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I.   SUMMARY
ADVANCE \d6
ADVANCE \d6
By means of this Request for Proposal (RFP), The Regents of the University of California (the University) invites proposals from qualified developers or development teams to plan, design, finance, construct and operate: (1) a hotel of approximately 100 guest rooms in the first phase expandable to 250 as market dictates; (2) a health/fitness center; (3) a retail center of approximately 12,000-15,000 square feet; and (4) an office building of approximately 50,000 square feet.  The project would be sited at UC Davis Medical Center (UCDMC) in Sacramento (as noted in Appendix A), California.  The office building may be considered as a separate development opportunity from the main hotel complex development.  The University plans to lease back the entire office building.  The selected finalist Developer would either operate the hotel, retail space and health/fitness center, or lease the facilities (with University review and approval) to an operator (or operators).  The University would open negotiations with the team submitting the proposal (Developer) that the University deems to be in its best interest, with the intention of finalizing the ground lease(s) and other necessary agreements no later than December 31, 1997.

The selected finalist Developer would be solely responsible for financing the entire cost of the Project Improvements, including but not necessarily limited to all financing costs, site development, architec​tural fees, permits, licenses, surveys, tests, plans, specifications and all required infrastructure improvements, including utility connections.  The University would enter into a long-term ground lease on a market basis, or in the case of the leaseback  office component, the ground lease rent may be minimal to the extent such rent reduction is reflected in the lease back rent.
This RFP is a three-phase process.  In Phase I, the University will accept proposals that address the development team composition, organizational approach to the project, financial capabilities, conceptual master plan with examples of comparable completed projects and a preliminary schedule.  Phase II will provide the University with the opportunity to interview a select group of the most qualified development teams from Phase I.  In this phase, a group of selected finalists will be invited to submit and present detailed proposals.  Proposers will present a more detailed master plan with functional space programs, building design, general facility specifications, a well-developed schedule, details of their financial plan, an operating plan with proposed use fees and related items as determined by the University.  Respondents to this RFP must propose a financing, devel​op​ment, management and operation plan, clearly identifying any third-party manager operator.  The final phase of this process will be when the University and the most qualified single proposer enter into the ground lease, master plan and operations negotiations.

A bidders= conference will be held 8:00 a.m. on Thursday, February 27, 1997, at the Cancer Center Auditorium at UCDMC (see Appendix B for location).  Questions regarding this RFP and notice of intent to attend the conference should be mailed to: Kim Woodruff, UCDMC Purchasing Department, 4800 Second Avenue, Suite 3010, Sacramento, California 95817, by  February 10, 1997. Failure to attend the bidders= conference will not preclude proposal submission; however, dissemination of information presented or discussed at the conference will not be the responsibility of the University.  Proposals must be mailed to Kim Woodruff and received before 4:00 p.m., March 31, 1997.

In all phases, the University will select the proposal(s) that the University deems to be in its best interest.  The University will consider the following criteria, among others:  (1) a high-quality Master-Planned approach to the development with a preliminary perspective of the site; (2) design, development, construction management, and operations capability and experience; (3) a functional and conceptual program; (4) proposed business terms (ground lease and lease back terms, room cost, addressing of University rights, etc); and (5) ability to finance the project.

II.   OPPORTUNITY STATEMENT
ADVANCE \d6
ADVANCE \d10
Background
UCDMC is a 455-bed comprehensive academic medical center that is the principal teaching and research center for the UC Davis School of Medicine.  It provides a broad range of primary and specialized services to patients from Sacramento and inland Northern California.  In support of its teaching mission, UCDMC has implemented actions to develop a primary care network (PCN) in outlying communities.  There are currently approximately thirty PCN clinics within a 100-mile radius of UCDMC, and many of the PCN providers will refer patients requiring specialty care to UCDMC for care.

The original UCDMC hospital complex was acquired from the County of Sacramento by the University in 1973.  Since that time, over $200 million of remodel and new facility development projects have been completed, contributing to UCDMC=s conversion to a modern academic medical center.  The Sacramento regional population is expected to increase by about 30 per cent by the year 2000.  In order to meet the corresponding increase in demand, UCDMC=s Long Range Development Plan, approved by The Regents of the University of California in March 1989, anticipates an expansion from the current 1.5-million-square-foot space inventory to over 3 million square feet over the next two decades.  The Long Range Development Plan is currently under revision and will provide updated development options for property acquired after the 1989 document was approved.  The revision is not yet complete; thus, the 1989 document will be used for this project.  Construction is currently under way on a new $155 million nursing tower, a $65 million cogeneration energy plant, a $15 million research building, and an $86 million, 300,000-square-foot ambulatory care center.  Also near completion is the construc​tion of an 80-bed Shriners hospital adjacent to the proposed project site, the first Shriners hospital combining burn care, orthopaedics and spine care in a single facility; a January 1997 opening is anticipated.  UCDMC is currently in a dynamic growth phase and continues to make progress toward regional, national and international recognition as a major academic medical center.

UCDMC is currently staffed by approximately 4,500 physicians, nurses, allied health, support services and medical school personnel.  UCDMC=s Long Range Development Plan expects a total daily census of staff, faculty, students, patients and visitors to increase by approximately 30 per cent from 1995 to 2010.  For this group at this time, limited amenity facilities are available.  Retail shops and services, as well as a health/fitness center, would have a significant market based on the number of staff and patients within the Medical Center Zone.  The development of such support facilities has not kept pace with UCDMC=s rapid growth over the last five years.

