFP to which the organization responded.
c. Detailed statement of the specific procedural issues for appeal.
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Written appeals may not include any new or additional information that was not submitted
with the original proposal. Only one appeal per proposal will be permitted. All appeals
and protests must be submitted within the time limits set forth in the above paragraphs.

3. Review Panel

The Appeals Board shall be established by EWDD. All Appeals Board members shall be
provided with a copy of the procurement document, a summary of facts regarding the
specific procurement that includes a written summary of the procurement process, each
written appeal together with a departmental response, and other documents that EWDD
deems appropriate. In the Appeals Hearing, appellants shall have five (5) minutes to
make their oral presentation, followed by a question and answer period not to exceed
fifteen (15) minutes at the discretion of the Board. The decision of the Appeals Board
shall be considered EWDD'’s final determination.

4. Disclaimer

The City is not responsible for representations made by any of its officers or employees
prior to the approval of an agreement by the City Council unless such understanding or
representation is included in this RFP or in subsequent written addenda. The City is
responsible only for that which is expressly stated in this solicitation document and any
authorized written addenda thereto.
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Exhibit B

STATE OF CALIFORNIA -BUSINESS, TRANSPORTATION AND HOUSING AGENCY EDMUND G. BROWN JR.. Govemor
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

Division of Housing Policy Development
2020 W B Camino Avenue, Suite 500

Sacramento, CA 95833

(916) 263-2911/ FAX (916) 263-7453

www.hed.ca.gov

MEMORANDUM
DATE: April 15, 2015
TO: Interested Parties
Okéy a Bl
FROM: Lisa Bates, Deputy Director

Division of Housing Policy Development

SUBJECT: State Income Limits for 2015

Attached are briefing materials and State Income Limits for 2015 reflecting median income and
household income levels for extremely low-, very low-, low-, and moderate-income households
for California’s 58 counties. Updated 2015 income Limits are now in effect and replace last
year's limits. 2015 income limits can be downloaded on the Department of Housing and
Community Development’s (Department) website
<http://www.hcd.ca.gov/hpd/hre/rep/state/incNote.htm/>.

State Income Limits apply to designated programs and are to be used to determine
applicant eligibility (based on level of household income) and to calculate affordable housing
cost for applicable housing assistance programs. Note that use of State Income Limits is
subject to a particular program’s definition of income, family, family size, effective

dates, and other factors. Also, definitions applicable to income categories, criteria, and
geographic areas sometimes differ depending on funding source and program resulting

in some programs using other income limits.

California’s 2015 income limits were updated based on: (1) federal income limit

changes the U.S. Department of Housing and Urban Development (HUD) released on
March 6, 2015 and revised on March 10, 2015 for its Section 8 Housing Choice Voucher
Program income limits and (2) adjustments the Department made based on particular
State statutory provisions and the Department’s 2013 Hold Harmless (HH) Policy.

Since 2013, the Department’'s HH policy has held State Income Limits harmless from

any decreases in household income category and median income levels that HUD, since
2010, began applying to its Section 8 Income Limits after eliminating its longstanding Hold
Harmless Policy. HUD determined its HH Policy was no longer necessary due to federal
law changes in 2008 (Public Law 110-98) prohibiting any rent decreases in federal or
private activity bond funded projects.

Please contact Department staff at (916) 263-2911 to answer questions concerning
State Income Limits.

Attachments: 2015 State Income Limits and Briefing Materials



Exhibit B
2015 State Income Limits Briefing Materials
California Code of Regulations, Title 25, § 6932

Overview

Pursuant to Health & Safety Code (H&SC) Section 50093(c), California Department of
Housing and Community Development (HCD) filed 2015 State Income Limits with the
Office of Administrative Law. HCD updated its income limits based on Department of
Housing and Urban Development (HUD) updates to its Section 8 Housing Choice Voucher
Program that HUD released on March 6, 2015 and revised on March 10, 2015.

