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Request to award two-year contracts with three, one-year renewal options to Economic
Research Associates and Gruen Gruen & Associates for development consultants.

20081211fs1g03 PURCHASES (1004-01)
Yes

(RFP #09-036) Total cost for these contracts shall not exceed $50,000 during the initial
two-year contract period.

Lisa Goodman, CPPB, Procurement Officer, 480-350-8533

Michael Greene, CPM, Central Services Administrator, 480-3 50-8516
Chris Salomone, Community Development Manager, 480-350-8294

N/A

In most cases, the Developer will pay for this service; in a rare instance City Staff will
request to use available contingency funding.

Award the contracts.

Request for Proposal (RFP) #09-036 was issued fo establish a qualified list of
development consultants to advise the City regarding various development
concepts/proposals within the City. Fourteen proposals were received. An evaluation
committee comprised of Community Development and Financial Services staff reviewed
the responses. Economic Research Associates and Gruen Gruen & Associates are
recommended for award.



Eeonomics Research Associatas
Saeptember 23, 2008

Lisa Goudrman
Progurament Officer
City of Temps

FO Box 8002
Tampe, AZ 85280

RE: RFQ for Davelopment Consultants 109-035) ERA No: 50562
Dear Ms, Goodmar,

Economics Research Assotiates iIERA), in conjunction with David Faul Rosen &
Associates [DRA), is pleased to pressnt this statement of quelifications to provide

~ development consultant services t the City of Tempe. The ERA/DRA team has
previously eoliaborated on NUMEIOUS GCCasions, and poth fierns have moently completed
assignmants for the City of Tempe. ERA conducted a market demand analysis for a
conference canter in Temps, whils DRA was retained to caloulste an affordable housing in
liey fee as a potential soures of revenue Tor the development of affordable housing.

ERA is the most exparianced and the largest land planhing economics and reat estate
sonsulting firm in the United States. With six offices inthe United States and one in
London, ERA kas a total of approximatefy 140 employsss, The firm has petformed neatly
18,000 consulting assignments in its BU-year history. ERA’s domestic volume is evenly
divided betwsen governmnent agencies and private imergets. Chents include community
organizations, redavelopment agencies, city governments, courty governrmants, spacial
districts, regionsl councils, transportation agencies, state governmsnts, tederal agenciss
and foreign governments. ERA offers & wide range of savices incleding market analysis,
financial and pro fofra analysis, fiseal and economia impact analysis, and negotiations of
developraent agreaments. Our firm has exps rence with a varsty of land uses, such as
housing, office, retsil, mixed-use, hotel, and public assembly faciiities fincluding
convention centars, conferencs centars, parforming arts centers, oo centers, et

DRA is a national developrment and financial advisory firm with an extensive history of
providing comprehensive developrent, financial, public policy, business and sirategic
oonsulting services to cities, redevelopment agencies, housing autharities, non-profit and
for-profit developars engagad in affordable housing, mixed income and mixed use
deveiopment. DRA maintsing authoritative and comprehensive national expertise in alf
aspacts of affordable housing finance, development, ynderwriting, asget managemant,
program design, public poficy, and stratagic planning. Additionally, DRA's work with public
apencies and private developers provides the firm with an understanding of both sides of
pubiic-private partnerships in our evaluation of development proposals.

ERA vaill serve as the prime contractor, although both firms will be available to the City of
Tempe to provide servicss if the City prefers to contract with ona of the firme ingividually,
ERA witl predominantly focus on market rate, mixed income, and mixed use projects, DRA
will predominantly provide services in affordable housing development and finance.
William “Bill™ Loa, Bxacutive Vice President, will be the primary contact for ERA. David
Rosen, Principal and founder of DRA, will serve as Principabin-Charge.

388 Market Sireet  Sulte 1580 San Eranciszco, GA 243711
A15.056.8152  FAX 415.856.5274  www.elorres.com
Lot Angeles  San Francisen  San Diege Ehicags Mashington D Hew Yok Loaden



teonomics Researth Associates

The DRAJERA team can inftislly respond within one day from initial contact, Gur response
time for complating a requested assignment will depend on the nature of the assignment,
We can usually revisw completed projest proposals and pro forma within one 16 two
weeks, depending upon thelr complexity. Most of cur assignments and studies that
requite research can be completed within thres to four weeks, dapending on our
workdoad. Major research assigniments may teke longer.

Tha following is cur statermant of qualifications. Please call if you have any aguastions
about ERA's gqualification of subrmittal.

Sinceraly,
- . J&Z:W_q__v ‘
A Dwad (s
55
Yilllam W, Lee David Rosen, Phi.
Executlve Vice-President Prinipat
Economics Ressarch Associates David Paut Rosen & Associstes

388 warket Street Suite 1580  San Framcisco, CA 24173
A415.956,8152 FAX 415.956.5274  werw.econres.com
Los Sogeles San Francisen  Sen Bioge  Chicage Washingten BC Hew Yark Lendon



Vendor’s REQ Offer

It is REQUIRED that Request for Qualifications Offeror COMPLETE, SIGN and SUBMIT the original of this form to the
City Procurement Office with the RFQ responise offer. A unsigned “Vendor’s RF(Q Offer”, late response and/or a materialiy
incomplete response will be considered non-responsive and rejected.

RFG offeror is to type or legibly write in ink all information requized below.

REQ Offeror’s Company Name Economigs Research Asgociates

Company Mailing Address_388 Market St. #1580, San Francisco, CA 94111

Compuny Street Address  Sawe

REQ Offeror Contact_William W. Lee Title_Bxecutive Vice President

Contact's Phone No.  (415) 956-8152 Bemaif Address bill, legReconres, con

RFQ! Offeror’s Company Tax Information:

Arizena Transaction Privilege (Sales) Tax No. or

Arizona Use Tax No.

Federal 1.12. No.

City & State Where Sales Tax is Paid .

THIS REQUEST FOR QUALIFICATIONS IS OFFERED BY

Authorized REQ Offeror {Type or Printinink) __®illiam W. Les

RFQ Offeror's Title (Type of Print in ink)_ Executive Vice President

Date September 23, 2008

REQUIRED SIGNATURE OF AUTHORIZED RFQ OFFEROR (Must Sign in Jnk)

By signing thizs RFQ Offer, Offeror acknowledges acceptance of ail terms and conditions contained herein and that prices
offered were independently developed without consultation with any other offeror or potential offeror. Failure to sign and
retten this form with RFQ offer will result in a non-rosponsive RFQ.

%M/// }\_ém i fﬁf? oL

prature of AuthorizeREFQ Offeror Aate

Form 201-B (RFQ)

RFQ 09-036 2



Addendum to Solicitation
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City Procaremént OOty of Tempe » PO Box S&Bﬁ o 20 Lnst GEh Breet s Tempt, AZ 55280 « (480) 35018324 » www.tempe.povparchasing

This addendum will modHy and/or clarify: Solicition No.: | 09-036
and is Addendum No. [ 1

Prosurement Deseription: | Development Consuliants

Changes should be mads as foliows:

The following questions wers received and answers given as part of this REP.

L

k¥

Is the RFP requesting urban design services as well as real estate econotnics?

The City is looking for assistance reviewing requesis for incerntives. Herving Imowledoe of construction
costs woidd be valuable. It is not our intent to use this REP to obtain Plamning help.

Are nrban designers expected to submit separately or as a team with 2 rea] estate econpmist?

We are looking for a team cpproach.

Ts this RFQ Kmited to Arizona consultants or may non-local firms aiso be considered?

Ay frem will be comidered.

1f s0. are there relevant licensure requirstnents for this RFP?

Nowna that we're aware of.

What will be the typical fee range for the wrban design servieps you expect through #his contract?
There are no preconceived expectations.

Ty there 2 maximum foe amount per task or over the fifi of the conlract?

Not that I'm aware of. The contract value is dependent upon the Ciiy's evaitable funds.

The talance of the specifications and bid solicitation instructions to remain the same. BiddersProposal Offerors are 0
acknowledge receipt and scceptance of this addendum by retirning of sipned addendum with bid/proposal response, Failwe to

sign and return an addendum prior to bid/proposal opening lime andt dofe may make the bidiproposal responge non-vesponsive
10 that porlion of the soficitation as materially affected by the respective addendurn. '

Econonics Research associates W.W. Lee, Executive VP
MNAME OF COMPANY RY MAME (please print) TITLE

- 388 Markel Street #1580 £41%) 956-8152
ADDRESS (or PO Box) TELEPHONE

Ban Francisco, C& 947111 M%/ —

CITY

STATE ZIP AUTHORIZED SIGNATURE



SECTION 1. DEVELOPMENT CONSULTANT QUALIFICATIONS
Economics Research Associates

Foundad in 1958, Economics Research Associates {(ERA} I8 now the most experignced and the
largest Jand planning sconomics and real estate consulting firery in the United States. With six offices
in the United States and one in London, ERA has & total of approximately 140 employess. The firm
has performad nearly 18,000 consulting assignments in its 80-vear history. ERA's domestic volume
is ovenly divided Detween government agencies and private interests.

Oiver the past 30 years, ERA has evelved into an organization that piovidas high-levs| economic
consulting serviees 1o sl levels of government, Clients include comimwnity oroanizations,
redeveiopment agencies, city governments, county governmeants, speoial districts, regionat councils,
{ransporiation sgencies, state governments, federal sgencies and foreign governments.

Community Revitalization and Urban Development Flanning

A large portion of ERA's public agency consulting assignments Is community revitalization or central
area redevelopment studies. ERA has had sustained working refationships with the redevelopment
agencies in Los Angeles, San Francisco, San Joss, Sepatile, Portlend, Salt Lake City, and New York
City. The firm is alao frequenty called upon 10 assist much smaller communities, such as Perk City,
Utah: Moscow, Waho; Jackson, Wyorming: Fuyaliup, YWashingion and Davis, California. ERA services
for redevelopment sgencies include.

s Reviewing redevelopment grojest or program sltematives.

»  Devsloping innovative projsct concepts appropriate for the site of reclevelopment opportunity.

»  Generating market and other data to assist with financial analysis and developer negotiations.

»  Praparing the detailed markst analysis necessary 10 support public policy or private financing,

s Providing advice and research data 10 Agency staft in develoning market strategies and request
for development proposals,

" Reviewing development proposals and assisting Agsncy staff with developer selection,

= Agsessing the developer's business terms and creating detatlac financist modals of the
developer's project o formulats counter propossis for the negotistions of development
disposition agresments (DDAsh

v Estirmating the amployment, tax incrermant revenus and sarvise cost impacts of project
alternaties,

»  Preparing Property Disposition Summary Reports and Section 33433 Reuse Appraisals in support

of dizsposition land price and terms.

Retail Advisory Services ‘

ERA provides retail advisory servives to public and privale glients, with a special foous on
downtowns and commerciat districts, urban mixad-use projects, resort and isisure projects and
airports and transportation centers. \We tailor a variety of services to the heed of sach agsignment.

Economics Research Associates Proposal No. 50562 Page 2



EFA understands consumar snd operator frends, the future direction of retall locations, and the
functional and operationsl requirements of retail settings. Our retall services nolude:

= harket definition and anglysis

»  Fingncial feasibility

»  Economic and fiscal impact

= Retail planning and programming
s Targeted tenanting strategies

v |easing advisory services

*  Store sizing anc isyout

¥ Planning and design coordination

Adaptive Reuse of Historic Structures

=84 has avolved into a leading firm in the economic analysis of adaptive reuse of higtoric structures
and areas. The firm co-suthored with the Lirban Land Institute, a book fithed Adsotive Laee:
Desvelopment Feonomics Process snd Frofifgs. Sucoessiul adaptive reuss naturally extends the
stoncinic life of historic buildings, ERA has performed adaptive use and historic praseryaiion work
iy Bosten {Faneuil Hall Area), 51, Louis {Od Past Offics Building), Chicago (Historic Fullman Areat,
and Loweall, Massachusatts (Loweil National Cuttural Parky.

EconomiciFiscal Impact Studies

The pragsure for increased efficiency in government iz contributing 1o a growing demand for
seonorvic and fiseal impact evatuation of public policiss, programs and projects. ERA has
somputerized fiscal moedals (o examine the impacts of plan shematives and specific development
projects. In Southern California, ERA examined the fiscal implications of creating a 25,000-a0re new
communily in Ser Disgo County and the economiec impacts of Los Angeles hosting the Summer
Olymipic Gamaes.

Transportationijoint Development

ERA offers a wide range of services 10 transportation agencies, often in consort with transporiation
planners end enginesrs, ERA s in the fifth year of a major contract with King County Department of
Transporiation (KCDOT in Washington 1o setve es prime contractor For its markat strategy and
deveiopment packaging program for some 80 properties scattered throughout the greater Seattle
ares. Tha County's ehjective is to stimulate higher density residential and other densloprent around
transit stations fmostly long-haul bus park and ride lots) oo public propsrties 1o incresss transit
patronage,

ERA has o five-year retsiner contraot with the Bay Area Rapid Transit District (BART} to sssist with
inint development hegotiations. We recently cornpletad a lsnd lease in exchange for parking
sonstruction negotiation at the Pleasant Hill BART station and are surrantly resesrching connastions
{ees for an office building at the Downtown Oakland station,

The firm's experience in joint development planring and project implemeantation is both current and
substantial, ERA completed 4 joint developrment market analysis and tmplementation program for
the twenty-siv light rail stations along the Banfield Line in Portang, Oregon. As part of that study,
ERA exarnined the joint development technigues, orgenizational strategios end cese studies of seven
regional rapid transit systems. ERA also has performed the rass trangit system jint developmerndt

Econcmics Resvarch Associates | proposal No. 50562 Page 3



geonomic analyses for the Houston region, the Massschusetts Bay Transil Authority i Boston, and
the Los Angeles Metro Rall System. Additionslly, ERA was the lsad consultant on the economic
impact assessment of High Speed Rail for the State of California,

In addition to working as prime contractor on a syster wide basis, ERA s often called upon by
transit agencies, municipalities, landowners, and redevelopment agencies o assist with station area
developrent slanning and real estete negotiztions on individual projects.

Public Assembly and Cultural Facifities

ERA is thoroughly experienced in the analysis of public and cuftural tacilitios, oluding conferance
centers, convention centers, museums, performing arts centers, sports com plaxss and muiti-use
faciities. Types of analyses include facilities naeds assessment. stterndance foracasting, financial
evaluation, funding plans, management and opsrations evaluation, public presentetions and architest
selection. These public facilities are excellent catalysts for gensrating urban vitality and are often
analyred in conjunction with multi-use developmants or area revitalization plans. ERA studies have
included: expansion and retocation analysis of the Seatlle Art Mussum, feasibility evaluation of
expansion of the Ssit Lake Convention Center, management plans for tha New Orleans Superdome
and management approachss for the Los Angeles Convention Center.

Financing and Implementation Plans

The firm has excaptional experience in soliclting, selscting, and negotiating with rmajor development
organizations on behalf of public bodies. ERA assigted the San Francisco Redevelopment Agenoy
with planning, developer selsction, and project refinement on the Yerba Buena Profect. The firm also
assisted the San Francisco Redevelopment Agency with an assessment that resulted in financing for
she Blue Note Jazz Club and AMC Cinemna complex in the Lower Fillrmore Distriet, ERA has
negotinted seversl dozen davelopment disposition agreements on bahalf of the various
redevelopment agencies in California. ERA has provided similer services to Bridgawater, New
Jersey and Capital Meights, Maryland. in Bridgewater, ERA negotiated with the Emast Hahn
Cormpany end improved the Township’s revenue position by savaral mitlion dollers,

The market planning wark done by ERA contributed heewily to the San Jose Redevelopment
Agency's receipt of thirteen major mixed-uss daveloprrent proposals afier the pravious plan had
generatad no developsr interest for five years. ERA also provided the background rraterial for
deveioper solicitation, assisted # selecting the deveiopment tear, and negotisted with the selected
developer tn refine various plan slements.

Hodel and Tourism

ERA's rason, hospitaity and tourism practice focuses on creating, accelerating, ardt enhancing value
for our chents, ERA’s experiance allows us to recommend the combination of prograrms, land usss,
and svents that optirnize resort performance. ERA understands oonsumer trends, the future direction
of the leisure market, and cormpetitive resort products. This atiows ERA to identify products,
environinants, and experiences to enhance our olisnts’ projests. For our puklio dients, ERA provides
strategic sdvice 1o maximize the economic retwns of tolrigm-davaloprent programs. Qur resort and
lsisure servicas include: market research, amenity programming, financial forscasting, real estate
analysis, master plan development, and ranagemsent and operations.

Ec.ur.t.omics Research Assotiates Proposal No, 50562 Page d



David Paul Rosen & Associates

Eaundad in 1986, David Paul Rosen & Associates {DRA) is a nationatly resognized financial and
davelopment eonsulting firrn with offices in Dakdand and livine, California. DRA spacializas in
financial and development advisory services for affordable housing, market rate housing,
redevelopment and local econornie develapment.

DRA has 3 track record of sugeess and innovation in program and investment design, finance,
undenwriting, dus diligence, devaloper negotistions, project development and aeset management.
We have plonsered finance and public policy initiatives in affordabls housing, redeveloprent, tax
increment pledaged financing, smal business, economic development, hanking, asset management,
insurance, and yrban planning,

Char clients include federal, state, and local government agenclss, government-sponsored
saterprises, nen-profit and forprofit developers, corporations, institutional investors, foyndations,
professional associations and research ergenizations. DRA Principals have served as development
and finsacial sdvisors on more than $7.0 bilion in financing for affordable housing and sorrnercial
development. DRA has raised more than $200 miilion in equity capital and negotiated lending
comritrents in excess of $1 billion for our olients. We have represented clients in 38 states and
miofe than 200 cities and counties.

DRA'S work is marksd by strategin insight, innovation, sophisticated market, and econoric and
financig! analysis of the highest quafity. We have extensive matket, finance, developer and project
experionce in Maricopa County, California and the nation for nearly thres tdecades. We apbly our
interdisciptinary, state-of-the-art skills to determine the best solutions 1o the complex problems our
chiants face. We excel in developing consensus arnong diverse constituencias for solitions 1o
difficult izsuss.

For nearly 30 years, DRA has maintained en active practice advising lonal governmant agencies on a
wids range of assignments. These include developer salicitation and negotiation, dovelopment of
RFEs, RFOs, NOFAs and sole source devaloper negotiations, market analyses, financial feasiblity,
ssset management, undenwriting policies and program design. DRA advises on Hnancial
underwriting guidslines, devalopment of detalled financing plans for redevalopment projects,
maximizing leverags of scarce radevelopment agercy resources, and the finarwing of tax incremeant
nash flows.

DRA i linancial advisor to local sgencies negotiating the terms, conditions and pricing of
devalopment financial assistance, including detsiled guidsnos or documents such as loan
agresments, reguiaiory agreements, ground leases, disposition and development agresments,
ownes patticipation agresments, exclusive negotiating agreements, notes, deeds of trust,
homebuyer resale restrictions and aquity share provisions.

DRA has extensive sxoerishoe in quantifying the value of a wide-range of developrent incentives
and public policy trads offs associated with granting such incentives, such as affordable housing or
other community benefits, and also negotisting those combined incargivesicormmunity banefit
nackages with developers, Using fand rasidusl analysis and discounted cash fiow methoedologias,
we have quantified incentives such as zone changes, increased density, parking redduations, other
modifications to development regulations and design guidsiines, fast-track development DIGGRSSIng,
reduced interest rate finencing, and development impact fee waivers or deferrals, to name a few,
This approach could be used, for exarnple, in valuing zones of high dengity housing sllowed in the
iramediste radius of light rail stations in Tempe,

Economics Research Associates Proposal No. 50562 . Pages



DRA maintsing 8n active practice of asset management advisory setvices 0 agancies, This indludes
assuring financial and regulatory complisnce with agency dorurnents and agresments, as well as
economic valuation of agency-held loan portfolios for their prospective seouritization and sale on the
secondary market,

DRA slso assists sgencies in capital and fiscal planning in 2 wide range of riunicipal programs
including, but not limited 1o, inclusionary housing, commercial developrment linkage fees, housing
trust funds, impact fees, ss well as land use and fiscal planning.

Econornics Research Associates ' Proposal No. 30562 Page 6



Examples of Projects Completed Within Last Five Years
Economics Research Associates

Tempe Conference Center
Ternpe, Arizona
Clignt: City of Tempe

The City of Temnpe is considaring the development of a confarence center of mestings facility in
order 1o enhance the hospitality and tourism sector of the City's seonomy. With a thriving
soramercial district on Ml Avenue and Temps Town Leke, the city of Tempe has numerous assets
on which to build upon to attract meeting attendess. In order 10 assess the markat potentiat for a
sorference facility in Tempe, the City of Termpe retained ERA to popduet & study analyzing the
derand for additional reeting space in Tempe. The purpose of the siugdy vas 1o provide 2
recommendation and expert opinion based upon market indleators s limited market regearch.

Transit-Oriented Development at Future Rall and Bus Hapid Transit Stations
Awstin, Texss
Clhient: Capital Metropoiitan Transportation Authority

Cap Metro of Austin, Texas retained ERA to conduct its syster-wide market analysis initially for six
fight rail and bus rapid transit stetions in the rostropoiitan area. After completing the draft analysis tor
off six stations ERA is nowy refining the economic study based on the concepts and strategies crestad
in cooperation with the station area planning conauttant retained by the City of Austin. n addition,
ERA is also beginning anslvsis of thres new station areas.