UCDMC schedules approximately 500,000 outpatient visits (including emergency room and primary care network) and 21,500 inpatient admissions annually.  Of the inpatients, approxi​mately 20 per cent are from out of the area; outpatient geographic origin is believed to be similar.  Both outpatients and inpatients from out of the area are often accompanied by family or friends; these individuals need affordable lodging and, because of the patients= need for loved ones= support, they desire (and the Medical Staff recommends) lodging as close and convenient to the hospital as possible.  Lodging also is needed for prospective and visiting faculty, students, staff, guest lecturers and sales personnel visiting the Medical Center. Currently, the nearest hotel of acceptable quality is about three miles from UCDMC.

Site Description
The site for this project is located along Stockton Boulevard, approximately one-half mile from the intersections of Highways 50, 80 and 99 (see Appendix A for specifics).  It is within the boundary of a redevelopment zone, with the local redevelopment agency supporting the development of this project and pledging to assist in community and agency interface.  Freeway access is via Stockton Boulevard.  The site is approximately 7 acres in size and encompasses the property generally to the east of Stockton Boulevard, south of Y street, west of 45th Street and north of Second Avenue.  Several other structures are located in the zone C ​​​a University-occupied medical office building, a small credit union, a liquid-oxygen storage tank and two University buildings that will be removed to make way for this project (after construction of the business office building referenced in this RFP). The University will be responsible for relocation of the building tenants.  Recent environmental assessments have not detected any known environmental hazards.  The selected Developer will be responsible for the removal and disposal of the two University-owned structures.  The environmental documents must address the removal of these two structures.  The site is illustrated in Appendix A, and a tour of the site will be included in the bidders= conference.

The Project Improvements should include a covered drive/main entrance and parking and waiting space for hotel guests, staff and service vehicles.  The cost and revenues of any parking structure should be included in the financial data provided in the proposal.  Vehicular circulation for the project would have to be designed to take the future UCDMC and Shriners= hospital structures into account as noted in the LRDP.  Landscaping is expected to be visually pleasing and conform to the existing University and Shriners Hospital features. Details for the specific development will be devel​oped in conjunction with the University and the selected Developer and incorporated into the Master Plan for the site.

PROJECTED DEMAND
UCDMC=s Long Range Development Plan calls for a hotel/business center between X and Y Streets, off Stockton Boulevard.  In order to determine the feasibility of building and operating a hotel, conference center, restaurant and faculty club, the University commissioned a feasibility study by Pannell Kerr Forster (PKF), certified public accountants and management consultants.  That study, dated June 1989, estimated demand from: (1) patients and their visitors; (2) visiting professionals; and (3) commercial/outside users, and recommended a 75-guest-room facility.

Further studies conducted in 1995 by Goodell and Associates, the Real Estate Land Use Institute (RELUI) and University-generated analysis indicate that the hotel program elements are viable.  The PKF feasibility study and the UCDMC Long Range Development Plan will be available at the bidders= conference or via the mail for $15.00 and $40.00 each, respectively.  The UCDMC LRDP EIR will be available for $25.00.  Copies of the RELUI and UCDMC Internal Demand Study also will be available for $50.00.  The developer(s) selected for Phase III negotiations will be provided with a copy of the UC CEQA Handbook.  A summary of the demand studies follows:

ADVANCE \d10
A.
Hotel Demand
A detailed and documented University internal demand analysis provides hotel developers with a basis for sizing and preparing a financing plan for the facility.  The RELUI study indicates a significant non-hospital demand to support 127 rooms that could be attracted to the Stockton Boulevard area.  Case studies from other medical centers, although not statisti​cally significant, seem to report a higher actual demand once a facility is in place than could be measured during the initial market analysis stage.  University medical centers in Pennsylvania, Michigan, Duke and the Cleveland Clinic were included in this review.

To the extent that the project provides a comfortable and amenable environment, the hotel may attract demand from University vendors, visiting health care personnel and neighborhood-related needs, such as visiting family and guests desiring to be close to their hosts.

Based on the factors mentioned above, it is proposed that the site be Master Planned to accommodate future expansion of the lodging facilities, with the initial phase of 100-125 rooms of the budget/economy-limited service type, and full build-out to include additional rooms (the expansion must be included in the environmental document) for a total of 200-250 rooms.  The rationale as to why the proposal is for fewer rooms than indicated in the various studies is that a Ronald McDonald House with approximately 30 rooms is planned and expected to be built near the intersection of 48th and X Streets prior to the completion of the hotel project.

The demand for hospital hotel rooms is divided between single-room accommodations and suite‑style configurations for patients and visitors involved in extended stays.  The split between these types could range from 25-50 per cent single rooms and 50-75 per cent suites.

ADVANCE \d10
B.
Office Building Demand
The University has a demand for approximately 50,000 square feet of office-type space.  This space would be subdivided into suites containing between 3,000 to 15,000 square feet.  The space would be leased long-term and include a purchase option.  The maximum ground lease term would be 40 years after which the improvements would either revert to the University or be demolished by the owner at the University=s election.   The space would be configured and finished to meet typical office standards and would be based on a detailed space program provided to the bidders in Phase II of this process.  The preliminary space program is noted in Appendix C; however, the University retains the right to refine the final configuration in the final phase of this project.  This component may be a separate ground lease as well as a separate developer.

