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UMCPS Request for Proposals

l. INTRODUCTION AND SUMMARY

The United Methodist Church of Palm Springs (UMCPS, or the “Church”) is requesting submissions in the
form of a proposal (“Proposals”) from highly qualified Developers, representing Development Teams, as
such term is defined below, to design, construct, manage and provide tenant support services regarding
an affordable, for-rent senior housing project (the “Project”) on an undeveloped portion of land which is
part of the Church’s parcel at 1555 E Alejo Road, located near the southwest corner of Alejo Rd and N
Sunrise Way in the City of Palm Springs (the “City”). UMCPS has designated its Affordable Housing
Exploration Team (AHET) to represent it in all matters related to this Request for Proposals (RFP).

A. Context of Intentionality

In order to ensure the best possible outcomes for the Church, its congregation, the tenants and other
stakeholders, over the course of the previous two years the AHET has performed extensive research and
due diligence into the possible development scenario. This has included informative videos and “listening
post” sessions among the congregation, uncovering and understanding development considerations,
easements and site utilities, conversations with various departments within the City, procuring a yield
study from an experienced design firm, and engaging an expert consultant to help educate the AHET and
provide technical assistance in all aspects of the RFP and the envisioned project.

It is with this forethought and intentionality, along with a great deal of excitement, that the AHET shares
this RFP with all potential Developers.

B. About the UMCPS

UMCPS is an active and healthy congregation of the California Pacific Annual Conference of the United
Methodist Church. As such, UMCPS is engaged in religious and ministerial functions that include provision
of spiritual nurturing and fellowship to the membership of UMCPS and the local community, as well as
outreach and social justice activities, including an active feeding ministry, a current composting project,
and an envisioned community garden. In addition to these activities, UMCPS rents its facilities and parking
lot for various non-profit and community-focused programs and organizations and is proud of its
progressive view on social issues.

C. Developer Requirements

The Selected Developer, as such term is defined below, will be required to: a) have the financial capacity
to develop and manage the Project for the life of the Project, b) have displayed a strong commitment to
affordable housing and community development, and c) have extensive experience in working with low-
income individuals.

D. The Church’s Project Objectives

The Church’s primary objectives of the Project are to:

a) Increase the supply of affordable housing in the City of Palm Springs and the Coachella Valley.
b) Provide safe, decent, and affordable housing for low-income seniors up to 80% of Area Median
Income.
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c) Live its ministerial call to support those less fortunate.
d) Receive fair market value for the use of its land.
e) Ensure appropriate tenant support services are provided.

E. The Site

The Church anticipates that the Selected Developer, as such term is defined below, will partner with the
City to conduct a subdivision request (“lot split”) of the Church’s current parcel (the “Current Site”) into
two components. One component shall contain the Church’s sanctuary and all related structures (the
“Church Site”). The second component (the “Housing Site”) shall be ground-leased to a limited partnership
entity created for the purposes of the Project. The Church expects that the exact size of the Housing Site
and the precise location of the lot split will be arrived at via the RFP process including interviews as
necessary, but it is anticipated to be approximately two acres. See Site Information and Description
below.

F. The Envisioned Project

The UMCPS envisions an affordable rental senior’'s community with approximately 72 units, including
manager unit(s). The Church envisions a project that is energy-efficient, provides necessary accessibility,
includes supportive services, facilitates community with the Church’s congregation, and is properly
maintained and kept in good working order during operations.

G. Ideal Development Team

The Development Team shall consist of a Developer, an architect, a property manager and a service
provider. The architect, property manager, and/or service provider may be “in house” to the Developer.
The Developer should have extensive experience in developing affordable, for-rent seniors housing,
particularly in Riverside County and/or the Coachella Valley. In addition, the Development Team should
have a) an excellent track record in property management, b) a commitment to maintain the project
appearance and units for the betterment of the immediate community and the tenants, c) a robust
supportive services plan to assist and improve the lives of the tenants.

The Developer will be responsible for securing financing and operating subsidies to build and operate the
Project without financial assistance from UMCPS. All such financing shall be secured only by the
partnership’s leasehold interest. UMCPS expects that the Developer will have the experience necessary
to obtain all necessary project loans, grants, and other sources at the local, state, and federal levels.

H. Remuneration

As further described below, the UMCPS expects fair market value for the use of the Housing Site under
the terms of a ground-lease agreement as well as additional remuneration.

I. Rights Reserved

The Church reserves the right to:
a) Select zero, one or more Development Teams for one or more in-person and/or virtual interviews
at the Church’s discretion, (the “Shortlisted Development Teams”).
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b) Select zero or one of the Shortlisted Development Teams (the “Selected Development Team”) to
move forward with the next steps outlined below.
c) Rescind this RFP at any time at its discretion and without notification.
d) Reject a Proposal due to incompleteness at its sole discretion.
e) Request further information or clarification from one or more of the Development Teams at any
time and at in its sole discretion.
f) Rescind the selection of the Selected Development Team.
g) In the event of a proposed substitution of a member of the Selected Development Team, the
AHET:
i.  will require a written justification from the Developer, and
ii. reserves the right to revisit the scoring of the Proposal and/or rescind the selection in its
sole discretion.

L. CHURCH'S PREDEVELOPMENT ACTIVITIES TO DATE

As noted above, the AHET has spent considerable time and resources conducting predevelopment
activities. The results of those findings are presented here for the Development Teams’ information.

A. Technical Assistance

After a period of investigation, AHET decided that the complexity of this type of project would require
expertise that was not available within the team. The AHET then contracted with LeSar Development
Consultants (LDC) to complete tasks associated with developing a project plan, assist with initial
discussions with the City’s Planning Department, help to engage and support the yield study described
below, and to provide technical assistance in the form of insight and advice regarding the mechanics of
affordable housing finance.

One result of LDC’s work showed that a development of 60 or more units on the property would be
financially feasible.

LDC is further supporting the AHET with this RFP. Final scoring and selection will be the exclusive
responsibility of the AHET. The AHET anticipates retaining LDC’s consulting services until the completion

of the project.

B. Completion of a Yield Study

With guidance from LDC, the AHET then decided to identify and contract with an architectural firm to
complete a yield and concept study (also known as a “test fit”) that would consider such factors as the
placement of buildings, parking requirements, zoning, easement and rights of way, and help envision a)
Project that would a) be compatible with the Church’s existing buildings, and b) consider flow and
connectivity between the Church Site and the Housing Site (See “Project Preferences”).