HUD annually updates Section 8 income limits to reflect changes in household income
category levels and median income levels applicable to extremely-low, very-low, and low-
income households. California law specifies that its State Income Limits must be updated
based on HUD updates to its Section 8 income limit levels. The Department also revises
its State Income Limit levels to reflect: (1) adjustments, per State law, to some HUD
county median income figures, and (2) adjustments to some household income category
and area median income levels to reflect HCD’s February 2013 Hold Harmless (HH)
Policy. This policy was implemented to replace HUD’s HH Policy, discontinued in 2009, in
maintaining income category and area median income levels at their highest achieved
levels and (3) calculation of California’s moderate-income household levels based on
changes to county area median income levels.

Following are brief summaries of different methodologies used by HUD and HCD in
updating income limits for different household income categories.

HUD Methodology

HUD uses 40th percentile rents in 50th percentile fair market rent (FMR) areas, to
calculate high housing cost areas. The purpose is to prevent fluctuations in “Low-
Income Housing Tax Credit Difficult Development Area” determinations that result
solely from high housing cost income limit fluctuations as areas go in and out of the
50th percentile FMR program.

Extremely Low-Income

This income category comprises households with a maximum income of 30 percent (30%)
of HUD's median family income (MFI). HUD calculates extremely-low income limits based
on very-low income limits. Extremely low-income limits reflect 60 percent of very-low
income limits. However, HUD sets a floor based on minimum Supplemental Security
Income (SSI).

Very Low-Income

The maximum very-low income limit typically reflects 50 percent (50%) of MFI. HUD's
MFI figure generally equals two times HUD's 4-person very low-income limit, except when
HUD applies adjustments. HUD may adjust income limits for an area or county to account
for conditions that warrant special considerations, referred to as exceptions. HUD may
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Exhibit B

2015 State Income Limits Briefing Materials
California Code of Regulations, Title 25, § 6932

apply exceptions to areas with unusually high or low family income, uneven housing-cost-
to-income relationships or historical exceptions. The following reflect HUD's explanations
of adjustment increases and decreases contained in HUD’s FY 2015 Income Limits
Briefing Material:

Adjustment Increases:

HUD applies an increase, if the four-person very low-income limit would otherwise be
less than the amount at which 35 percent (35%2'of it equals 85 percent (85%) of the
annualized two-bedroom Section 8 FMR (or 40" percentile rent in 50" percentile FMR
areas). The purpose is to increase the income limit for areas where rental housing costs
are unusually high in relation to the median income.

HUD applies an increase to the four person income limit if it is less than the

State non-metropolitan median family income level. In addition, the four-person income
limit is also increased, if it is less than 95 percent of last year’s very low income limit. HUD
restricts adjustments so income limits do not vary more than five percent (5%) of the
previous year's very low-income figure. Very low-income limits are used as the base to
calculate extremely-low and low-income limits.

Adjustment Decreases:
HUD applies a decrease to the greater of 80 percent of the U.S. median family level (MF1),

or the amount at which 30 percent of a four-person family’s income equals 100 percent
of the two-bedroom FMR (or 40" percentile rent in 50" percentile FMR areas). The
purpose is to decrease the income limit for areas of high median family income. The
four-person income limit is reduced to the greater of 105 percent of last year’s limit or
twice the change in the national MFI estimate if that amount would be larger than five
percent (5%).

HUD restricts adjustment increases and decreases to not vary more than five percent (5%)
of the previous year's very low-income figure. Adjusted very low-income limits are used as
the base to calculate extremely-low and low-income limits.

Low-Income

In general, maximum income for low-income households reflects 80 percent (80%) of
the MFI level. Most low-income limits represent the higher level of: (1) 80 percent of
MFI or (2) 80 percent of State non-metropolitan median family income. However, due

to adjustments that HUD sometimes makes, strictly calculating low-income limits as

80 percent of MFI could produce unintended anomalies inconsistent with statutory intent.
HUD's briefing materials specify that, with some exceptions, the low-income limit reflects
160 percent of the very low-income limit. HUD may apply exceptions to areas with
unusually high or low housing-costs-to-income relationships. An example of the result
from HUD applying an exception to an area could be an increase to the low-income limit
without an increase to the very low-income limit. In sum, an “80%” limit cannot be
assumed to equal 80 percent of the AMI or 4-person median income limit nor 160 percent
of the very low-income limit due to adjustments HUD may make.
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