ADVANCE \d10
C.
Health/Fitness Center Demand
The University believes there is a significant demand for this service.  With over 4,500 University employees on site, many of whom are very health conscious, there appears to be a market for a fitness activity.  Additionally, within a half-mile radius, there are over 6,000 state, county and city office workers who also would add to the demand for this service.  Many of the staff have expressed an interest in a center with the features listed in Appendix D. A preliminary University-developed space program identified the need for a facility of approximately 20,000 gross square feet (GSF).  University employees would be given preferential membership rights; should there be insufficient University members, center memberships could be opened to the public.

ADVANCE \d10
D.
Retail Center Demand
Because the Medical Center is located in a residential area and has a large additional daytime population, there appears to be a significant need for retail space in the area which would enhance the neighborhood and provide services to University employees.  The envisioned retail complex, which would contain approximately 25,000 GSF, would provide services and activities that local citizen groups find desirous.  Proposed tenants that could enhance the marketability of the entire project include a restaurant (with a beer and wine license), a dry cleaner, a deli, an ice cream outlet, and similar services.  Prohibited activities would include a bar, on-site dry cleaning processing, a convenience store (except as needed by the hotel), a video arcade, a fast food entity, or any other tenant that would provide service not conducive to University goals and neighborhood needs.  With over 6,000 government employees within a half-mile radius and a well-developed neighborhood, the University believes there is a signifi​cant retail opportunity.

III.   BUILDING PROGRAM
ADVANCE \d6
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A.
Program Objectives
Before describing what the University believes to be an optimal program, there are several guiding principles that should be fundamental to any proposal for development.  These concepts are interdependent and will tend to generate a synergy that will be of benefit to the project.

The project will be a mixed-use and Master-Planned complex to include a UCDMC-focused lodging facility, including a family-style restaurant, support retail, a fitness center and a leased-back office building.  The Master Plan must accommodate an initial phase to include the hotel, the retail center, office building and health/fitness center, at a minimum, with surface parking.  The longer-range plan should accommodate an expansion of the hotel and other facilities (as the demand and financial feasibility dictates).

The project should have secure and functional linkages to the Medical Center campus.  Access from the project to the campus should be well lit and provide a safe environment.  The project should create a positive link to Stockton Boulevard and the Oak Park community.  This can be accom​plished best by orienting community service uses, such as a restaurant and shops, directly onto the Boulevard.

ADVANCE \d6
B.
Project Components
The information presented below describes the facilities needed by UCDMC.  Proposals should cover the facilities as described.  However, the University will consider proposals for facility sizes different from those put forward here if they are financially justified in the proposal.  Final decisions as to the detailed scope of the project will be made in negotiations on the permitted site uses under the ground lease with the selected Developer of the Master-Planned site.  The hotel is the most critical component and will drive the remainder of the site=s development.  To optimize construction schedules, the selected Developer may authorize (with University approval)  the concurrent construction of the various components of the project to sub-contracted associates.

1.
Hotel C The hotel must be designed to provide lodging to UCDMC guests (inpatients before and after their stay, and outpatients), their family and friends, guest lecturers, vendors, prospective faculty, staff, students and others.  These users essentially fall into two demand segments: the ones desiring to pay a lower room price (most patients and their visitors, students); while the other segment is willing and able to pay more (vendors, conference attendees, guest lecturers, prospective faculty, consultants).  Respondents should take this bimodal demand distribution into account; the University is open to pricing or design suggestions accommodating these demand segments.  Provision should be made for single rooms, suites and some kitchenettes.

PROPOSED Hotel Components

$
Market identity:  Economy suite/extended-stay accommodations

ADVANCE \d5

$
Hotel size:  Initially 100-125 rooms, with expansion capability for an additional 100- 125 rooms as dictated by market conditions

ADVANCE \d5

$
Room configuration:  50-75 per cent suites, 25-50 per cent single rooms

ADVANCE \d5

$
Room rates:  market competitive and detailed in proposals

ADVANCE \d5

$
Room sizes:  400-600 sf suite configuration, 275-300 sf for singles

ADVANCE \d5

$
Residential-type hotel services:  e.g., self-service laundry, room cleaning, room service

The finalist for this project will be responsible for a comprehensive Master Plan for the development of the parcel.  The parcel is bounded by Y Street, 2nd Avenue, Stockton Boulevard and 45th Street.  With detailed Univer​sity involvement (staged review and approval rights), the Master Plan also will address how the project will impact the future planning and development of adjacent University property (immedi​ately south of Second Avenue), including:

$
Integration of pedestrian open space and walkway systems

$
Vehicular circulation

$
Surface parking

$
Emergency and service access

· Linkages to the Shriners Hospital to the north

· Relationship to University research buildings to the east

This will be essential in exploring the synergistic and catalytic potential of the initial project on subsequent development further south, and to best formulate the initial development concept by looking at it from a higher vantage point and broader context.

2.
Health/Fitness Center C The fitness center would provide facilities for campus staff, students and hotel guests.  This envisioned facility (see Appendix D) of approximately 20,000 gross square feet would include: exercise rooms with fitness equipment, saunas, steam baths, indoor swimming facilities, a half-court indoor basketball court and related support facilities as dictated by the market.  The facility would be built and managed by the Developer and produce income to offset costs.   With University concurrence, the developer may contract with an outside operator for the daily operation of the facility.  Monthly fees should be compe​titive to similar operations in the region.  See Appendix D for the proposed facility components and square footage.

3.
Retail Center C The retail component of approximately 25,000 rentable square feet (rsf) would contain a number of small shops.  Examples of services that could be provided include a barber shop, a beauty shop, a florist, a dry cleaning outlet (no chemical dry cleaning processing would be allowed on the premises), a small eating esta​blish​ment, an ice cream shop, and other retail services that could benefit the project and enhance the neighborhood.  The University reserves the right to approve the type of service and may reject those that would increase traffic substantially or present a negative image of the University.  Examples of uses which would not be approved include a gas station, a convenience store, a fast food  outlet, a grocery store or a bar. 