Joint Development Opportunities at Future Commuter Rail Stations
Ssnts Clara, Califoreia
Client: Samta Clers Valey Transportation Autharity

BART is planning a §4 billion detlar extension into Santa Clara County with six stations in the cities of
Milpitas, San Jose and Santa Clera, The Santa Clara Yatley Transportation Authority (WVTA), the
agency responsible for planning and financing this extansian, retained ERA to examing joint
development opporuniies within a haif mile of the six commuter raid stations, ERA has also bean
asked to brief VTA top mansgement concarning other vehicles, such as fransit bensfit assessment
districts, impact fees and ocost shating agresments with developers of land owners,

Pleasant Hill BARY Station and Land Lease Negotiations
Plossant Wi, Calliomia
Client BART Real Batate Division

ERA has a five-year retainer contract with the Reolf Estate Division of BABT. I current assignment i3
deteiled financial analysis of the proposed land lease agreermaent between BART and Contra Costa
County at the Pleasant Hill BART station. The parties involvad include a development team, the
County Redevsiopment Agency, Contra Costa County and the adjzcent sities interasted in
annexation. The ses proposad include a major replacemant parking structure, transit oriented
housing over retail and office uses.

Economics Research Associates “Pfopssal No. 50562 ' Page 7



San M:iteo Downtown Market Analysis and Davelopment Strategy
San Mateo, Galifornia
Chart: City of San Metao

ERA has completad a market analysis and strategy for Downtown San Mateo. in recent years, the
Downtown has benetited from the San Mateo Pedevelopment Agency investment in & newr 14-
scresh Century Theater complex, a transit center, and & new parking gerage. The impact was most
felt by restaurants and retallers near the cinema complex and parling garage. There has also been a
senall amount of new rasidential developrmant in the Downtown. However, there is still concern
about the continuing heatth and vitality of Dowmiown San Mateo. ERA's study is intended to provide
some of the snewers to prepare & new Downtown Specific Plan. ERA's analysis ingludes a detaited
retall, housing, and office market study; intarviews with community stakeholders and City staff;
surveys of househoids and businesses; and interviews with aree developers. The report will includs
recommendations on branding, strategies to strengthen existing retall and recruiting new tenants,
and polisies to encourage private development Downtown, ERA also conducted some finahsial
analysis for the redevelopment of koy sites within the Downlawn,

City of $an Carlos Retail and Economic Bevelopmeant Strategy
San Carlos, Calfornia
Client Gty of San Cadlos

ln 1988 the City of San Carlos was faced with a set of difficult decisions. The City was recaiving only
about B0 percant of its resident generatad retail sales and a new shopping center anchergd by Home
Denct and Lucky's supermarket was proposed for development on the Eastside. The smaller
retailars in the downtown on the Westside were vety threatened. ERA was retained by the City to
prepare a rarket analyais and retall strategy, We racommendad that the Castside centar not include
sny smalisy outlets, that the tax increments from this new devalopment be spent within the
downtown snd suggested tevisions to downtown parking standards to stimulate restaliant
development. All elements of the strategy worked, and the City has retained ERA for several
assignmants sings.

The axplosive growth of the new Sificon VYallay economy in recent years has created davelopment
pressures and opportunities within a number of comeunitiss in San Mates County. Our recent
market snalysis identified speoific ecanomic development strategies for Sars Carlos w funtber it
goals of enfivening the downtown area, assessing the potential for bintech! R&D development 1o
genarate new employment, and enhancing the City's sales tax ravenuss by ettrecting new retaliers
and devalapers,

Downtown Burlingame Market Analysis
Burlingarmne, Catifornia
Clieny, City of Burlingarne

ERA, recently prepared an economic strategy for dowrntown Burlingama's commercial area. The
objestive of the study was to provide a realistic guide of retall product mix in the resl estate market
place over the next 20 vears 10 be used in preparation for the gpcoraing Downtoven Burlingame
Specific Plan end to evaluate opportunities for mixed use housing over retail. in addition the study
was usad to educate interested cormmunity members about how economics affect land planning and
development decisions, The oity also used the study to encourage the redevelopment of spacific
properties in a mannar that will serve both property owner and cormmunity interests.

Economics Research Assotiates Proposal No. 50562 ' Fage 8



San Jacinto - Ramona Sanderson Corridor Market Study
San Jaginty, Celifornia
Clisnt: City of Sen Jacinto

The City of San Jacinte retained Eocnomics Hesearch Associates [ERA} to provide a market based
assessinent of the future of the 1,700-acre Ramona-Sanderson Corridor loceted in the northsm
sortion of the city, With the plannad upgrading of Highway 79 to fresweay status and the
construction of the new Mid County Parkway, this corridor has exceptional strategic value in shaping
the future of San Jacinte. ERA provided recommendations on realistic and market-based strategies
to ascomplish the following five economic development objectives for the City:

*  Ensure that the Corridor vali be able to provide the retsll goods and services needed by San
Jacirde Vellev residents for at least the next 20 years.

*  Provids ona or more areas within the Corridor that will serve to sccormmiodate high quality jobs in
the futura.

= Ensure that development in the Carridor will generate tex revenues to fu rid muricipst services
tike fire suppression, police protection, road maintenance and park upkesy.

»  Taking advantage of the Corridor's history and geography, create & comimunity cors that sitizens

of Ban Jacinta can take pride in.

Enhance longterm value appraciation for San Jacinto iand, homes and businesses.

Retail Districts and Neighborhood Revitalization in Westminster
Westrninster, California
Client: City of '"Westminster

While Wastminster has a strong automobile dealership sector and Litte Saigon that atiracts
vistnarness shopping from throughout Southern California, its mainstream retall sector is striggling
to capture local resident spending and attract consumers from neighboring communities. Many of
the older shopping centers bullt in the 1980s and 1970s are in need of reinvestment, and their
tenanis do hot satisty contemporary consumer tastes, The challanges facing Waestminster's main-
stream ratall community has been fntensified by the complate renovation of Bella Terra in nearby
Huntington Beach. Even Little Saigen faces new challenges in the decades shead as retad facilities
follow the disbursal of the growing Vistnamese pepulstion into Garden Grove and other nearby
cammunitios and as the second and third generation of Yietnamese-Amarican population assimilate
imo the mainstream.,

The City has attempred 1o encourags swners of locel shopping centers o reinvest and secure
contemporary retailers. To be more effective, the City retained ERA to provide a market study to
guantify future development potential and suggest strategic direction. With emphasis on ths retail
sector, ERA defined market potential for the city and also suggested strategies 1o enhance the cliy's
long tarm goonormic and fisoat health,

West Capitol Corridor Market Analysis and Mixed Use Financial Model Development
Wast Sseramerdo, California
Client: City of ¥West Sacramento

ERA analyzed the market potential for mixed-use development within the VWest Capitol Avenue
Comidot. In & second assignment, ERA developed an interactive mixed-use financial analysis model
designed for pro forma analysis for the West Sscramento Redevelopment Agency.
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David Paul Rosen & Associates
Below it a sample of DBA's assignments completed within the past five years relevant to tha scope
of wiork for the City of Temps.

Maricopa County Workforce Housing Strategy

DRA was setected from & nationwids recruitmant to advise the Maricopa County Regional Workiorce
Housing Task Force on the development of & Plan to address comprehensively, through 2020, the
housing affordabifity needs of working housetiolds in Maricopa County. This ragional strategy
smbraged more than 20 jurisdictions plus the State of Arizona. '

The Task Foroe met throughout 2005 to consider demographic, markst, legal, soonomic, land use,
finenciat and public policy factors contributing to a resolution of the crisis in housing affordable o
working famfites in Maricopa County based on analyses preparad by DA, DRA also carefully
analyzed a wide renge of best practices in land use policy and practice, & long list of potential
developrent incentives, and a number of potential revents scurces 10 capitalize workforces housing
assistance programs. VWe also zssessed the capacity that exists to produce the required number of
wotkforos Housing Lnits on an annual basis, and the political will that oxists in the region. Basadona
thorough review of best practices natiorwide, on exhaustiva research, and on the legal, fiscal and
political constraints facing fand use and revenue propusals in Mesicopa and Adizona, DRA facilitated &
orocess through which the Task Force crafted a set of racommendations considerad the most viable
proposals 10 intrease the production of workforce housing in Maricopa Courdy,

Tompe Affordability Gap Analysiy

DRA was retained by the City of Termpe, Asizona 1o caloulate an sffordabls hiousing in lieu fee as &
notential source of revenus for the development of affordable housing. DRA prepared an
atfordability gap analysis on s vardety of housing prototypes ranging from fow dengity single-Tamily
homes 1o higi-rise stesl congrustion. DRA developed detalled daveloprnent budgets for sach
houging prototype, based an interviews with local developers, reyview of local land sales
comparabies, and salculation of losal developrment inmpast anct processing fees.

The ronter affordabitity gap was calculated based on the difference between the twotal development
cost of the unit and the ameunt of mortgage that the net cash flow from an affordable unit can
support. This is the affordability *gap to cost.” We caloulated the net operating income for the remal
grototypes based on rents affordable to altemative income targets, area utitity allowances and ot
apartment aparating cost data.

For the ownership prototypes, we calouiated the difference between the markat price of the units,
based on a review of local sales data, and the amount of martgage and downpayment that a targeted
hausehold can efford. This is the affordabifity “gep to price.” The oaleulation of the affordshle
mortgage included fess such as homeowner association and pisito-Roos fees. We also did a sscond
catoulation of the "pan 1o cost” for the awner prototypes, based on the astimated daveloprrent
buclgst to build the for-sale prototypes,

Community Services of Arizona Development and Financial Advisory Services

DRA served as developmant and financial adviser to Community Services of Arizona, he, one of the
largest nonprofit developers and operstors of affordable housing in the Privenix area. DRA prepered
financial pro forma models, in consultation with CBA management, (o assess and test the financial
feasibility of various projects using differing sssurnptions regerding developmaent costs, firanpial
structurs, sources, uses, and financist benefit 1o CSA. DRA advisad C5A on the potential aoquisition
and rehebiltation of a 41Bunit multifamily housing devalopmant. DRA also advised the corporation
on the buy-out of co-gensral partrer interasts on twe other raultfamily rentsl developments.
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DRA also prepared & strategic business plan for the organization as & whole, DRA assisted the
gorporation in clarifying whether and how 1o create a for-profit real estate development company;
cefinance andlor restructure key, underperiorming, or imperfectly structured roulti-farnily housing
assets: find & sontinuing source of support for its social services programs; pursus affordable
housing developrant outside of Arizona; manage growth of its portfolio; and expand its fee property
management services. DRA, together with Chu & Waters, LLP, provided CSA with a detalled excel
basad financial model providing a three- to five-year projection of operations, cash flows, gt
projected balance sheet, consolidated for L84 among its affiliates and properties,

Oceanside Redevelopment Agency Development and Finangial Advisory Services

DRA provides development and financial advisory services to the City of Ocaansida Redevsloprsit
Agenoy on the City's affordable housing pipeling. which sxceeds $150 milion in oty development,
DRA sssisted the City with developer selection and negotiation on & T4-acre mixed-use sitg, DEA
drafted a Request for Proposals {RFP which identifiss the City's requirements For 200 units of
atfordable rental housing 1o be financed with tax credits, as well as the parameters for developrment
of the remainder of the site with marketrate uses, to be proposed by the deveiaper. DIRA assisted
the Agency in evelusting the proposals, and rec mnanding & developer tearn fo enter into an
Exclusive Negotiating Agreemert.

DRA sleo aasisted with developer negotiation and financial structuring of a mixed-use devalopmant
that includes 80 unite of rauitifamily housing assisted with MHP, 4% Low Incorna Housing Tax
Cradits and tax-exempt bond financing. DRA advised the Agency on sequisition and rehabllitstion of
two existing rental comiplexes to be presenved 2s rental housing for very low income sericrs and
farrilies, raspeciively. in addition, we advised the Agercy on the developer selestion process and
nagotiation of & development agresment tor & 18.unit infll homeownership development on @ site
owned by the Agency, DRA further advised the Agency on lnnd-banking of developrment sites for
newy gonstruction 18x oredit and ownership housing.

DRA advised the Agengy on the acuuisition, developsr selsction, nagotietion and finsncing of 3 80-
unit blightad apartrnent project requiring substantist relocation in a target neighborhood revitelization
arsa. DRA assisted the Agency in negotistions with the development of a MU 202 senior
development of new construction for approximately 75 residents, and assisted the Agsnoy with ali of
its capitel planning for affordable housing, deal negotiation, documantation, undepariting policies,
oractices, and asset mahagement.

City of Vailejo

DRA, serving s sub-consuliant to ERA, prepared an inclusionary housing shalysis for the Clty of
Vallejo, including ecorotnic analysis, program implementation and & zoring ordinancs. Tha aconomic
analysis included the vaiuation of a wide range of development incentives that could be offered 10
davalopers 10 offset the cost of the affordable housing reguiraments, including density bonuses,
parking reductions, modifications to the size end interior finish quality of tha affordable units, land
dadication, and offsite cornpliance options. Using aland residual analysis mathotiology, DRA
sorpared the cost to developsrs of the inclusionary housing requirements With the econarmic value
af potential development incentives,

DRA also provides development and financial advisory services to the Redsvelopraent Aganoy,
Housing Authority and City of Vallsjo. DRA advised the Agency on oreparation of & Notice of Funding
Avrailabiliey (NOFA) for $5.5 miflion in affordabls housing funds from HOME, Housing Authority,
CDBG and Agsnoy Housing Set-Aside Funds, The NOFRA inoluded a detalied finansing plan templats
to be used by applicants in their proposals, to facifitete comparisort and gvatuation of the financial
tevarage of local funds achievad in the various proposals. DRA also assisted the Agency in
evaluating and ranking the five developer proposals rsceived in resparse 1o the NOFA,
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roway Redevelopment Agency

DRA is Affotdable Housing Development and Finance Consultant to the Redavelopment Agency of
the City of Poway. I this capacity, DRA assists the Agency in establishing its affordable rental
housing finante policies and procedures, a5 well as establishing and carrying out a diie diligenes
regirmen in the recruiting snd selection of developsrs of affordable rental housing within the City.

DRA slen provides services 1o the Agency in structuring its financial support, negotiating
development and disposition agreaments with developers recelving such support, and structuring
reporting requirements which assures complisnce with longterm affordability restrictions
aooompanying Agency financial sugport,

DRA's assistance to the Poway Bedevelopment Agency has resulted in premium pricing for 8-
percant tax oredit awards in the midst of an intensely cormnpetitive ailocation emdronment, as well 83
premium pricing for construstion of permenent debt, tex exernpt bond proceeds, msnagement of the
bonding of agsney tax allocation bond proceeds consistent with tax oredit basis rules, and
raienizing leverage with Federal Home Loan Bank ARP funds, county HOME funds and 300l
services support revenus. DRA advised the Agenoy on nearly $100 million of affordable housing
development finance.

DIRA sleo sssisted the Agency in the disposition of twe Agency-owned rmobile home parks, assisting
with raview of developer proposats and developer salection, negotiation of key business terms and
documents vaith thes selssted non-profit developer, financial structuring and securing bond credit
enhancement. These mobile home parks comprise more than 600 homes and tolal development
financing of mone than $85 mitkon,

DRA advised the Agency on the developrent of a First-Time Homebuyer Program, inchuding financial
analyais of alternative income targeting scenarios, Progam policy and undarnriting guidelines, and
preparation and review of second mortgage documents including resate restrictions, promissory
note, deed of frust and disclosiirg,

Northtown Housing Development Corporation

DRA serves as development, financist, and organizationst consultant to the Northtown Housing
Developrment Corporation (NHDCH in Rancha Cucamonga, California. NHDCis a sommuniiy-based
development corporation with 8 Board composed of Hispanis long-ierm residents of the bario
cornmunity of Northtown, Northtown is an 80-yaar-old neighborhocid that has long suffered
disinvestment snd neglect. Thraugh DRA's servicas, NHDC has putin place a 345 riflion
comprehensive neighborhood reviralization strategy, based on very low income rertsl housing
development, and low and moderate income firsttime homebuyer development antt socist services,
DRA currently advises BHDC on a development pipefine of $100 milion. DRA's work with NHDC
has won naticnal awards frem the Farmie Mae Foundation Maxwell Progrem, Best Afordable Rental
and Owner Developments by the Pacific Coast Builders Corference three years in a row, the ARA,
ard HUD.

»  Single-Family Ownarship Housing - DRA advises NHDC on its First-Time Hormatuyer
Program, which has included the construction of four phasaes sornprising 44 new homas on
scartered site infili lots and the scquisitionfrehabiiitation of an additions] 36 existing homes
affordable to very fow, low and moderats income households, NRDC's program includes a
lease-purchase companart thet enablad 30 farilies with incomaes as low as 45 parcent of
arza median incormne 1o purchass a home. DRA alse advised on the preparation of purchase
and sales agreemaents, ease documents, resale restrictions, second morigage notes, deads
of trusts and other documents necessary 1o implernent the program.
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s Pledge Financing - DRA assisted NHDT {o securs a long-term pledgs of tax ihcrement
revenues from the Rancho Cucamonga Redeveloprnant Agency. Through negotiation with
the Agency, DRA and NHDC sscured & 40-year pledgs of tax increment ravenuas, To
maxirmize the efective use of these funds, it was necessary to finance this stream of
ravenuss,

Sacramento Housing and Redevalopment Agency

DRA advised the Sacramento Mousing and Redevelapment Agency (SHRA} on their underwriting
policies for affordable rental housing, with perticular emphasis on deveioper fee. DRA reviewsd
sxisting SHRA docurments associated with iis affordable multi-farnily housing finsnce st
underwiiting program, including affordsble multi-family iean and wndarwriting duitlelines for projeats
with and without low income housing tax credits, DRA slso prepared & survey of permanent
developer fee lovels for affordable housing programs 1o identify limits on cevelopsr feas whan
determining the amount of financial sssistance provided by TCAC, HCD, the Fadera! Home Loan
fank of San Francisoo, and seiected loval housing agensies,

ORA conducted a pro forma analysis of a hypothetical project with & range of financing snenarios and
developar fee structures Including fee deferral and caps. This anatysis evaluated the sffect on oversl
project financing, Agency gap financing, cash flow and "back snd” consequances. DRA sxamined
two project prototypes under four alternative finance soanarion,

t.ocal Agency Financial and Development Consuiting

Iry addcition to the redevelopment sgency exparience dascribed above, DRA surrently serves as
approved real estate advisor to the Phosenix Housing Department, the Cakland Compnunity and
Esonoric Development Agency, the San Francisco Redevelopment Agency and the Community
Redavelopment Agency of Los Angeles (CRAALA). Recent assignments for the CRALS Include
svalustion of a developer's funding request for @ 68-unit condominiurm project, a second developer
funding request for a 50-upit singte-family horneownership project, and an assassment of the
Agency's multifamily undervsiting practices and guidelines.

Inclusiotiary Housing and Reguiatory Reform

DRA is nationally recogrized a8 the leading affordable housing development, reel sstate SCONOMIC
and public polioy firm advising local governments on the feasihility assessment, zoning and program
design of inclusionary housing,

DRA has helped numerous cornmunities research and davelop inclusionary housing programs and
develop regulatory reforms to increase production and presenvation of affordable housing. DRA's
approach to inclusionary housing ecotomic and policy constiting represents a state-of-the-ant
analysis of the econormic valuation of a variety of incentives which may be offarad to developers
{e.q., density bonuses, fes walvers, fee deferrals, modifications in dasign, bullding and engingering
nodes and standards, expadited development processing, alternative floor arsa satio and site planning
reforems, tax exempt and other favorable financing). Thess incentives are examined against
alternative affordable housing requirements for both owners and remters, including provisfons to
ancourage joint venturas between for-profit and non-profit davelopers.

DRA is expert in alt of the issuss involved in developing an inclusionary housing policy, including set-
aside requirermnents for owner and rental housing, income levsls, incentives, offsets, attsrative
compliance options, and policy/regulatory matters.

ORA's track resord In California s unmatehed in the field of inclusionary housing. A sample of the
jurisdictions for which DRA hes performad inclusionary housing polisy and economic analysis
includes Los Angeles, Long Beach, Glendale, San Diego, San Jose, Velleje, the Clty and County of
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Sacramario, Oceanside, Poway, Carlsbad, Chula Vista, Esoondido, Fremont, dMarin County, San
Rafael, Novato, Siockion, San Joaguin County, Brea, Orange, vine, Tempe Arizona and others.

Sants Rosa Downtown Reuse Study

DRA assessed the reuse potential of & former AT&T building owned by the City of Santa Rosa, DRA
asseased the market dernand for office, retail, multfamily rental and condominium residential, hotel
and specialty uses in downtown Santa Rosa, DRA evaluated the finsnciel feasibifity of four
development aiternatives for the City-owned building congisting of differant combinatione of uses
eorsiderat supportable in the market based on the market ahalysis.

DFRAs analysis incorporated hard cost estirnates for reuse of the bullding prepared by & cost
astimator and structural engineer retained by the City of Senta Rosa, DRA projected totel
developrment costs, including hard costs, tenant improvernents, finencing costs, architecturs,
engineering and other soft costs. DRA projected the income, operating costs and supportable
gerviceabia debt assosiated with each use, DRA calculated the funding gap betwesn the income
from the varous uses and development costs for reuse of the building.

Stanford Hospital Expansion

DAA is sssisting the City of Palo Alto in developing an affordable housing development proposal to
aceommedate the new worker househalds smployed by the Stantord University Medical Center
axpansion. DRA condusted an sffordability gap aralysis and land residual analysis to ssantiy the cost
to Stenford of developing this housing. This analysis included developing housing prototypes and
identifving potential sités for new housing developrnents in coltaboration with City staif; astirating
development cost budgats for these prototypes based on a series of interviews with Palo Alto ares
developers; defining and caleusting affordable housing expense for renters at four incorme lovels;
and datermining the affordability gap of the housing prototypes.