The AHET contracted with GGA+ architects of Pasadena, CA to complete the study.

The results of GGA+’s work are available as Exhibit B. Please note: the work completed by GGA+ is
conceptual only and is NOT intended to reflect the AHET’s desired outcome for the project.

Page 3 of 20



UMCPS Request for Proposals

The results of the work by GGA+ was a possible placement of buildings that would fit onto the existing
UMCPS plot and yield adequate unit count to meet financial feasibility requirements.

GGA+ concluded its work with the AHET with the completion of the deliverables shared in Exhibit B.

C. Site Due Diligence

The AHET also spent considerable time uncovering and understanding development considerations
including the existing cellphone towers and related easements, as well as understanding the zoning,
historicity of existing improvements, and nearby utilities. Its findings are shared below.

The Church’s expectation is that Proposals take these matters into consideration as applicable.

D. Presentations to Congregation

Last fall, the AHET presented results of its research to the congregation in multiple small-group sessions
to inform and listen to concerns from the congregation, called “listening posts.” With a subsequent vote,
the congregation gave overwhelming approval to move forward with the current work of completing an
RFP and selecting a Development Team.

. SITE INFORMATION AND DESCRIPTION

A. Aerial Map of Existing Improvements on the Current Site

Please see Exhibit C.

B. Adjacent Uses

To the north of the Current Site across Alejo are single-family residences. The abutting site to the east is
Tribal land, which is currently vacant. To the south is a two-story condominium development. To the east
across Calle Rolph (a cul-de-sac street) is a one-story condominium development.

C. Nearby Uses

UMCPS is conveniently located to public bus transportation, grocery and drug stores, United States Post
Office, the Mizell Senior Center, the Palm Springs public library, and healthcare & urgent care facilities
including the Desert Regional Medical Center, the only Level 1 (highest level possible) designated trauma
center in the Coachella Valley.

D. Zoning

Prior to the creation and subsequent passage of California Senate Bill 4 (“SB4”), the Affordable Housing
on Faith and Higher Education Lands Act of 2023, the AHET spent considerable time understanding the
existing zoning of the site. Development Teams may decide that the passage of SB4 renders this
information moot.

E. Formerly Tribal Land
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UMCPS is situated on what was previously Section 14 tribal land. The Development Team is responsible
for conducting due diligence relating to the previous ownership of this parcel of land by the Agua Caliente
Band of Cahuilla Indians.

F. Historicity of Existing Buildings

The AHET and the City exchanged brief emails regarding the potential historic context of the existing
buildings on site. According to Sarah Yoon, Associate Planner / Historic Preservation Officer for the City,
the site was added to the Class 3 Inventory. Ms. Yoon advised that a subdivision request (or “lot split”)
would not trigger a City Historic Site Preservation Board (HSPB) review of its status as a Class 3 site.

G. Existing Cell Phone Towers and Related Easements

There are currently three (3) existing cell towers and supporting infrastructure with leases on the Current
Site which are expected to be located within the Housing Site.

There are right of way and utility easements associated with the cell phone tower leases. A new utility
easement for the latest tower for AT&T has not been installed but is expected to run close to the south
property line to the UMCPS garage. Access to Calle Rolph will be maintained with a 12-foot-wide egress
from the south wall for the purpose of servicing the cellphone towers (See Exhibit C). The cell phone
tower information may contain proprietary information, therefore, responders are prohibited from using
or disclosing such information except as may be necessary to respond to this RFP.

See Exhibit C for information related to cell phone towers and easements.

H. Site Utilities
Please be advised that there is no public sewer available on Calle Rolph. UMCPS has a sewage lift and line
that runs from south of the Fellowship Hall through the east parking lot to the street at Alejo Road. The
Developer is expected to include the installation of all utilities in their development. UMCPS is open to
making reasonable accommodations to facilitate this matter, with expectation that any disruption or

damage to Church property will be repaired at no cost to the Church.

I. Additional Information Regarding Current Site

a) APN: 508-060-038
b) Approximate size prior to envisioned lot split: 4.17 acres.

V. PROJECT REQUIREMENTS AND PREFERENCES

The UMCPS hereby establishes aspects of the envisioned Project which it will require, and others which it
prefers. Both sets of data are shared here for the edification of the Development Teams.

A. Project Requirements
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1. Ground Lease Agreement

A Ground Lease Agreement (GLA) will be required. The ground lessor will be the Church. The ground lessee
will be the special-purpose limited partnership created for the development and operation of the Project.
The ground lease will be associated with the Housing Site. The GLA will require that the ground lessee:

a)
b)

c)

d)

e)

f)

Payment: See Remuneration, below.

Exclusively provide housing to seniors at or below 80% of Area Median Income (AMI) or below,
except manager’s unit(s), in accordance with CTCAC regulations.

Maintain the project interior and exterior, as well as all open spaces on the Project Site in good
working order.

Lease back the cellphone towers and associated garages, including garage access, for a token
amount as demonstrated in the exhibits to this RFP, or “carve out” these areas from the leased
Project Site.

Ensure that the project does not impede vehicular access to the cellphone tower sites from Calle
Rolph, per existing easements.

Not exceed the allotted number of tenant and guest parking spaces in the east parking lot, once
that number has been determined (see Project Preferences, elsewhere in this RFP).

Maintain adequate site security at all times.

Will ensure that a) the interests of the relevant parties to these cellphone tower leases and related
considerations will not be disturbed by the project, and b) all rents from the leases will continue
to flow directly to UMCPS.

Allow and promote synergistic shared use of open space (see Project Preferences).

Additional requirements as may be determined by the UMCPS and/or its counsel at a later date
and in its sole discretion.

2. Remuneration

The Church expects remuneration for the use of its land and to support Church ministry and facilities.

The Church’s remuneration expectations are as follows:

a)

Payment due up-front through escrow at financial close and coinciding with the commencement
of the ground lease of the Housing Site.

Payment to be no less than the appraised value of the Housing Site.

Earnest Money Deposit at ENA execution required; described below.

Reimbursing the Church for its legal expenses.

Reimbursing the Church for its consulting expenses.

Developers should include their projection of remuneration in their proforma financial model (See
Proposal Requirements, below).

