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AGENDA REPORT

AGENDA DATE:
September 11, 2007

TO:
Redevelopment Agency Chairperson and Boardmembers


Metropolitan Transit District Board of Directors

FROM:
Housing and Redevelopment Division, Community Development Department


MTD Transit Development Department

SUBJECT:
Redevelopment Agency /  Metropolitan Transit District Mixed-Use Project (Transit Village) Request for Qualifications
RECOMMENDATION:

That the Redevelopment Agency (RDA) Board and the Santa Barbara Metropolitan Transit District (MTD) Board of Directors authorize the Agency Deputy Director and MTD General Manager to release a Request for Qualifications for a RDA/MTD Transit Village Project and create a short list of developer teams to whom a Request for Proposals would be released.

EXECUTIVE SUMMARY:

The RDA/MTD Mixed-Use Development Planning Strategy and Feasibility Analysis provides valuable information regarding the most appropriate location for the MTD Transit Center, an analysis of various conceptual project components and configurations for the site, and financial feasibility of the alternatives. Based on information gained from the Analysis and public discussion of the conceptual project, Staff has drafted a Request for Qualifications to seek qualified development teams to design, construct, and manage the joint development project. Several issues have been raised throughout the course of the analysis, including housing, childcare, and building height. The Boards’ position on these issues will influence the content of the RFQ and potentially the ultimate direction of the project.
DISCUSSION:
Background
The RDA and MTD have recognized an opportunity to pursue joint development of a mixed-use project in the 1000 block of Chapala Street, currently developed with City Parking Lot #3 and the MTD Transit Center. The RDA and MTD hired a consultant team to prepare a RDA/MTD Mixed-Use Development Planning Strategy and Feasibility Analysis (Analysis) to evaluate various potential redevelopment scenarios for the 1.8-acre site and determine if a mixed-use development is feasible. 
The Analysis includes an evaluation of the most appropriate location for the MTD transit center, an analysis of various conceptual project components and configurations, financial feasibility of the alternatives, and key considerations to take into account as the project moves forward. Due to the length of the document, copies of the Analysis have been made available in the City Council Reading File, the City Clerk's Reading File, and at the RDA and MTD offices. 

Planning Strategy and Feasibility Analysis

During the course of the analysis, the consultants developed nine alternatives for the creation of a new transit center and mixed-use project, including a range of housing unit types and tenancies. The development alternatives are conceptual in nature, identifying general land uses, transit center configurations, and mixes of housing type and size, to understand their economic feasibility. The exact location or configuration of project components on the site is not as critical as understanding their cost and how they affect the feasibility of the project.

Five of the alternatives include the two properties owned by the RDA and MTD (Alternatives 1-4, 9). Two additional alternatives combined the RDA- and MTD-owned lots with the adjacent parcel currently occupied by Greyhound Bus Lines (Alternatives 5 and 6). One alternative assumed placement of a new transit center at the train depot (Alternative 7), and the final alternative was prepared for the commuter parking lot at the corner of Carrillo and Castillo Streets (Alternative 8). Each alternative is described in more detail in the Analysis.

The alternatives were shaped by existing zoning requirements, staff direction, guidance from the consultant team, and decision-maker (RDA and MTD Boards, Planning Commission, Historic Landmarks Commission, Transportation & Circulation Committee, Downtown Parking Committee) and community input received at seven public meetings. Evaluation of alternatives developed for the subject site revealed that the type of mixed-use development project acceptable to the community would require public subsidy, ranging from approximately $18.7 to $28.4 million for the entire project. Subsidy would come in the form of local, state, and federal funding for affordable housing and for transit-related infrastructure.  

The Analysis was valuable in determining the most appropriate site for a new transit center and providing the fiscal impact of various types and density of development on the subject site. Additionally, the public discussion of the conceptual mixed-use project raised issues that have guided the content of the Request for Qualifications (RFQ), such as housing type, child care, and building height. 

Request for Qualifications

Staff has drafted an RFQ to seek a qualified development team to plan, design, construct, and manage the joint development project. The RFQ is intended to establish a short list of qualified developer teams, to whom staff would subsequently send a Request for Proposals (RFP). The RFQ will be directly mailed to approximately 80 individuals and firms who have expressed an interest in the project, professional organizations, and posted on-line, including the websites of the City and MTD, the California Redevelopment Association, and the American Planning Association.  

The RFQ is general in nature since its primary purpose is to garner interest in the project and identify developer teams qualified to complete the project. It conveys to potential developers the overarching goals and most critical elements of the project without restricting their ability to find creative solutions to issues that have arisen in previous discussions of the project. The subsequent RFP will be more specific in terms of development standards, programming elements, the design and development review processes, potential environmental issues, identification of potential funding sources, and evidence of the developer’s financial capacity. 

