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City Council and the
Redevelopment Agency of the
City of Sacramento
Sacramento, California
Honorable Members in Session:

SUBJECT

DISPOSITION AND DEVELOPMENT AGREEMENT FOR THE LA
VALENTINA MONTESSORI SCHOOL PROJECT
I

LOCATION & COUNCIL DISTRICT:
317-429 12th Street is in the Alkali Flat Redevelopment Project Area in Council District 1.
RECOMMENDATION
Staff recommends adoption of the attached resolution which authorizes the Exec
u
Executive
Director or
her designee to:
•

n

n
n

Execute a Disposition and Development Agreement (DDA) and related documents
with the 12`h Street Collaborative for Montessori Education, LLC for the construction
of a 13,600 square feet child care center and a 4,000 square feet teacher training
facility on the Agency-owned property located at 317-429 12`h Street;
Approve a budget transfer of $254,000 from the Alkali Flat Developer Assistance
account to the La Valentina Montessori School Project and make a permanent loan of
$220,000 as a subordinated loan to the 12th Street Collaborative for Montessori
Education, LLC;
Subordinate Agency financing to private construction and permanent financing.
Make a forgivable loan of $34,000 to the 12`h Street Collaborative for Montessori
Education, LLC for relocation expenses associated with the development.

FOR COUNCIL MEETING OF: February 29, 2000
CONTACT PERSONS
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John Dangberg, Director, Community Development, 440-1399 x 1333.
Molly Oser, Development Services, 440-1399 x 1414.
SUMMARY
This report recommends authorization for the Agency to enter into a Disposition and
Development Agreement with the 12`h Street Collaborative for Montessori Education, LLC to
construct a child care center and a teacher training facility, and transfer $254,000 from the Alkali
Flat Developers Assistance project to the La Valentina Montessori School Project. The
agreement would include a $254,000 loan from Alkali Flat redevelopment tax increment funds
and the disposition of approximately one acre of Agency land on the east side of 2th Street
between C and E streets. The DDA, on file with the Agency Clerk, includes a permanent loan of
$220,000 and a forgivable loan of $34,000.
PAC ACTION
At its meeting of January 19, 2000, the Alkali Flat Project Area Committee (PAC) unanimously
approved the project. The votes were as follows:
AYES: Hansen, Camacho, Samaniego, Owen, Parra, Hinckley, Liddel
NOES: None
ABSTENTIONS: Bustamante, Dankman
ABSENT: Delgado, McCartney
LOAN COMMITTEE ACTION
At its meeting of February 10, 2000, the Sacramento Housing and Redevelopment Agency Loan
Committee approved the project. The votes were as follows:
AYES:

Dobbins, Holloway, Tobe

NOES:

Burkart, Harland

ABSENT:

None

COMMISSION ACTION
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At is-meeting of February 16, 1999 the Sacramento Housing and Redevelopment Commission
adopted a motion recommending approval of the attached resolutions. The votes were as
follows:
AYES: Amundson, Burns, Castello, Cespedes, Lbbbins, Newsorne,
Rotz, Simon, Holloway

NOES:
ABSENT:

Harland
None
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BACKGROUND
The Agency purchased the properties on the east side of 12th Street between C and E streets in
1986 (see map included as Attachment I). In order to square off the parce,ls, the Agency
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purchased additional land in 1992 from Regional Transit. The properties total 45,802 square feet
(1.05 acre) and are zoned C-2.
In 1991, the Agency issued an RFP for the development of the properties. There were no
respondents to that solicitation. Since that time, Agency staff has continued to market the site for
development.
PROJECT CONCEPT
The development of the "La Valentina Montessori School" and the Gloria F. Montejano
Montessori Teacher Education Program will take place concurrently. The La Valentina
Montessori School will be constructed on the parcels immediately behind La Valentina Light
Rail Station (APN 002-0121-022,0326,027,030,031) on the east side of 12th Street between D
and E streets. Attachment II indicates the exact parcel configuration. Because of the limited
parcel depth behind the light rail station, the LLC will purchase a single parcel of real property
which includes a four unit residential dwelling behind the 12th and D street parcel at 1210 D
Street. Addition of this parcel provides adequate depth and appropriate lot configuration to make
the development feasible. The units will be demolished and tenants relocated. A replacement
housing plan is attached as Attachment III.
The childcare center will consist of four separate buildings, 3,400 square feet each. Each
building will be equipped with two classrooms, kitchen, storage space, and sep^arated yard and
garden areas and can accommodate up to 50 children. At full capacity, projected at the end of
year two, up to 200 children can be served, ages infant through pre-school.
In the first year, La Valentina Montessori School will have approximately 30 employees who
will work as teachers, aides, administrative personnel and other staff members. By the end of the
second year at full capacity, there will be approximately 50-55 employees. (Exact employee
figures will depend upon the ratios of infants, toddlers and pre-school children since the younger
children require higher staff to child ratios.) Employee recruitment will be primarily from the
parents of the children in the center as well as from the Montessori Teacher Training Programs.
Parents will also be recruited from the nearby Alkali Flat/Washington neighborhoods for training
and employment at the child care center.
The Gloria F. Montejano Montessori Teacher Education Program facility will be constructed on
the Agency-owned parcel between C and D Streets (APN 002-0082-015,016). As projected, in
the beginning, the program will have 44 teachers in training with two visiting teacher educators
each month and two assistant teacher educators. In addition, the LLC proposes that the teacher
education program will offer subsidized teacher training to enable the welfare-to-work
populations to enroll their children in child care and to obtain training as a child care provider.
This program will not only provide training in early childhood education and specific instruction
630 1 Street, Sacramento, California 95814
,•