3. Two Elevators

Because this project serves seniors, The AHET requires that the envisioned Project has two elevators.

B.

Project Preferences
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1. Design synergies

The Church welcomes Project designs which, as part of and at the expense of the Project, can accomplish
all or some of the following:

a) Can create synergies between the existing Church buildings and the envisioned Project, such as
facilitating connectivity and enhance flow of movement, fostering community and shared use of
open space.

b) Not sacrifice resident privacy or safety.

c) Provide a contiguous relationship that fosters an experience of greater spaciousness for Church
members, residents and guests alike by mutual agreement.

Examples could include thoughtful placement and design of the Project improvements, rehabilitation &
shared utilization of the existing garden, other outdoor amenities, shared use of open space, recreation
facilities, desert-appropriate landscaping, thoughtful paths and/or paving, benches, shaded rest areas,
and other methods as may be proposed by the Respondent.

2. Parking Spaces

Because it is reasonable to expect that many seniors will drive, have guests, have staff that will need
parking, and because of temperature challenges of the desert summer, the AHET would like to see the
project parked at approximately 75% of unit count (See Section VI(F)4 below, and the RFP Scoring Table
in Exhibit A).

However, the AHET is amenable to contributing a portion of its parking along the east edge of the
Current Site to the Project. For the time being, Respondents can assume that the Church will contribute
14 of these parking spaces to the Project (See Section VI(F)4 below, and the RFP Scoring Table in Exhibit
A).

3. Exceeding Minimum Sustainability Requirements
The Church has a preference, but not a requirement, for the envisioned Project to exceed the minimum
sustainability requirements (that is, exceeding both building code requirements and CDLAC/TCAC

requirements). The Church is mindful of the fact that added construction costs can reduce overall
project financial feasibility and welcomes potential discussions during a potential interview process.

4, Project Amenities

The Church has a preference for project amenities that support and focus on the self-care of tenants and
welcomes a potential discussion of those ideas during a potential interview process.

V. RFP SCHEDULE, SUBMISSION INSTRUCTIONS, AND RELATED INFORMATION

A. RFP Schedule

All times are Pacific Daylight Time or Pacific Standard Time as is applicable on that day.
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STEP ACTIVITY DUE DATE

1 RFP released April 29, 2024

2 Questions and Requests for Clarifications Due May 20, 2024, at 5:00 pm

3 Responses to RFP Questions/Clarifications posted June 10, 2024

4 PROPOSAL SUBMITTAL DEADLINE August 9, at 5:00 pm

5 Interviews of Shortlisted Development Teams, if | Approximately September 3,
applicable 2024, to September 20, 2024.

6 Determination of the Selected Development Team by | Approximately week of
the AHET September 23, 2024

7 Presentation to and approval by All Church Conference | Approximately October 25, 2024
as described below

8 Commence Exclusive Negotiating Agreement | Approximately October 28, 2024
discussions as described below

B. Submission of Questions and Requests for Clarifications

All questions should be directed in writing via email to pattyslough@umcps.org by the date listed in the
table above. All emails received at the address above will receive an acknowledgement of receipt within
48 hours.

Questions will be consolidated by AHET, and answers will be provided to the AHET public website at
https://www.umcps.org/affordable-housing-project-rfp within the deadline as noted on the RFP Process
Schedule.

NOTE: Development Teams are expected to return to the public website after the posting deadline to
view the answers to the submitted questions and to incorporate the answers and other clarifications into
their Proposals.

C. Submission of Proposals

All Proposals should be submitted via email to pattyslough@umcps.org by the date listed in the table
above. All emails received at the address above will receive an acknowledgement of receipt within 48
hours. Hard, paper copies are not required and will not be accepted.

Proposal requirements are listed below.

D. Interviews of Shortlisted Development Teams

As noted above, the AHET will contact, zero, one or more of the Development Teams (the “Shortlisted
Development Teams”) for an in-person interview(s) to be held at the Church.

E. Determination of the Selected Developer and Selected Development Team

At the conclusion of the interview process, the AHET may select one Shortlisted Development Team (the
“Selected Development Team”) to move forward with approval by the Conference, as defined below.
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F. All Church Conference Approval

The Selected Development Team’s Proposal, in whole or in part, will be presented by the AHET to the All
Church Conference of the Congregation of the United Methodist Church of Palm Springs (the
“Conference”) for ratification. Note: the Developer will not attend this presentation. Approval by the
Conference is a process required by the California-Pacific Annual Conference of the United Methodist
Church and is necessary to proceed with any contract of this nature.

G. Exclusive Negotiating Agreement

After approval by the Conference, the AHET will contact the Selected Developer and start the process of
entering into an Exclusive Negotiating Agreement (ENA). The AHET will engage their own counsel to assist
them in this process.

The Selected Developer’s Proposal will become part of the ENA.

The terms of the ENA will include and/or require in the body of the ENA or in an exhibit:

1. That the Selected Developer work with the City to carry out the subdivision request (a.k.a, “lot
split”) necessary to divide the Current Site into the Housing Site and the Church Site,

2. That the Developer obtain an appraisal of the fair market value of the Housing Site, and share that
appraisal with the AHET (Note: AHET reserves the right to obtain its own appraisal, and to
determine and approve of the appraisal which may provide a basis for the ENA and/or
remuneration,

3. quantification of remuneration,

4. an earnest money deposit (see Proposal Requirements),

5. the number of units in the project,

6. the architect selected and submitted rendering,

7. the unit mix include income levels, unit types, and number of manager’s units,

8. the standards for determining tenant rents,

9. agreement upon any changes to existing buildings/structures, and proposed site improvements

10. agreement upon the dimensions of the Church Site and location of lot split,

11. agreement regarding the placement and size of open space on the Church Site, (e.g., garden,
parking, and so forth),

12. a parking plan,

13. on-site professional management and maintenance requirements,

14. services required by the community,

15. a predevelopment and development schedule,

16. the identification of the members of the Development Team,

17. the right for the AHET to cancel the ENA due to a change in any member of the Selected
Development Team (defined below),

18. and any other provisions included at the sole discretion of the AHET and/or its legal counsel.

