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June 14, 2000
Redevelopment Agency of the City of Sacramento
Sacramento, California

OFFICE OF THE
CITY CLERK

Honorable Members in Session:
SUBJECT:

RECOMMENDATION TO APPROVE A CONCEPTUAL TERM SHEET AND
REQUEST AUTHORIZATION TO NEGOTIATE AN OWNER PARTICIPATION
AGREEMENT WITH POST APARTMENT HOMES, LP FOR THE DEVELOPMENT
OF "CAPITOL PARK by POST, CITY APARTMENT HOMES"

LOCATION/COUNCIL DISTRICT:

Council District 1
City Block bounded by 5' and 7`' Streets and 0 and P
Streets

RECOMMENDATION:
This report recommends that the Redevelopment Agency of the City of Sacramento ("Agency") adopt
the attached resolution which:
â

Approves a Conceptual Term Sheet between the Agency and Post Apartment Homes, LP (Post)
identifying general terms and conditions regarding the proposed development of Capitol Park by
Post that will be the subject of the negotiations for an Owner Participation Agreement.

â

Authorizes the Agency to enter into a 120-day period of negotiation for an Owner Participation
Agreement (OPA) for the development of Capitol Park by Post project.

CONTACT PERSON:

Michelle Nelson, Senior Management Analyst, 264-7064
Wendy Saunders, Downtown Development Manager, 264-8196

FOR COUNCIL MEETING OF: June 27, 2000
SUMMARY:
The resolution authorizes the Agency to approve the Conceptual Term Sheet between the Agency and
Post which identifies the general terms and conditions of the proposed development of Capitol Park by
Post, and authorizes negotiation of an OPA with Post for later consideration by Council.
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BACKGROUND:
In order to implement the City's vision of transforming the downtown into an 18-hour day, the city has
identified construction of urban residential projects as one of the priorities of Downtown revitalization.
As such, staff has identified a developer, Post Properties, Inc., that believes in developing urban
residential projects that allow residents to live, work, and play within a pedestrian- and transit-oriented
neighborhood. Post is interested in establishing a presence on the West Coast, and has selected
Downtown Sacramento as one of its first entries into the West Coast market.
Developer Description
Since 1971 the Post Organization has enjoyed a track record of successful apartment development and
management. It has a reputation for quality and customer service and is recognized nationally and
internationally for building better neighborhoods. Post operates as a self-administered and self managed
equity real estate investment trust (REIT), with its primary business consisting of developing and
managing Post brand-name apartment communities. Attachment 1 describes the Post Organization in
more detail.
Post develops communities with the intention of operating them for long periods of time relative to the
standards of the apartment industry. Post and its affiliates typically only sell apartment communities
after holding them for investment periods of seven to twelve years after development. Key elements of
Post's success are its reliance on an investment building strategy that includes selecting sites in niche
and infill locations in strong primary markets; consistently constructing new apartment communities;
and conducting ongoing property improvements.
In the industry, the Post brand name is synonymous with quality upscale apartment communities that
are situated in desirable locations and provide superior residential services. Staff believes Post achieves
this by its uniformly high-quality construction, award-winning landscaping and numerous amenities,
such as site business centers, on-site courtesy officers, and state-of-the-art fitness centers.
Nationwide, Post owns approximately 35,690 apartment homes in 103 communities, including 4,737
units currently under construction. Ultimately, Post is interested in developing a minimum of 1,000
units in the Sacramento's downtown core.
Project Description
.Capitol Park by Post represents a significant catalyst opportunity for housing in Downtown Sacramento.
It is a large-scale urban design project and is proposed to be a fully market-rate apartment rental
project. This project will contribute to the surrounding neighborhood by providing a high-quality
residential product and by activating the street with a variety of pedestrian scale amenities and
streetscape improvements. A description of the proposed project is outlined in Attachment 2.
Significant project features include the following:
•

Approximately 280 apartment units constructed with high quality materials throughout the
interior including cabinets, flooring appliances
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•
•
•
•

Ground-floor retail/home office (flex) space to help activate the street environment
Multiple courtyards with fountains to create informal gathering places
Structure parking garage architecturally finished and located to minimize its visibility from
the street frontage.
Restoration of the street grid by opening 6`' and 0 Streets

The proposed development is located on approximately 3.5 acres of land bounded by 5' and 6' / 0 and
P Streets (Attachment 3). A conceptual site layout and street section drawings of 0 streets are
illustrated in Attachments 3A and 3B. Attachment 4 and Attachment 5 show pictures from
completed Post projects that exemplify the quality and character of the housing and streetscape concepts
proposed. Total development and public infrastructure costs are currently estimated at approximately
$39.0 million, of which it is contemplated that Post will fund $32.1 million and the Agency will fund
$6.9 million.

Term Sheet
The Agency and Post through the attached Conceptual Term Sheet (Attachment 6) have identified the
basic business terms and conditions to form a "public/private partnership" to redevelop the subject
block in downtown Sacramento (Capitol Park Area). The Term Sheet acts as the basis upon which an
OPA will be negotiated. The following major business terms are as follows:

•

Public Assistance
a) The Agency will provide public assistance in the amount of $6,920,000 for purpose of
reducing various eligible project costs, in accordance with applicable state laws. The
Agency anticipates that these funds will be made available through a combination of a loan
from California Infrastructure and Economic Development Bank (CIEDB), available tax
increment funds, and tax allocation bond financing based on tax increment revenue projected
to be generated by the project.
b) The public participation provided to the project will be subject to an enforceable document
identifying conditions that will ensure the ability to repay financial obligations generated by
the project, assure that the project is completcu as represented, and that the property is
owned and operated by Post for a specific period of time.