DRA also conducted & land residuat analysis to determine the University's opportunity ¢ost involved
in Using the identified sites for affordable, rather than market rate developments. BRA also worked
collaboratively with City staff to identify and dratt the proposed deal points for negotistions with
Stanford over the development of this atfordable housing. DRA sontinues (o assist City staff with
thelr srgoing negotiations with Stanford.
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Resumes of Key Personnel

Economics Research Associates
William W. Lee, Executive Vice President

M. Lee has been active in the land development and urban redevelopment aconomics consuling
orofession since 1989 and has been with ERA since 1978, During this over 30 yeers of practice, he
has specialized in market and financial analysis services 1o land developers, cornmunity
redevelopment agencies, planning departments, planning/design firrne and acadermic institutons.
Some of his more significant assignments and clients are highlighted below:

+  King County in Washington recently retained ERA and Mr, Lee as project managar to be s prime
sontractor for ita rnarket strategy and development packaging program for et |sast 20 groperties
seattered throughout the greater Seattle area. Key projects include Convention Placs in
downtown Seattle, the University District Parking Association property near the University of
Washington, the expansion parcels for the Northgete Shopping Center, multl farnily property in
Redmong near the Microsoft Campus and a central downtown Busien parcel, The County’s
objective is 1o stimulate higher density residential developrment around transit stations on public
properties 1o increase tranait patronage. ERA's roleds to provide the rarket and financisl
analysis in support of developer soficitations, to assist in the selection of devetopers and to
negotiate with selected developers.

»  The County of Banta Clara General Services Administration retained Mr, Loe to exarine 156
parcels of potentially surplus property. These properties ranged from a scheol site in Palo Mto 1o
apartment sites in San Jose and mixed use possibilities on the Frst and Hedding parking lot
property. The evaluation inclutdad physical description, determination of highest econormio use,
finangial analysis of supportable fend value through development, valuation based upon
cormparable sales, lease evaluation, consideration of County internal needs and joint
devetoprnent analysiz,

= Redevelopment agencies often sail upon Mr. Lee 10 assist with aralysis or negotiations with
developers and to prepara reuse appraisals. He has parfermed such services for the following
Califomia cities: Los Angsles, Pasadsna, Concord, Walhut Creek, San Ramon, Emeryville,
Oakland, Hayward, Union City, Fremont, San Rafael, Petatura, San Erarcisen, Foster City, San
Carlos, Santa Clara, Sunnyvale, Camphbell, Los Gatos, Oakdale and others. He has served roany
sraller cities where the university was the important economic driver; these incudes Davis,
Santa Barbara, Rohnert Park and Santa Clars,

= He has also served private or ingtitutionsi clients in their developrment and land lease
negotiations. Recent lend lsase or valuation negotiation clients inclucle Wells Fargo Bank's Beal
Eatate Division, 101 Development Company and East San Jose Unified High School District.

»  Mr. Les served as project manager for a mejor assignment for the State of California Intercity
Migh Speed Rall Commission. In this assignment, EBA examined the eeonomic impact and
henefit veraus cost irmplications of the construotion and operaticns of & migh-spead rail system
finking the Los Angeles basin with Sacramento and the San Francisco Bay Area. Mr. Lee was
responsitle for evaluating the overalt impact on the California economy, the impacts on the
differanl sectors of the economy with emphasis on the manufacturing sector, the impacts on ithe
geographic distribution of economic activity and the impacts on station area land development.
Because of that assignmant, he understands the long term real estate impfications of high speed
ralt service on Maerced and UC Mercsd. :
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+  He has a fivevear retainer contract with the Bay Area Rapid Transit District {BART} 1o provide
assistance in joint developrnent sconoimios. He recently helpad BART negotiate & long-term fand
imase with Contra Costa Redevelopment Agsney for redeveloprient et the station. He has also
examined the feasibility of development of two dozen projects around BART statiens. These
include retsil developmant at the Rockridge station (Market Hally, residential developmant at the
Framont station and officefrstail developments near both the Pleasant Hill and Congord BART
stations.

+  The Portand Development Commission (PDC), in partnership with the Agsociation for Portland
Progress {APP), selecied ERA 1o identify the strategies that will support the goals of the st
gore a8 a regional retail centsr, establish new oppurtunities for futuse retall success, and
integrate with the overall Downtown Developmaent Strategy. Mr. Lee served as project manager
and lsad consuliant.

+  IMr. Lee was the chisf development economist and fiscal snalyst for Liowntown Seattle’s
recently completed Nordstrom Headquarters/Pacific Place project. This retall, restaurant and
cinerna complex, integrated with the new Nordstrom Headquarters building, kept Mordstrom
froen moving s headguarters to Bellevue. Both tha Seattle Dowstown Association and the
developer, Pine Streel Associates, were clients for this project.

N Lee is one of the ofiginel dirgctors of East Alliance for Business [EDAR) an organdzation cresed
hy Alameda County. Before joining ERA he was with Developraent Ressarch Associates IDRA), the
devsioprment econcmics subsidiary of Booz, Allan and Harniltan. Ha received his BS degres from
Stanford University, with a majer in economics and a8 minor in mathaernstics, and bis MBA degres
frarn Cohurnhia University and also attended the Graduate Sehool of City Planning at Columbis,
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James A. Edison, Principal

Mr. Edison has baer in the land planning and development aconomics sonsultng profession sincs
1097 and has been with Economics Hesearch Associates ERA) sinor 2008, Mr. Edison spaciatizes
i services related to planning, real estate development and infrastructure projects, working for both
municipatities and private developers.

M. Edison served as finance, econarmic and fiscal consultant to the developer of East Garrison at the
former Fort Ord in Montarey County, & development sncompassing 1,460 homes dasigned as a new
senn, with 2 soam center and historical arts/oulturat district. My, Edison also advised the Fort Ord
Pleuse Authority on strategles to leverage lease and other revenue to obtain funding for
deconstruction, rernediation and capital projects on the former Fort Ord,

iy, Edison advised the City of Vallejo in negotiations with the Lennar Corporation over the
developrrent of Mare Island, & forrmer shipyard and navet base,

WM. Edison served as economic and fiscal consultant to the Mourtain House new town developmant
in San Joaauin County, California. lountsin House consists of approximately 20,000 homes and
over three million square Test of commarcial development, including regional and neighborhood
serving retail, offices, hotels and industral parks. M. Edison provided market analysis and
infrastructure financing plans for sach phase of the development, as wall as a fiscal analysis
axaImining the effact of the development on the County's finances.

. Edisoh workad as 5 land economist and public finance consultant for the Covota Valley Specific
Plan in San Jose, a development that will eventually encompass 25,000 homes and 50,000 jobs. Mr,
Edison provided financing feasibility analysis for the infrastructure required, and an exarnination of
phasing to determine which components of Coyote Vallay should be developed first to faciiitate the
raore expensive early infrastructuse.

tir. Edison orovided finencing and implementation strategies for a number of reuse projects for
closed military bases in Calitomia, ingluding Hunters Point Naval Shipyard and Treasure lsland in the
City of San Franciseo and Bl Toro MCAS in Orangs County, California, Mr. Edison has also provided
development impsct fes programs and infrastructure development stratagiss for a number of Clties
and Countigs in California,

Wir. Ecison has wide experience with the finencial and fiscat implications of development for
rmunivipatities, and has worked on fiscal impact analyses of General Plans, Specific Plans,
development projects and municipal reorganizations ail over the state of California, Mr, Edison has
also worked with municipalities throughout California on the revitelization andt reuse of downtown
aress and the creation of new gommaersial centers.

Before joining ERA, Mr. Edison was a Vice Prasident with Egonornic & Planning Systems, Inc., and 2
public finance attornay with the firm of Orrick, Herrington and Sutchiffe, LLP. At EPS he specialized
ir+ finance, fiscal impact, Teasibility, and market studies for public and private profects. At Orrick Mr.
Edison was a public finance attorney and worked on a wide vatiety of projects, including the $1

billion financing of the Ademada Corridor project connecting the Porte of Long Beenh and Los Angeles
to the Los Angsles rail yerds,

He received his BA dogres from Harvard University, and his JD and MPP degrees from the
University of Califormia, Berkeley. Mr. Edisonis a member of the State Bar of California and 2
Heensed real estate hroker.
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Linda A. Cheuy, Principal

Ms. Cheus joined ERA ten years ago and has developed a speciaity in housing sconomics, inctuding
market demand, foasibility, end financial analysis for market rate and aHordable housing projects,
downtown housing development strategies, transk orierted development (TOD) residential
development enalysis, and housing policy development.

She curtently serves as a member of the San Franciseo Redevelopment Comnrvssion, and for the
nrevious eight years served as the Chair of the Housing Subcornmittss for the City of San
Francisoo's CORG Citizen’s Advisory Committes. Prior to being at ERA, Ms. Cheu worked for one
vear at the Mong Kong Housing Sacisty on radavaloprment issues relatad to affordable
homeownershio and also worked with the Chinatown Community Developenent Corporstion, a non-
prafit affordable housing developer.

Mis. Cheu received @ Master's degree in Public Policy from Harvard University's Kennady School of
fsovernment, where she focused on housing, cormunity development andg real estate, and 8
Bachelor's degres in American Studies from Stanford University.

Examples of servicas sha has provided in the field of atfordable and workfares housing white at ERA
inchade;

«  Idertified nationat best practicas in workforee and affordable housing in seven aities throughout
the United States. This study was conducted for the Washington, £.C. Dowrtown Business
Improvernent District [BID) as a paet of & new mayoral inftiative o increase privale secior
invalvernent in the provision of affordable housing.

»  Examined the impsct of proposed changes to the City of San Mateo, Calfforria’s inclusionary
housing polioy to residential development economics in the region.  ERA'S study iontifled a
number of policy alternatives and recommended strategies for reasting affordable housing goals.

»  Developed a strategy to address access to capital for affordabie housing shd economic development
in the soutinwest border fegion. The study was condusted for the Border Trade Alliancea and :
inciuded an anslysis of issues and barriers related to the development of affordable housing
developrnant,

v Utilized spatiat frend analysis of housing and small business ioan trends using Cornrmunity
Seinvastment Act data 1o recommend affordable housing strategles for the San Diego
community. The study was conducted for the San Diego City-County Heinvestment Task Force.

«  Conducted several due diligance mviews of daveloper pro formas for affordable, mixed-incons,
and mixed-use projects for the Sen Disgo Redevelopment Agency, including identifisation of tha
reasohable justifisble subsidy required for project teasibility and conducting sensitivity testing for
various affordability levals.

»  Developed a downtown housing strategy for the Las Vagas City Centre Development
Corporation. The study inchuded housing rmarket analysis, affordable housing ssues, and the
crestion of a daveloprent strategy.

«  Prepared a housing devaloprment strategy for an undenitiized site in Dunnigan, California for the
Yolo Cousty Housing Authority. The study included analyzing the potential for market rote,
afordsbla, and mixed-income housing a3 wel as the feasibility of projects &t various income levels,
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Steven E. Spickard, AICP, Senior Vice President

in support of ERA's nationally prominent consulting practice in downtown developrent, Mr. Spickard
advises public polioy-makers and privets interests on the development ang operation of commerclal
entertainment cormplexss, museums, convention centers, sports tacilitias and other attractions, as
wall as on the core usss thotel, retal, office and residentialy that typically anergie succassiul
dovmntowns. Implementation of miost of My, Spickard’s projacts has raquired both public and private
participation. After assisting in project concept formrlation through diligent market anglysis, Mr.
Spickard typically evaliates projact altermatives from the dual perspactives of private sector oro
torrns financial feasibility, and public sector gosls regarding iob creation, soonomas developrnant and
fiscat sustainabiity. During nis 30 years with ERA, Mr. Spickard has raanaged such projecis as:

«  Downtown Riverfront Attractions - feasibility, operations and impacts of six proposed privats
nrojects on public land along the riverfrent in Portlang, Oregon, including restaurant, retai,
rrarket hall, art center, ard recreationat uses for the Portland Develapment Cornrmigsion;

«  Downtown Waterfront Mixed-Use Development ~ evaluation of a proposad 18-acre waterfront
mixed-use development including office, retail, industrial/technology, historic preservation, and
cultural arts components tof the Port of San Francisoo;

e Urban Mixed-Use — market and financial feasibility of developing a rixed office, retail, and
rasidential struciure with assistance from the Capito! Ares Development Authority on tha malt in
Sagramento for Riverwest Development;

s Assessment Districts ~ crestion of assessment districts in Santa Barbara and San Luis Chispo to
harnges private resources to provide shared public parking to grhance downiowr cominercizl
vinbiity,

»  New Major League Ballpark - economic impact of MLB franchise and impact of developing a
newy balipark in a downtown location for the San Frarcisco Giangs,

»  Congert Mall ~ fassibidity study for bond prospecius on a pubhc-private partnership to develop a
7,000-seat indoor concert vanue for popular musis in San Jose;

s Lrban Entertainment — feasibility of 8 highvolume urben museum/experence attraction conoept
hasad o the San Erancisco music scene focusing on the 1980s through the prasant,

"« Adsptive Reuse — highest and best usa matket analysis and financial pro forma analysis for the
nistoric Haslett Warehouse resulting in 8 mix of private hotel ahd public museum uses on the
San Francisoo watsriront;

«  Riverwalk Development Potential ~ markst ogpportunities for private real estate enhancament by
public improvements and potential for private funding of same for the San Anionic River
Authority in Texas; and

»  Expansion of Downtown Anchor Use - feasibitity of expansion for the Moscone Convention
Center which serves as the anchor for the mixed-use district krown &8 Yerba Buena Gardens in
San Francisco.
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Mr. Spickard believing that "small is beautiful,” and hes also analyzed the markat support and
financial feasibifity of revitalizing downtowns for many smaller communities including:
»  Spokane, YWashington (population 197,000

v Reno, MNavada {population 184,006

»  Springfleld, Missous

Pagacdtens, California

{population 151,000)

(popuiation 141.000)

«  Sants Barbars, Californis  {population 88,000)
*  Round Rock, Texss {popudation 78.000)
¢ Sama Cruz, Californis {population 54,000

»  San bLuis Otispe, Californta (ropulation 44,000
x  Juneau, Masks {poputation 31,000
s Wenatohee, Washington  [population 27,000)
= Pureks, Calformia {population 26,000}
x Moscow, ldaho {population 21,000
v Ped Bluff, Califomia {population 13,000}
v Croviliz, Californda {population 13,000
»  Scotts Valiey, California {population 11,0000

= Mendota, California {population 80001

= Ermaryville, California (population 7,000)
*  Waii, Coiorado {population 80004
»  Tahos City, California ipopulation 2,000k
»  Stanley, idaho {population 89},

M. Spickard graduated Magna Curn Laude from the University of Californie, Berkeley, with & B.A. In
soonomics. He later returned to Berkeley to earn a Masters degres in City and Regionat Planning.
Steven E. Spickard is & mernber of the Urban Land Institute and sits on the Small Soale Development
Council, and is a chartes member of the American Institute of Certified Planners, He also serves a3
the leadar of ERA's Susiainable Development Practice Group.
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Sujata Srivastava, Principal

wis. Srivastava performs research and analysis for a wide variaty of urban sconcmic reat estats
projecis. Some of these include!

v A longrange market analysis for the City of San Carlos, California, to help guide future sconomic
development planmng.

+  An assessment of market demand for the crestion of smart-growth and communiyy development
funds targeting workforce housing and job ganeration in ko and moderate-ncome areas inthe
Puget Sound region and in Central Califorria. The snalysis required extensive use of ArcGIS to
idantidy target areas and analyze demographic oharacteristics.

«  Apalysis of "best practices” in increasing access to capital for small business devetopment and
atiordable housing development in the Southwest Border Region tor the Border Trade Alllance
and the Southwast Rorder Region Partnership,

s A rarkat-based assessment of the future of the 1,700-scre Ramona-Sandersan Corridor fn San
Jacinto, California 1o meet the sconomic developrnent objectives for the City, including the
arovision of high-quality jobs, generation of revenues for the Gereral Fund, snd creating 8 “own
senter” for residents.

= Agsessment of retall market potential for Castroville, Calfornie. This study included an analysis
of Incal, regional and tourist markets for the small rural community in Morterey County.

» A study of the sconomic potentiaf for transit-oriented developrnent along the proposad Geld Ling
Extension, running from Pasadena to Cleremont, California, This emailed an analtysis of the
reaidential market for condominiums, apartments and singie-femity housing in varicus
oommunities in Bast Los Angelss County.

Prior to joining Econtmics Research Assoviates, Ms. Srivastava’s work experience included:

«  Living ang working it Quits, Ecuador for an urban planning and consulting fierm, URBANA,
Coraultoras, which involvad working with international agencies, local and intornational
governments on projects ranging from market and economis frasibility studies to sotmeaunity
development and planning processes,

= Working with the Spanish-Speaking Unity Cound, an Oakiand-based cormmurity developrent
corporation, 10 develop an affordable hormsownership strategy. Her work included conducting a
foasinility analysis for the aoquisition and rehabilitation of distressed properties for firstiime
homebuyers; onguing neighborhood housing market resesrch and snabyais! identifying sources of
subsidy for affordable and rnarketrate housing; and monioring and anaiyzing client data for grard
applications and report writing.

»  Performing research and analysis for the Community Bedevelopmant Agengy of Gainesville,
Elorida, This position involvad condueting blight and feasibility studiss retated 1o the creation of 8
new redevelopment district research of public funding sources for iocal economic developrment;
and faciitating public participation.

Bis. Srivastava holds a Master's degree in City and Regional Planning from the Univaraity of
California at Berketey, where she fooused on Community Developonent and Project Bevelopment,
She racaived her 5.4, from Mount Holyoke Colisge magns cum iaudewith honors in Politics. She
speaks fluent Spanish, as well as Portuguese and Hindi.
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Tanya Chiranakhon, Associate

Tanya Chiranakhon, conducts research and analysis for g variety of housing, economic and real estate
projects. Recent relevant ERA projects are highlighted below!

«  North Park San Diego Feasibility - Conducted market anslysis, created development concept
iustrations and assisted with financial feasibiiity analysis of this San Disge redevelopment
project.

» Bamio Logan Economics Analysis — Analyzed the real esiate market pressures deiving changs i
this near dowmtown naighborhood of San Disgo.

»  Flathead County Market Analysis - Cenducted market analysis for residential developrnent in
Flathead County, Montana, This study included an analysis of locel and regionsl markets s
recommaencdations for positioning and absorption of residential real estate.

«  New Markets Tax Credits community impact sssessments — Conducted case studiss 0 analyze
the public benefits of innovetive real estate projects in low and moderate-ncome commuhities.
To dats, Ms. Chiranakhon has evaluated two such developrients in St. Louis and Calexico.

r  West Sactamento Site Accommodation — Conducted site accommadation and massing stadies
to oreate alternative site plan options to be used for financlal modeling of & two acre, mixed use
site in West Sacramamo.

NMa. Chiranakhon has an in-cepth understanding of physical planning. Prior to joining Economics
Research Assoctases, Ms. Chiranakhon worked as an Urban Plannes/Designer with the HOK Planning

Group in 3an Francisco and Mong Kong, and as an architectural designer with various architecture
firms.

With HOK, Ms. Chiranakhon was responsible for site analysis, program tesifit, messing studies and
site planning for projects across Asia and in California. Selected mastsr plan and urban design
projects of Ms. Chiranakhon include:

«  Agdaptive reuse concent master plan and strategy for historie distict in Madau, SAR
= Tachnology park master plan in Bangalore, Incka

x  Iaster plan for new university campus in South Saigon, Yietnam

x  Mew town concept master plan in St Petersburg, Russia

= Harbor-wide urban design guidslines for Victoria Harbor in Mong Kong, SAR

»  Downtown redevelopment TOD concapt study in San Joss, CA

= Bay Mesdows office develapment site planning in San Mateo, CA

v California State Office site selaction study in the Sacramento region, CA

Me. Chiranakhon holds 2 Master's in Urban Planning from Mervard University, where she
concentrated in real estate and urban development, She received a Bachelor's degree in
Architecture from the University of California, Berkeley, Ms, Chiranakhon is a LEED aceredited
professional and a member of the American Planning Association and Urban Land institute. Sha is
proficient in Mandarin, Thal and Spanish.
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David Paul Rosen & Associates

David Rosen, Ph.D., Prircipal, will setve as project manager on this sssignment.  He will be assisted
by Nota Lake-Brown, Principal, Leah Rothstein and Fred Steinimann, Associates, and Stacey
Nordweall, Administrator. The experience and qualifications of DRA staff are surnmarized below.

Mr, David Rosen, Principal

Davict Paul Rosen, Ph.D., is founder and Principal of David Paul Rosen & Associates, @ 30-year oid
financial and developrmant consulting firm with expertise in capital formation strategies for affordable
housing and commuriity economic development. DRA's clients include federal agencies, the United
States Congress, state and oeal agencies and legislative bodies, corporations, non-profit
organizations and foundations. Dr. Rosen is nationally recognized in the field of affordable housing
finanics, policy, land use, analysis, negotiation, lending and investment siratagic planning. He has
personally advised on more than $4.0 billicr in davelopment financs.

. Rosen is widely acknowledged a3 one of the nation’s leading experts on affordable housing
developmant, land use policy and finance, Dr. Bosen is responsile for some of the mors mportant
innovations i affordable housing development policy. He ariginated the concept of state housing
trust funds as permsenantly dedidated annually renewable source of capita for the production and
oreservation of affordable housing. He helped lead the efforts in the mid-1280s in California to
negotiate with major monay senter banks to make rendti-bilion doflar commiiments to affordable
housing developrnent lending and investment. Dr. Rosen served as the inaugural Cheirrman of the
California Drganized Investrent Nebwork Investment Agvisory Board, a first of its kind statewide
affort to securs insurance industry capital investrants In affordabie housing and neighborhood
revitalization.