The AHET will be available to the Selected Developer after selection to answer questions which may assist
the Selected Developer with their financial planning, completion of legal documentation, and/or
development of the property more generally.
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H. Site Visits

Development Teams are welcome to independently assess the site(s) from publicly accessible vantage
points. No right of entry is either given or implied through this solicitation. There will be no guided site
visits. Please do not disturb Church members or property.

I. Confidentiality

All proposals will be held in confidence and will not be released beyond the following parties: a) the AHET,
b) contracted consultants who have non-disclosure agreements, c) church leadership, d) United
Methodist Church East District leadership, and e) the Bishop and relevant staff of the California Pacific
Annual Conference of the United Methodist Church. However, the Selected Development Team’s
Proposal may be made public in all or in part as deemed necessary by AHET. If requested in the Proposal
by the/a Development Team, the AHET will remove proprietary data where labeled in the SOQ as such
prior to publication.

VL. PROPOSAL REQUIREMENTS

Each Proposal must include the following information in the following order.

Proposals must: a) be no longer than 50 pages single-sided excluding exhibits, b) not use a font smaller
than 10, and c) be in Adobe .pdf format. There is no page limit for exhibits.

Note that: the section and subsection below correspond to the section and subsection numbers in Exhibit
A, the RFP Scoring Table.

A complete Proposal shall contain the following information:

A. Development Team Background Information

1. Identify the following members of the Development Team and provide a brief overview of each:
a) Developer, b) architectural firm, c) property management, and d) services provider. Should the
property management and/or services provider be “in house” to the Developer, please clarify as such.

2. Provide brief information regarding the number and types of projects for which the members of
the Development Team have previously worked together.

B. Developer Information

1. Provide a brief narrative describing the Developer including salient facts or other information of
which the AHET should be aware. Include a description of the Developer’s organizational structure.
Identify in the narrative if a Developer qualifies as a BIPOC Entity or Emerging Developer as defined by
applicable regulations of the California Tax Credit Allocation Committee (CTCAC), the California Debt Limit
Allocation Committee (CDLAC), and/or the California Department of Housing and Community
Development (HCD).
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2. Additionally, provide a table detailing the Developer’s affordable rental development experience
up to the previous 10 years including the three projects in response to item 4, below. Include the following
information in table: a) project location including city and county, b) number of units, c) range of tenant
incomes by area median income (AMI), d) programming (seniors’ housing, permanent supportive housing,
family housing, and/or combinations of same, etc.).

3. Noting that the AHET will use the project location data in the table above in its scoring. See Exhibit
A. No further information is required for this item.

4. Document the Developer’s ability and capacity to implement the Project by highlighting three
completed housing projects that are similar in size, scope and tenancy to the proposed Project. It is
allowed to provide the same highlighted projects for multiple members of the Development Team. Include
the following information/items for each project:

a) Photos and/or renderings.

b) Project address including city and county.

c) Unit mix including total number of units, unit type (number of studio, one-, two- or three-
bedroom units) and targeted tenant incomes by area median income (AMI).

d) Number of manager’s units, if any.

e) Programming (seniors’ housing, permanent supportive housing, family housing, etc.).

f) Sustainability-related information, as applicable.

g) Which projects had prevailing wage or other labor requirements.

h) Discuss any lessons learned through the completion of the project. Address the extent to which
additional funding was required, citing the timing of the need for additional funding and the
reasons for it.

i) Include the following: construction sources and uses, permanent sources and uses, and a 15-year
cash flow statement.

5. Demonstrate the Developer’s track record in securing a) low-income housing tax credits, b)
project funding from the State of California Housing and Community Development Department, c) Section
8 project-based voucher rental assistance and d) funding from local jurisdictions such as cities and
counties.

6. Briefly describe the Developer’s experience in working with faith-based organizations.

7. Describe the specific and relevant experience of leadership and staff including
CEO/President/Executive Director, leadership of housing development staff and project manager(s).
Provide a brief narrative demonstrating the extent to which leadership and staff have adequate availability
and technical capacity to complete the project.

8. Provide a list of four references, including one from a public agency, which the AHET may contact
(note: the AHET will notify the Developer prior to contacting references). Include each reference’s name,
place of employment, title, phone number and email address.

9. Include the following in exhibits to the Proposal:

a) Certificate of Status (a.k.a., Certificate of Good Standing)
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b) Documentation that the non-profit Developer is certified as a 501(c) 3 tax exempt non-profit by
the Internal Revenue Service (IRS), if applicable. NOTE: both non-profit and for-profit Developers
are welcomed to respond. This item only applies to non-profit Developers.

c) Complete developer financial statements for the previous three fiscal years. Preference for two
years of audited financial statements; also acceptable: 2 years of CPA prepared, reviewed or
audited financial statements; or, if that is unavailable, copies of filed income tax returns including
all schedules for the previous two years.

C. Architect Information

1. Provide a brief narrative regarding the architect including salient facts or other information of
which the AHET should be aware. Include the architect’s experience with sustainability and accessibility.

2. Additionally, provide a table detailing the architect’s affordable rental development experience
up to the previous 10 years including the three projects in response to item 4, below. Include the following
information in table: a) project location including city and county, b) number of units, c) range of tenant
incomes by area median income (AMI), d) programming (seniors’ housing, permanent supportive housing,
family housing, and/or combinations of same, etc.).

3. Notingthat the AHET will use the project location data in the table above in its scoring. See Exhibit
A. No further information is required for this item.

4. Document the architect’s ability and capacity to design the Project by highlighting three
completed housing projects that are similar in size, scope and tenancy to the proposed Project. It is
allowed to provide the same highlighted projects for multiple members of the Development Team. Include
the following information, one page per project is preferred:

a) Photos and/or renderings

b) Project address including city and county.

c) Unit mix including total number of units, unit type (number of studio, one-, two- or three-
bedroom units) and targeted tenant incomes by area median income (AMI).

d) Number of manager’s units, if any.

e) Programming (seniors’ housing, permanent supportive housing, family housing, etc.).

f) Sustainability-related information, as applicable.

D. Property Management Information

1. Provide a brief narrative regarding the property manager including salient facts or other
information of which the AHET should be aware (the property manager may be either “in house” to the
Developer or a third-party property management company; the same requirements apply).