While there is no set development program for the site, various elements evaluated in the Analysis and identified by the community as desirable project components are included in the list of programming elements in the RFQ. The Analysis concludes that the most appropriate location for the MTD transit center is its current location.  Comments from the majority of the advisory bodies, decision-makers, and the public support this conclusion. Therefore, the RFQ states that the development shall include a new MTD transit center to meet the needs of their varied and expanding bus fleet. It is also explicitly stated in the RFQ that all existing public parking spaces on the site must be replaced in the new project. Furthermore, based on input from the Boards and the recent sale of the Greyhound parcel, the RFQ states that developers should assume the project site includes only the two properties owned by the RDA and MTD unless the developer team has site control of any adjacent properties.

Housing
The project element with the most variability is the housing component. The Analysis evaluated a range of housing types (price- or rent-restricted affordable vs. market-rate) and tenancies (rental vs. for-sale), which result in varying levels of public subsidy to achieve. The degree to which the project could offset the cost of developing affordable housing and an improved transit center is primarily dependent on whether market-rate for-sale housing is also provided. While the subsidy required for replacement of public parking and construction of a new transit center and related street improvements do not vary greatly among the alternatives, ranging from $4.8 to $6.6 million and $2.9 to $7.4 million, respectively, the subsidy required for the housing component ranges from $4.9 to $15.1 million. Alternatives #2 and #3 represent either extreme of that range and the primary difference between them is the provision of market-rate instead of price-restricted condominium units. 

The public and decision-makers indicated that they are most interested in a project that meets the City’s goals for affordable housing, open space, transit accessibility and other public amenities, all of which require monetary support. Furthermore, City housing policies and preliminary comments from the community encourage the development of affordable housing, whether for-sale or rental units, especially near major transit corridors and community services. Given the range of possibilities available to meet the City’s affordable housing goal, the RFQ does not include a definitive statement about how it should be achieved. Rather, it states that the affordable housing component should be maximized, specifically with tenancy types that are transit-dependent, and market-rate condominium units should be considered only if necessary to make the project feasible.

Until a short list of developers is created and conceptual plans are analyzed, it may be difficult to assess how a particular housing component would fit into the larger development project. However, if the Boards want to prohibit developers from exploring market-rate housing units in the project altogether, the RFQ should be revised to make that clear.

Childcare

In Alternative #9 of the Analysis, the physical and fiscal impact of including childcare into the project was analyzed. A 6,000 square-foot childcare facility with accompanying outdoor space of the same size would result in a subsidy of approximately $2.2 million. The cost of including a childcare function is primarily due to the physical space occupied by the facility that displaces a more profitable commercial retail component. 

Opinions regarding childcare expressed at the public meetings were largely negative, and the consultant has recommended against it based on that public concern, primarily due to its proximity to the transit center and establishments selling alcohol. Staff is not aware of any regulations that would prohibit a childcare facility from being located at the site. Many people also thought that public open space was a more valuable resource in this location. The RFQ currently states that childcare may be explored in the project. If the Boards want to eliminate this component from being explored, it should be removed from the RFQ.
Building Height

The City Charter and Zoning Ordinance allow buildings up to four stories and 60 feet in height in commercial zones. Recent opinions regarding the mass of three- to four-story mixed-use buildings nearing completion on Chapala Street have caused some to suggest that the development should not exceed three stories. For this reason, Alternative #9 explored a three-story building, which resulted in 66 dwelling units. Based on the same general building configuration, approximately 25 additional dwelling units could be accommodated in a stepped-back fourth story. Including a fourth story could also allow for additional open space areas, if the Boards preferred that to additional dwelling units. 

The RFQ does not attempt to limit the building height beyond current regulations, but does indicate that many have expressed a desire to restrict the development to a smaller building envelope. Staff’s approach is to tell the potential development teams what the restrictions are and to make them aware of the current height and massing concerns. Staff feels that it would be beneficial to allow the teams to explore creative solutions to the concerns if they so choose. It is likely that we would receive proposals that respond to the 60-foot height limit, and proposals that respond to a smaller building envelope standard. Judgment can then be made of a successful balance between the delivery of a significant number of housing units with a design that is sensitive to the character of the El Pueblo Viejo District. 
Next Steps

Once a short list of developer teams has been established by a review committee, Staff will issue a Request for Proposals to select a development team with whom to enter into an Exclusive Negotiating Agreement (ENA) to develop the site. Staff anticipates returning to the Boards in early Spring 2008 to receive authorization to execute a Memorandum of Understanding between the RDA and MTD and enter into negotiations with a developer. The approximate timeline for the interim steps in selecting a development team is as follows:

Request for Qualifications Released
Late September 2007

Statement of Qualifications Due
Mid-November 2007

Developer Short-List Notification
Early December 2007

Request for Proposals Released
Late December 2007

Developer Proposals Due
March 2008

Development Team Selected/ENA Process Begins
April/May 2008
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