(4)

SACRAMENTO HOUSING AND REDEVELOPMENT AGENCY
City Council and the
Redevelopment Agency
February 16, 2000
Page 5
in the Montessori approach to education but will also offer the necessary coursework to complete
a high school equivalency test. No source has as yet been committed for the teacher training
subsidies.
The La Valentina School is,estimated to cost $1,532,000 and the Gloria F. Montejano Teacher
Training facility an additional $378,000. With a 10% contingency, the total construction costs for
the project is $2,002,000.
DEVELOPER BACKGROUND
The development entity is The * 12th Street Collaborative for Montessori Education, LLC (LLC).
The principals of the LLC are Marta Bustamante, Antonia Lopez, Jane Senior Macauley and
Clyde Rainwater.
The LLC was formed to accomplish the following: construct a Montessori infant-toddler and
early childhood center on 12`h Street; provide teacher training through the Gloria F. Montejano
Montessori Teacher Education Program; and provide services to children and their families,
particularly TANF (Temporary Assistance for Needy Families) recipient families in their native
languages and in culturally appropriate ways.
The LLC is solely responsible for the licensing, operation and management of La Valentina
Montessori School and the teacher training program. The LLC will contract with The Foundation
Center for consulting services of Antonia Lopez (a member of the LLC) as the ead educational
consultant and for Dr. Marilyn Prosser as the administrative consultant. The Foundation Center
is a nationally known Montessori childcare operator. Established in 1975 as a non-profit
organization, The Foundation Center began its first contract with the State of California to
provide subsidized childcare in 1980. By 1995, the Foundation Center was operating 23 centers
in California and one in New York City but is currently not operating any centersi
DESIGN
The architecture of the child care center, La Valentina, will be of the Spanish colonial style. The
classrooms have windows and doors that will face 12`h Street and the individual Uuildings will be
connected by covered walkways. The teacher training facility, a two story building at 121" and D
streets, will reflect the more traditional Victorian element that is so prevalent in Alkali Flat. This
parcel will also provide the parking area for use by both the childcare center and the teacher
education facility. An ornamental iron fence will surround both facilities. A site plan of the
facilities is included in this report as Attachment IV. The preliminary designs have been
reviewed and approved by City Design Review and Preservation Board; the final design will
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require approval as part of the permit process. The LLC anticipates a constructio I time of nine to
ten months.
The Art in Public Places component of the project will include fountains at both the entrance and
the rear of the child care facility. The selected artist is Armando Cid. The Sacramento
Metropolitan Arts Council approved the project on October 20, 1999.
CHILD CARE DEMAND
Because of the central city location and its location at a light rail stop, La Valentina Montessori
School will be able to provide child care services to the welfare to work populations as well as to
non-subsidized families throughout the Sacramento area. In the center's market area, population
is growing rapidly. Childcare need as a function of this population growth is steadily increasing.
Between 1980 and 1997, the population within a one mile radius of the center has increased by
34%; in a 3 mile radius of the center by 32% and within a 5 mile radius of the center by 24%. It
is projected that the population within a one-mile radius of the center will increase by an
additional 6.6% by 2002. Even more importantly, growth in households within tlie downtown
market increased 69% since 1997.
1
La Valentina will cater to infants through pre school age children. In a 1997 study conducted by
the California Child Care Resource and Referral Network, only 6% of openings for child care in
Sacramento are in the infant to toddler segments. However, 36% of all children needing
childcare fall into this category. La Valentina Montessori School anticipates filling g this childcare
shortfall for both market rate and for subsidized childcare.
In the downtown area, zip codes 95814 and 95815, it is anticipated that the existing childcare
facilities cannot meet the need generated by the Welfare to Work program. In its second phase,
the program's focus has shifted to single parent families and this is expected to increase the
demand for childcare. The Sacramento Child Care Planning Council predicts that when The
Personal Responsibility Act of 1996 (welfare reform) is fully implemented and 100%
participation is required of both single and two parent households currently receiving assistance,
an additional 26,704 children will need child care. According to the Council, this influx of
children will require a child care system "which is roughly double that which currently exists in
Sacramento County" (Comstock's, February 1999). There are 22 child care centers in the
downtown. area with a total capacity of 1,091 children; only two of these centers provide
subsidized child care. Currently in these 22 centers, the only vacancies are for non-subsidized
children. The vacancy rate for non-subsidized children is 10 percent; there is a waiting list for
applicants who are qualified for subsidized child care.
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FINANCIAL CONSIDERATIONS
The total project is expected to cost $2, 917,242 including the value of the Agency land
contribution valued at $550,000 as determined by a recent appraisal. The primary lender is
Sonoma Bank which has been requested to make a $1,917,000 construction and permanent loan
under the SBA 504 program. The bank's loan committee has not met as of publication of this
staff report. If the lender's terms and conditions change the budget or conditions represented in
this report, such modifications will be reported prior to the Council's hearing this project.