4.
Office Complex C The office complex, which would contain up to 50,000 square feet, would provide space for medical providers, administrative functions and general support.  This 50,000-square-foot building would be leased to the University with an option to purchase.  Appendix C provides a preliminary program.  Detailed space programs would be provided to the bidders in Phase II. It is envisioned that the facility would have floor sizes of between 10,000 - 15,000 square feet (as determined by the Master Planning component of this RFP).  The tenant improvements for this facility would be based on the program provided by the University (see Appendix C).  This facility may be under a separate ground lease having a maximum term of 40 years, and the University may select a separate development team.   In Phase III the University would enter into lease negotiations based on the cost (triple net lease, increases and related terms) being proposed in Phase II.  If the Univer​sity does not exercise any of the purchase options, the build​ing would be transferred to the University at no cost at the end of the ground lease or demolished by the owner, at University=s option.

5.
General Considerations C These may include a public plaza, including landscaping, lighting, a fountain, art, graphics and other pedestrian-friendly features.  The plaza would unite and provide a focal point and activity center for the Medical Center campus, the hotel/business center and the immediate neighbor​hood.  The costs of the public plaza and the extra level of landscaping, as conceived, could not be supported by the economics of a hotel project on a stand-alone basis due to the pressure to maintain the lowest possible room rates.  These elements should be integrated into the overall project pro forma with the development contri​butions being spread to all project components.​

C.
Revenue Streams
The hotel and health/fitness center components of this project would be operated by the Developer or by a third-party operator approved by the University.  The Operator/Developer therefore would receive revenue from the following:  (1) rent or hotel room use and other related hotel charges; (2) rent or use fees from the health/fitness center; (3) lease revenue from the office building; and (4) lease revenue from retail spaces.  The term of any agreement for operation of the facility must not extend beyond the term of  the ground lease to the Developer.

As stated earlier, the selected finalist Developer would be solely responsible for financing the entire cost of the Project Improvements, including but not necessarily limited to all financing costs, site development, architec​tural fees, permits, licenses, surveys, tests, plans, specifications and all required infrastructure improvements, including utility connections.  The University would enter into a long-term ground lease on a market basis, or in the case of the leaseback  office component, the ground lease rent may be minimal to the extent such rent reduction is reflected in the lease back rent.
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D.
Master Planning & Design
The Master Planning of this site is the first activity that will require significant interaction between the University and the selected finalist developer.  This planning process is expected to take the first three months of the project.  During this critical period, the finalist team will work closely with University representatives to insure that the Master Plan is congruent with the UCDMC Long Range Development Plan.  During the development of the plan, the finalist will be respon​sible for making three presentations of the development concepts to University manage​ment.  Upon completion of this phase, the final products will be presented to University management for approval.  The environmental review conducted by the University shall be  in accordance with the California Environmental Quality Act (CEQA).  CEQA approval is tied to the Airrevocable commitment@ to the project, which is considered design approval, or when the project is planned and preliminary designs are completed but prior to schematics and working drawings.

The University would retain approval authority over the exterior design, siting and orientation of the facility.  Signage must be coordinated with the UCDMC sign program.  The general quality of the facility should be in the range of moderately priced hotels, according to the business judgement of the Developer.  The facility design should be coordinated with the exterior feature materials, color palette and design of the planned neighboring UCDMC facilities.  The design also should adhere to the interior/exterior circulation pattern and other site development criteria identified in UCDMC=s Long Range Development Plan and Environmental Impact Report March 1989 Supplement, which contains a summary of impacts and Mitigations.  As stated earlier, copies of these documents will be available at the bidders= conference. 

ADVANCE \d10
E.
Approvals/Code Compliance
Because this project will be built on University property, the approval and code compliances are under the jurisdiction of The Regents of the University of California and its officers.  The following list indicates some of the major areas that will require approvals and who is vested in granting the approvals.

C 
Master Planning and CEQA approved by the University

C 
Ground Lease approved by the University

C 
Exterior building design approved by the University

C 
Parking approved by the University

ADVANCE \d6
C 
All buildings require State Fire Marshal (life safety issues) and the State of California General Services Office of the State Architect (accessibility issues) review and approvals

ADVANCE \d6
C 
Utility inter-ties require Sacramento City Planning Department approval

ADVANCE \d6
C 
All aspects of this project will require periodic meetings with local community groups, with their input being considered in the design process.

C 
California Environmental Quality Act Lead Agency -- The University of California

C 
Assistance with permit process -- Sacramento Redevelopment Agency

IV.   PROPOSED TERMS AND CONDITIONS
ADVANCE \d6
ADVANCE \d6
The Project Improvements would be Master Planned, entitled and constructed by the final selected development team on University-owned land leased to the Developer under two long-term leases of land (Ground Leases).  The University would not subordinate its interest under either Ground Lease.  The Developer and the University would negotiate and enter into these Ground Leases and other agreements regarding the Project Improvements; such agreements would be conditioned upon the satisfactory negotiation of all required project components (including any management leaseback and/or operating agreements) and approval by The Regents of the University of California.  For purposes of responding to this RFP, it should be assumed that these agreements would include the following terms and conditions:

A.
Financing C The selected Developer would be solely responsible for financing the entire cost of the Project Improvements, including but not necessarily limited to all financing costs, site development, architectural fees, permits, licenses, surveys, tests, plans, specifications and all required infra​structure improvements, including utility connections.  The Developer may pledge the leasehold interest as security to a lender of construction or improvement funds for the project.  All financing or refinancing would be subject to University approval and would be non-recourse against the University.  All financing must mature on or before the expiration of the two Ground Lease terms.  University lease rights would be maintained as long as the University is not in default.

