NOTICE OF INTENT TO DISPOSE PROPOSAL REQUIREMENTS AND NEGOTIATION CRITERIA

The City is seeking the following from community land trusts (CLTs) associated with the property located
at 925 E Jackson Street, Pensacola Florida (also referred to as the Project).

Interested parties who wish to be considered for this opportunity must submit a narrative proposal to the
City no later than July 3, 2024, at 5:00 PM local time. The narrative proposal shall provide a brief overview
of the proposed development program and the development team composition and qualifications as it
relates to the City’s vision for the project, as outlined below:

The City of Pensacola is seeking proposals from CLTs skilled in developing attainable and/or workforce
owner-occupied housing.

Proposals must produce long term attainable workforce housing for a minimum of 99-years. Uses and site
design should balance the need to address the affordability crisis while respecting the existing scale of the
surrounding development. The project must exhibit quality design that preserves, reflects and/or pays
tribute to the historic vernacular and urban form of the East Hill neighborhood.

The City is seeking a for-sale housing development which adheres to a long-term equity sharing model
offering a 99-year lease with a 99-year renewal option to income-qualifying homebuyers. At least 51% of
dwelling units should be affordable to individuals with a median household income of 80% Area Median
Income (AMI) or less. Target AMI range is 80%-120% AMI.

Additional project preferences include:

o Preference for those with residential ties to the local area.

e Publicly accessible recreational amenities.

e Features which provide accessibility and encourage aging in place.

e Strategic and thoughtful application of parking management that respects the surrounding
residential area.

e Elements of public art.

e Inclusion of Minority and Women- owned Business Enterprises (MWBE) vendors.

DESIGN FEATURES

Site design must be cohesive, have good connectivity, ease of access, and incorporate, as applicable, the
Urban Core Community Redevelopment plan objectives.

A preliminary review of existing site conditions and the urban form of the surrounding community was
performed to evaluate possibilities for redevelopment of the Property. This review included an informal
building massing and building height study and production of potential design option for a two-family
townhome unit development which is attached in Appendix A. Preferred heights and massing preferences
are described below.

The potential design option accounts for potential stormwater retention. Although substantial impervious
area exists on site, it is anticipated that stormwater retention may be required with redevelopment. Since



the site elevation decreases from 60.3’ at the North-East corner to 51.4° in the South-West corner,
stormwater retention was placed in the southwest corner of the site.

Additionally, an unofficial front yard averaging survey of the surrounding neighborhood was conducted to
provide context for a development designed under the “Special Planned Development” option. These
setbacks are Front Yard (FY) = 13.5’; Secondary Side Yard (SSY)=6.775". Additionally, the concept could
further be modified by applying certain setbacks for single-family development within R-1A: Rear Yard
(RY)= 25; Side Yard (SY)=5'.

The City is in the process of producing affordable townhome plans that could be retrofitted for this site. A
copy of the draft floor plans and elevations are attached in Appendix B.

Design preferences include:

e Site Design

O

O O O O

Front yard setbacks that adhere to the average front yard setback in the surrounding
neighborhood. If a Special Planned Development is utilized, then front yard setbacks must
be inspired by the front yard averaging conducted by the city to allow the development to
be integrated into the surrounding neighborhood.

Site design that respects the existing residential urban pattern.

Site design that includes a public green space amenity.

Site design that supports a multimodal network with uninterrupted sidewalk connectivity.
Vehicular access off 10" Avenue and/or La Rua Street.

e Building Massing:

O

Thoughtful variations in exterior elevation designs that incorporate creative uses of
materials and glazing orientations for single-family and/or townhome units.

Secondary facade elevations that are considerate of the existing residential architectural
context on N 10" Avenue and E. La Rua Street.

Building footprints that are scalable to the existing architectural context.

Building heights that are scalable to the existing architectural context. Preference will be
given to designs that incorporate a maximum building height of 2-3 stories along the
Jackson Street frontage and a maximum building height of 2 stories along the 10" Avenue
and La Rua Street frontages.

e Unit Features:

O O O O O

Variations in floor plans

Impact glass windows

Appliance package

Tile or vinyl plank flooring (or comparable material) in at least the kitchen and bathrooms
Recessed lighting in all common areas

A site survey is attached in Appendix C.



The City may consider any qualified party making a proposal by July 3, 2024, at 5:00 PM local time for
further negotiation. Parties invited for further negotiation shall be diligent in providing all final detail
described herein.

Questions, proposals and all submitted materials shall be addressed and submitted in writing to:
redevelopment@cityofpensacola.com.