Development Budget

Development Item

Total Cost

Acquisition/Demolition, 12 10 D Street
Relocation Expense
Agency Land Contribution
Site Improvements
Building Construction
Construction Contingency
Contractor Overhead & Profit
Architectural/Engineering Fees
Interior Design Fee
Permanent Financing Fees
Furniture, Fixtures, and Supplies
Predevelopment Expenses to date
(including appraisal, city fees,
architectural fees)
Building Permits
Total

$ 115,000
$ 44,000
$ 550,000
$ 274,000
$1,306,000
$ 91,800
$ 164,000
$ 114,000
$ 35,000
$ 32,500
$ 132,500
$
13,442

$ 45,000
$2,917,242

Private
Loans
$ 115,000

$ 274,000
$1,086,000
$ 91,800
$ 147,600
$ 102,600
$ 35,000

SHRA

Developer
Equity

$ 34,000
$ 550,000

$ 10,000

$220,0001
16,400
$ 11,400
-$-32,500
$112;500
$ 13,442

-----$

20,000

$ 45,000
$1,917,000

$804,0001

$196,242

, Operational Budget
Income Summary: Child Care Stabilized
(200 children)
Gross Income
$1,788,000
Other Income
$ 75,000
Net Income
$1,863,000

Income Summary: Teacher Trai ning Facility
(44 students)
Gross Income
$4,100,000
Total Operating Expenses
$1176,380
Net Profit
$223,620
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Income Summary: Child Care Stabilized
(200 children)
Expenses
$1,549,632
Net Operating Income
$ 313,368
Total Debt Service
$ 243,648
Net Cash Flow
$ 69,720

DCR Child Care Only

Income Summary: Teacher Tr aining Facility
(44 students)

$1.3

The loan terms, pro forma calculations and operating statements for the La Valentina Child Care
Center and the Gloria F. Montejano Teacher Training Facility can be found in Attachment V.
There are a significant number of conditions that must be met prior to executing the DDA or
closing of the loan. They include the closing of the Agency's loan at the same time as the
Sonoma Bank loan, bonds, and building permits in place prior to the conveyance of the property.
Escrow must close no later than September 30, 2000.
These conditions are outlined in
Attachment VI.