B.
Term C The term of the Ground Lease for the hotel and retail center would be approximately 40 years.  The office building would have a separate term of not more than 40 years.  For the office building lease, the University would have purchase options beginning in year five and continuing through the lease term.  At the end of the lease term, the improvements would be demolished or title thereto would be transferred to the University at no cost, at the University=s sole election.

C.
Ground Rent C The ground rent for the hotel and retail center would be negotiated with the base rent as a per cent of the fair market value of the land adjusted periodically by changes in the CPI and by appraisal.  The ground rent for the office building would be minimal providing the cost savings are fully factored into the building leaseback rent.

D.
Ground Leases Unsubordinated C The Ground Leases would be unsubordinated so that the University=s fee interest could not be encumbered by the Developer=s leasehold interest.

E.
Office Building C The University would lease 100 per cent of the office building back from the Developer on a fully net basis (except for structural and major systems responsibilities) with purchase options to be negotiated.

F.
Hotel Operation C The Developer would operate the hotel or lease the facility to a University-approved third-party operator.  The University may be amenable to performing  maintenance of grounds, administration of parking and other services under subcontract from Developer.

ADVANCE \u5
G.
Design C The interior and exterior design of the proposed facility must be coordinated with the features, material and color palette of neighboring facilities and must adhere to the criteria included in UCDMC=s Long Range Development Plan with regard to vehicular and pedestrian circulation, landscaping, signage, parking, building height limitations and site organization.  As noted in the Phases starting on page 21, the Developer must provide the University with copies of preliminary plans, working drawings, specifications and all required construction documents.  The University (and The Regents) reserve the right to review and approve the facility design and construction documents.  The Developer must provide the University with as-built drawings of all buildings.

ADVANCE \u5
H.
Law and Code Compliance C The University would require the Developer, at the Developer=s sole cost and expense at all times during the lease term, to conform to and cause all persons using or occupying any part of the facility and grounds to comply with all laws from time-to-time applicable thereto and to defend, hold harmless and indemnify the University from all claims, demands, costs, expenses, penalties or charges resulting from the violation of any applicable laws or regula​tions.  Requirements for construction of the project would include compliance with the latest adopted editions of the Uniform Building Code, the Uniform Plumbing Code, the National Electrical Code, the California Code of Regulations, Title 24, City of Sacramento Street and Utility Standards, the City Fire Department=s access requirements and approval by the State Fire Marshal.

ADVANCE \u5
I.
Zoning C If any zoning or other use restriction would prevent or substantially impede the selected Developer from construction or use of the premises for the purposes permitted despite the Developer=s good faith efforts to obtain such approval, the Developer would, at its option and as its sole remedy, be able to terminate the Ground Lease without liability of either party.

ADVANCE \u5
J.
Environmental Impact C The University would function as the lead agency for CEQA review and approval of Project Improvements.  The currently approved EIR for the UCDMC Long Range Development Plan would most likely encompass the proposed project, with the possibility of a focused EIR or mitigated Negative Declaration to address specific project impacts (traffic, noise, etc.).  Environ​mental impact documents would be prepared by the selected Developer at its expense and must be prepared to University environmental document standards per the UC CEQA Handbook.  Administrative drafts of all environmental documents are to be reviewed by the Office of the President prior to public release.  The project must comply with all mitigation measures adopted as part of the project=s Environmental Impact Report (EIR) and the Program EIR for the UCDMC Long Range Development Plan EIR.  The environmental documentation must be prepared simultaneously with the design and must be presented to the University at the time of project approval.  The University reserves the right to approve the selection of any consultants used in the process.  In the case of the environmental review, the University will provide a copy of the University of California CEQA Handbook to Phase III development team(s).   

K.
Liens and Encumbrances C The Developer will be required to keep the fee interest of the University free from all liens and encumbrances during the terms of the Ground Lease(s).  The Developer also would be required to furnish, or arrange for its contractor to furnish, a performance bond in the amount of the full construction costs, guaranteeing the faithful performance of the construction, and to provide a payment bond for 100 per cent of the amount of the full construction costs, guaranteeing the payment of claims of the mechanic, the materialmen and others who furnish materials and labor in connection with the project.  The University shall have the right to approve the form and substance of both the payment and performance bonds, and if the selected Developer fails to submit either of these bonds the University shall have the right to terminate the Ground Lease(s).

L.
Taxes C The selected Developer would be required to pay all applicable property taxes, fees, assessments and charges, whether general or special, ordinary or extraordinary, which may be levied, or become a lien or charge upon the Project Improvements or the leasehold interest except those payable on the office building pursuant to the leaseback.  The Developer=s obligation to pay such taxes would include real estate and possessory interest taxes, taxes upon rents, personal property taxes, privilege taxes, gross receipts taxes, excise taxes, parking taxes, business and occupation taxes, gross sales taxes, water charges, sewer charges, and environmental taxes and assessments of California, the U.S. government or any agency thereof, or any other government body during the lease term.

M.
Indemnification and Hold Harmless C The University and the Developer would agree to defend, protect, indemnify and hold harmless each other from all damages, liens and liabilities associated with their respective performance of the agreements related to the construction and operation of the project.