Please note, the City shall have the authority to take any action determined by the City to be in its best
interest or to take no action. Receipt and acknowledgement of any proposals or further detail required for
negotiation does not imply or provide the interested party with any right or interest in the property.

Development Entity

Objective: The City is looking for a qualified CLT to undertake the planning, permitting/entitlement, and
development of affordable, workforce and/or attainable for-sale housing on the Property. Conveyance of
the property may be by long-term ground lease or by sale (subject to further negotiation).

Requirements:

e A detailed summary of the developer’'s experience in the acquisition and development of new
affordable, workforce and/or attainable housing projects similar to the vision for the property, as
described above.

e A brief description of up to 3 most comparable projects that the developer has successfully
developed. Provide the name, address, photographs, references. Also include the timing of
development from the submittal of design/plans to governing agency through receipt of Certificate
of Occupancy (CO).

e |dentify the CLT’s designer/architect, engineer, contractor and/or other independent professionals
for the project (as applicable) and confirm the commitment of proposed team members in the form
of a letter signed by an authorized executive of each respective company.

e Provide up to 3 comparable projects undertaken by each professional listed. Note for which projects
the professional consultants and contractors provided the services on behalf of the developer.

e Brief bios of key team members shall also be submitted along with the information above.

Development Program and Intent

Objective: The City is seeking to understand the CLT’s proposed affordable, workforce and/or attainable
housing development concept including new housing structures, and any ancillary amenities.

Requirements:

e Anarrative and graphic summary of the development intent for the Property to include conceptual
plans, elevations, renderings, etc. Anticipated housing units shall include unit type (mix), unit
square footage, households to be served by income cohort (% of AMI), and estimated parking
counts. CLT’s should include as part of their team experienced home designers and/or architects to


mailto:redevelopment@cityofpensacola.com

ensure that proposed site plans and architectural designs integrate with the existing East Hill
neighborhood context.

Narrative and/or graphic illustration of site amenities. The plans should also include proposed
improvements to mobility and activating street-fronts through building orientation fronting the
primary street (Jackson Street) and massing preferences described above, community and/or park
space, pedestrian forecourt, patio spaces, common areas, patio spaces and/or other similar
elements, locations for proposed on-site and off-site parking, as well as, ways in which the
development implements the City’s goals of preserving the urban and traditional neighborhood
context.

Marketing Experience, Approach, Management and Stewardship for Project

Objective: The City is looking for CLT and/or management/leasing team members who have broad
experience marketing and managing projects of a similar scale and profile.

Requirements:

A narrative summary of the marketing and management approach and brief bios of the key team
members who will oversee the marketing and management effort.

CLTs/development team must demonstrate significant experience in the marketing, management,
and stewardship of affordable, workforce and/or attainable housing development of comparable
profile. The City desires to understand the underlying marketing approach, vision, and
management and stewardship approach that the CLT views for this site.

Project Timing

Objective: The City desires that the Property be developed as soon as possible, consistent with
requirements for entitlements, work necessary to create a satisfactory market setting, the conveyance

schedule, etc.

Requirements:

A proposed Project Schedule that outlines timing finalize conveyance, entitlement acquisitions,
obtaining regulatory approvals (e.g. site planning, permitting, etc.) and construction, at a minimum.
The project schedule shall identify any proposed sequence of phasing.

Financial Requirements

Objective: The City is seeking a CLT/development team with a financial history and capacity to carry out
the project consistent with the project schedule.

Requirements:

The CLT/development team must provide sufficient evidence that it has, or can secure within a
reasonable amount of time, the necessary financial resources to complete the proposed project in
a timely fashion and provide long term financial support to the project after built.



Financial Proforma/Construction Budget

Objective: The City is interested in obtaining the optimal development for the Property. The City is seeking
to maximize the return on its investment in the Property.

The CLT/development team must provide a proforma analysis/construction budget from the period of site
control. The proforma analysis/construction budget shall include construction/permanent financing
assumptions, as well as the CLT/development team’s proposed equity contribution. The
proforma/construction budget should include any proposed funding from County, State, Federal and/or
other entities and agencies which are requested or anticipated to support the proposed development.

EVALUATION CRITERIA AND PROCESS

A. Evaluation Criteria

For qualified parties invited for further negotiation, the City will evaluate the merits of each proposed
development program and its respective development team relative to each other, as well as, relative to
alternate means of fulfilling its objectives for the Property.