2. Additionally, provide a table detailing the Property Manager's affordable rental development
experience up to the previous 10 years including the three projects in response to item 4, below. Include
the following information in table: a) project location, b) number of units, c) range of tenant incomes by
area median income (AMI), d) programming (seniors' housing, permanent supportive housing, family
housing, and/or combinations of same, etc.). It is allowed to provide the same table for the property
manager as the Developer if accurate.
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3. Noting that the AHET will use the project location data in the table above in its scoring. See Exhibit
A. No further information is required for this item.

4. Document the property manager’s ability and capacity to manage the Project by highlighting
three completed housing projects that are similar in size, scope and tenancy to the proposed Project.
Provide one full page of information on each project including photos or renderings. It is allowed to
provide the same highlighted projects for multiple members of the Development Team. Include the
following information, one page per project is preferred:

a) Photos and/or renderings

b) Project address including city and county.

c) Unit mix including total number of units, unit type (number of studio, one-, two- or three-
bedroom units) and targeted tenant incomes by area median income (AMI).

d) Number of manager’s units, if any.

e) Programming (seniors’ housing, permanent supportive housing, family housing, etc.).

f) Sustainability-related information, as applicable.

5. Provide a narrative describing the property manager’s approach to maintaining facilities, and how
— once the building becomes operational — concerns of the church, if any, may be addressed. Include
information which demonstrates tenants’ satisfaction of the property manager.

E. Service Provider Information-

1. Provide a brief narrative regarding the service provider (also known as a supportive services
provider, or resident services provider) including salient facts or other information of which the AHET
should be aware. The service provider may be either “in house” to the Developer or a third-party service
provider; the same requirements apply.

2. Additionally, provide a table detailing the service provider’s affordable rental development
experience up to the previous 10 years including the three projects in response to item 4, below. Include
the following information in table: a) project location including city and county, b) number of units, c)
range of tenant incomes by area median income (AMI), d) programming (seniors' housing, permanent
supportive housing, family housing, and/or combinations of same, etc.).

3. Notingthat the AHET will use the project location data in the table above in its scoring. See Exhibit
A. No further information is required for this item.

4. Document the service provider’s ability and capacity to provide services to the tenants of the
Project by highlighting three completed housing projects that are similar in size, scope and tenancy to the
proposed Project. It is allowed to provide the same highlighted projects for multiple members of the
Development Team. Include the following information, one page per project is preferred:

a) Photos and/or renderings
b) Project address including city and county.
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c)
d)
e)

f)

5.

Unit mix including total number of units, unit type (number of studio, one-, two- or three-
bedroom units) and targeted tenant incomes by area median income (AMI).

Number of manager’s units, if any.

Programming (seniors’ housing, permanent supportive housing, family housing, etc.).
Sustainability-related information, as applicable.

Provide a brief financial plan which demonstrates services provision throughout the life of the

Project. Clearly display the funding source(s) for the provision of services. Include a brief narrative budget
displaying the amount of annual funding and how it will be used (e.g., how many full-time employees on-
site, and other related expenditures).

6.

a)
b)
c)
d)
e)
f)
g)

7.

Provide a brief narrative (two pages, maximum) which addresses the following topics:

Describe the service provider’s approach to resident well-being.

Describe its approach to and/or ideas for creating community with the members of the Church.
Include information which demonstrates tenants’ satisfaction with the service provider.

Discuss relevant experience with senior populations.

Understanding of local, state, and federal regulations, benefits, and resources in the community.
Describe the commitment to community engagement:

Describe protocols that protect resident rights while managing behaviors that may be harmful to
other residents or the housing community.

Provide documentation demonstrating approval of the service provider by Riverside County

and/or other all other necessary agencies in order to provide the services envisioned at the Project.

F.

1.

Project Information

Describe the project overall, including salient facts or other information of which the AHET should

be aware but that are not included elsewhere below.

2.

3.

Provide the number of units in the envisioned Project.

In an exhibit to the Proposal, include the following information regarding project design, either

via labeling the rendering or providing the information beneath it:

a)
b)

c)
d)

e)
f)

g)
h)

Number of housing units by unit type (Studio, 1-BR, etc.), square footage, and AMI level. Identify
number and type of units with accessibility for persons with mobility disabilities.

Proposed placement of lot split, dividing the Current Site into the Housing Site and the Church
Site.

Location and description of on-site amenities.

Display the factors which demonstrate synergy between the uses of the Housing Site and the
Church Site (see Project Preferences, above).

Incorporation of existing easements into Project design.

The design specifics that may achieve the Church’s preference (see above) for exceeding
minimum sustainability requirements and minimizing environmental impacts.

Tenant and staff parking; include total spaces, number of covered and open parking spaces.
Provide a response to Project preference listed above regarding tenant parking.
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i)
j)

4.

Clarify the number of elevators.
Expected utility improvement that will be needed (i.e. sewer, electric).

Note the number of parking spaces. Per the Project Preferences section above, Respondents can

assume for the time being that the Church will contribute 14 spaces to the Project and include those
spaces in their calculation of the parking ratio.

5.

Provide a proforma financial model in Microsoft Excel or Adobe .pdf format to demonstrate

financial feasibility which includes the following schedules:

a)

6.

Construction Sources and Uses; clearly indicate up-front payment to UMCPS for ground lease
under land acquisition cost.

Permanent Sources & Uses.

Detailed operating expenses.

30-year statement of cash flows including debt service coverage ratio.

Assumed permanent loan interest rate.

Calculation of tax credit equity including price per Federal and State credits, if applicable
Developer fee; delineate cash fee vs. deferred/GP equity.

Unit mix schedule including unit types, AMI levels, and identification of Section 8 units if
applicable.

Regarding the service provider: provide a brief annual budget. Include type and number of on-site
supportive staff by role and full-time equivalent(s) (i.e., Social Worker 1.0 FTE, Resident Services
Coordinator 0.5FTE, and so forth).

Provide a brief predevelopment and development schedule starting with execution of the ENA.

Assume for the purposes of this schedule that the ENA is executed on August 1, 2024. Include the
following milestones: a) funding application(s), b) tax-exempt bond and/or tax-credit application(s), c)
financial close (including up-front ground lease payment), d) groundbreaking, e) construction
completion, and f) financial conversion.

7.

b)

c)

Detail the amount and timing of the earnest money deposit you are willing to make upon
executing the ENA. Include a) the amount, b) how the amount was determined (e.g., 2% of
anticipated fair market value), c) the proposed time period for the expiration of a due diligence
period upon which the earnest money deposit will become non-refundable, and d) anticipated
contingency clauses, if any.