Developer Equity
Staff requests a waiver of ten percent developer equity requirement for Agency projects, since
the LLC is providing $196,242, or seven percent of the development budget through fee
contributions, predevelopment expenses, and furniture, fixtures and supplies[ Staff is also
recommending a reduction in the Agency's "good faith deposit" requirement under the terms of
the disposition and development agreement. Adopted Agency policy regarding disposition and
development agreements requires a good faith deposit equal to 10 percent of the total project cost
or $291,724 in this case. The requested good faith deposit for this project is $50,000. This
deposit can be returned to the developer upon project completion provided that the deposited
funds have not been disbursed for the purposes permitted under the agreement. It is not
uncommon for the Agency to accept a lesser amount as a deposit as is the situation with 'this
project.
Working Capital
The private lender is structuring the project as a SBA 504 loan in which a portion of the funds
come from the lender and a portion from SBA. This program can not be used as working capital
therefore a cash deposit of $165,000 for working capital is a condition precedent to the close of
loans and conveyance of title to the property. Because it is a new business, this deposit of
working capital is critical to ensure that once the project is constructed, the LL^C will have the
ability to operate the facility before the occupancy targets are achieved. Sources of working
capital have been identified by the LLC.
630 1 Street, Sacramento, California 95814
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Collateral

The Agency will have a third lien position on the property behind the permanent lender and
SBA. The appraised value of the project for use as La Valentina Montessori School, basically a
build to suit project, is $2,790,000. Using this appraised value, the total loan to value (total of all
encumbrances/ appraised value) is 78 percent. As a requirement of the private lender, SBA, and
the Agency, the members of the LLC will provide secured personal guarantees for the project.

POLICY CONSIDERATIONS
The recommended actions are consistent with previously approved policy described in the Alkali
Flat Redevelopment Plan and the 1991 Alkali Flat Revitalization Strategy. Although the primary
purpose of financially assisting this project is the redevelopment of 12th Street, the project
addresses the changes in the welfare laws and the subsequent anticipated unmet demand for child
care as well as the training and capacity building needs of the welfare to work arid working poor
populations. The Agency will seek to negotiate conditions that will ensure service to these
population groups.

ENVIRONMENTAL REVIEW
The proposed actions authorized in this report further the objectives of the Alkali Flat
Redevelopment Plan, as amended. Per CEQA Guidelines Sections 15180, 15162, 15163,
acquisition of parcels for consolidation and development, and actions to encourage
redevelopment in a redevelopment area were deemed approved at the time of adoption of the
redevelopment plan. The proposed action approving the DDA does not commit the Agency to a
definite course of action since the DDA is expressly made contingent on CEQA compliance and
approval of City entitlements per Agency and City environmental procedures (Stand Tall on
Principles v. Shasta Union High School District (3rd Dist. 1991) 235 Cal.App.3d 772 [1
Cal.Rptr.2d 107]). No further environmental documentation is required at this time. NEPA does
not apply. The LLC is financially responsible to implement all environmental mitigation
measures as required by the-City of Sacramento and to comply with all CEQA standards.
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M/WBE CONSIDERATIONS
There are no M/WBE considerations associated with this action.

ANNE M. MOORE
Executive Director
Transmittal Approved:

City Manager

630 1 Street, Sacramento, California 95814
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La Valentina Montessori School
317 - 429 12th Street
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ATTACHMENT III

REPLACEMENT HOUSING PLAN FOR LA VALENTINA MONTESSORI
CHILD CARE PROJECT

Description of Property:
Four-Unit Apartment
1210 D Street
Sacramento, CA 95814
Alkali Flat Redevelopment Area
APN 002-0121-002
3 units: I
one-bedroom
I
two-bedroom
l
three-bedroom
(two previous units have been combined into one 3-bedroom unit)
Total square feet of residential building space: 6,534
Responsibilities of Redevelopment Agencies
California statutes require redevelopment agencies to replace low and moderate income housing lost to
residential use if that action involved either a development agreement or financing by the agency. The
specific provision of the California Health and Safety Code (Sec. 33413) is as follows:
"Whenever dwelling units housing persons and families of low or moderate incomel are destroyed
or removed from the low- and moderate-income housing market as part of redevelopment project
which is subject to a written agreement with the agency or where financial assistance has been
provided by the agency, the agency shall, within four years of the destruction or removal,
rehabilitate, develop, or construct, or cause to be rehabilitated, developed, or constr I cted, for
rental or sale to persons and families of low or moderate income, an equal number of replacement
dwelling units which have an equal or greater number of bedrooms as those destroyed or removed
units at affordable housing costs within the territorial jurisdiction of the agency. When dwelling
units are destroyed or removed after September 1, 1989, 75 percent of the replacement dwelling
units shall replace dwelling units available at affordable housing cost in the same income level of
very low income households, lower income households, and persons and families of low and
moderate income, as the persons displaced from those destroyed or removed units."I
Background Information on Acquisition
The Sacramento Housing and Redevelopment Agency is negotiating with the 12`h Street Collaborative for
Montessori Education, LLC, to acquire Agency-owned parcels on 12`h Street between C and E Streets for
the purpose of developing child care and teacher-training facilities. Because of the limited parcel depth
behind the La Valentina light rail station on 12`h Street, the developer proposes to purchase a single parcel
of real property which includes a three-unit residential dwelling behind the 12`h and D Street Agencyowned parcel . The residential building is located at 1210 D Street. Should the parcel be purchased, the
building will be demolished in order to provide the appropriate lot configuration for the child care facilities.
The 3-unit building is located in the Alkali Flat Redevelopment Project Area. Because of the Agency's
involvement in the redevelopment of the site, it will require that the replacement housing obligations of
California redevelopment law be met by the developer.
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Replacement Housing Options
The total number of units to be demolished is three (3). The total number of bedrooms in these units is six.
According to Health and Safety Code Section 33413 (f), a fewer number of replacement dwelling units may
be provided if the total number of bedrooms equals or exceeds the number of bedrooms in the units