Or. fiosen served as Chairman of the Advisory Board of the California Organized lrvestment atwork
{COIN} and the Cafifornia Departrment of Insurance, Dr. Rosen led the developrmeant of COIN's
investment palicy, which sesks to increase capital from insurance companies in housing and
sconcmic development investments bengfiting low income neighborhoods. Fitting in with the
objectives of COIN, Dr. FRosen developed a debt instrument that uniquely met the needs of a
redeveloprment agency with ittle current cash flow Gt 2 growing redevelopment project area and
the need for upfront capital. Dy, Rosen successfully negotiated the financing by a miglor insurance
sormpany of a 40-year pledge of tax incrernent revenues with no debt service payrments for the first
five years and a serias of stepped increases in debt service paymenis thersatfier.

There wera two main challenges to financing the pledge of tax increment ravenues. First, the
pladge of tax increrment reverues was subordinate to other abligations of the Redsvelopment
Agency. Second, the pledge of 1ax increrent revenues increasss over fime. Financing based on a
flat, amortizing debt sarvice schedule would not take advantage of the incresse in tax increment
ravenues in the later years of the pledgs from the Redevelupment Agenay.

M. Rosen worked with Standard and Poor's to secure an investment grads rating, \With this rating,
Dr, Bosen was able 1o securs credit snhancement from MBIA. MBIA's pradit anhancement was
criticat to identifying appropriate private placement investors for financing the pledge of fax
incrermnent revenues.

Because of tha high transaction costs involved with investment bankers, Dr. Bosen assistad MHDO
with directly soliciting private placement investors, The financing totated $8.4 mitkon.

Dr. Rosen has advised Califaraia jurisdictions on the adoption, economic analysis and design of
inclusionary housing land use policies, programs and INROVATIoNS.
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Or. Rosen was the lead cansultant to the City of Cakland creating the Community Alliance for
Syndicated Housing, now Merriit Cormrrunity Copital, and e also setved as & lead consultant to the
Federel Home Loan Bank of Atianta (Bark], to FMA, Ginnie Mae and Freddie Mas. He advised the
Bank's Chiaf Exesutive Officer and the Board of Directors on a8 wids range of comimunity economic
developmant and affordable housing initiatives throughout the nine state ragion of the Bank.

Or. Rosen sarves s lead facuity 1o the California Redevelopment Association [CRA) Housing
institutes. DRA was sslacted by CRA as tha sols faculty for its Basic and Advanced Affordabla
Housing Institutes statewide for the next thres years. Additionally, Dr. Rosen was selected 1o lsad
the DRA institute on BFR/RFQ Developer Negotiations in northern California for 2008 through 2008,

Or. Rogsen serves as financial, sconomic and development advisor to numarous California
redevelopment agencies on iong-tenm assignments. These include Ban Diego, Los Angelaes,
Sseramento, Oakland, Oceansids, Poway, Los Angeles County, Vallajo, Fittsburg, Fremort, Rancho
Cucarnonga, Brea, Tustin and many others. Assignments have included military hagse reuss,
nrownfiekd restoration, industrial park deveiopmant, mixed use and affordable housing development,
tax increment financing, asset management, community development loan sesuritization, srral
business lending, and extensive developer selection, negotiation, pricing, terme and corditions
analysia for debt and equity investrments in excess of §1 billion, He is an acknowledgad national
export in all forms of sHordsble housing finance for both renter arwd ovwmner housing.

Dr. Rosen is a widely published author and nationally recogrized spesker on affordable housing
finance, development, land usa and asset managemeant,

Prinoipat and Owner, 30 vears.

Role on Project Senior Principalin-Chargs
L ‘;'-'::(’},‘onﬁaqt infsrmaﬁgn B B '%330 Br@ac.'iwayf S&; 93'?, Oskland CA .

| 510:451-2562; 5104512664 fax)
_ gevid@draconsultants.com

Educational Bachelor of Arts, Political Science,
Background Columbia Univereity, 1972

Doctor of Philosophy, Public Policy, Union
frstifute, 1983
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Ms. Nora Lake-Brown, Principal

Mis. Lake-Brown, Principal of [DRA's Irvine office, has over 28 years experience in real estale market
and econaric analysis and finarce for local California government agencies and private developers.
She has worksd for more than 75 government agencies and 26 private developers siatewide. She
has served as financial congultant on more than $3.6 hilion of affordable and market-rate housing,
cormmercial, industris! and mixed-use real astate transactions and financings.

M. Lake-Brown assists locat agency and developer clients in the financial structuring and
development of affordable housing, mixed-income and mixed-use developments. She advises
clisnts o negotiations with developers, local government agendies, lenders and investors; raview
and negotiation of documnaents such as loan agreements, requlatory agrsements, partnershio
agreemants, resale sgreaments; sonstruction loan closings; gonstruction adeministration atd draw
recuests.

ts, Lake-Brown served as real estate advisor for Salt Biver Project regarding devaloprment of 500
acres of surplus proparties on a ground isase basis, She advised on the creation a wholly-owmed, for-
profit development subsidiary and long-term master ground lsase, She nrepared busingss plan and
cash flow projections, rarketing strategies and matetials, sad financing plan for 328 million in
infrastruciure mprovernents,

Mea. Lake-Brown has assisted a number of cities with the preparation and implementation of
residantial market analyses, affordable housing needs agsessments, affordability gap analyses and
comprehansive housing stategiss. She has analyzed inclusionary housing programs for logel
government, identifying mitigations that can partislly offset the costs of complisnce. Ms. Lake-
Brown has created computerized finsncial models to quantify the affordability cost of mnclusionary
housing requiremants and the economic value of potential offsels and non-cash incentive measures.

Mes. Lake Brown is scknowledged as one of the leading rest estate sconomists in the area of
affordable housing development, transactions, Tinense and puiblic policy working today in Californis,
ts. Lake-Brown's techiical excalience, olaar insight, and extensive track record in real estate and
affordable housing development finance provides conclse and expert snalysis inan sasthy
understandable forrmat,

M. Lake-Brown is 3 leading faculty of the California Redevelopment Assaciation Affordable Housing
and Devsloper Negotiation Institutes, and has served in that role over the last three years, She's &
frequent spaaker at statewide conferences on redavelopment, land use planning, and affordable
housing.

Ms. Lake-Brown has helped lsad low income neighborhood revitalization afforts of nonprofiy
developrrient corporations involving affordable housing for renters, owners, child care facilities and
cornrpunity centers aliks.

s, Lake-Brown provides ssset managernent, portfolic overview and analysis, and strategic,
business and firancial plaaning expertise to nonprofit enterpriss organizations and pulblic agencies
active in the affordabie housing development and finance enterprise. Ms. Lake-Brown served as the
principal investigator on major California city inclusionary housing analyses, including Los Angeles,
San Diege, San Jose and Long Beach. Ms, Lake-Brown directad the largest urban anslysis of
inclusionary holsing analysis conducted to date in the United States for the City of Los Angetss.

Economics Research Associntes Proposal No. 50562 Page 25



nora@dragonsultants.com
Edunational B.A., Economiss, With Honors, Univarsity
Background ot California, Santa Cruz, 1981

8 4., Environrnental Studies, University of
California, Santa Cruz, 1981

A, City and Regionat Planning, Kennady
Sehodl of Govermnment, Harvard
Univarsity, 1983
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Ms. Leah Rothstein, Associate

nis. Rothstein, Asscoiate in DRA's Oakland offics, has extensive project axperience, She has created
teveraged financing models for owner and rental housing developments, incorporating funding
sources available through the California Tax Credit Allocation Cominiites, the California Dbt Lirnit
Aflocation Cormnmittee and the California Housing and Cormraunity Development Department. She has
wiitten affordeble housing strategios for DRA's local agancy clients, insluding identifying local and
nendocal resources for affordsble housing, She has conducted inclusionary housing in lieu fee
szloulations and affordable housing linkane fes oaloulations, as wall as reviswasd finances and
firanolal pro formas for project proposals and sposnsors. In addition, Ms. Rethstein has conductsd
aftordabie housing gap analyses, including estimating prototypical development ¢osts and calculating
affordable rents and affordable home purchase prices under Califorria Redevelopment Law, the
Califormia Health and Safety Code and TCAC requirements, She also serves as the asset managsr for
a nonprofit housing developer chent of DRAs.

ivis. Bothstein is the principal researcher on DRA's city-wide inclusionary housing analysis for San
Jose, underway ourrently. This analysis is the most extensive seonomic assessment of Inchagionary
housing, affordable housing offssts, land residual valus analysis undertaken in San Joss, and
represents an important undertaking by the ity to assess the viability of adopting inclusionsry
housing on 3 city-wide basis for the first time in its history.

Ma. Rothstein is the principal researcher on DRA's financial analysis anil developer negotistions with
the sxpansion of the Stanford University Medicat Center [SUMC). This is the largest expansion of
the Stanford Hospital and Research Center undertaken in the history of Pale Alte and the University.

Mis. Rothetain recsived har Masters in Public Policy from the Goldman Sehaol of Publis Polioy at the
University of California, Berkeley. She has exarmined the City of Caklarnd's policies and practices for
reuiring cormmunity benefits in private development projects. She afso analyzed the prevalence of
illegal secordary housing units for the City of San Jose's Department of Housing and recommended
oolicies to address the problem. She warked for the San Francisee Mayor's Office of Community
Davelnpraant, assisting in the planning, development, and implermentation of a comprehensive
cormrmunity development inftiative in San Francisco’s BayviswiHunter's Point neighborhood.

s, Rothstein also worked for UG Berkeley's Center for Labor Research and Education, modeling
the use of San Francisce's Health Access Plan and anelyzing amployerbased health carg trends and
costs throughows California,

in addition, Ms. Rothstein has six years of professional work experisice i comimurity outreash,
community development, research, and employmant resources.
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Role on Project Projsct Manager

Contact Information

. 0 | Broadwa\;, Ste 937‘ C} aki@'ﬁg@ A e

10-461-2552; 510-461-2554 () .
o i,‘!‘?.aij@dfagc?ﬁsuitants;ccrm'

Educstional B.A., American Studies, Univessity of
Background California, Santa Cruz, 1998

M.A,, Public Policy, Geldman Schoal of
Pubiic Policy, University of Cailifornia,
Berketey, 2047
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My, Frederick Steltimann, Associate

Fraderick Steinmann is an Associate with DRA, Mr. Steinmann received one of the three 2008
Wiltiam A Carlson Fellowships from the California Bedevelopment Assosiation. His project
axpetionce with DRA includes preparation of affordabiity gap and in lieu fee analyses for Contra
Costa County and the City of Tempe, Arizana. He prepared detailed project finsncing plsne and
rrarket analyses for affordable multifamily rental developments for the ity of Banning and tha
Sacramento Housing and Redevalopment Agancy. Additional sssigniments include & rnarket analysis
for reotal housing in the City of Oxnard,

At DRA, Mr. Steinmann aist conductad nurnarous market analyses, including a comprahensive
assessment of dewntown commercial damand in Santa Rosa for hotel, retall, office, market rate
rental and market rate owner housing developrments. Mr. Steinmann’s research was used as the
basis for advice to the Sants Rosa Redevelopment Agency for disposition of Agency-owned
koystone sites in the downtown Court Mouse Square area.

Mr, Steinmann served as Special Projects Manager for the Reno Bedevelopment Agency from 2004
through 2008, My, Steinmann worked on the 2004 Amendrment fo Reno Redeveloprnant Project
Area No. 1, the 2005 establishment of Renc Redevelopment Project Arsa No. 2, and the 2006
Amendrnent to Rens Radevetoprment Projact Ares No. 2, effectively doubling the size of the existing
district. Mr, Steinmann also sonducted a host of financisl feesibility analysis related o the
restructuting of Agency debt and the issuing of new Agenoy dsbt in the form of Tox thorernany
Financing bonds. Mr. Steinmann was solely responsible for providing all analysis yelated to the
sconomic impacts of redevelopment in the City of Reno an other local governments including the
Washos County School District and VWashoe County. Mr, Steinmann also presanted the fAgency's
tindings to nearly 35 different groups including the Reno City Council, didtarent citizen advisory
noards, diffarent “merchant” assockations and developsr groups.

M. Steinmann paticipated with other Agendy staff in numerous successiul Agengy-teveloper
hegotiations on a wide range of real estate projacts including new hotels, retatoommercial, rixed-
use developments, the development of a new runicipal eventsiconvention certer and nearly 4,000
units in 11 new condominium projects. Mr. Steinmann was involved in negotiating terms related to
thase naw developments, totaling approximately $1.1 bilion of new investment. ks, Stemmann slgo
pariicipatad in the market feasibiiity analysis of developing 8 new Cabela's curtdoor retalier, including
the development of the financial feasibility study required by Meveda state law for the issuance of
Sales Tax Anticipeted Revenus (STAR} bonds ard the issuence of new RDA Tax lncrement Financing
{TIF) bonds.

With the Rero Redevelopmernt Agency, Mr. Steinmann also was the lead author of the "Downtown
Fetail Study”, a markst feasibility study of new retall developrent, which included & rest estate
market and feasibiity analysls and a highest and bast use analysis.

#Ar. Stainmann conducted a market feasibifity study for developing and attracting a risjor national
grocery store chain to downtown Rena and a regional "homsless” study for Washos County.

Economics Research Associates Proposal Mo, 30562 Page 29



Role on Project Warket Research Analyst

o5 Baard ca 001

oot Information 1530 Broacway, &t6

§1-2662; 510-4512664 (fax)

\ ‘_-'freg#@dkgﬁohsmtarii;s,com S

Fducational 8.5, Econornkes, University of Nevada,
Background Reno, 2004

M.S., Econorics, University of Nevada,
Rena, 2008

#1.5., Land Use Planning, University of
Mevads, Beno, i progress

Ph.D,, Pubtic Policy, University of Southarn
Califormia, ABD
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Ms. Stacey Nordwall, Administrator

Ms. Nordwall, Office Adrministrator for DRA's Oakland office, received her Bachelor's dagres from
Stanford Univarsity, and provides support to DRA’s Gaklard and frvine offices. As Office
Adrinistrator, she i responsible for contract monitoring and compliance, maintaining insurance
certifications, producing reports and pressntations, monitoring accounts raceivable and payabls, and
providing administrative snd editorial support.

ts. Nordwall provides reseacch assistance o DRA in its sustaingble development practice. Her
rescarch in sustainable development includes best practices for sustainabllity in the figlds of land use
slanning, zoring, as well as real estate development finsnce including use of the Federal investment
Tax Credit, the Modified Accelarated Cost Recovery Systern, and e California Solar Inktiative. Ms.
Nordwal's research for DBA in this field has covered hest practices in both the United States and
intermationally.

Mis. Nordwall has seven years of professional expsrience in this GEpadity.

Iz;fe ami *{éé;s_.ywn_tb . s?‘;éfn;nijstrat?;}, 2\, aa,;é
Role on Projent Admiristration
Contaoe Infor:hation, 3'"" ,€330.5:03&»@3{8‘;@?}3‘21 Oak!an_é:i CA o ',-f
5104512652, 5104512654 fad 1
'siace‘y@dracbﬁsﬁﬁtaﬁts,com |
Educational 8.4, Pevchology and Cormpaunication,

Background Stanford University, 1589
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SECTION 2, CAPABILITY

The ERADRA projsct team has demonstrated experience with all of the scope of services listed in
the Request for Qualifications. Responsibilities between Hirms andd between key parsonnel will be
assigned at the beginning of each work task based on the nature of the services required. ERA will
serve as the prime contracter, although both firms will be available to the City of Tembe to provide
services if the City prefers to contract with one of the fiems individually. ERA will predominantly

toous on market rate, mixed income, and mixed usa proiscts. DRA will predarninantly provide
serviess in affordable housing development and finance. Williem "Bill" Lee, Executive Wice ‘
Prasident, will be the primary contact for ERA. David Rosen, Principat and foundsy of DRA, will serve
as Principakin-Charge.

The DRAJERA team cart initizlly respond within one day from initial contact. Qur response time for
complating a requested assignment will depend on the nature of the assignment. We can usually
review completed project proposals end pro forma within one to two weeks, depending upon thei
compiexity. IMost of our assignments and studies that require research can be complatad within
thees to four weeks, depending on our workioad. Major research assignments may take longer.

ERA Primary Contact

268 harket Sireet, Suite 1880
Ban Franciges, CA 84111

Phone 4159568152

Fax: 415-958.5274

e=mait willism. leeBpconres.com
AN BOONTES.LOM

DRA Primary Contact

1330 Broadway, Suite 937

Orakiand, C& 94812

Phons: 510-451-2652

Fax: 510-451-2664

a-rmail DavidBDRACensuitants.com
ey, draconsuitants .com

An organizetion chart of the DRAERA team can be found in Table 1. It names key Principals and
support staft for the Tempe assignment. Besumes for each can be found in Sectien | of the RFQ,

ERA and DRA are proud of a longstanding strategic afiance the two firms have formed to best serve
the comprehensive econemic consulting needs of cities and redevelopment agencies, The DRAERA
teanm currently is argaged by a aumber of California redevelopment agencies, including San Diego,
Vallgjo, and Hesperia. In forming our strategic slifiance, Principals fromn both fisms have decided to
combing the enmatched capacity, track record, professionat and acaderaic achisvernent of our
respactive persannet to comprehensively respongd to pubkic policy, real sstate, economics, finance,
and developrent challenges facing rmunicipatities and redevelopment agencies, thelr development
and finsncial patmars. The ERADRA team brings this established cooparation to Tempe not onty [0
clearly sat ourselves above competitor firme, but more importantly, to assure Temps that it recelves
state-of-the-art service on all of its sconomic consulting needs throughout the term of this
engagamant,
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SECTION 3. PRICING

Economics Research Associates

The following rates will be horored by ERA through the contract term with the City of Tempe from
Detobar 1, 2008 through Septermber 30, 2009,

Exsoutiva Vice Prasident $280 - $320 per hour
Principal $200 - $25C per hour
Zenior Assoviate $1386 - $170 per howr
Associate £115 - 3140 per hour
Senior Analyst $100- $310 ger hour
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David Paul Rosen & Associates

s 20082000 Fee Schedule [hourly rates

Titfe 2008 2008

" Research Assodiatel © LT g ) Cigies

R ‘-:@kgs%ﬁta_m&a angl ﬁchu.ntmg R

Data Entry, Word Processing,

Principal & $245 §260

Asgociate 208 215

Reosearch Assoctate |l 165 $170

Administrative. -0

Senior Boonomist il | ooos2s0 240 o

The fullowing costs are reimbursabls expenses with supporting receipts:

= miteage at 30.60 per mile; folis

v round-trip coach airfare, as mutually agreedt by ¢lient and consultant

»  ground expenses: rental cars, parking, cabs and other

v meals and lodging

+ jong-distance telephone charges, facsimile charges and grpadited courier
sevics

»  copying and production charges

v data sewvice charges

»  suppliss, as reauired for deltverablas.

A 1.75% per month surcharge will be added to any invoice that is unpald 30
days after the origiral date of the invoice. DRA will increase its
Professional Fess on January 1, and will notify its cheats in wiiting of
this shange.
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SECTION 4. REFERENCES
Economics Research Assoclates

Tempe Conference Center
Tempe, Arizona
Client: City of Tampe

The Tty of Tempe iy considering the developmerit of a conference genter of reetings facility in
order to enharce the hospitality and tourism sector of the Clty's econormy. With a thriving
cormmercial district on Mill Avenue ard Temps Town Lake, the city of Tempe has numsrous assets
ons which 1o build upon 1o atirect meeting attendzes. In order 1o assess the market potential for a
confarence facility in Temps, the City of Tempe retained ERA 1o conduct a study analyzing the
dernand for additional meeting space in Tempe. The purpose of the study was to provide a
recormmendation and expert opinion based upon market indicators and Hirnited roarket rosearch,

Chent Condact: M, Chris Messer
Principal Planngr
City of Termpea
{480} 350-8662
Date: 2007
Considtant: Steve Splokard — Principal in Charge

" Linda Cheu - Projent Manager

Transit-Oriented Development at Future Rail and Bus Rapid Transit Stations
Austin, Texas
Thent: Caphal Metropolitat Transporiation Authorily

Cap Metro of Austin, Texss retaingd ERA to conduct its systen-wide raarket analysis nitially for sik
light rail and bus rapid transit stations in the metropolitan area. After cornpleting the draft analysis for
all six stations ERA is now refining the ssenemmie study based on the ooncepts and strategies created
in cooperation with the station area planning consultant retained by the City of Austin, In addition,
ERA is also beginning analysis of thres new station areas.

Client Contact: tis. Lucy Galbraith
Transit Oriented Developmant Manager
Capital Matro - Austin, Texas

(B12) 36968515
Date: 2002, 2007
Congultant: Bill Lee

$an Mateo Downtown Market Analysis and Development Strategy
San Mateo, CeBfornia
Cliant; City of San Mateo

ERA has completed & rraket analysis and strategy Tfor Downtown San Mateo, ERA's anabysis
inchudes a detailed retall, housing, and office market study; interviews with community stakeholders
and City staff; surveys of houssholds and businesses; and interviews with arsa developers, The
ceport made racommendatiotis on branding, strategies to strengthen existing retall and recruiting
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new tenants, ant policies o encourage private developraent Downtown. ERA also sonductad sorme
rancial analysis for the radevelopment of key sites within the Downtown.