N.
Insurance C The Developer would be required to maintain liability and casualty insurance as provided in the Ground Lease(s).  Developer and any lessees, at no cost to University, shall insure their activities in connection with the Agreement and obtain, keep in force and maintain insurance acceptable to University.

O.
Mineral Rights C The University reserves to itself the oil, gas and mineral rights of the site without the right of surface entry.

P.
Transfer of Ground Lease C The Developer would be permitted to assign or transfer the Ground Lease(s) and any interest thereunder to another party only with University approval.  The University would have a continuing right of first refusal to purchase the Project Improvements and specific option rights as noted for the office building during the lease back term.

Q.
Expiration C Upon termination of the Ground Lease(s), title to Project Improvements would, at the University=s option, be transferred to the University at no additional cost or be removed.  The Developer would maintain a reserve account to apply to demolition or refurbishment of the Project Improvements at the end of the Ground Lease(s).  The amount of the reserve account would be negotiated with the selected Developer.

R.
Utilities C The Developer would be responsible for paying all utility costs, including the cost of electrical power, natural gas, water, sewer and solid waste disposal except as provided in the office building lease back.  During the negotiation of the Ground Lease(s), consideration would be given to designing the project so as to facilitate connection to UCDMC Central Plant now under construction, with the University selling utility service to the Developer at a current market rate congruent with utility regulations in effect at the time of contract award.

S.
Equal Opportunity  C The University of California is an Equal Opportunity institution. The Developer shall provide to University a description of the strategy it utilizes to provide outreach for Equal Opportunity for small, local, women, disadvantaged, and disabled veteran owned enterprises as subcontractors.

The University may require the selected Developer to agree to a contractual undertaking substantially similar to the following:

EQUAL OPPORTUNITY.  Developer agrees to adhere to the require​ments set forth in Executive Orders 11246 and 11375, and with respect to activities occurring in the State of California, to the California Fair Employment and Housing Act (Government Code section 12900 et seq.).

Expressly, Developer shall not discriminate against any employee or applicant for employment because of race, color, religion, sex, national origin, ancestry, medical condition (as defined by California Code section 12925f), marital status, age, or physical or mental handicap with regard to any position for which the employee or applicant for employment is qualified, or because he or she is a disabled veteran or veteran of the Vietnam era.  Developer shall further specifically undertake action to ensure that employees and applicants for employment are treated without regard to their race, color, religion, sex or national origin.  Developer shall communi​cate this policy to all persons concerned within its company, with outside recruiting services, and with the minority commun​ity at large.  Developer shall provide to the University on request a breakdown of its labor force by groups, specifying the above character​istics within job categories, and shall discuss with the University its policies and practices relating to its Equal Opportunity programs.

NOTICE

The California Public Records Act limits the University=s ability to withhold pre-qualification and bid data to trade secrets or records, the disclosure of which is exempt or prohibited pursuant to federal or state law.  If a submittal contains any trade secrets that an Owner and/or Developer does not want disclosed to the public or used by the University for any purpose other than evaluation of the Owner and/or Developer team=s eligibility, each sheet of such information must be marked with the designation AConfidential.@  The University will notify the submitter of data so classified of any request to inspect such data so that the submitter will have an opportunity to establish that such information is exempt from inspection in any proceeding to compel inspection.

V.   SELECTION PROCEDURE AND SCHEDULE
ADVANCE \d6
ADVANCE \d6
A bidder=s conference will be held at 8:00 a.m. on Thursday, February 27, at the Cancer Center Auditorium at UCDMC, as shown on Appendix B.  Questions regarding this RFP and notice of intent to attend the conference (with the number of persons that will attend) should be mailed to Kim Woodruff at the address listed below by February 10, 1997.  Failure to attend the bidders= conference will not preclude proposal submission; however, dissemination of information presented or discussed at the conference will not be the responsibility of the University.  Each bidder is required to submit seven (7) copies of its proposal response.   Proposals must be mailed or hand delivered to the following and received before 4:00 p.m., March 31, 1997:

ADVANCE \d10
Kim Woodruff

Purchasing Department

UC Davis Medical Center

4800 2nd Avenue, Suite 3010

Sacramento, CA  95817

Phone:
(916) 734-3592

FAX:
(916) 734-7791
ADVANCE \d10
The PKF feasibility study and the UCDMC Long Range Development Plan will be available at the bidders= conference for $15.00 and $40.00 each, respectively.  The UCDMC LRDP EIR will also be available for $25.00.  Copies of the RELUI and UCDMC Internal Demand Study are also available for $50.00.  Checks for such materials should be made payable to AThe Regents of the University of California.@  The selected finalist will be provided with a copy of the UC CEQA Handbook.

As stated above, Phase I proposals are due by 4:00 p.m., March 31, 1997.  The University will review all submittals and select several developers who will be offered the opportunity to present their proposals to a committee of University legal, management, financial, planning and architectural specialists.  Based on these interviews, information presented in the proposals, and any supplemental information data requested, a recommendation of the finalist (Phase III) will be submitted to the UCD Chancellor for approval of the proposal which best meets the University=s needs.  With the Chancellor=s approval, the University will then enter into negotiations regarding unsubor​dinated Ground Leases and Office Building lease back terms and conditions.  When negotiations are completed successfully, the University plans a presentation to its Governing Board of Regents for approval of the Ground Leases and related agreements (see the Proposed Schedule following).


PROPOSED SCHEDULE 
ADVANCE \d6
	1.
January 29, 1997
	
	Issue RFP

	
	
	

	2.
February 10, 1997
	
	Questions on this RFP, in writing, and notice of intent to attend the bidders= conference are due to Kim Woodruff, UCDMC Purchasing Department (see address on previous page).