removed and if the replacement units are affordable to the same income level of households as the units
removed.
I
The Agency's priority is to replace the units within the Alkali Flat Redevelopment Project A^ ea (map
attached) and/or in the adjacent Merged Downtown Sacramento Redevelopment Project Area.
•

The proposed replacement site for the one-to-one replacement housing obligation will be met by three
(3) units to be substantially rehabilitated in a boarded and vacant multifamily residential building at
502-504 Tenth Street in the Alkali Flat Redevelopment Area. (The total number of units in this
building is eight.) The property is Agency-owned, the result of a foreclosure, and has been approved
for development by a private owner. Substantial rehabilitation will begin in March 2000. Substantial
rehabilitation as defined in the Health and Safety Code Section 33413 (b)(2)(A)(iv) means
"rehabilitation, the value of which constitutes 25 percent of the after-rehabilitation value of the
dwelling, inclusive of the land value." The 502-504 Tenth Street development meets this definition.

Affordability Considerations
All of the tenant households in the 1210 D Street property earned less than 50 percent of the area median
income (very low income). Verification of their income has been certified by the relocation housing
specialist assisting the developer. Therefore, the developer will ensure that replacement housing rents for
very low-income units will not exceed rents affordable to households at 50 percent of the area median
income.
Rental housing. The following rent calculations are based on the State Department of Housing and
Community Development's s published 1999 income and rent affordability levels for the Sacramento area.
They will be updated when year 2000 income levels are published by the U. S. Department of Housing and
Urban Development. Rents for replacement housing units will not exceed these allowances. HUD Fair
Market Rents for 1999 are shown for comparison.

Maximum Rents

I bedroom
2 bedroom
3 bedroom
(Rents less utility allowances in parentheses)

Very low-income rents:

$486 ($449)

$583 ($530)

$675 ($603)

Low income rents (60%)

$583 ($546)

$700 ($647)

$810 ($738

HUD Fair Market Rents

$496

$621

$861

(HUD Fair Market Rents for existing housing are based on the 40`" income percentile)

The sites for securing these affordable units will be any of the following: the new multifamily development
at 18`h and L streets in downtown Sacramento, substantially rehabilitated units in the Alkali Flat
Redevelopment Area, or substantially rehabilitated units in the adjacent Mansion Flat neighborhood. In all
instances, rents will be restricted by regulatory agreement att or below 50 percent of area m4 ian
an income
levels.
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Financing Plans
Production of the replacement housing will depend on a number of subsidies and/or equity inIvestments,
including but not limited to the following:
•

Land write down or reduced cost, from Sacramento Housing and Redevelopment Agency funds
used to purchase the property
I

•

Below market financing through the sale of tax-exempt mortgage revenue bonds

•

Project-based investment (equity) from the sale of low-income housing tax credits

•

Section 8 home ownership certificates (upon the program's becoming operational)

•

Downpayment assistance or mortgage credit certificates issued by SHRA for owner occupants,
including shareholders in cooperatives.