Cliert Contact: Ms. Laura Snidernan
Feonornic Development and Business Assistance Manager
City of San Mateo
1850} 52E-7242

Date 2007

Consultant: Biif Lee- Princinal in Charge

Sujata Srivastava - Projact Manager

City of San Carlos Retail and Economic Development Strategy
San Carles, California
Chent: City of San Carlos

ERA has been retainad by the City of San Cados on multiple assignments, including a market
analysis and retail strategy, snd sconoriic development strategies for San Carlos to further is goals
of enlivening the downtovmn ares, assessing the potentis for biotech/ R&D developrent 16 generate
new smployment, and anhancing the City's sales tax revenues by attracting news retaibsrs and
developars,

Clignt Contant s, Elizabeth Cullinan
Planning Diretor
City of San Carlos tnow with Town of Hillsborough)
{B50) 3757411

Diate; 1988 - 2008 imulticte ssslgnments)

Constiltant: Bl Lee- Principal in Chearge

Downtown Burlingame Market Analysiz
Burlingarng, California
Chant: City of Burlingarme

ERA recently prepared an econarvic strategy for dowriown Burlingame's commercial area. Tha
abjestive of the study was 1o provide a reslistic guide of retait product mix in the real estate market
placs over the next 20 yasrs to be used in praparation fur the upcorming Doverstown: Burkingame
Specific Plan and to svaluate opportunities for mixed use housing over rotall, In addition the study
was usad to educate interasted comimunity members about how economics affect land planning and
development decisions. The ity also used the study to encourage the redevelopment of spedifie
properties in s renaer that will serve both property owner and cammunity interasts.

Client Contacls Ms, Maursen Brooks
Senior Plannsr
City of Burlingame

{650} 558.7253
Date: 2006
Consultant: Bili Lae- Principal in Cherge
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San Jacinto - Ramona Sandersen Corridor Market Study
San Jasinto, Calfomia
Clant; Chy of San Jaginte

Tha City of San Jacinto retained Economics Research Assooiates (ERA) to provide a market hased
assassment of the future of the 1,700-acre Ramona-Banderson Corridor located in the northarn
portion of the city. With the planned upgrading of Highway 79 to Tresway status antd the
sonstruction of the new Mid County Parkway, this corridor has exceptional strategic value in shaping
the futuie of San Jacinto. ERA provided recommendations on realistic and market-based strategies
to accornplish the follewing five economic development objectives for the City:

«  Ensurs that the Corridor will be able to provide the retail goods and services needed by San
Jacinio Yelley residants for at least the nest 20 vears.

s Provide one or more areas within the Corridor that will serve to accommodate high quality jobs in
tha future,

v Ensure thet development in tha Corridor will generate tax revenues 1o fund municipal servces
fike firs suppression, police protection, road maintenance and perk upkeep.

v Taking advantage of the Corridor's history and geography, create a conenunity core that citizens
of San Jacinto can take prite in.

s« Ephance longtarm value appreciation for San Jacinte lend, homes and businsases.

Client Contact: Mg, Tirn Hults
Assistant City Managser
City of San Jacinto
9511 487-7330

Draten 2005

Consultsnt: Bill Lee- Principal it Charge

Sujats Srivastava — Project Managsy

Retail Districts and Neighborhood Revitalization in Westminster
Wastminster, Calfomnia
Clignt: City of Westminster

While Westminster has & strong automobile dealership sector and Little Saigon that atiracts
Yietnamaese shopping from throughout Southern California, its mainstream retall seotor ie struggling
to capture local resident spending and sttract consumers from neighboring eommunities. Many of
the older shopping centers built in the 1980s and 1970s ars in need of reinvestrment, and thal
tenante do not satisly contemparary consumer tastes. The challenges facing Westrminster's main-
stream retail community has been intensified by the complete renovation of Bella Tetra in nzardy
Huntington Beach. Even Little Saigon faces new challenges in the dscades shaad as retail faciliges
follow the dishursal of the growing Vietnemese population into Garden Grove end other neatby
communities and as the second and third generation of Vietnamess-American population assimilate
into the mainstream.

The City has attemptad to encourage owners of local shopping centars 1o rainvest and sseure
sontemporary retallers. To be more eifective, the City reteined ERA o provice 8 market study to
guantify future development potential and suggest strategic direction, WWith emphasis on the retail
sector, ERA defined market potential for the city and also suggested strategies to srhance the city’s
long term sconomic and fiscal health,
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Client: wir. Bay Silver

City Mansger
Chy of Westminster
{714) 828-3311
Date: 2008
Consultant: Bill Les- Principal in Charge

David Paul Rosen & Associates

Mr. Michast Pyatok, FAIA

Pyvatok Assoclates tne.

Center for Affordable Housing and the Family
Arizona State University

510-485-7010

£10-410-0260

wig. Margery Plerce
Direntor

City of Cesanside
7B0-435-3377

Mir. Roy L. Schweyer
Former Housing Director
City of Oakland
510-333-4828

ar. Brian Bwanson

Former Exegutive Director
Commumnity Services of Arizona
B502-708-4888
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SECTION 5. ACCEPTANCE OF TERMS AND CONDITIONS
ERA accepts the City of Tempe's terms and conditions s desaribed in the RFCQL
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September 24, 2008

Ms, Lisa Goodman

Procurement Office

City of Tempe Procurement Office
20 B. 6™ Street

Second Floor

P.O. Box 5002

Tempe, Atdzona 85280

Dear Ms. Goodman:

As indicated in the sections below labeled Birm Profile, Firm Experience and Services,
and Staff Biographies, the urban economists, market strategists, and financial and fiscal
analysts of Gruen Gruen + Associates {(GG+A) are available to provide the information
base and techical analysis needed for Tempe to make sound land use policy, housing policy,
and redevelopment and economic development decisions, as well as the marketing,
aegotiation, and transaction implementation support needed to turn plans, programs and
projects into beneficial reality.

GG+A has been a leader in the use of cotmbinations of survey research, demographic
analysis and economic analysis to identify and forecast demands. Improvements we have
made in marketing tesearch have been paticulady effective in accurately predicting the
demand for innovative real estate products and location-enhancing programs. GG+A has
also built a portiolio of computes models that aid in she evalustion of the feasibility and
returns on complex real estate alternatives undet varying market and regulatory conditions.
We have substantial expesience analyzing the fiscal and economic impacts of policies, plans
and development projects.

We ate proud of many client success stoties that have resulted from market and real estate
economic analysis, strategic development and disposition planning, and solicitation and
implementation assignments to which we have led and contributed. Bxamples of “on-the-
ground” results include:

Downtown Waterfront Program, Inchuding Nordstrom’s in Seottsdale;
Western Reserve Building and “The Flats” in downtown Cleveland;
San Francisco Centre, anchored by Nordstrom’s;

Sentz Matia Town Centet;

16-screen movie theates, Ann Arbor commercial corsidot;

Retention and new corporate headquarters for Crate & Barrel in Nosthbrook
(£

.« & 9 & & o

B9 1131 Lage Coos Roam, Surrs &« DErpeLn, b 60015 - T 473170634 - Pax: 8473170643 - Brdads midwestliggassoc.com
) 564 MowARD STREET » SAN FRaNCISCO, Ca 241053002 - TeL: $15-433.7598 « Faxs 435-959-4224 - E-a: sf@gpassoc.com
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Ms, Lisa Goodman
September 24, 2008
Page 2

e New Crate & Barel retail stote in Northbrook Cout, a regional mall in
Northbrook (L)

s 32.stoty office building at One Post Street in San Francisco;

e The White Rock Business Park in Sacramento;

»  Award winning, mixed-use redevelopment and deposition for over #4006
million doliars of the former Agnews Developmental Center, a 300-acte State
of Califotnia Facility;

s Renovation and tevenue-penetating tenanting of multiple Metra and Chicago
Transit Authority transit stations; and

+ Development, redevelopment and asset enhancement of many shopping
centers, downtowns and commercial districts in Agizona, California,
Colotado, Florida, Tinois, Kansas, Michigan, Minnesota, Missouri, New
Mexico, Ohio, Otegon, Texas, Washington, and Wiscofisits.

We are available to provide market analyses for office, retail, residential, visitor, or other uses

as needed to provide a clear understanding of the dernands the downtown, commercial
corridors or neighborhoods can sexve, and therefore create a souttd strategic framework for

both capital and operational changes and enhancements. Frequently, however, strategic plan

identification and implementation cannot be based on market analysis alone, if they ate to be

most effective, We are also able to ptovide an understanding of the real estate economics of

development, redevelopment or other investment options in otder to identify whether the
forecast matket desands can be served at a price sufficient to incuce private investment, of

alternatively, how much of an inducement is needed to encourage feasible private

investment. The resalts of alternative development, public investment or regulatory actions

st also be estimated in oxder for plans and projects to be iraplementable and genesate et

social, economic, and fiscal benefits, whose impacts we can also quantify. A program of
information dissemination is often required, for it does little good to have the right programs

and policies unless the existing and potenisl new space users, OWners and developers are

made aware of theit availability and opportunities, and unless community support is

galvanized, Marketing, solicitation, negotiation and transaction expeution are also requited to
proactively encourage the private sector to accomplish civic goals through beneficial

econoiic development and redevelopment.

Please note we expect to open a local office by November 1, 2008 at which principals from
our Chicago and San Francisco offices will be available on 2 regular basis.
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We hope our submission in response to your Request for Qualifications indicates that
GG+# has the necessary capabilities, training, expetience and enthasiasm to provide the
services needed to help the City of Tempe accomplish its mission. I you have any questions
or desire additlonal information, please do not hesitate to coptact me. Additional
information on GG+A, including past assignments and clients, client westimonials, and
publications can be found at our web $ite: WWW.gEAss0C.COm.

Very truly }rour:s,

GRUEN GRUEN + ASSOCIATES
An Tilinois Limited Liability Company
By: M“W N, %M

Angon N, Gruen
Ptincipal




Development Consultants Request for Qualifications to City of Tempe

Date Founded:

Primary Areas of
Specialization:

FIRM PROFILE

GRUEN GRUEN + ASSOCIATES
Applying Knowledge, Creating Results, Adding Value

564 Fleororard Street
$San Brancisco, California 94105
Telephone: 415-433-7598 Pax: 415-989-4224
Email: sf@pgassoc.com

1121 Lake Cook Road, Suite A
Deesficld, Ilinois 60015
Telephone: 847-317-0634 Fax: 847-317-0643
Email: Midwest@ggassoc.conm
Web site: www.ggass0C.com

February 14, 1970

Demographic 2nd Bconomic Analysis

Behavioml/Survey Research

Matrket Research

Financial Feasibility/ Investment Analysis

Biscal and Economic Impact Analysis

Disposition and Development Strategic Planning and Marketing

Results of Areas.of

Specialization:

Key Analysts:

Eeonomic Development.

Comprehensive and Specific Plans

Downtown Development and Redeveloproent
Brownfield Development

Housing Policy and Housing Development
Capital Facilities Financing

Transit-Ogented Development

Waterfront Development

Recieation and Tourism

Business Patk Development

Busintess Attraction and Retention

Hotel Development

Shopping Center Development and Redevelopment

Claude Given, Ph.D. Principal Heonomist
Nina J. Gruen, Principal Sociologist
Aaron N. Graen, Esq., Principal

Debra L. Jeans, Principal
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FIRM EXPERIENCE AND SERVICES

The urban economists, sociologists, market, finanicial and fseul analysis of Gruen Gruen +
Associates (GG+A) have served as consultants to both the public and private sectors for
over 38 years. We desciibe and forecast the matket and real estate economic realities that will
achieve the redevelopment objectives of cities, neighbothoods, and the communities that
adjoin them. We apply the concepts of the social sciences, statistics, and econometrics o
produce clear, accutate and objective forecasts and descriptions of the relevant areas, the real
estate economies that apply and the demands that can be catered to in the futare. We are
proud of the role we have played in the revitalization of downtowns, neighborhoods, and
specific projects. We bave conducted numerous feasibility studies, due diligence analyses,
and programmed and contributed to the implementation of many real estate projects both
by private developers, or joint public/private pastnerships. We have expetience in leading
and/or working on teams that have taken excess State of California propettics through the
entiflement process before marketing to developess, in order to significantdy enhance the
valne of the State’s land assets.

Market research, financial analysis, and studies of the teal estate ecottomic conditions within
relevant matker areas have frequently been combined to assist cities to make and implement
decisions about planming, redevelopment, and policies to enhance and tevitalize eisting
retailing areas and progtam new retail, residential, visitor, and office developments. Sutvey
research, focus panels, and demographic analysis have been frequently used by GG-+A teatas
identifying retenanting, modesnization, and other strafegic actions to improve the
competitive strength of existing regional, specialty, and community shopping azeas. GG+A
analysts have extensive experdence in providing the information base for joint development
and reuse options, and have often served to provide negotiation suppozt for school districts,
transpottation agencies, cities, and corporations as they meke deals to convert surplas
property into income-generating assets.

We have leamned that each community has its own economic and social culture so that what
works well for one community cannot be used as a template for others that differ in their
histories and sociak geographies. We have also learned that success depends upon knowing
the right questions to ask and having the expertise to know which tools and techmiques are
most cost-effective in obtaining answets.

We also believe that our clients obtain the best value from the realistic and implementable
action planis and transactlons we produce, rather than fout-color repotts that are pot
grounded in economic and market realifies. Some examples of priot assignments describe
GG+A’s espertise in conducting readisric market demand forecasts and evaluations. The word
roilistic is emphasized because, if a demand analysis is unable to be translated into improved
decision-taking and implementation actions, including giving developers and their financing
sources a leg-up on their due diligence, it will be merely consigned to a dust-covered shelf
when the objective should be viable on-the-gronnd- projects or other actions.

Other examples of past assignments completed by GGFTA descibe our experience In
conducting real estate feasibility and land-value testing financiel analysis to identify optimal
land use programs. We believe that development plans and redevelopment plans need to be
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analyzed from the developer’s perspective. Without knowing whether proposed
development(s) are feasible from a joint venture, private developer, or user petspective, it is
difficult to postulate either an appropriate negotiating stance or to analyze the fiscal and
financial remifications that stem from proposed project(s). In over 38 years of experience
working on public and private planving teatns, in acquisition and sale financing and leasing
negotiations and with Ltigaton concerning the value of property, we have learned that
whoevet constructs the real estate model used to simulate the investment sets the rds of the
analysis aud negotiations. Therefore, we frequently cast for our clients the financial aspects of
development alternatives in one or several of GG+A’s real estate models, The following
shstracts are. representative of our expetience in evaluating the proposed options so as to
identify the ability of the alternatives to support the necessary development costs given
reasonable magket and investment asswmptions, In performing such evaluations, we
simyultaneously provide realistic estimates of the land values induced by the components and
totality of cach set of proposed alternatives. We have lestned how to present and teach
agrectnent on the key assumptions of such evaluations in & knowledgeable and non-
adversarial manner that credibly cotnmunicates the implications to the participants in the
process.

GG+A is also highly esperienced in working with cities and public agencies in joint
development and with securities dealers, bond underwritets, institutionsl lendets, developers
Jnid investors to devise ianovative financing mechanisms and structures for development
and redevelopment.
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EXAMPLES OF PAST ASSIGNMENTS:

MARKET ANALYSIS, REAL ESTATE ECONOMIC ANALYSIS, BECONOMIC
DEVELOPMENT PLANNING, RETAIL STRATEGY, LAND USE POLICY
ANALYSIS, DOWNTOWN ENHANCEMENT STRATEGY AND
IMPLEMENTATION ASSISTANCE

Client: City of Scottsdale {AZ)

The City of Scottsdale is one of several municipal clients Gruen Gruen + Associates
(GG+A) have worked for in excess of 25 years. GG+A has served as economic, matketing
and development advisors to the City of Scottsdale since 1981. Beginning in 1981, the
Gruens served as adjunct staff o Scottsdale’s Planning and Community Development
Depastment providing market feasibility, economic development and revitalization: analysis,
as well as hands-on negotiations with prospective developers.

GG+A has performed economic development and strategic action plans for all sectors of
the City of Scottsdale. In the mid-1980s, the Gruens provided an economic and matket
analysis for the Department of Planning and Heonomic Development of the Indian Bend
study area, Jocated south of the Downtown. This study served as a major input to the
process of updating the genoral plan for the southetn pottion of the city.

Tn the late 1980s, GG+A was employed to develop 2 shopping center development strategy
for North Scottsdale. The impetus for this study was the construction of the Outer Loop in
North Scottsdale and the City of Phoenix, which significantly increased access in a fast-
growing area of the city.

In the hwe 1990s, GG+A
conducted an ecopomic base
anelysis to forecast piivate
sector  employment  and
opportunity by major industrial
sectors, as well as the likely
demand  for  the  built
environment for the
Airpatk/Sonoran Regional Core area. The purpose of this stady was 1o identify the stincture
of the local econommy and future oppottunities and constraints for the core atea to permit the
City to properly locate, tme, size and finance the public infrastructure needed to
complement private non-residential and residential development.

In 2007, GG+A conducted a market anelysis and identified steategic policy actons for
southemn Scottsdale. Our longest involvement inn Scottsdale, however, is in the planning and
implementation of one of the most dynamic and successful downtowns in Ametica. We
conducted out first Downtown Scottsdale study in 1981, Successful office, retail, residential,
and hotel development has supplanted the plan.



EVALUATION OF NEED AND COST/BENEFITS OF TAX ABATEMENT FOR
PROPOSED RETAIL/ENTERTAINMENT DEVELOPMENT ININORTH
SCOTTSDALE

Client: Scottsdale Department of Bconomic Vieality

The City of Scotisdale was approached by 4 developer controlling an 84-acre site in 3 fast
growing sector of prosperous nozth Scottsdale, The developer was prepared to construct a
rather standard big box power center without any assistance from the City, but was also
receptive to discussing an alternative 855,960 square foot regional entertainment center with
specialty stotes, food service, 2 theme center and 13 ftee- standing pads. Gruen Gruen +
Associates {GG+A) and the ciiy staff concladed that this alternative, labeled “The
Promenade,” would be mote competitive in the long run The alternative development
would also provide services not otherwise likely to be available in the City of Scottsdale,
although likely to be provided in time on propetty in adjolning Phoenix. GG+A and the diry
oraff also concluded that the alternative would generate significantly more retzil sales tax
dollars. However, becanse the alternative was riskier and mote difficalt to finance, the
developet was niot prepared to proceed with the City's preferred option unless they agreed €0
some abatement of taxes in the first five years after occupation.

Afrer initia] negotiations, it was agreed that the developer would submit engineering and
financial pro-forma data and possible leases to GG+A on a confidental basis so that the
fitm could review the projections and estimate whether 2o abatement ot some other form of
subsidy was warsanted;

¢ If so, what amount of abatement wrould be warranted; and
¢ How any agteement between the City and the development entity should be
structuxed.

GG+A used its Realism™ cash flow program to estimate the likely retusns to the developer
with no sbatement and with alternative levels of abatement. Given the associated zisks, it
was agreed by the City and the developer that a hurdle rate of 14% was approptiate and
provided a criteria for judging the need and size of any appropriate tax abatetnent. Based on
the confidential analysis GG+, recommended.a tax assistance package of §5,487,000 to be
paid over the first six years of the project. GGHA also recommended that an agreement be
structared so that the project would be audited after 10 yeass, ot whenever an arm's length
sale took place, to determine whether the project had eamed mote than a 14% return from
operating income and residual capital gais.

After vigorous debate, a majority of the Scottsdale City Council accepted the GG+A
recommendation and approved the project subject to an agreement with the developer along
the lines of the GG+A recommendation. The agreement was signed, the abatement was
granted and the Promenade shopping center was built. C98)



ESTIMATE OF FINANCING POTENTIAL AND BEST USE
OF TUCSON MULTI-PURPOSE FACILITY DISTRICT

Chient: Piper Jaffray

Gruen Gruen + Associates was engaged by the firm of Piper Jaffiay, who wete undex
contract to provide financial advice to the City of Tucson. GGH+A studied the retail
environment and, in particules, two new developments proposed for Rio Nuevo South on
the edge of the downtown, The GG+A study suggested that the new developments on the
Rio Nuevo South site would divert sales from other Tucson retail centers, The study
conchided that the damage s new center would have on other stores is Hkely to be
significant, Purthermore, one of the proposals was judged to be infeasible unless it were
heavily subsidized with municipal or district funds, GG+A recommended that the multi-
pugpose facility district could support approsimately $80 milfion in financing, but that those
funds could be best spent on non-divessionaty cultural and retail facilities and expansions. It
was also recommended that the new faciliies not be spread out geographically but
concentrated in key downtown Tucson locations. (991

ANALYSIS OF FEASIBILITY AND ESTIMATES OF RETURNS OF RETAIL
COMPONENT OF PROPOSED HIGH POINTE ARENA AND
ENTERTAINMENT DISTRICT IN OVERLAND PARK, KANSAS

Client: City of Overfand Park

The Gity of Overland Park retained Gruen Groen + Associates {(GGHA) w identify the
potential feasibility or the need for a subsidy to bridge 4 feasibility gap of a planned retail
development component as part of a proposed arepa and estertaifunent district. GGHA
simulated the teal estate investment of the planned retail development. The proposed retail
development comprises 250,000 square feet of space with a potential addition of a
Professional Bull Riders Hall of Fame and an 8,000 seat azena,

GG+A estimated the investment results of the proposed retail with and without the Half of
Pame based on estimated cash flows produced from cost apd revenue ifputs and stipulated
financial texms provided by 2 consultant to the project developer. We initially evaluated the
project without public subsidy, and then evaluated the projected costs associated with
obtaining public subsidies that would otherwise not be present. Based on interviews with
leading retail developers and capital market experts, GGt+A also modified some of the
assumptions provided to us in oxder to test the sensitivity of the tesults to such assumptions
and to frame policy recotnmendations.