A technical review will be performed and submittals evaluated using the following criteria. The review will
be referred to City administration for further consideration. The City administration will recommend a
development partner to the City Council for final approval. As noted below, adequate experience and
capability, which shall be determined at the sole discretion of the City, to successfully undertake the
proposed project is a minimum standard which shall be met before any other criterion is considered:

= Capability of the Proposer and CLT/Development Team and Readiness to Proceed. Primary focus
shall be on the experience, qualifications, and financial capability of the proposer (and financial
partner, if any is identified and to the extent firmly committed) considering: track record of
securing financing for (or itself financing) and developing projects of comparable nature and
comparable or greater scale and of high quality in terms of their use and design; evidence of
management and operating experience of affordable housing and/or mixed income properties;
evidence of financing relationships and interest in the proposed project; other information
indicating the proposer’s financial capacity which it chooses to provide at this stage; reputation in
the industry for competence and integrity; and successful public-private development experience,
if any. The capability and track record for high quality design of the architect/design team will also
be considered. Note that a proposer whose qualifications and financial capacity are not considered
adequate to successfully undertake the project will not be considered regardless of its merits on
other criteria. Assuming adequacy of qualifications, relative qualifications and capacity will be
considered a comparative criterion weighed along with the other criterion.



Extent to which the Proposed Development Concept Meets the City’s Goals. This would include the
proposed project’s ability to: 1.) provide the desired percentage of affordable housing units for
households of varying income levels as described in the description of the City’s vision above;
establish design criteria that is compatible with existing East Hill neighborhood uses; and 2.) be
feasible and delivered in a timely manner, considering likelihood and timing of securing approvals
and being financially feasible.

Experience Leasing, Managing, Providing Stewardship and Operating Uses Similar to Those
Proposed. This demonstrates the Proposer’s ability to lease, manage and operate affordable
and/or mixed income properties comparable to the proposed development, including: marketing
strategies; residential property leasing, maintenance, management and stewardship experience,
as applicable.



Appendix A — Height and Massing Study



Informal Building Massing and Height Study

Staff conducted an informal building massing and height study to better understand how
the potential development on 925 E. Jackson will integrate into the existing architectural
context adjacent to the site in question. The purpose of this study is to inform the design
of potential new developments and to encourage new building massings that are
respectful to the existing architectural and urban context.

Existing Context

The existing architectural context that surrounds the 925 E. Jackson St. site consists
primarily of one-story and two-story single-family residential homes to the East and South
with maximum building heights of roughly 25’. There is commercial development to the
North and West along N 9" Avenue, which includes the Gadsden United Methodist
Church and The Sanctuary, with maximum building heights of roughly 45’.

Potential Building Massing Examples

The conceptual building massing examples provided in the attached height study envision
height potentials and building massing treatments for new development on the site in
guestion. Proposals should consider building massings that have their tallest elevations
towards the E. Jackson Street. frontage, and shorter elevations towards the E. La Rua
Street. frontage. A step-down effect towards the single-story, single-family residential
along E. La Rua Street. is preferred in multi-family options. The orientation and size of
the proposed building massing(s) shall be respectful of and integrate into the existing
residential development pattern.

The attached townhome site plan and multi-family site plan explore potential development
orientations for the 925 E. Jackson Street. site. The townhome site plan utilizes unit
dimensions from the Draft CRA Townhome plans. The multi-family site plan references
unit sizes typical in the Pensacola development market and includes four separate
building massings that are comparable to the scale of the Malcolm Yonge gymnasium.

These site layouts have positioned much of the parking to the interior of the site and have
a dedicated area for stormwater retention in the southwest corner of the site. The building
massing orientation allows for the development to be integrated into the existing urban
fabric by incorporating a familiar building scale and providing ample side yards in between
building massings.



Malcolm Yonge - Massing Axons and Height Study

Multi - Family - 4 story, 3 story, 2 story Multi - Family - All 3 story Multi - Family - 3 story,2 story
45', 35, 25'building heights 35'building heights 35, 25’ building heights

Town Home - 2 story Height Study
25'building heights



Current zoning = R-1AA

Setbacks = Lot Size =

FY-=13.5¢ 25'x 100"= 2500 Sqft
SY =5

RY =25’

Town home =6 total ( 12 units)

Town home unit =
20'x 46'= 1840 sqft ( 2 stories)

Parking = 2 per unit (28 total)

Built Area =

20'x 61.5= 1230 Sqft

Town Home Site Plan

E Jackson St.

E La Rua St.
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Could rezone to R2 or utilize a density transfer
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Appendix B — Sample CRA Townhome Plans
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