	
	
	

	3.
February 27, 1997
	
	Bidders= Conference at UCDMC at 8:00 a.m.

	
	
	

	4.
March 31, 1997
	
	Phase I responses due to the University from interested developers

Phase II Respondents selected, presentations completed

	
	
	

	5.
June 3, 1997
	
	Final selection of Developer by the University.  Commence Ground Lease negotiations.  Start EIR process.

	
	
	

	6.
September or November   1997   (as determined by negotiations)
	
	Presentation to The Regents of the University of California for approval of the Ground Lease and development and operating agreements, Environmental Impact Report and Design approval.

	
	
	


The University reserves the right to revise or extend this schedule at its sole option.

The University, in its sole discretion, reserves the right to determine whether any Development team meets the minimum eligibility standards, to determine whether a proposal is responsive, and to select a proposal(s) that best serves its financial and programmatic objectives.  The University reserves the right to make an award in part or in full to the Developer or Developers of its choice, based on the University=s evaluation of the separate project components.  The University reserves the right to modify the information required for each phase of the selection process and to reject any or all proposals.

Firms wishing to submit proposals in response to this request do so entirely at their own expense, and submission of a proposal indicates the proposer=s willingness to conform to the conditions contained in this Request for Proposal unless clearly and specifically noted otherwise.

VI.   SUBMISSION REQUIREMENTS
ADVANCE \d6
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To be considered, the proposal must be received by the University by 4:00 p.m., March 31, 1997.  The University will not accept proposals received after the 4:00 p.m. deadline on the March 31, 1997 due date.  Proposals should be submitted to Kim Woodruff at the address listed on page 18.  A cover letter, which will be considered an integral part of the proposal, must be signed by an individual who is authorized to bind the proposer contractually and must certify that all statements in the proposal are true and correct.  The letter must indicate the title or position that the individual holds in the firm and also must include the proposer=s federal tax I.D. number.  A University of California Business Information Form (see Appendix E) must be completed and attached.  Responses to Phase I of this RFP should be clear, concise and organized into the four major areas described below:

PHASE I C DUE DATE: March 31, 1997

A.
Organizational Qualifications/Experience C Firms responding to this RFP must provide detailed information that demonstrates their organizational ability to undertake a project of the magnitude described herein.  At a minimum, the response to this RFP must include the following:

1.
Development Team:  The proposed development team must be identified, including the legal nature of the business entity, all joint venture partners and the nature of their interests.  The names and addresses of the principal members of the development team must be provided, including architects, engineering firm(s), space planners, construction manager(s), general contractor(s), major sub-contractor(s), financial consultants, and the hotel and health center facility operator/manager.  The roles and responsibilities of each member of the develop​ment team must be clearly described and an organizational chart must be included.

2.
Organizational Approach to the Project:  The Master-Planned community aspects of this project should be reflected in the proposal.  These include coordination with the LRDP, building siting, building massing, landscaping, site development, and any other general planning consideration normally associated with a project of this size and nature.  The organizational and management approach utilized by the development team in prior projects of similar scope must be outlined, as well as the proposed relationship with the University during the design and construction of the Project Improvements.

3.
Experience:  A summary portfolio for each principal member of the development team must be provided.  The summary should focus on the development of projects (if any) that are comparable in size, complexity, quality and scope, including a list of all such projects started and completed during the past five years and identification of any joint venture partners.  The proposal must include photographs and brief descriptions of the projects, including the date of completion, location, concept, land uses, size and construction costs; the name of the current owner of the project and the date of sale should be included if applicable.  The Developer will be required to use architects and other team members who are familiar with the design and construction of hotels, office space, and retail space.

B.
Financial Capability C The response to the RFP must demonstrate clearly the Developer=s financial capability; each proposal must detail previous experience in financing projects of similar nature and magnitude, bank and credit references, annual reports, percentage of ownership, statement of net worth and such other references as the Developer deems relevant.

C.
Design
1.
The proposal also must provide a conceptual Master Plan for the site, listing required adjacencies, proposing a general design for the buildings (including a proposed number of floors), gross square feet, the number and configuration of hotel rooms, and the general location of the various components in the proposed buildings; bubble diagrams and the like should be used to illustrate the proposed concep​tual plan.  A site plan sketch must be included indicating possible density, site coverage, circulation patterns, service vehicle access, and provisions for parking, whether on-grade or in a parking structure.

ADVANCE \u2
2.
Each proposal must include several examples of projects completed by the development team that exemplify the quality of workmanship, type of materials, and quality and nature of the mechanical and electrical systems that the Developer will propose for this project.

ADVANCE \u2
3.
The proposal must address details of the project.  For the hotel, how many rooms, sizes, configuration (suites vs. single rooms, kitchenettes), what services will be offered, room rates, operating parameters and expected occupancy rate to break even.  Similar amenities, program and pricing expense information for the health center also will be required.

D.
Preliminary Schedule C In this phase, the proposer must provide a schedule indicating at a minimum the preliminary dates for the following: completion of design development and outline specifications; application dates for plan check exclusive of review by the University; start of construction of shell; completion of construction of shell; start of construction of interior Project Improvements; and completion of Project Improvements.