GG+A analyzed the feasibility of development, oz the need for an incentive in order to
bridge a feasibility gap, based on a residual land value analysis, This analysis assumed a
tequired internal rate of retun, on the equity investment from the cash flow and resale value
of the development. GG+A estimated the residual Jand value that would result from each
set of postulated variables ro identfy whether the developer could afford to pay the land
cost specified. GG+A then tested the sensitivigy of the amounts that could be paid for the
land and still earn the specified rate of retuin from changes in assumptions and sensitivity of
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returns from changes in the land cost and the other assumptions specified by the consultant
to the project developer. GG+A provided a memotandun of opinion concerning the
financial analysis of the retall component of the proposed project as well as findings and
recommendations concerning the agena component. C1151

ANALYSIS OF REAL ESTATE ECONOMICS OF
PROPOSED DEVELOPMENTS AND NEGOTIATION SUPPORT

Client: City of Oals Creek, Wisconsin

The City of Oak Creek retained Groen Gruen + Associates (GG+A) to complete analysis of
the real estate economics of proposed developments for the 27% Street contidor and to
ptovide advice on the negotistion of development agreements. The putpose of one analysis
was .to identify if a Tax Inctement Finance (T1F) subgidy is needed to facilitate ptivate
feasible development of an office building, industrial building, and retall building in the
Libetty Corporate Preserve.  The developer Liberty Property Trust {“Libexty”} has
proposed an apptoximately $4.0 million developer-funded TIF to facilitate the feasible
development of the Libesty Corporate Preserve.

GG+A obtained information and estimates of the spatial ditnensions, cost elements, matket
or revenue iputs, and finencial and investrnent parameters of the proposed office building
development and other uses proposed. To make estimates of the financial or investment
parameters, we interviewed individuals active in raising debt and equity for development anx
reviewed sccondary dats on capital markets. We yeviewed secondary data on the relevant
watehouse, office, and reta] space matkets and conducted interviews with local brokers fo
shiain perspective on rents and absorption. GG+A sitnulated the real estate investment of
cach specified building developtent option. We estimated the investment results of the
development options based on the estimated cash flows produced from cost and revenue
forecasts and stipulated financial texms from the viewpoint of 2 prospective developer. We
analyzed the lilely feasibility of development, ot the need for a subsidy (incentive) in ordet
to bridge a Feasibility gap, based on 2 financial measure referted to as a residual land value
assumning & required internal rate of refurn {IRR”) on the equity investment from the cash
flow and the resale value of the development.

Based on the results of this analysis, a devclopment agiecrnent was negotiated that provided
for a significantly lowes amount of TIF subsidy to the developer of the Liberty Corporate
Preserve. GG+A prepated = repott summarizing the analysis and participated in discussions
with the developer and its representatives as well as legal and public finance advisors for the
City. GG+A also evaluated 2 sequest of an existing busintess to obtain TIF assistance to
expand a plant from 88,000 square feet by 102,000 square feet of additional space. Based on
cost and other information contained in the application, GG+A evaluated the potential
feasibility of the plant expansion from the pesspective of a hypothetical developer. GG+A
also forecast and compared the present values of the future annual property taxes fot the
17-year TIF period estimated to result from the cxpansion of the plent to the initial
“pvestment” of the tequested amount of TIF assistance and considezed the economic
impacts of the expansion. GG+A prepated a teport summatizing the analysis and findimgs
and a development agreement was completed consistent with the findings. C1 213 '



Development Consultants Request for Qualifications to City of Tempe

PSEC SITE
Union City, CA

The Califoinia Redevelopment
Assoclaton awarded the 2008 Award
of Excellence to Gruen Ginen +
Assodiates (GG+4) and the rwo
principals of GG+A for the
remedistion and development the
84.acre Pacific States Sreel
Corperation (PSSC) site in Union
City, California. The League of
Californda Citles had awarded this
same project its 2007 Helen Putnam
Award for Excellence in Planning
and Bavironmental Quality.
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ENHANCEMENT PLANNING AND
DEVELOPMENT OF BROWNFIELD SITE
Client: Unifed States District Court, Northern
District of California

In 1999, the United States District Coutt, Northern
Distdet of Celifornis, appointed Gruen Gruen -+
Associates and its two San Francisco-based principals as
Overseers and then Special Masters in charge of the
Pacific States Steel Cotporation (PSSC). ‘The Court had
taken control of PSSC and its only asset — the site of the
now-wiecked steelworks, in 2 judgment on  lawsuit filed
by retited members of the Stechworkers” Union who had
been left with an unfonded medical plan when PSSC
closed.’

When GG+A took over responsibility for PSSC and is
obligations, 84 housing units had been completed, but all
further work stopped on the construction of 204 single
fapnily units that had been approved on an approximately
21 -acte site that adjoined the steel plant itself and was no

' longer contaminated. The temaining 62-acte site was

contamigpated, strewn with the partially demolished
wreckage of the steel plant, contained 2 toxic pond theat
had been used for heat treatment, over 600,000 cubic
yards of slig, and lacked any infrastructure, access toads,
drainage, ot other utilies. The landlocked gite was
Jocated between two sets of tailtoad tracks and the BART
track.

Working with the California Department of Toxic
Substances Control ({TSC), five state agencies and three
county agencies, the Special Masters led the preparation
of 2 new Remediation Development Implementation
Plan (RDIP) to clean the site. The approved RDIP
provided the scope of work for an agreement negotiated
with Bnvirocon, the selected temediation contractor. A
cost cap insurance policy was purchased to lock in
remediation costs at 2 little over $20 million. No subsidtes
were available for the remediation, but PSSC was able to
vestart constraction on the clean portion of the site so as
to develop seed money to start the remediation process.

At the same time, negotiations with the City included an
Owney’s Pasticipation Agreement (OPA) under which the

! Cordora ex al v, Pacific States Steel Corporation et al, C-82.4200 MHP
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City agteed to buy the adjoining site for subsequent development and the construction of a
majot toad that would link to the existing steeet systein. The Special Masters, representing
PSSC, agreed tw extend the street through the PSSC property on land that would be
dedicated to the City. PSSC agreed in the OPA to pay the City $6,250,000 for the
consttuction costs for the toad through the PSSC property, as well as other backbone
infrastructuze, As that toad would not be built until after remediation was completed, the
Special Masters negotiated a lease with one of the adjoining railroads to provide & haul road
that was used for several years to allow construction equipment and hauling of material from
the site,
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Once the approvals, conttacting, and needed access for temedistion were completed, the
Special Masters began wotking with Randall Planning 8 Design to identify the land use plan
capable of maxignizing land value and meeting the goals of the City of Union City. A builder
was selected to work with the Speciel Masters and their planness to present the
yecommended plan through the planning process for a new General Plan. Upon approval of
the Genetal Plan and associated permits and maps, KB Home began construction as the
phased remediation effort provided clean land for the construction of 219 townhomes and
119 single family homes in Union City. Subsequently, approval was also received for the
constiuction of six single family homes on PSSC property in the City of Fremont.

When Gruen Geuen + Associates was appointed Special Masters, nons of the retived
steclworkers had received any medical payments since 1978, nor had any payments been
made on the more than $14 million awed to other first der PASC creditors. In 2007, the
League of California Cities awarded the PSSC project its Helen Putnam Award for
Excellence inn Planning and Environmental Quality. In 2008, the California Redevelopment
Association chose the PSSC project to receive its Award of Excellence. By that time, a total
of 125 single farnily units had been completed and sold, and 219 townhome units were in the
final phase of construction on the previously contaminated land, with all but 17 units sold.
Tn addition, all 204 single family units on the adjoining non-contaminated land wete
completed and sold, Retroactive medical plan payments of over §6 million had been made to
the stechworkers, and the medical plan was fully funded. All first Her creditors have been
paid, and it is believed that 2 significant postion of lower ter creditors will be paid. The 62-
acte site, which previously had not genetated any property tax, is now paying $5 million per
year to the local agency. The Special Masters are cutrently in negotiations for the
development of the 16 actes of non-residential land that still remain unsold.



Development Consultants Request for Qualifications to City of Tempe

AGNEWS SITE
Santa Clara, CA

“We wanted to thank you for all yous
help, excellent advice and very hand
work on the recent sale and close of
escrow for the former Agmevs
Developmental Center property in
Santa Clare. .. the largest surplus sale
in State history.” - Parly P. Gretlarres,
Arset Manager, State of California Dept
of Asted Enbawcsment and Managsosent

LAND DEVELOPMENT AND SALE OF 300-
ACRE STATE OF CALIFORNIA PROPERTY,
FORMERLY THE WEST AGNEWS
DEVELOPMENTAL CENTER IN SANTA

CLARA, CALIFORNIA
Chent: The State of California Depattment of
General Services

In 1996, the 300-acte site of what had been Californta’s
first “insane asylum,” was declaged surplus by the State
and tumned over for disposition to the California General
Services Administeation (GSA). The site contained moxe
than 50 old, obsolete buildings, some of which the local
community thonght should be declared historic, and was .
contaminated with arsenic. GSA engaged Gruen Gren -+
Associates (GG+A) to first conduct the market and
economic research tequited to identify a value-
maximizing te-use disposition strategy, and then to act as
the prime conteactor for a team of planners, engifieess,
ervitonmental specialists and others to implement that
strategy.

At the time the site was declared sutplus, the appraisal
had estimated that the property could be sold for
approgimately $77 million. The GG+A strategy identified
a specific plan for the re-use and an entilement sitategy
to obtain a General Plan amendment that would break
the site into three major developments plus a series of
staller parcels, the need for infrastructute, community
amenities, schools and the like.

The last development on the site was completed in 2007,
By then, the property had been redeveloped in over 1
million squate feet of R&D space on 825 acres
putchased by Sun Microsystems; approximately 16 acres
of housing on one corner of the site built by Citation
Homes; 18 acres of multi-family housing developed by E.
F. Fvans, and three actes of transitional housing being
maintained and provided by a county agency. One
hundted Gifty-two actes were sold to a consortium of
Centex, Shea and Lennar, who built the award-winning
Rivermark residential project, Rivermark Village
Shopping Center, and a hotel In all, the project
contained over 3,000 houses, 165,000 square feet of
highly successful refail space, in addition o the Sun
Microsystems  headquartexs and  hotels.  The State’s
receipts for the land sold exceeded $300 mitlion, which
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inchuded $22 million of participation paid on an agreement suggested by GGFA, ender
which the Rivermark {CSL) group agreed to shate profits over a predetermined hurdle rate
with the State at the conclusion of the project.

Following the build-out of
the project, the City of Santa
Clasa was ope of only ten
communities in the country
to be given the All Amesican
City Award from the
National Civic Legion, 2001,
The mayor and council wrote
to G8A, thanking the State
for helping them obtain this
award, and praising both the
quantity and quality .of the
multi-eward-winning  mixed
use community that has been
built  and successfully
marketed on the site.

RE-USE EVALUATION OF SAN QUENTIN STATE PRISON SITE

Client: Asset BEnhancement Branch of the Real Estate Setvices Division for the
Depattment of Genesal Services, State of California

Gruen Gruen + Associates (GG+A) provided the economic and financial feasibility mputs
to address the potental sale and reuse of the approximately 275-acre San Quentin Prison
property. This study was commissioned by the California Legislature and focused on the
physical constraints and associated costs of reusing the San Quentin property, a3 well as
presenting an analysis of the economic opportonities of redeveloping the site after taking
these costs into account.

GG+A evalnated the economic and financial feasibility of three land use alternatives. The
fisst Is 2 S06-unit residentizl community, This alternative tepresents the fewest residential
units, no ferry terminal, minimal retail space and the most historic rense.

Alternative 2 includes 2,097 units in 2 transit village. This alternative increases the amontit
of retail space and housing, reduces the numbet of histotic buildings that would be reused,
but includes 2 ferty termiinal and intermodal transportation center. Alternative 2 also
includes approximately 300 units of affordable housing.

Altetnative 3 is a new town with approximately 3,585 units, 500+ of which are affordable.
This alternative is simed af maximizing the new housing supply. It also includes the
mavimam amount of retail and office uses to take advantage of the intermodal
transportation cetiter.
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A low and high tange of net tesidual land values was estimated for each of the three
alternatives. ‘The low estimates tange from about §129 million for Alterpative 1 to
apptoximately $421 million for Alterpative 3. The high estimates range from approximately
$205 million for Alternative 1 to §664 million for Alternative 3.

One of the State's rense objectives is to obtain sufficient dollars to pay for the cost of
sehousing the death row and other San Quentin prisoners into new factlities located
somewhere within the Bay Region. GG+A's market forecasts and financial conclusions
sere reviewed by the State of California Department of General Setvices and the Marin
County task force assigned to make recommendations concerning the possible se-use of the
ptison site. All parties agreed that the forecasts and valuations were reasonzble given the
alternatives postulated in the study. The County commissioned a process of citizen
participation and planning to refine the initial alternatives and identify new ones. GG+ A has
been asked by the State to utilize the financial mode] that GG+A built for the San Quentin
property to help monitot the County's process and, in the spitit of collaboration, feed back.
to> 2ll partes the likely market value of the planning options being considered in the County
planning process.

MARKET ANALYSIS AND REAL ESTATE ECONOMIC
ANALYSIS AND NEGOTIATION SUPPORT FOR REUSE
AND DISPOSITION OF SURPLUS YOUTH CORRECTIONAL CENTER

Chient: State of California Depariment of General Sexvices, Real Estate
Services Division, Asset Planning and Enhancement Branch

Gruen Gruen + Associates (GG+A) served as the market and real estate economic analyst
on @ multi-disciplinaty team engaged by the State of California Departiment of General
Services, Real Hstate Services Division, Asset Planning and Fnhaacement Branch to pyepare
2 plan for the reuse and disposition of the former Fred C. Nelles Youth Correctional Centet
site in Whittier, California and to establish a base value for the propesty. The plan prepared
was based on community input and matket studies GG-+A conducted of the demand for
office, retail, and residential uses.

To estimate the office space demand potential for the 75-acre site, GG+A conducted site
and property inspections and interviews with real estate developess and office space brokers.
GGH+A stadied data on the office space inventory, analyzed employment data and prepared
s forecast of office space demand based on the employment forecast and research on the
amount of office space used by differing types of office workets, GG+A synthesized the
research to reach judgments on the amount of office space supportable at the site and the
rents such space wonld obtait.

To estimate the retall space demand potential for the site, GG+A identified the relevant
market from which most shoppets would be attracted, and identified and assessed the
inventory of potentially competitive retail space. GG+A estirnated the expenditute potential
or retail demand based on analysis of demographic and income data of the households in the
ptimary market area and consumer shoppiog expenditure pattetns. GG+A converted the
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estimates of purchasing power into estirates of the supportable amount of space based on
research on the sales thresholds required for viable development and operation of retail
space i the market area. GG+A synthesized the results of the supply-demand analysis,
property inspections and intetviews with meschants, retail developers and retail brokers to
seach judgments about the type and scale of retail development market respofisive at the site
and obtainable rents.

To estitmate the housing demand potential for the site, GG+A completed an analysis that
identified the imbalance between housing demand and housing production and supply in the
City of Whittier and Los Angeles County and the resulting trend in housing price
appreciation. Based on inspections and interviews with representatives of competing supply
and residential real estate brokers, GG+A identified the primary geopraphic arcas from
households would be likely to be attracted and the kinds of households to which the location
would most appeal. GG-+A analyzed the product, pricing and absosption characteristics of
competing sapply and completed an analysis of the ptice premium new product realizes over
existing housing in the same locations. GG+A analyzed demogtaphic and income data to
estimate the depth of the pritary consumer market for the types of housing most market
responsive. GG+A synthesized the tesearch and analysis to recommend the scale, and mix
of housing products for the site and to estimate obtainable prices and absorption.

GGH+A then worked with the architects and planners, engineers, cost estimators and other
team membess to identify the physical parameters of a mardet- and community-influenced
plan for the reuse and disposition of the site. GG+A completed capital markets research
and obtained cost inputs from the other appropriate team members. GGHA prepared a
seties of cash flow forecasts and estimates of the obtainable land value based on itegations of
the plan and refined cost estimates. GG+A provided the financial analysis and results of the
market research to the State’s appraiser whose estimate of value for the propesty was
consistent with the results of GG-+A’s analysis. -

GG+A ptepated both the legal and cash flow methodology and wiitten exhibit of & profit
patticipation agreement to be used as patt of the sules contract for the disposition of the
propesty to insure the State patticipates in any futare appreciation of the property due to
changes in entitlement or market conditions. The solicitation process tesulted in & bopafide
offer of $107 million for the propesty consistent with GG+A’s valuation of the citizen- -
influenced plan. C1161



Development Consultants Request for Qualifications to City of Tempe

MARKET ANALYSIS AND REAL ESTATE
ECONOMIC ANALYSIS OF ORFICE, RETAIL, AND RESIDENTIAL ,
DEVELOPMENT IN DOWNTOWN RENO AND THE RETRAC CORRIDOR

Client: The City of Reno (NV) Redevelopment Agency

Gruen Gruen + Associates (GG+A), as part of 2 mult-
disciplinary consuliing team led by the planners and utban
desipners of Freedman Tung & Bottomley, was
commissioned by the City of Reno to prepare a tiaster plan
for the tedevelopment of the ReTRAC rail cortidor which
rans thtough Downtown Reno.  GG+A conducted
research and analysis and prepared forecasts of the
potential demand for office, retatl, and resiclential space in
Downtown Reno and the ReTrac corridor in order to
provide both matket and policy inputs for the preparation
of the mastet plan. o light of the conclusions and Jand use
recommendations  deawn  from  the  initil  market
assessments and forecasts, GG+A also worked with team  [Biithniy riarelie R i
planners and architects to analyre the financial feasibility of several redevelopment
alternatives within the ReTRAC Corridor.

For the office space analysis, GG+A conducted interviews (o gain information and
petspective to define the relevant market ares and to identify the origins and types of
potential office space users, the competing locations these users consider and the advantages
and disadvantages of the Downtown as an office location. GG+A studied office space
supply conditions and forecast the demand for office space based on an analysis of historic
employment trends by economic sector, forecasting employment growth by economic
sector, converting the forecast of employment growth into building space demand, and
estimating the share of forecast demand the Downtown could potentially serve. GG+A also
considered the demand for office space needed to replace obsolete facilities. GGH+A
identified a steategy for enbancing Downtown’s competitive position and identified an office
space product option opportunity not currently avaflable in the Downtown.

For the retail space analysis, GG+A conducted intetviews with a vasety of businesses,
developers, brokers, economic development professionals and analysts with the University
of Nevada, Reno. GG+A analyzed tazable sales trends, tevieswed supply data, assessed the
competitive position of the Downtown’s retail base, estimated retail expenditure potential
from household, employment and visitor matkets and converted the purchasing power
estimates into estiates of the demand for yetail space based on research-based sales per
square foot thtesholds. GG-+A identified a strategy to improve the Downtown’s retail base
and recomsnended specific commercial use and customer matket targets.
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For the restdential matket analysis, GG-+A conducted property inspections, and interviews
with developers and marketing agents of residential developments and reviewed Assessor
zecords to identify the primary geogeaphic markets from which Downtown housing atfracts
households, the types of households attracted, the advantages and disadvantages and image
of the Downtown as & hosing location, and charctetistics of new and proposed Downtown
housing developments. GG+A estimated the scale of demand based on estimates of the size
of the households with characteristics associated with households which have selected
Downtown as a housing location and estimates of annual rates of munover of such
houscholds and the growth ox formation of new households. GG+A recommended 2
strategy for encoutaging market rate housing development as well as the provision of
affordable housing fot artists.

GG+A pacticipated in City staff workshops and stakeholder meetings and provided real
estate economic analysis 1o help program and implement the mastex plan.

THE SAN FRANCISCO CENTRE PROJECT, 5TH AND MARKET
STREETS, SAN FRANCISCO

Chent: The San Francisco Unified School Distoct

GG+A was asked to evaluate a ground lease of School District property. The analysis
suggested that the $200,000 per year maximum ground lease could be significantly increased
if the existing lease was allowed to expite and an RFP prepared for a new building on the
site. The School Board agreed and GG+A conducted a series of financial studies to identify
the potential value of the site to a developer. The results of the analysis were used in an RFP
that offered an option to lease the ground at 2 minimum of §1 000,000 per year. GG+A
assisted in the selection of a bidder and in subsequent negotiations.

The bidder who was awarded the option intended to build a 700,000-square-foot office
building phus 276,000 squate fect of retail space. The City refused to allow this project. The
gdevelopet maintained his option payment and, as recommended by GG+A, who continued
to advise the School Board as the situstion changed, the existing structure was demolished at
the developer's expense. The developer elicited the interest of The Nordstrom Company
who wanted to build their laggest store as 2 part of the project. The School Board's option
arrangetnent and anticipated lease were altered to petmit a condonsininm arrangement for
the portion of the project to be built by Nordstrom. The financial complications of a retail
project wete considered by GG+A and, in 1986, a final ground lease was signed. The entite
ptoject opened in 1988, operating on 2 ground lease that pays $1,000,000 per year plus
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"overages” to the School Board.

MARKETABILITY AND PRELIMINARY DESIGN STUDY
OF HIGH-DENSITY HOUSING IN NORTH SAN JOSE

Client: City of San Jose

Gruen Guuen + Associates (GGHA), assisted by K+CZL, conducted a market analysie and
prefiminary design study of high-density residentia] development in north San Jose. The
primary purpose of this study was fo test whether high-density housing can be feasibly
developed on latge-sized flood plain parcels in north San Jose in order to improve, ot slow
the wotsening of, traffic conditions in that avea. The research was directed to ascertaining
the acceptability of north San Jose as a tesidential location, the market feasibility of high-
density residential development in niorth San Jose and the amount of aczeage that should be
considered for a land use change from industtial to residential uses.