Provide brief narrative descriptions — no more than one page each - for each of the following
topics:

The approach to community engagement. Highlight how the community engagement plan for this
Project is informed by the Development Team’s experience with similar projects.

The results of any due diligence pertaining to the previous ownership of this parcel of land by the
Agua Caliente Band of Cahuilla Indians and the impact on the project, if any, and how that due
diligence and/or other factors will inform your approach to this important factor.

Regarding the incorporation of SB4 and/or density bonus laws into the project as applicable, and
how the Development Team will seek Project entitlements.
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9. Total remuneration as reflected in the financial proforma, see above regarding expectations of

VII.

remuneration, section IV(A)2.

SCORING AND EVALUATION

Proposals will be evaluated by AHET and ranked based on the scoring criteria found in Exhibit A. External
consultant input will be considered but not be included in Project scoring.

VIIL.

EXHIBITS

Exhibits are listed here and can be found on the following pages.

A
B.

RFP Scoring Table

GGA+ Documents: 1) Feasibility and Concept Development, 2) Project Summary, and 3)
Individual Boards

Aerial Map of Existing Improvements

1) Plotted Easements, 2) UMCPS Grant of Right-Of-Way, 3) Preliminary Title Report and related
available documents

(The remainder of this page was intentionally left blank).
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EXHIBIT A: RFP SCORING TABLE

(The remainder of this page was intentionally left blank).
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Request for Proposals

United Methodist Church of Palm Springs

Note: the section and subsection numbers below correspond to the section and subsection numbers of Part VI of the RFP,

Proposal Requirements.

Section Subsection  Description Maximum Possible Points Maximum Possible
Per Item Per Section
A. Respondent 5
Team
1 Respondent Team Identification None; Threshold
Requirement
2 Number and types of projects for which the members of the Respondent 5
Team have previously worked together
B. Developer 100
1 Narrative None; Threshold
Requirement
2 Demonstrated experience record over the past 10 years 40
3 Experience in Palm Springs, Coachella Valley area, and/or Riverside 10
County
4 Three completed projects which are similar to the envisioned Project 15
5 Track record in obtaining competitive financing 5
6 Experience in working with faith-based organizations 5
7 Leadership and staff experience 5
8 Feedback from references (AHET to contact) 10
9 Financial position and good standing 10
C. Architect 35
1 Narrative None; Threshold
Requirement
2 Demonstrated experience record over the past 10 years 25
3 Experience in Palm Springs, Coachella Valley area, and/or Riverside 5
County
4 Three completed projects which are similar to the envisioned Project 5
D. Property 35
Management
1 Narrative None; Threshold
Requirement
2 Demonstrated experience record over the past 10 years 20
3 Experience in Palm Springs, Coachella Valley area, and/or Riverside 5
County
4 Three completed projects which are similar to the envisioned Project
5 Property Manager's approach to maintaining facilities
E. Service 35
Provider
1 Narrative None; Threshold
Requirement
2 Demonstrated experience record over the past 10 years 15
3 Experience in Palm Springs, Coachella Valley area, and/or Riverside 5
County
4 Three completed projects which are similar to the envisioned Project 5
5 Financial Plan for the provision of supportive services 5
6 Narrative regarding tenants' wellbeing 5
7 Approval documentation None; Threshold
Requirement
F. Project 205
1 Narrative None; Threshold

Requirement




Number of Units
NOTE: 72 total units achieves maximum score.

73 to 75 units: 3 points below maximum score.
69 to 71 units: 3 points below maximum score.
76 to 78 units: 6 points below maximum score.
66 to 68 units: 6 points below maximum score.
More than 75 units OR less than 66 units: no points.

30

Project Design

30

Parking

NOTE:

30

1) A parking ratio of .75:1 (spaces: total units) or greater achieves

maximum score.

2) Per RFP Section IV(B)3, Respondents can assume for the time being that
the Church will contribute 14 spaces to the Project. These 14 spaces may

be included in the calculation of the parking ratio.

.74:1 10 .70:1, 3 points below maximum score.
.69:1 10 .60:1, 6 points below maximum score.
Less than .60:1, no points.

Financial Feasibility as demonstrated via proforma financial model 30

Development schedule

ENA deposit terms

10

Additional Narratives

10

O |IN|D

Estimated Remuneration (as displayed in proforma financial model, 60

above)

MAXIMUM TOTAL POSSIBLE POINTS

415|




UMCPS Request for Proposals

EXHIBIT B: GGA+ DOCUMENTS: 1) FEASIBILITY AND CONCEPT DEVELOPMENT, 2) PROJECT SUMMARY,
AND 3) INDIVIDUAL BOARDS

(The remainder of this page was intentionally left blank).
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UMC PALM SPRINGS SENIOR HOUSING
FEASIBILITY STUDY + CONCEPT DEVELOPMENT

CONCEPT DEVELOPMENT

08/16/2023

GGA | Architecture +



SUMMARY OF TEST FIT

LOT SIZE - 87,120 SF (2 AC)

ZONING - HR (UPZONE REQUIRED)

HEIGHT - 35 FT (3 STORIES )

DENSITY - 80% BONUS FOR 100% AFFORDABLE HOUSING [PER CAL DENSITY BONUS LAW (DBL)]
CONCESSIONS - 1. LOT DIMENSIONS

2. PARKING ON SETBACKS
3. REDUCTION IN PARKING LANDSCAPE BUFFERS
4. TBD - POSSIBLE USE TO OFFSET LANDSCAPE AREA REQUIREMENT

SUMMARY OF REQUIREMENTS

TCAC REQUIREMENTS

« 1000 SF Common Areas for < 60 units, 1400 SF Common Areas for > 60 units

. (Rental Office, Community Room, Service Space, Computer Labs, Gym) - NO SPECIFIC TCAC REQUIREMENTS
« Laundry Room (1 W/D per 15 units)

« 1/2 of all Low Income units shall be mobility accessible

1 Elevator minimum per building

« 450 SF minimum for 1 bedroom units

GENERAL PLAN REQUIREMENTS (HR REQUIREMENTS)
- Landscaped Open Space shall be 45% of the Site Area (39,204 SF) - POSSIBLE USE OF DBL CONCESSION #4