•

Federal Home Loan Bank of San Francisco's grants for Individual Development Accounts to
encourage savings for homeownership or for conditional grants to promote affordab^ility

Sources of SHRA funding for the replacement housing units include City Housing Trust Fun'd revenues,
Merged Downtown Sacramento Redevelopment Area Tax Increment Housing Setaside Funds, and Alkali
Flat Redevelopment Area Tax Increment Housing Setaside Funds. All are available to house low and very
low income households. The cost for constructing three units (assumed to be part of a larger apartment
complex), may be estimated as follows:
Land acquisition @ $10,000/unit
Construction cost @ $70/sf @ 3000 sq. ft.
Off-site costs @ $2,000/unit
Financing, fees, other soft costs @ $15,000/unit
Profit, overhead, and continvencies
Total preliminary estimate

3,000
210,000
6,000
45,000
42,000
306,000

Projected sources of permanent financing are as follows:
First mortgage (private) @ 30%
Equity investment.@ 40% (tax credit)
Deferred development fees, grants
Public subordinate debt
Total permanent sources

91,800
122,400
15,000
76,800
306,000

Performance Schedule
February 2000
Notification of tenants
September 2000 Demolition of D Street apartments and relocation of tenants
October 2000
Construction start for replacement housing
August 2001
Construction completion
. The latest date to have constructed replacement housing units is June 2004.
No election is required because of sufficient authority remaining under Article XXXIV.
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Attachment V

LA VALENTINA MONTESSORI SCHOOL
LOAN TERMS
At the time of the publication of this report, the Sonoma Bank loan committee (the
private lender on this project) had not reviewed the loan request. The bank's terms and
conditions will be reported at the City Council meeting if different from the terms and
..conditions outlined in this report.

Source

Amount

Term Rate

Lien

Monthly D/S

Sonoma Bank
SBA
SHRA Perm. Loan*
SHRA Forgivable
Relocation Loan**

$1,097,000
820,000
220,000

20 yrs 10.75%
20 yrs 9.5%
20 yrs 5.5%

ls` DOT
2"d DOT
3rd DOT

$1 1,143
7,647
1,514

34,000

5 yrs

0%

Total Monthly Debt Service: $ 120,304
Total Annual Debt Service:
$243,648
*Request for two-year deferral of principal payment to allow for stabilized occupancy.
Interest will accrue during the deferral period and will be added to the final oan balance.
Payments of both principal and interest will begin in year three. The loan is to be funded
from the Alkali Flat Developer Assistance funding source through tlie Agency's
Commercial Loan Program.
** SHRA Forgivable Loan for Residential Relocation Benefits:
$6,800 is forgiven each year for five years conditional upon the project being
maintained and operating as a childcare center and a teacher training facility. In the event
either of these two conditions cannot be met, the $34,000 becomes a conventional loan
with terms to match the Agency's permanent loan.

La Valentina Montessori ChildCare Center: Pro Forma Calculation's/Operating
Statement

..-Based upon the projected operating statement, La Valentina will be serving
approximately 137 children by the end of its first year of operation and at the end of the
second year will have reached its capacity of 200 students. The rates will be competitive
with other child care centers at $27 per day. The childcare center is intended to serve the
welfare to work population through the voucher program. The voucher program enables
families to receive childcare assistance to attend a child care center of their choosing.
The LLC is anticipating that families will choose this center for childcare because of the
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Montessori aspects of the center, the strong track record of the providers, a's well as the
location on a light rail line and in the central city/downtown area. The breaik-even point
of the childcare center is projected at 155 children. La Valentina will also be providing
work and training to welfare recipients in the Montessori approach to learning. No
source has yet been identified for tuition assistance for these populations.
Expense figures are based upon operational statements from the Center's experience in
operating its other centers.

Total Income:
Total Operating Exp.:
Net Profit:
Other Income
Cash Flow
Debt Service
Net Cash Flow

Monthly

Year 3 Stabilized

$149,000
129,136
19,864
6,250
26,114
20,304
5,810

$ 1,788,000
1,549,632
238,368
75,000
313,368
243,648
69,720

(All debt service obligations are shown under La Valentina's operating statement even
though a portion of the debt is due to construction of the Teacher Training Falcility.)
Total Debt Coverage Ratio: (Cash Flow/Debt Service)= 1.3
Gloria F. Montejano Teacher Training Facility Pro Forma Calculation's/Operating
Statement
I
Year 3 Stabilized
Total Income (Tuition):
Total Operating Expenses*:
Net Profit:

$400,000
$176,380*
$ 223,620

*The operating expenses noted here include all anticipated payments to Pacific Oaks
College and to the California Culinary Institute. Deferral of these payments may be
approved by Pacific Oaks College and California Culinary Institute.
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CONDITIONS OF THE DISPOSITION AND DEVELOPMENT AGREEMENT
(DDA)
The DDA between the Sacramento Housing and Redevelopment Agency and the 12"
Street Collaborative for Montessori Education, LLC, establishes requirements that mus t
be met prior to loan closing and the conveyance of the property. The DDA's conditions
include, but are not limited to, the following:
I
1. Firm and binding loan commitments from each lender prior to the projeci's being
heard by City Council.
2. Provision of building permit in accordance with project's final plans, as approved by
the Agency.
3. Agency approval of construction contract and contractor.
4. Performance and payment bond by the developer or contractor.
5. All actions, if any, required under CEQA for mitigation of negative impacts of the
project.
6. Good faith deposit and evidence of equity deposited in accordance with the DDA.
7. Availability of sufficient funds to pay all costs of construction and relocation prior to
commencement of construction.
8. Satisfactory completion of all conditions required by the lenders of the project
including evidence of working capital in an amount as required by the lender.
9. Personal guarantees of all LLC members.
10. The Agency loan closing occur simultaneous with the closing of the construction
loan.
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RESOLUTION NO.
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SAC
ON DATE OF

317-429 12th STREET: LA VALENTINA MONTESSORI SCHOOL PROJECT DISPOSITION
AND DEVELOPMENT AGREEMENT WITH THE 12T" STREET COLLABORATIVE FOR
MONTESSORI EDUCATION, LLC
WHEREAS, the Redevelopment Agency of the City of Sacramento (Agency) and The
12Ih Street Collaborative for Montessori Education, LLC (Developer) propose to enter into a
disposition and development agreement (DDA) and related agreements pursuant to which the
Agency will sell the property at 317-429 12t" Street (Property) in the Alkali Flat Redevelopment
Project Area to Developer, and Developer will develop and operate the La Valentina Montessori
School and a teacher training facility (Project);
WHEREAS, the proposed DDA and a summary report meeting the requireinents of
Health and Safety Code Section 33433 (Summary Report) were made available for public
inspection consistent with the requirements of Health and Safety Code Section 33433;
WHEREAS, a joint public hearing of the City and the Agency on the proposed DDA was
duly noticed and held in accordance with the requirements of Health and Safety Code Section
33431, and at that hearing the City and the Agency evaluated the Summary Report and all of the
information, testimony, and evidence presented during the public hearing;
WHEREAS, the sale and redevelopment of the Property will assist in the elimination of
blight and will further the goals of the Implementation Plan for the Alkali Flat Redevelopment
Project Area by the assembly of irregular and underutilized parcels of real property for
construction of high quality, transit-oriented commercial buildings, for the provision of child
care services and training and employment opportunities to residents of Alkali Flat, Central City,
and other City and County neighborhoods, and by stimulating development activity and support
for neighboring businesses; and
WHEREAS, the consideration for the Property pursuant to the proposed DDA will be not
less than the fair reuse value of the Property as set forth in the Summary Report.
BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY OF
SACRAMENTO:

FOR CITY CLERK USE ONLY
RESOLUTION NO.
DATE ADOPTED:

Section 1. The Agency hereby finds and determines, based upon substantial evidence
provided in the record before it, that the consideration for the disposition of the Property
pursuant to the terms and conditions of the proposed DDA is not less than the fair reuse value of
the Property in accordance with the covenants and conditions governing the Property and the
development costs required under the proposed DDA.
Section 2. The Agency hereby finds and determines that the disposition o I the Property
pursuant to the proposed DDA will assist in the elimination of blight.
Section 3. The Agency hereby finds and determines that the DDA is cons stent with the
Implementation Plan for the Alkali Flat Redevelopment Project Area.
Section 4. The Agency approves the DDA and related agreements with th Developer for
the purchase and sale and development of the Property as provided in the DDA.
Section 5. The Executive Director is authorized to execute the DDA and related
agreements, in substantially the form on file with the Agency Clerk, subject to moldifications as
approved by Agency Counsel, and to enter into other agreements, execute other documents and
perform other actions necessary to provide funding assistance to the Developer and to ensure
proper repayment and/or forgiveness of Agency funds, including without limitation,
subordination, extensions and restructuring of payments, all as approved by Agency Counsel.
Section 6. The Executive Director is authorized to modify or amend the agreements and
documents with the approval of Agency Counsel.
Section 7. The Executive Director is authorized to disburse and receive funds for the
above purposes, as provided in the DDA.
Section 8. The Agency Budget is amended to transfer $254,000 from the Alkali Flat
Developer Assistance fund to the La Valentina Montessori Project.