{n otder to obtain this information, the following stady tasks were undextaken, A market
sugvey was conducted with 225 respondents presently employed in the Golden Triangle atea.
In addition, two focus panels were conducted with a subsample of the 225-employee sample
in ordet to test responses to specific land use, atmenity, building and unit design preferences,
An analysis of comparable tental and for-sale projects provided insights as to the type of
cental and sale units that were doing well in the marketplace. This supply infosmation was
then used to confirm the inferences that were drawn from the martket survey and focus
panels. The market information drawn from the employee survey, the focus panels and an
analysis of the competing supply wete then synthesized into a forecast of the demand for
housing in San Jose.

The end product was a conceptual project plan for a prototgpical 80-acre parcel that
incotporated the matket forces and physical constraints introdaced by density and flood
plain considetations. Hard and soft costs and revenues from the sale and lease of residential
and commercial space were estimated in order to test the feasibility of this prototypical
development with a set of cash flow simulations. The study's tecommendations with regard
to a zoning change were implemented by the Sen Jose City Council. The City's action, in
tutn, encouraged some developers to step forward and build several successful housing
projects In line with the GG+A recommendation. Coh2

THE ECONOMIC EFFECTS OF PROPOSED GROWTH,
LAND USE AND PARKING SYTRATEGIES ON RETAIL
SALES, RENTS AND THE BONDING CAPACITY OF
DOWNTOWN PALC ALTO

Clienit: City of Palo Alto (CA)

The City of Palo Alto commissioned Gruen Gruen + Associates (GGTA) 10 evaluate
ptoposed growth and parking strategies in the City's downtown study, These strategies
included 2 patking requirement which would force developers of new comgnetcial space to
provide 4 patking spaces for every 1,000 square feet of new space, a growth reducing
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element that would limit the size of individual commescial projects as well as the total
amount of building space that could be added to the downtown and a proposal to limit
ground-floor space to retall and service activities such as eating and drinking establishments,
theaters, hotels and travel agencies.

The puspose of GG+A's study was to identify the likely effects of these proposed strategies
on rents and rerail sales in the downtown, the tenant roix of downtown retail establishiments,
the future supply of office and retail space in the downtown and the bonding capacity of the
Downtown Parking Assessment District.

GGHA's real estate investment simulation model, REALISM™!, was used in concest with
information on cuttent rents and opetating, construction and financing costs to evalnate the
financial feasibility of new development under cutzent conditions and undet the assumption
that the ptoposed parking requirement was in force. While the simpulation of current
conditions accurately depicted the retutns investors wete experiencing at the time, the
analysis incorporating the proposed parking requirement indicated that its effect would be to
rmake investment in new commercial buildings in downtown Palo Alto finandially infeasible.
The study also concluded that office and reteil rents would have to inctease dramatically in
order to make such investments sufficiently atiractive to induce additons to the supply of
commercial space, 0346

MARKET AND REAL ESTATE ECONOMIC ANALYSIS OF THE PROPOSED .
REDEVELOPMENT OF THE BROOKFIELD SQUARE MALL/ EXBCUTIVE
DRIVE REDEVELOPMENT AREA

Chent: City of Brookfield {WI)

The City of Brookfield (WT) engaged Gruen Gruen + Associates {GG+A) to conduct
matlet research and real estate economic analysis to determine if the Brookfield Squaze
Mall/ Bxecutive Drive Redevelopment Asea could suppost the amount of Jand use products
specified in the Brookfield Square Mall/ Executive Drive Redevelopment Plan prepared by
RTKL Associates, GG+A was also asked to determine if the RTKL plan is likely o be
financially feasible to implement.

GG+A conducted propesty inspections and interviews with developers and marketng
agents for matket area muldi-family, office, and yetail developments in otder to identify the
following:

. The physical characteristics of potentially competitive developments and the
type of product, unit, service and amenity features most preferred by
residents/ tenants;

. The rents or sales prices obtined and absorption rates and the relationship

between (1) locational and physical characteristics and (2) rents or sales ptices
and (3) absorption and occupancy rates; and

. The demographic and geographic origins of rentets, buyers, or custorers at
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these potential competitive supply options.

GG+A also prepared a survey questionnaire to test for the potential demand from workexs
officing in Fxecutive Drive and other buildings for 4 veriety of tesidential product types,
This survey yielded information and insights on (a} the demographic characteristics of area
workers, (b) the housing patterns of the workers; (¢) the factors most influential to their
housing putchase or rental decisions; (d) the level of intetest in rentng or purchasing

apattment, loft, or townhouse products at the redevelopment area; and (e} the reasons for
not wanting to rent or purchase.

We analyzed televant demographic, employment and real estate data, as well as the results of
the survey and broker and developer interviews. GG+A sitmulated the real estate investment
results of postulated development alternatives for the Brookfield Square Mall/ Executive
Drive Redevelopment Area. The real estate economic analysis of the proposed RTKL plan
drew on GG+A’s forecasts of rents and absorption for each land use, capital tmarket
research GGHA conducted, and development cost estimates formed by the City and by The
Jansen Growp, 2 genetal contractot and construction menages GGHA retained ss an advisor.
GG+ As real estate cconomic analysis resulted in estimates of the size of the subsidy needed
to bridge the feasibility gap of each postulated redevelopment alternative under the RTKL
plan. Based on the investment simulations, masket research and surveys and an “advisory
panel” GG+A osganized, GG-+A identified reprogramming options that would be feasible
with no or substantially reduced subsidy requirements, GG+A also recommended an
alternative implementation steategy that would significantly reduce municipal risk and
increase the potential for value-enhancing private developent.

GGHA gave presentations to the Community Development Authosity and the public
following the completion of the market analysis and real estate economic apalysis. The
Compmnity Development Authority accepted the findings and recommendations. C1090

THE DEMAND FOR CONFERENCE, HOTEL
ROOM AND RACQUETBALL/SPORT COMPLEX

Client: Rastman & Associates

This study estimated the demand for a 200-room hotel connected to & conference facility
with 2 maximum bapquet seating capacity of 1,000, to be Jocated in Concord {CA), adjacent
to The Willows Shopping Center. The demand for a pew high-quality hotel was forecast
under two assamptions: that it would be part of an integrated hotel/conference complex;
and that it would be freestanding, without a scparate conference facility. Finally, GG+A
investigated the key interrelationships between the number of racquethall courts and the
characteristics of households in two Peninsula market areas and the east Contza Costa
County trade area, A survey of racquetball players was conducted at two Peninsulz coutts to
ascestain the demographic characteristics, motivations and patterns of play of present
racquetball enthusinsts.
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MARKET RECONNAISSANCE, REAL ESTATE
ECONOMIC ANALYSIS, AND STRATEGIES FOR
THE ENHANCEMENT OF THE MAIN STREET CORRIDOR

Client: The Village of Menomonee Falls (W)

The Village of Menomonee Falls retained Gruen Gruen + Associates (“GGHAY) o
conduct an overview of the matket fot retail and office space in the Main Street corridor and
to evaluate the potential demand for a new hotel. This research was patt of a program to
formulate a neighbothood plan for the enhancement of Main Street.

GG+A inspected the ares, intexviewed real estate brokets, propetty inanagers, developers,
and retailers, and prepared a quantitative model of present and likely future demand and
supply based on the present and forecast futute detnographic make-up of the relevant
market area and retail inventory identification. Based on the analysis of demand and supply
and an assessment of the comparative advantages and disadvanteges that apply, GG+A
identified 2 destination niche strategy, including building on the well-established existimg
destination businesses by attsacting complementaty and unique sporting goods, outdoor
vecreational and showeoom hote improvement uses that would bevefit from the same
comparative advantages enjoyed by the existing successful businesses. A destinaton-
oriented sestaurant row was 2lso identified as 2 market niche to cultivate, given the highway
accessibility and visibility, shottage of restaurants for employees in the immediate area,
favorable demographic characteristics, and indications of uset interest,

For the office matket reconnaissance, GG+A conducted interviews with brokers and
developers, analyzed office supply data, reviewed the selevant literature on what makes
successful suburban office locations and compared these attributes with the comparative
advantages and disadvantages of the Main Steet corridor. Based on the assessment of
matket conditions and the competitive position of the cortidor, we zeached a judgement on
the potential for feasible office space development in the cortidor.

Oue of the key tasks was to ascertain if sufficient demand exists ot is likely to develop to
support a new hotel at the site of an existing hotel that is no longer matket responsive. To
identify the relevant supply competition, GG+A interviewed managers of hotels and
reviewed seeondary data on room rate and occupancy rate trends by type of prodhict and
location. To estimate the potential demand for hotel rooms, in addition to drawing on the
interviews with managers of competing hotels, GG+A conducted a survey of large
husinesses in the atea. Based on the synthesis of the secondary data analysis, supply
interviews and demand survey, GG+A prepared 2 model to forecast hotel tooin demand
attributable to employment growth, household growth, and an improving economy.
GG+ A identified the relationship between cutrent and forecast supply and demand for hotel
rooms. Based on the assessment of cofuparative advantages and constraints and forecast
matket conditions, GG+A estimated the likely obtainable occupancy and average daily room
cates and described the chamcteristics or programmutic elements to which the limited service
hotel would need to conform to be market sesponsive.

To test for financial feasibility, GG+A simulated the real estare investment results of 2
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prototypical hotel and a prototypical restaurant development. Based on the real estate
econotric analysis, GG+ A identified the likely invesunent behavior of owners and would-be
developess. GG+A synthesized the results of the market and investiment analysis to identify
a sttategic action plan, including marketing infriatives, physical and way-faring enhancements,
and the jndicious use of incentives to encoutage the evolution of Main Street to newer
destination retail, hotel, restaurant, and entertainment functions. GG+A recommended
eriteria for when and how to use incentives and transaction structures for when incentives
are provided, C1114

MARKET RECONNAISSANCE AND
REAL ESTATE ECONOMIC ANALYSIS
AND DEVELOPMENT STRATEGY FOR DOWNTOWN SITE

Client: Village of Algonguin (1L}

The Village of Algonquin retained Gruen Gruen + Associntes (GGHA) to complete a
market reconnaissance of 2 site located in Downtown Algonquin at the intersection of Route
31 and Route 62, just west of Pott Edward’s restaurant. In addition to stadying the matket
potential for retail, office, and muiti-family sesidential space, GG4+A analyzed the real estate
economics of prototypical development options for serving the forecast demands. GG+A
synthesized the tesults of the market research and teal estate economics to identify a
development strategy for the site.

GG+A identified the chasacteristics of potentia! target households and pritnary matket area
from which households would be attracted. GG+A also identified the primaty advantages
and primary disadvantages of the site for serving residential demands. GGTA analyzed the
product, pricing, unit absotption, and buyer make-up characteristics of a sample of new
condominium and towshouse projects in Algonquin, Carpentersville, Elgin, Geneva, and
Batavia.

RIVERSIDE SQUARE Based on this demographic and supply research, analysis
Algonguin, 1L and assessment of advantages and disadvantages, GGHA
estitnated the size of the potential tazget consumer groups
in the primaty matket atea within which multi-family
development at the site would compete for households
and estiooated the annual demand from households
within the primary market agen.

GGHA also identified the primary adwantages of the site
for retsil uses and the primary factors that constrain
serving demand. GG+A made a guantitative assessment
of & core source of potential demand, both in terms of
available dollars and supportable space. GG+A estiated
the supply of retail space in the downtown and identified
the relationship between estimated demand and supply of
retail space. Based on this tesearch, GG+A identified the
market niche development of the site could exploit to
captute obtainable retail demand.
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GGHA reviewed office market conditions and downtown’s competitive position in the
marketplace. GG+A analyzed the spatial relationships found in two small-scale downtown
“Village Gieen” developments and in light of these relationships and au assessment of the
market conditions and comparative advantages and disadvantages, identified the rype and
scale of office space demand likely to pertain to the site.

GG+A assessed the spatial needs for tetail, service and office uses and residential uses at the
site and retained an architect/planner to prepate prototypical retail, townhome and
condominium development alternative, which were used to stracture the real estate
economic analysis. GG-+A synthesized the market teconinaissance and real estate economic
analysis to identify a development strategy for the site and the policy actions needed to
facilitate the implementation of that strategy.

Drawing upon GG+A’s analysis and recommended development strategy for the site,
Village Staff moved forward with the redevelopment process, A mixed-use development was
proposed by a private developer and subsequently approved by the Village Board, The mid-
sise project, including ground floor retail space, three stoties of condominium units, and a
parking garage, is currently utder construction.

“The downtown block is going through the development review process. 1t is a four story
mixed-use development. It is very beautifl and we ate very pleased that this project is

finally moving forward. This is 2 feather in yout cap because your feasibility analysis said it
could be done.” — Joffiey Mébelich, Assistant Village Administrator, Village of Alsonguin

DEVELOPMENT PROGRAM AND MARKET STRATEGY
FOR A POTENTIAL BUSINESS PARK IN ALGONQUIN

Client: Village of Algonquin (IL)

Couen Gruen + Associates {GG+A) was retained by the Village of Algonguin to prepare 2
strategic plan fot the development of an approximately 1,000-acre business park within the
Randall Road Cortidor in the Village of Algonquin. As patt of the strategic plan, GG+A
conducted matket analysis of industral, office and supportive retall uses to identify the
amnount of land that would be demanded and the appropriate mix of businesses that would
find potential comparative advantages associated with an Algonquin Jocaton. GG+A also
identified and evaluated the use of incentives by communities to attzact and retain businesses
as well as led a tour of area business parks with tepresentatives of the Village of Algonquin.

GG+A then met with the property owaets that comprise the area planned for the business
park to obtain their input and to begin to lay the foundation fot implementation options
Jikely to encourage ownership participation o coopetation for the development of the
Alponquin Business Pask. Alternative development scenarios ot the physical parameters for
development of the business park were identified by the Village's planner, Teska Associates,
based on the tesults of the matket analysis and interviews with property ownets.

Based on the specification of development options provided Teska Associates, GG+A
evaluated the real estate economics of the options to test for development feasibiliey.
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GG+A identified 2 development program by use and product likely to be matket responsive
and feasible for which Teska prepared design and development guidelines and zoming
classifications, GG+A also estimated the fiscal benefits associated with implementation of
the plan.

GG+A drew on the insights provided by the market and investment analyses, interviews
with property owners and wotkshops and presentations to identify the elements of a
strategic action plan for the implementation of the development of the Algonqguin Business
Patke. To kick-off the marketing and implementation program while concursently obtaining
input on the concept plan and other recommendations, GG+A led a wotkshop with leading
business patk . developers, real estate brokers and other knowledgeable real estate
professionals. Development of the Park has occurred.



Development Consultants Request for Qualifications to City of Tempe

REFERENCES

Mcr. David B, Rodetique
Former General Manager

City of Scottsdale
Economic Vitality
Now President & CEO

Downtown Phoenix Partnership
541 E. Van Buren, Suite B-1
Phoenix, AZ 85004
(602)254-8696

Past assignments include: Downtown Scottsdale Study, Bconornic and Market Analysis for
South Scoftsdale General Planning Revision, A Retail Strategy for Notth Scottsdale,
Scottsdale Downtown Waterfront Program, Economic and Financial Analytical and
Marketing Support for Downtown Planning, Asalysis and Forecast of the Econosic, Base
of Scotisdale, an Assessment of the Strategic Investment Opportunities Presented by the
Scottsdale Manos Property, Evaluation of Need and Cost/Benefits of Tax Abatement for
Proposed Promenade Rewil/Entertainment Development in Nosth Scotisdale

Dates of assignments: 1981 to Current

Mz, Harold Stewart
City of Scottsdale
Feonomic Vitality
4021 Notth 757 St.
Suite 102

Scottedale, AZ 85251
(48(H312-2311

Past assignments include: Beonomic and Matket Analysis for South Scottsdale Genexal
Planning Revision, Analysis and Forecast of the Feonomic Base of Scottsdale
Dates of assignments: 1981 to Current

Mz, Frank Davidson

Retired — formerly Assistant Chief of State of California

Depastment of General Services Asset Planning znd Enhancement Branch
707 Thizd Street

West Sactamento, CA 95605

(916) 716-7505

Past assignments inchade: Re-use Evaluation of San Quentin State Prison Site and Land
Development and Sale of 300-Acre State of California Property, Formerdy the West Agnews
Developmental Center in Santa Claza, California, and market analysis and real estate
cconomic amalysis and negotiation suppott for reuse and disposition of surplus youth
correctional center ‘
Dates of assignments: 1996 to Current
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Mr. John Nachbar

City Manager

City of Overland Patk
$500 Santa Fe Drive
Orverland Park, KS 66212
{913) 895-6101

Past assignments include: Estimate of Financing Potential and Best Use

of Tucson Multi-purpose Facility Disttict and Financial Amalysis and Negotation Suppost
fot the Development of an Arena, Museum, and Entertainment Complesx in Ovetland Park,
ICansas

Dates of assignments: 1999 and 2004

M, Jeffrey Mihelich

Former Assistant Village Administrator
Village of Algonguin

Now Comprunity Development Ditector
City of Surprise

12425 W. Bell Rd.

D-100

Surprise, AZ 85374

(623)222-3020

Past assignments inclade: Development Program and Market Strategy for a Potential
Business Park in Algonquin and Matket Reconnaissance and Real Estate Bconomic Analysis
and Development Strategy for Downtowa Site

Dates of assignments: 2000 and 20604
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STAFF BIOGRAPHIES
Introduction and Staff Responsibility

GG+A has the experience and the portfolio of analytical concepts and tools o provide
planners and public and private pasticipants with the information base, strategy, and
feedback that enables dectsion-makers to make economically relevant, beneficial decistons, |
We will custom design appropriate scopes of wotk to respond 10 specific service requests.

In the pre-planning programming patt of work scopes, GG+A will considet the functional
cconomics of the btoades area of which the stady area is 2 part and then zexo In on the
complementary derpands that can be captared in the study area. Our approach to demand
analysis is to combine an understanding of the underlying ecoriomic and demograpbic forces
with behavioral research of space usets and consumers. We evaluate the implications of the
potential demands for alternatives types of space or activities through the use of real estate
models that identify the rerarns that will flow to investos in prototypical projects that are
consistent with the options saggested to plannets and policy makers by the demmand analysis
in light of consensus objectives. We also evaluate the prototypical projects in terms of the
fiscal implications and econosic benefits, including spill-over potential so that trade-offs can
be made in 2 knowledgeable manner.

Anron N. Gruen, Esq., Prncipal, will be in charge of this project for Giuen Groen +
Associates. Working closely with Aaron Gruen will be Drebra L. Jeans, Principal along with'
other staff with sppropriate training and experience. Avatlable as resources as the work
proceeds will be Dr. Clande Gruen, Principal Bconomist and Nina J. Gruen, Principal
Sociologist. We will look to whomever the City designates for general direetion and policy
decisions on bebalf of the City. We will maintain close Haison with that individual{s) as the
work proceeds.

AARON N. GRUEN, Esq., PRINCIPAL

Aaton N. Gruen applies the analytical concepts and techniques of
sociology and economics in conducting market seseatch to estimate
demands for a broad vatiety of land uses and real estate products amnd
transportation medes. He combines market and economic research with
financial analysis to identify and evaluate land use and economic
development policies and development, redeveloptnent alternatives, M.
Gruen has led or played # key role in the completion of mote that 300
assignments for public entities, univetsities, corporations, financial
institutions, retailess, Jaw fitms, and publicly-traded and privately-held seal estate investors
and developers, Many of these assignments have involved pre-development matket,
fnancial, and impact evaluation, land use programming, marketing and development
implementation strategy, negotiation o implementation support, and the formulation of
economic development strategy.

Me. Gruen’s matket research and investment analysis has contributed to the programming
and implementation of the development and redevelopment of office, retall, industrial, and
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residential properties i Arizona, California, Colotade, [linois, Kentucky, Michigan,
Missouri, Texas, and Wisconsin.

Me. Gruen has assisted Metea and the Chicago Transit Authority with programming and
implementing revenue-generating asset enhancement and joint development progratms for
thelr transit stations. He has contributed to the formulation of successful reuse and
deposition strategies for surplus real estate owned by the State of California and the San
Francisco School Districe. He led the market research and financial analysis to program and
value a plan to reuse the now closed 75-acre Fred. C. Nelles® Youth Correctional Facility in
Whittiet, California, He also conducted the financial analysis to estimate the values amd
returns from alternative reuse options for San Quentin prison and contributed rmarket
research and financial analysis for the plenning and disposiion of the Apgnews
Developmental Center in Silicon Valley.

For ptivate entities such as the Altet Group, AMB Propertics, John Knox Village, Regency
Centets, Red Seal Development, Strong Capital Management, and Valenti Builders, M.
Gruen has directed market tesearch, financial analysis, and impact analysis to identify
development, tenanting, and marketing strategies for the development or enhancement of
business patks, shopping centers, hotels, office buildings, and housing uses.

Matket, investment, and fscal and economic impact analysis provided by Mr. Gruen has
served as the inputs and framework for the prepatation and adoption of comprehensive and
specific land use plans, and making decisions about ¢conomic development and
infrastiucture programs and land use policies for many {linois communities inclading
Algonquin, Aurora, Buffalo Grove, Downers Grove, Bast Dundee, Flossmoor, Hagvard,
Hanover Park, Hinsdale, Montgomezy, Morton Grove, Nogthbrook, Northfield, Oak Park,
Ottaws, Schiller Park, South Elgin, West Chicago, Zion, and Kane County {IL); Scottsdale
(AZ; the California cities of Brentwood, Catlsbad, Corte Madera, Daly City, El Cetrito, Elk
Grove, Milpitas, Santa Rosa, San Diego, San Francisco, Salinas, and Tracy; Greeley (CO);
Loganspott (INJ, Ovetland Patk and Wichita (KS) Havethill MA), City of Crystal (MM,
Liberty (MS); Hobbs and Lea County (NM); Reno (NV), and Btistol, Brookfield, Kenoshs,
La Crosse, Menomonee Palls, and Oak Creel (WI). For the City of San Diego, he Jed 2
GG+A team that identified an asset management strategy for providing office space for
3,000 municipal workets in the downtown. He led GG+ A teams that provided the financial
forecasts and analyses of alternatives for meeting the County of San Bernardine's long-term
office space needs and for meeting Orange County’s space needs as well as opportunities to
reduce occupancy costs and generate reveniues from its real estate portfolio.