PARKING REQUIREMENTS (PER GENERAL PLAN)

« There shall be a landscaped area 9 FT wide minimum between 5 parking spaces - DBL CONCESSION #3
« 40% minimum percentage of total parking area to be shaded

« One-way driveways shall be 14 FT minimum wide and two-way driveways shall be 24 FT minimum wide
« First parking space shall be 10 FT minimum from property line adjacent to street - DBL CONCESSION #2
« Parking shall be located minimum 5 FT from building

« No parking shall be closer than 6 FT from a side or rear lot line

SUMMARY OF TEST FITS

08/16/2023
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PROJECT INFORMATION

Project Name:

UNITED METHODIST CHURCH OF PALM SPRINGS - 1555 E ALEJO RD

EXISTING ZONING PROPOSED UP-ZONING
100% Affordable (Low Income) - 80% AMI 100% Affordable (Low Income) - 80% AMI
Address 1555 E Alejo Rd, Palm Springs 92262 1555 E Alejo Rd, Palm Springs 92262
Lot Area 87,120 SF 87,120 SF
Lot Dimenions Irregular® Irregular*
Zoning MBR HR
Front Setback (Residential) 25FT 30 FT
. . . 15 FT HEIGHT FOR ONE STORY
Side Setback (Residential) OR SETBACK > HEIGHT OF BLDG 20 SF
Rear Setback (Residential) 20 FT 20 FT
Max Stories
UPZONE
15 FT OR 24 FT (PROVIDED THAT SECOND —_>
Max Height STORY IS 50% OF ENCLOSED GROUND 35FT
FLOOR)

Density 15 du/ac 30 du/ac

Base Unit Count 30 units 60 units

Senior Housing Density Bonus -- --

Low Income Density Bonus 80% 80%

Number of Incentives/ Concessions 4 4

Density Bonus Unit Count 24 units 48 units

Total Unit Count 54 units up to 108 units

Parking (Automobile)

0 parking required per DBL

United Methodist Church of Palm Springs | Senior Housing Study

DENSITY CALCULATIONS

08/16/2023

GGA | Architecture +
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MAIN ENTRY

TO CHURCH SANCTUARY
- — = =
ALEJO RD

MBR designation is required

\

-

E GOALS

R

| g CHURCH

CENTRAL PLAZA O PARKING L 1. Calculate density scenarios that
CONNECTING THE RESIDENTS | & inlcude California Density Bonus Law

| = bonus for 100% Affordable Housing
O)
o

k % 2. Determine if upzoning from current

3. If upzoning, establish where the
zone-split would need to occur

4. Minimize the disruption to existing
church elements

5. Avoid existing and new easements

MAIN ENTRY
TO COMMUNITY SPACE(S)
AND RESIDENTIAL BLOCK

6. Building mass not to exceed 3-stories
- keeping to 2-stories as much as
feasible

7. Fit 60-72 units on site with a mix of
studio and 1 bedroom units

8. Provide parking at a ratio of
approximately .75 spaces per unit

9. Foster connection between residents
and congregation

SITE CONCEPT DIAGRAM + GOALS
SITE PLANNING STRATEGY 08/16/2023
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United Methodist Church of Palm Springs | Senior Housing Study
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60 UNITS (2 STORIES)

50% STUDIO (30 TOTAL)/ 50% 1 BED (30 TOTAL)
56 PARKING SPACES (.93 PER UNIT)

22 COMPACT SPACES (40% OF TOTAL)

40,275 SF GROSS BLDG AREA

40,250 SF OPEN SPACE (39,204 SF REQUIRED)

SCHEME #1

CONCEPT DEVELOPMENT

08/16/2023
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75 UNITS (2-3 STORIES)

55% STUDIO (41 TOTAL)/ 45% 1 BED (34 TOTAL)
56 PARKING SPACES (.75 PER UNIT)

22 COMPACT SPACES (40% OF TOTAL)

51,450 SF GROSS BLDG AREA

40,240 SF OPEN SPACE (39,204 SF REQUIRED)
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SCHEME #2
CONCEPT DEVELOPMENT

08/16/2023
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Project Summary

Project United Methodist Church of Palm Springs (UMCPS)
1555 East Alejo Road, Palm Springs, CA 92262
Senior Housing Test Fit & Concept Study
Project No. 23964
Date 08/17/2023
To Patty Slough, Affordable Housing Engagement Team
From Henry Moseley, AIA | GGA+
Subject Summary of Findings from the Senior Housing Test Fit & Concept Study
1.0 Background

At the request of the UMCPS Affordable Housing Engagement Team (AHET), with
guidance provided by LeSar Development consultants, GGA+ was tasked with
studying the feasibility of placing a Multifamily Senior Housing Development on the
existing UMCPS 4-acre property. The overarching vision for this development, as
expressed by the AHET, is for a design that facilitates community and connection
between residents and the congregation.

Direction provided to GGA+ requested the following:

A.Minimal, if any, disruption to existing site improvements, Including to existing and
future site easements located at the southeast of the property.

B. Achieving financial viability in the form of 60 or more dwelling units, including
potential tax credit regulation design requirements.

C. Review of current land use regulations to determine the allowable density per the
property's current MBR zoning designation in concert with provisions of the
California Density Bonus Law (DBL).

D. Determination of the need to upzone to an HR zoning designation based on the
outcome of ltem-C and calculating corresponding density Inclusive of the DBL.

E. Test fit scenarios for achieving the minimum 60 units and additional higher
densities per ltem-D.

i. Subsequent direction from the AHET requested achieving between 60-72
units with a mix of studios & 1-bedrooms and a parking ratio of 0.75 spaces
per unit.

F. Provide recommendation for the location of a future lot split into two parcels: one
containing the existing church buildings, the other for placing the future housing

development and related Improvements.

F. Provide material for the AHET to use In presenting to the congregation and other
stakeholders.

GGA | Architecture+



2.0 Summary of MBR Zoning -- as currently zoned.

21 The entirety of the existing UMPCS property Is contained within the City of Palm
Springs Section-14 Specific Plan Area and is designated as MBR (Medium Density
Residential Buffer) zone.

22. Density: Assuming the lot is split to provide the housing development with a new
2-acre parcel (see Lot Size section 5.0 for requirements), the MBR base density ratio of
15 dwelling units per acre results in a total of 30 dwelling units allowed.