CHAIR
ATTEST:

SECRETARY

r

FOR CITY CLERK USE ONLY
RESOLUTION NO.
DATE ADOPTED:
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RESOLUTION NO. kW ra 0
ADOPTED BY THE SACRAMENTO CITY COUNCIL
ON DATE OF

317-429 12th STREET: LA VALENTINA MONTESSORI
SCHOOL PROJECT DISPOSITION AND DEVELOPMENT
AGREEMENT WITH THE 12TH STREET COLLABORATIVE
FOR MONTESSORI EDUCATION, LLC
WHEREAS, the Redevelopment Agency of the City of Sacramento (Agency) and The
12 1h Street Collaborative for Montessori Education, LLC (Developer) propose to enter into a
disposition and development agreement (DDA) and related agreements pursuant to which the
Agency will sell the property at 317-429 12th Street (Property) in the Alkali Flat Redevelopment
Project Area to Developer, and Developer will develop and operate the La Valentina Montessori
School and a teacher training facility (Project);
WHEREAS, the proposed DDA and a summary report meeting the requirements of
Health and Safety Code Section 33433 (Summary Report) were made available for public
inspection consistent with the requirements of Health and Safety Code Section 33433;
WHEREAS, a joint public hearing of the City and the Agency on the proposed DDA was
duly noticed and held in accordance with the requirements of Health and Safety Code Section
33431, and at that hearing the City and the Agency evaluated the Summary Report and all of the
information, testimony, and evidence presented during the public hearing;
WHEREAS, the sale and redevelopment of the Property will assist in the elimination of
blight and will further the goals of the Implementation Plan for the Alkali Flat Redevelopment
Project Area by the assembly of irregular and underutilized parcels of real property for
construction of high quality, transit-oriented commercial buildings, for the provision of child
' care services and training and employment opportunities to residents of Alkali Fld, Central City,
and other City and County neighborhoods, and by stimulating development activity and support
for neighboring businesses; and
I
WHEREAS, the consideration for the Property pursuant to the proposed DDA will be not
less than the fair reuse value of the Property as set forth in the Summary Report.
BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SACRAMENTO:

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
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Section 1. The City Council hereby finds and determines, based upon substantial
evidence provided in the record before it, that the consideration for the disposition of the
Property pursuant to the terms and conditions of the proposed DDA is not less than the fair reuse
value of the Property in accordance with the covenants and conditions governing the Property
and the development costs required under the proposed DDA.
Section 2. The City Council hereby finds and determines that the disposition of the
Property pursuant to the proposed DDA will assist in the elimination of blight.
Section 3. The City Council hereby finds and determines that the DDA is consistent with
the Implementation Plan for the Alkali Flat Redevelopment Project Area.
Section 4. The City Council approves the DDA and related agreements with the
Developer for the purchase and sale and development of the Property as provided ^in the DDA.

MAYOR
ATTEST:

CITY CLERK

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
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PUBLIC NOTICE
Notice of Hearing and Information on the Proposed Disposition of Property in the Alkali
Flat Redevelopment Area.
NOTICE IS HEREBY GIVEN THAT THE REDEVELOPMENT AGENCY OF THE
CITY OF SACRAMENTO will hold a public hearing on the disposition o real property
at 317-429 12`h Street, Sacramento California, 95814 pursuant to Section 33433 of the
Health and Safety Code of the State of California.
The hearing is scheduled as follows:
SACRAMENTO HOUSING AND REDEVELOPMENT COMMISSION
February 16, 2000
6:00 P.M.
COMMISSION ROOM
600 I Street
Sacramento, California 95814
REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO
February 29 , 2000
2:00 P.M.
CITY HALL
915 I Street, 2"d Floor
Sacramento, California 95814
Any persons or organization desiring to be heard on the proposed land disposition will be
afforded an opportunity to speak at said hearings.
The Property subject to disposition by the Redevelopment Agency o
Sacramento is located at 317-429 12`h Street.

the City of

The aforementioned property will be rehabilitated for rental housing by The 12`h Street
Partnership for Montessori Education, LLC.
I
The report relating to this proposed disposition is available for public inspection on or
before February 14, 2000 at the following address:
I
Sacramento Housing and Redevelopment Agency
Agency Clerk
630 I Street, 3`d Floor
Sacramento, CA 95814

^
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