Mr, Graen has led many fiscal impact assessments of proposed housing, industrial, office,
retail, hotel, and auto center uses. He has led econotnic impact studies on 2 vatiety of
activities, including the expansion and operation of the DuPage County (IL) Aurport, the
closing of a major Motorola plant in Harvard (IL), the development of a major shopping
center in Greeley (CO), the opening of 2 museum in Peoria {IL) and the construction and
ongoing impacts of colleges in New Mexico, He has also contributed to the evaluation and
forecasting of municipal revenues and expenditutes for rapidly growing cities that need to
adjust their budgets to reflect their moze bullt-out conditons. He has led municipal eax
policy studies to identify measures for raising revenues,
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Mg, Gruen has performed market and economic tesearch for antitrast, rent control and
condemnation and zoning-related litigation. He led 2 nationzily recognized hedonic ptice
study conducted for the Regional Transpottation Authority (RTA) on the effects of tansit
station proximity on residential propesty values. He conducted focus panels for the
University of Chicago to help the University plan housing developments and neighborhood
retall ephancements.

Prior to joining Gruen Gruen + Assoeiates, Mr. Gtoen was employed by Winston
Management and Investment, Inc. He participated in an award-winning restoration of 2
650,000-squate-foot national landmark office building designed by Daniel Butnbam. He was
responsible for the marketing and leasing of the property’s retail and office space and
brought the bullding from 50 percent leased to 99 percent leased. He performed market
research and analyzed a broad variety of acquisition and deposition, leasing, and financing
transaction for the firm’s real estate portfolio.

Mr. Gruen earned a B.A. with honots from the University of Chicago and a J.D. frorn
DePaul University College of Law, He is licensed as an attorney at Yaur in. the State of Hinois.
He is 4 member of the Winois Bat Association and Ametican Bas Association. He holds 2
State of Mlineis Real Estate Brokers License. He is 2 full member of the Urban Land
Institute (ULL)., He currendy serves on ULTs Program Committee and on the Office and
Industrial Park Council. He is a member of the Lambda Alpha Honorary Land Economics
Soctety. He serves as a Bell Real Estate Chair Advisor at the College of Business of
Mascuette University. He is 2 member of the Bditotizl Advisory Group of the Real Estate
Capital Institute.

DEBRA L. JEANS, PRINCIPAL,

Debsa Jeans, Principal, an economist, conducts matket and economic reseatch, investment
analysis and economic and fiscal impact analysis to evaluate and program a broad variety of
land use and cconomic development plans and policies and land development,
redevelopment, and adaptive reuse projects. She has frequently constructed complex
investment and statistical models for evaluating and identifying strategic action plans for
public real esfate asset management and occupancy of space and multi-use, time-phased
development projects. She has also built models to forecast future municipal revenues and
expenditares under vatying land use and economic development policies and resl estate
miarket conditions.

She provided the financial analysis to support the identification of asset manageroent
steategios for the joint development and revenue-generating, enhanced use of public real
estate assets for the City of San Diego, County of San Bernardino, Orange County, and
transit agencies Metra and the CTA. She played a major role in estimating the demand for
office, retail and residential uses and evaluating the real estate economics of alternative plans
for the disposition and reuse of the 75-acre State of California closed Fred C. Nelles™ site in
Whittier, California.

Ms. Jeans has led or served major roles in market and survey research and economic analysis
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to suppost the planning and marketing of office and industtial parks and mixed-use busitiess
patks by Alleghany Properties, The Alter Group, Par Development, Strong Capital
Management, 2nd other ptivate entities as well as local governments including the Tilinods
communities of Algonquin, Flossmoot, and South Hlgio.

Ms. Jeans has completed numerous housing and retail market demand studies for private
developers incuding Alleghany Properties, Calomas Investments, Crown Community
Development, John Clare, Ltd., John Knox Village, a large continuing care comtnunity in
Lee’s Summit (MO), Regency Centers, U.S. Advisor LLC, and The Verde Group, She has
led housing needs assessments for the Lea County Housing Conunission and for many
comprehensive plans.

She has played a key role in the research fox and preparation of econuinic development platis
and strategies and conducted matket studies and financial analyses to evaluate development
ot property-related alternatives for many linots communites, including Alponquin, Aurora,
Buffalo Grove, Downers Grove, Fast Dundee, Fiossmoor, Hagvard, Hanover Patk,
Hinsdale, Montgomety, Morton Grove, Notthbrook, Oak Park, Schiller Park, South Elgin
and Kane County, as well as Bik Grove and Oskley {CAY, Liberty (MO), and Lea County
(N

Ms. Jeans has provided the market, economic, and real estate analysis and foundation for the
revitalization of downtowns and commetcial cogridoss and land use planning and zoning
decisions in many Dlivols communities, including Downers Grove, Bast Dundee,
Flossmoor, Hanover Park, Hinsdale, Morton Grove, Northbrook, Northfield, Osk Park,
Ottawa, South Blgin, West Chicago, and Zion, and California communities including Corie
Maders, Daly City, Santa Rosa {CA), Scotisdale (AZ), Greeley (CO), Hobbs (NM), Reto
(NV) and Brookfield, Menomonee Falls, and Oak Creek {Wh.

Ms. Jeans has also completed fiscal impact stadies to estimate the effect of a variety of
development projects on the operating budgets of local and county governments. She has
also estiated the economic impacts of proposed shopping centess, hospital and child care
facilities a5 well as the operation and expansion of educational instimtions, She led the
econometric analysis for 2 nationally-recognized hedonic price modeling and survey rescarch
study to assess the effects of transit station proximity on residential property values for the
Regional Teansportation Authosity. She has directed economic itnpact analyses of New
Mesico Junior College and the College of the Soutlrwest, Del Webb active adult
developments, and the development and opening of Home Depot stozes.

Prior to joining GG+A in 1992, Ms. Jeans wvas employed by The Travelers Realty
Investment Company where she was responsible for the management of over $200,000,000
in troubled debt secured by 26 commercial, industrial, hotel atd residential properties
Jocated in Chicago, Ok Brook, Cincinnati, Cohunbus, Miami, New York City, Chnaha and
St Lowis. Prior to het employment with Travelers Realty Investment Company in 1989, she '
was employed 2s an associate analyst for Real Estate Research Corporation.

Ms. Jeans easned a M.B.A. {with a specialization in Finance) from the University of Chicago
and a B.A. in Beonomics from Seripps College. Ms. Jeans is 2 member of the American
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Feonomic Association,
DR. CLAUDE GRUEN, PRINCIPAL ECONOMIST

Dr. Claude Gruen is an urban econonist who specializes in the evaluation
and implementation of real estate opportunities and trade offs.

Since the early 1970%, Dr. Gruen’s wotk has provided the ecopomic
foundation and real estate development programs for successful shopping,

PR cnterinment, housing, industtal and mixed-use projects sponsored by
public and private entities. Projects completed by Dr. Gruen’s clients include major office
buildings, industsial parks, housing projects, shopping centets and mixed-use projects in -
California, Ohio, Illinois, Washington, Oregon, Atizona, Colotado, New Mexico and
Nevada. Examples of projects include Settlers” Landing in Cleveland, OH, the San Francisco
Centre, Santa Mazia Town Center in Santa Matia, CA, the MeCarthy Ranch Markeiplace in
Milpitas, CA, Hacienda Business Park in Pleasanton, CA, student housing at the University
of California in Santa Cruz, faculty housing for the University of California at Beckeley, and
the Fifth Street project in Chula Vista, CA, the Rivermark and Sun Microsystems 300-acre
development in Santa Clata, the multi-award winning PSSC project in Union City, as well as
sevetal major projects now under development.

Fiscal policies, policy assessments and strategic development programs formulated by Dr.
Gruen have been implomented by local governments, including Scottsdale, AZ, Lawrence,
KS, and the California communities of Hawthorse, Mountain View, Palo Alto, Tracy,
Stockton, Daly City, Oakland, Brentwood, Antioch, Lodi, and many school districts and
other institutions. Many zevitalized downtown projects were developed based on land use
marketability and implementation assessment prepated by GG+A teams working undet 1.
Gruen’s direction.

Since the mid-1990s, Ds. Gruen has specialized in the development of large land parcels for
clients with properties that ate nio longer in theit highest and best use.

Working as Special Master for the United States District Coust since 1999, Dr. Gruen and
Nina J. Gtuen remediated the 84.5-acte former Pacific States Steel Corporation property in
Union City, California, redeveloping the land for 545 residences, a business patk and public
infrastructute. Remediation costing $20 million was accomplished with no public subsidies. -
Real estate developed on the now cleaned land is on the tax roles for in excess of $245
million, and all first ter creditors have been paid to date.

Dr. Gruen has conducted a wide variety of teal estate valuation, highest and best use, and
feasibility studies on matters that were undet liigation, and then testified in support of his
findings in California, Asizona, Mevada, and Illinols conrts. He holds a Ph.D. in Econonics
from the University of Cincinnati and has served on the faculties of Xavier University in
Cincinnati and the University of California at Betkeley. He is a member of the Western -
Regional Science Association, Lambda Alpha Honorary Land Economics Society, the

American Economic Association, and the Urban Land Institute. Since 1990, he has written. a
columa for the Insitutional Real Estate Latter, 2 publication that setves the country’s pension
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fund real estate investors.

He was a Pounding Director of RREEF America I, a private noncleveraged real estate
investment trust (REIT) that owns and manages industrial, xetadl, residential, and office
properties. The REIT was organized in 1995 with $262 million in funds deawn previously
from pension fund jnvestors. The REIT’s assets bave grown to over $800 million, eatning its
investors annual returns of 12.6 percent per year. In 2005, Dr. Gruen and his fellow
ditectors voted to liquidate the trust in order to capture for the stackholders the retuins
available in the low cap matket at that time. In 2003, Dr. Gruen became 2 fouading director
of RREEF Ametica 11, & ptivate real estate investment trust (REIT) that seeks to provide
shareholders with leveraged value added investment seturns. As of January 2008, the toust
held 97 properties, vatued at $3,862,000,000.

NINA J. GRUEN, PRINCIPAL SOCIOLOGIST

Nina J. Gruen has been the Principal Sociologist in charge of matket
research and analysis at Gruen Gruen + Associates (GG+A} since co-
founding the firmr in 1970, Ms. Gruen apphies the analytical techniques of
the social sciences to estimating the demand for real estate and to
understanding the behavior of the groups who determine the success of
development, planning, and public policy decisions. She is a pioneer in
synthesizing the results of bebavioral reseatch with quantitative time-sezies
data to forecast market reactions, Market evaluations and programming stadies led by Nina
Giuen: have resaited in the development and redevelopiment of many retail, office, industrial,
visitot, and residential projects, vatying in scale from a single building to large single- and
mixed-use projects.

Het wortk has Jed municipal clients to adopt pablic policies and infrastructure programs that
revitalized areas of California, Arizona, Oregon, Washington, Colorado, New Mexico,
Florida, Tinots, and Objo, She bas wotked with private groups to successfully develop
home-grawn projects like The Flats — transforming a once-abandoned industeial area into a
crowded arts, entertainment, and retail distsict on Cleveland’s waterfront. Large development
entities like The Irvine Company, Catellus, UPland Industries, PG&E, and The Prudential
Insurance Company of Ametica, as well as many public entities have often used her market
stadies to decide between altetnative product, scale, and timing options for the development
of large iand holdings. Since the early 1990°s, Ms. Gruen has worked with the Asser Planning
and Enhancement Branch of the State of California Department of General Services 10
provide marketing and strategic action planning that has resulted in the disposal of major
State properties in Silicon. Valley. Since the fall of 1999, she has served as Special Master with
her hushand, Dt. Claude Gruen, for the United States District Court, Notthewn District of
Califotnia, for the remediation, enhancement and tedevelopment of 2 major 84-acre
contaminated site in Union City. The site Is the location of the closed Pacific States Steel
Cotporation plant. As Special Mastets, the Gruens have served as land developers on behalf
of the first tier creditors. Their efforts have resulted in these creditors being peid in full,
inchiding the health plans of the retired steel workets and their spouses.

Ms. Gruen has lectated at major universities and has published over 60 articles. A pastial list
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of her seminal works includes “Sociological and Cultural Vastables in Housing Theoty,”
published in the July 1984 issue of The Asnwals of Regional Sciense. Hex publications on real
estate market conditions and the use of demogtaphic analysis to make profitable
development and location decisions include: “Store Location and Custoret Behavior (co-
authot); “Demogtaphic Changes and Their Effects on Resl Hstate Markets in the 1980s”
{co-author); “What is Special About Specialty Shopping Centerst”, and “Public/Private
Projects: A Better Way For Downtowns,” all published by the Utban Land Institate. Among
Ms. Gruen's additional publications are: “Ametiea, Circa 2001, Jowrnal of Properyy Management,
January/Februaty 1992; and “Affordable Housing and the California Economy,” Urban
Land, October 1992. She is the co-anthor with Dr. Clande Gruen, of a highly-respected
book, Low- and Moderate-Tovome Honsing #n the Swburbs. In 1998, Ms. Gruen published two
major articles, “Turning Silver into Gold”, Joumal of Property Manqgensent, May/June, 1998,
and “The Gospel of Entertainment”, Urban Land, July, 1998. In Marzch of 2001, “Usban
Divide” was published in Urban Land. This article discusses how the U.S. will be divided into
gateway and non-gateway communities based on Amesica’s changing demographic
paradigm. In 2005, she published “Wal-Mart Effect: Déja vuz All Ovet Again” in the

Fustitutional Reai Eistate Letter, Ta 2006, she co-aunthored an article in Urban Land on “The Next
Matket” Also published in the October 2007 Urban Land was an asticle discussing how
“Consumer Preferences” are being given less weight than neighbor concerns.

Tn 1982, Ms. Gruen became the first worsan elected to the Usban Land Institute’s Board of
Trastees. She served on the Board of Trustees untl 1997. In 1997, Ms. Gruen was
designated an honorary member of ULL For five years, she was co-chairman of the ULDs
Low- and Moderate-Income Housing Teask Force, In addition to inflnencing national and
local policy, the Task Force sponsoted research on the impact of growth management and
otganized community panels to help resolve local housing, economic development, and
netghborhood revitalization issues.

Ms. Gruen was Chair of the State of California Transportation Commission Altspace
Advisory Committee from Jenuazy, 2002 through May, 2005. The AAC made
recomtmendations to the California Transportation Commission (CTC) concerning the use
of Caltzans property tiot required for transportation or other departmental needs. During her
15-year tenure on this Committee, she was instrumental in encouraging the Division of
Right-of-Way to prepare a 5-year Alrspace Business Plan with builtin criteria to measute
success. This was a first for the State of California Department of Transportation. In
September, 2005 she was appointed to the CTC Real Estate Advisory Panel for a four-year
teti.

Ms. Gruen served on the Policy Advisoty Board of the Roy P. Drachman Institute for Land
and Regional Development Studies at the Univessity of Adzona, Tucson. Ms. Gruen has
served on the faculfies of the University of Cincinnati and the University of Kentucky at
Covington. She has lectured on retail demand analysis, the use of sutvey tesearch for real
estate moarket analysis, and the development entitlement ptocess at the University of
California at Berkeley Graduate School of Business and School of Architecture. Ms. Gruen
is a merbes of and past president (1984) of the Western Reglonal Science Association.
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Ms. Gruen is past president {1995-1996) of Womens” Forum West, the Bay Regjon affiliate
of the Intemational Womens' Forum. The forum fosters association among preeminerst
women leaders throughout the wotld. She is also 2 member of Lambda Alpha, an honorary
land economics society, and Commetcial Real Bstate Women (CREW). Ms. Gruen is a
frequent spesker at real estate groups and is cited in the January 1993 cover story of the
national real estate publication Forew as onme of the country’s 30 leading women in
commercisl real estate.

Ms. Gruen teceived her B.A. with high honoss at the University of Cincinnati, where she was
clected to Phi Beta Kappz. She also eammed an M.A. degree, awarded jointly by the
Depattinents of Psychology and Sociology at the University of Cincinnati, and has attended
the Univessity of California at Berkeley for post-graduate studies
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FEE SCHEDULE AND ACCEPTANCE OF CITY’S TERMS AND CONDITIONS

Out chatges for professional services ate based on the actual time devoted o your project by
our personnel billed at standard rates. Fxpenses such as for travel, communication and
tepost reproduction will be invoiced to you at their cost 1o us. Standard Billing Rates for
GG+ A Staff and consaltants are as follows:

GRUEN GRUEN + ASSOCIATES 2008 BILLING RATES
{through December 31, 2008)

Standard

Staff Hously
%

Dr. Claude Groen, Principal Econoinist 300,00+
Nina Gruen, Principal Sociologist 300.00%
Aaron N. Gruen, Esq., Principal 190.00
Diebra L. Jeans, Principal 190.00
Reseatch Associates 95.60 - 125.00
Research Assistants 4500 - 90,00
Support
Administrative Assistants 45.00 -90.00
Pautial Consuleant List
Dr. Mark Eppli, Econotnist and Real Hstate Finance 225
Dt. Geoffrey Hewings, Bconomist and Regional Sciengist 225
Interviewers and Coders Twice houtly rates.
Testmony and Deposttion Rate 25% owver standard

mate for deposition or
coutt testimony with
no split days.

* D, Claude Gruen , Principal Economist and Nina §. Gruen, Principal Sociclogist, discount
their standard private sector rates of $350 to §300 for public sector and nonprofit chents,

This confirms our acceptance of the City of Tempe standard form contract included with
the request for qualifications.



Vendor’s REQ Offer

it is REQUIRED that Request for Qualifications Offeror COMPLETE, SIGN and SUBMIT the original of this form to the
City Procurement Office with the RFQ response offer. An unsigned “Vendoi's RFQ Offer”, late response and/or a materially
incomplete response witl be considered non-responsive and rejected.

RFQ offeror is to type or legibly write in ink all information required below,

RFOQ Offeror’s Company Name Gruen Gruen + Associates LLC

Company Mailing Address 1121 Lake Cook Rd., Suite A, Deerfield, IL 60015

Company Street Address 1121 Lake Cook Rd., Suite A4, Deer_i’_ie}.d, 1L 60015

RFQ Offeror Contact __Aaron Gruen Title Principal

Contact’s Phone No. 847-31780634 E-mail Address agruenlgpagsoc. com

RFQ) Offeror’s Company Tax Information:

Arizona Transaction Privilege (Sales} Tax No. or

Arizona Use Tax No.

Federal 1.D.No. _ 36-4341694

City & State Whero Sales Tax is Paid :

THIS REQUEST FOR QUALIFICATIONS 1S OIFERED BY

Authorized RFQ Offeror {Type or Printin ink) __Aaron Gruen

REQ Offeror’s Title (Type of Print in ink) Principal
pate September 19, 2008

REQUIRED SIGNATURE OF AUTHORIZED RFQ OFFEROR (Must Sign in Ink)

By signing this RFQ Offer, Offeror acknowledges acceptance of all terms and conditions contained herein and that prices
offered were independently developed without consultation with any other offeror or potential offeror. Faflure to sign and
reth this form with RFQ offer will result in a non-responsive RFQ,

otV PN 9/19/08

Signature of Authorized RFQ Offeror Date

I

Form 201-B {RFQ)

RFQ 09-036 g



Addendum to Selicitation lrlﬂ Te m p&

Chity Procurement Office/Clzy of Tanpe » PO Tox S003 « 20 East 6th Street » Tomps, AZ 85280 « (450) 3408324 » wrewdempe.govpurchasing

This addendam will modify and/or clarify: Soficitation No.: § 09-036

and is Addendom No, l 1
Procurement Deserdption: | Development Corsultants

Changes should be made as follows:

The fellowing questions were received and answers given as part of this RFP.

1.

Is the RFP requesting urban design services as well as roal estate economics?

The City is looking for gssistonce reviewing requests for incentives, Having knowledge of constriction
costs would be valuable, It s not our intent to wse this REP to oblain Plansing help,

Are urban desighers expected to submit separately or as a feam with a real estate coonomist?

We are looking for a tecm approach.

Is this RFE limited to Arizona consulants or may non-local firms also be considered?

Ary firin vwill be considered,

if so, are there relevant leensure requirements for this RFPY

None that we 're aware of.

What will be the typical fee mnge for the urban design services you sxpect through this contraci?
There are no preconceived expectations.

Is there 2 maximum fee amoust par task or over the life of the confract?

Not that 'tz anware of The contract value i dependert upon the City's available finds,

The balanve of the specifications and bid solicitation instructions to remeln the same. Bidders/Proposal Offerors are o
acknowledge receipt and acceptance of this addendum by reterning of signed addendum with bid/proposal response. Failore to
sign and réfem an addendum prior to bid'proposal vpening fime and date may make the bid/proposal response non-responsive
fo that portion of the solicitation as materially affected by the raspective addendum. ‘

Gruen Gruen + Associates LLC Aaron Gruen, Principal
NAME OF COMPANY BY NAME (please pring) TITLE
1121 Lake Cook Rd., Suite A 847-31760634
ADDRESS (or PO Box) TELEPHONE

Deerfield,  IL 60015 HM\/@'JM

cIry

STATE ZiP AUTHORIZED SIGNATURE

35