Applying the 80% bonus provide by the DBL for 100% Affordable Housing, the resulting
allowable density Is 54 units. (See Density Bonus Law section 4.0.)

23 Height: MBR zoning allows for 15 feet in height. The height may Increase up to 24 feet
with the condition that the second story does not exceed 50% of the footprint of the
ground floor.

24 Setbacks: MBR zoning requires a front setback of 25 feet, rear setback of 20 feet, and
side setbacks 15 feet for a single-story or equal to or greater than the building height
for a two-story building.

25 Finding: The existing MBR zoning will not achieve the requested minimum of 60
dwelling units. In addition, the MBR zone height restrictions will make unlikely the ability
to achieve the allowed 54 units within a 1.5 story building. An upzoning to HR will be
required to achieve a density greater than 54 units.

3.0 Summary of HR Zoning -- requires up-zoning.

31 To achieve a greater density than allowed by MBR zoning, the new 2-acre parcel
resulting from a lot-split (see Lot Size section 5.0) will need to be upzoned to the
higher density HR (High Density Residential) zone. The parcel containing the existing
church buildings may remain as an MBR zone. The proposed demarcation line of the
resulting zone-split Is provided on the Site Analysis Diagrams sheet included in the
Feasibility and Concept Development package.

32 Density: With a 2-acre parcel, the HR base density ratio of 30 dwelling units per acre
results In a total of 60 dwelling units allowed.

Applying the 80% bonus provide by the DBL for 100% Affordable Housing, the resulting
allowable density Is 108 units. (See Density Bonus Law section 4.0.)

3.3 Height: HR zoning allows for 35 feet in height.

34 Setbacks: HR zoning requires a front setback of 30 feet, rear setback of 20 feet, and
side setbacks of 20 feet.

Page 2 | Meeting Minutes GGA |
Architecture+



35 Finding: HR upzoning alone will achieve the requested minimum of 60 dwelling units.
Application of the DBL will allow for a greater density up to 108 units. The 35-foot
height limit provides an opportunity to increase density and exceed the minimum of
60 units needed for financial viability of the project.

4.0 Density Bonus Law (DBL)

4] For100% affordable housing developments, the California Density Bonus Law
provides an 80% bonus over the base density allowed by a jurisdiction’s land use
regulations. (See Density sections 2.2 & 3.2 for application of DBL.)

42 These project types are granted four concessions that allow for deviations from locall
development standards.

43 They are also afforded waivers of development standards if it can be demonstrated
they will make the construction of a project infeasible at the density permitted.

44. The DBL grants a reduction in parking standards to require zero parking for 100%
Affordable Housing developments. Any parking provided is at the discretion of the
developer.

5.0 Lot Size
51 The Palm Springs Land Use Code requires a minimum lot area of 2-acres.

52 It requires that each lot in an HR zone have a minimum width of 130 feet and a
minimum depth of 155 feet.

53 §94.06.01 provides for modifying lot standards through a minor modification process.
This would allow for a reduction of up to 10% from the standards.

53 Finding: An even lot split of the existing 4-acre parcel will result in two 2-acre
parcels, each conforming to the code's minimum lot area requirement. Meeting the
minimum lot dimensions, however, will be difficult to achieve with the goal of
separating entirely the church improvements from the housing development. The
resulting shape of the new parcel will have an irregular boundary line of varied
nonconforming dimensions as it jogs around the existing improvements. This
nonconformance can be rectified by using one DBL concession. (See Density Bonus
section 4.0.)

6.0 Parking
61 As noted in section 4.4 of this document, the DBL reduces required parking to zero for
100% Affordable Housing developments. Any parking provided will be at the behest of

the project developer/owner rather than the local jurisdiction.

6.2 Palm Springs parking design standards require a minimum of 40% of total parking to
be shaded and that a minimum 9-foot wide landscaped area be provided between

Page 3| Meeting Minutes GGA |
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6.3

7.0

71

8.0

81

9.0

9l

every b parking spaces. These standards also prohibit placing parking closer than 6
feet from a side or rear property line.

Finding: GGA's test-fit studies have determined that the irregular lot shape (see Lot
Size section 5.3) will be difficult to park at the desired 0.75 spaces per unit ratio after
placement of the residential building and consideration of the easements. These
studies have determined that parking at this ratio can be achieved by reducing the
required 9-foot landscaped areas and placing the parking closer than 6-feet from
the property line. (Refer to schemes 1 and 2 included in the Feasibility and Concept
Development package for use of this solution.) A second and third DBL concession will
need to be used to proceed accordingly.

Landscape

HR development guidelines require that 45% of a site area (0.9 acres of a 2-acre
parcel) is provided as landscaped open space.

Finding: GGA's test-fit studies have determined that complying with this requirement
is likely possible. However, as the project is further refined in subsequent design
phases, this likelihood may diminish. In such an occurrence, the fourth DBL concession
or a waiver may be used to offset this mandate.

Adjacencies

The UMCPS property is bordered by 1-story single family houses to the north, 2 and 3
story apartment buildings to the east, 2-story apartment buildings and houses to the
south, and 1-story houses to the east.

Finding: The future Senior Housing Development should consider the scale of the site's
adjacencies in the development of its massing. GGA's concept schemes included in
the Feasibility and Concept Development package have made use of a stepped
massing, ranging from 1 up to 3 stories in response to the varied scale of the
neighboring uses. The studies have determined that an increase in unit density above
60 units will most likely require use of a partial third story or more.

Test-Fits and Concept Schemes

Note: Refer to the site concept diagram and concept development schemes 1 and 2
included in the Feasibility and Concept Development package.

With the goal of facilitating community and connection between residents and the
congregation, GGA's concept for a future development proposes an L-shaped
building that embraces the existing church buildings and adds to the campus like
quality provided by the arrangement of the buildings.

The L-shaped mass of the new residential building steps down from either 2 or 3
stories, depending on the unit density, to a single-story component that fronts a new
central plaza and contains the residential lobby and community spaces that could
host activities for residents and members of the congregation & surrounding
community to enjoy. The plaza acts as a hub from which radiate the new and existing
buildings and through which one can navigate into the compound. A landscaped
open space surrounds the new development and merges into and extends the

Page 4 | Meeting Minutes
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