PHASE II C PRESENTATIONS AND INTERVIEWS
A limited number of teams proposing in Phase I will be invited to present proposals in Phase II.  Those developers selected for this phase will be provided more detailed site plans and information to complete the next step.  In this phase, the each developer will provide an overview of its Phase I package, make any corrections (due to shifts in team composition, fiscal abilities, etc.), and address its Master Plan and the following issues:
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A.
Functional and Space Program C Proposals must include a list of spaces indicating the function of each space type, the number of spaces and the square footage of each for the facilities described in Section III., above.  An estimate of the parking requirements for hotel guests, employees and service vehicles must be provided.  Applicant developers may propose changes to the building program outlined in Section III., above, but must justify such changes in the program, citing industry standards, operating economies, market data and other rationale in support of such proposed changes.  Total outside gross square footage for the four components and the project must be provided.

B.
Design C In this second phase, the proposer will present a refined Master Plan design of the site that addresses key features.  These features include, but are not limited to: traffic circulation, building heights, footprints, adjacencies, a space list for hotel and retail components, a proposed structural system and construction methods, finish options, and exterior appearance.

During negotiations, and in its sole discretion, the University may seek modifications to the plans and specifications.  The plans and specifications submitted by the selected Developer, and any modifications thereto, would become part of the Ground Lease(s) between the University and the Developer.

For the office building, the University has a standardized palette of finishes and colors which will be provided to the final selected developer in Phase III.  A  detailed conceptual plan and an outline of the specifications will be required for final negotiations on the office structure. This will include interior and exterior finishes, lighting, plumbing fixtures, doors, frames and hardware, glazing systems, elevator equipment and related building components.

C.
Schedule C Applicant developers must provide a refined schedule indicating at a minimum the dates for the following: Master Plan submittal; completion of design development and outline specifications; application dates for Plan check exclusive of review by the University; start of construction of shell; completion of construction of shell; start of construction of interior Project Improvements; and completion of Project Improvements.  The University shall have the right to modify this schedule, which would become a part of the Ground Lease(s) between the University and the Developer.

D.
Capital Financing Plan C Proposals must include a complete and detailed plan for the financing of the project.  Data must include a preliminary (but itemized) cost schedule, including all soft or indirect costs, and the source and terms of the projected financing.

E.
Operating and Financial Plan C Developers must identify clearly the planned management and organizational structure for the operation of the Project Improvements.  This identification, in the form of an organizational chart and supporting materials, must indicate clearly the relationship of the operating organization to the Developer, including any partnership or lease assignment arrangements.

Detailed financial pro formas for the project must be provided identifying projected volume, revenues, construction capital requirements, working capital requirements, operating costs, management fees, debt-service requirements and net income/profits.  The pro forma must cover the first 10 years of operation.

Proposals must specify:  (1) proposed ground-rent amounts; (2) the proposed leaseback amount for the office space; (3) the proposed initial and future guest-room rate schedule; and (4) descriptions of and rates for the retail spaces.

F.
Additional Information C During the evaluation of the proposals, the University reserves the right to request additional information from proposers.

PHASE III C FINALIST SELECTION/NEGOTIATION
In this final phase of the RFP, the development team(s) which clearly demonstrate their ability to plan, construct and operate a quality Master-Planned development shall be selected and enter into negotiations with the University.  In selecting the proposal(s) that the University deems to be in its best interest, the University will take into account the following criteria, among others:  (1) a high-quality Master-Planned perspective of the site; (2) design, development, construction management, and operations capability and experience; (3) a functional and conceptual program; (4) proposed business terms (land rent on ground lease, lease cost and option pricing/flexibility on the office leaseback); and (5) ability to finance the project.

The following conditions apply to all proposals submitted in connection with this RFP:
A.
Notwithstanding any other provision of this RFP, bidders are hereby advised that this RFP is a solicitation of proposals only and is not to be construed as an offer to enter into any contract or agreement. Thus, University reserves the unqualified right to reject any or all proposals for any reason.

B.
University shall have the unconditional and unqualified right to withdraw, cancel, or amend this RFP at any time.  Bidders shall bear all costs associated with the preparation and furnishing of responses to this RFP.  The University, in its sole discretion, reserves the right to determine whether any bidder meets the minimum qualification standards, to determine whether a proposal is responsive, and to select a proposal which best serves its programmatic objectives.

C.
All proposals shall be firm for a period of 275 days following the Phase I proposal submission due date.

D.
Responses to this RFP should be made according to the instructions contained herein.  Failure to adhere to RFP instructions may be cause for rejection of the proposal.  A proposal which contains conditions or limitations set up by the bidder may be deemed irregular and subsequently rejected by the University.

E.
False, incomplete, or unresponsive statements in the proposal response may be cause for its rejection.  The evaluation and determination of the fulfillment of the RFP requirements will be the University=s responsibility and its judgment shall be final.

F.
University reserves the right to interpret or change any provision of this RFP at any time prior to the proposal submission date.  Such interpretation or change shall be in the form of a written addendum to this RFP.  Such addendum will become part of this RFP and any resultant contract.  Such addendum shall be made available to each firm which has received an RFP.  Should such addendum require additional information not previously requested, a bidder=s failure to address the requirements of such addendum in the final proposal response may result in the proposal not be considered.

G.
University has, at its sole discretion, the unconditional and unqualified right to determine whether a time extension is required for submission of proposals, in which case, a written RFP addendum issued by University shall indicate the new submission date for proposals.

H.
Prior to the final submission date, bidders may retrieve their proposals to make additions or alterations.  Such retrieval, however, shall not extend the final submission date.

I.
Bidders wishing to submit proposals in response to this request do so entirely at their own expense, and submission of a proposal indicates acceptance of the conditions contained in the RFP unless clearly and specifically noted otherwise.