•

Land Assemblage
a) Post is responsible for acquiring the 3.5-acre tract of land, demolishing all existing
improvements and handling appropriate environmental remediation, if any.

•

Replacement Housing and Tenant Relocation
a) Post, and/or the property owner, as determined by both parties, will assure the Agency that
any tenant relocation requirements that might be created by the proposed project in
accordance with applicable state law will be met without cost or obligation of the Agency.

3

Redevelopment Agency of the City of Sacramento
Capitol Park by Post
Page 4

b) Post and the City agree to address how the housing replacement requirements that might be
created by the proposed project will be met, including respective parties' obligations for
inclusion in the OPA.
FINANCIAL CONSIDERATIONS:
The Agency anticipates providing $6,920,000 of assistance to the project. It is anticipated these funds
will be made available through a combination of a California Infrastructure and Economic Development
Bank (CIEDB) loan funds, available tax increment funds not subject to affordable housing
requirements, and tax allocation bond financing based on projected tax increment revenue to be
generated by the project. Staff will evaluate and identify final funding sources in the Owner
Participation Agreements. The anticipated public participation sources and uses are identified as
follows:
1.

$2,164,000
CIEDB Funds
The staff will apply for a state CIEDB loan for infrastructure improvements required by
the project. These improvements include reconstructing 6`' and 0 Streets and associated
sidewalks, lighting and landscaping. The City will own the streets which will be open
for public vehicular and pedestrian travel.

2.

$3,100,000
Tax Allocation Bond Financing
The tax increment revenues generated by the project will support the estimated debt
financing based on 80% of the projected tax increment revenue. The subsequent bond
proceeds will be used in the construction of the project. These funds will not include the
20% set-aside portion of the projected tax increment revenue.

3.

$1,656,000
Tax Increment Funds
The projected gap financing required by the project as the project cost cannot be fully
supported by anticipated rents and tax increment proceeds pledged to the project. These
funds are 80% tax increment funds and are not subject to the affordable housing
requirements. The anticipated benefits of the public investment are realized in the
multiplier effect. The economic impact that is realized by the construction of housing and
subsequent residents, specifically, the increased employment opportunities, increased
needs for local goods and services, increased sales tax revenue.

ENVIRONMENTAL CONSIDERATIONS
The proposed project is subject to environmental review prior to approval of an OPA or applicable City
entitlements.
POLICY CONSIDERATIONS
The actions proposed in the staff report are consistent with the economic development goals of the
Merged Downtown Redevelopment Plan and related Five-Year Implementation Plan 2000-2005, and
Central City Housing Strategy.
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ESBD CONSIDERATIONS
Not Applicable.

Respectfully Submitted,

APPROVED:

ders, Manager
Wendy
Downto , Development

And ew J .
Dire or
Economic

RECOMMENDATION APPROVED:

ROBERT P. THOMAS

s

ATTACHMENT 1

OST
PROPERTIES

Fact Sheet
One of the largest developers and operators of upscale multi-family
apartment communities in the United States. Headquartered in Atlanta,
Post Properties operates as a self-administered and self-managed equity real
estate investment trust (RETT) whose primary business consists of
developing and managing Post® brand-name apartment communities.
While recognized as a pioneer in branding resort-like suburban apartment
communities, Post has ventured aggressively over the last decade into the
creation of high-density, mixed-use neighborhoods in urban and infill
settings.

Description:

Vision statement:

To Build Better Neighborhoods'm

Mission Statement:

To Provide the Superior Apartment Living Experience for Our Residents

Size and scope:

•

$2.6 billion corporation

•

More than 2,000 employees

•

Nationwide, Post Properties owns more than 35,000 apartment
homes in over 100 communities, including nearly 5,000 units
currently under development.

•

Current markets of concentration include Atlanta, Austin,
Charlotte, N.C., Dallas, Houston, Denver, Phoenix, Nashville,
Tenn., Tampa and Orlando, Fla. and the Washington, D.C. area

•

Founded in 1971 by 26-year-old entrepreneur John Williams

•

Expands into Florida, 1985

•

Expands into the greater Washington, D.C. area, 1989

•

Goes public as a REIT (real estate investment trust) on the
New York Stock Exchange, 1993

•

Moves into Nashville, Tenn., 1995

Milestones:

i

Po-1

trn•.

One Riverside I 4-t01 Northside Parkway ^ Suite 800 1 Atlanta, Georgi a 30327-3057
Phone 40-t.846.3000 ^ Fax 404.846.5001
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Affiliated
companies:

Leadership:

Resident profile:

•

Expands into Charlotte, N.C., 1996

•

Merges with Dallas-based Columbus Realty Trust, 1997

•

Begins redevelopment of hospital campus in Denver and historic
hotel site in Houston, 1997

•

Breaks ground on urban villages in downtown Phoenix and Tampa,
Fla., 1998

•

Moves headquarters to Riverside by Post" , Atlanta's first neotraditional village, 1998

•

Expands into Austin, Texas, 1999

•

Dallas headquarters moves to Addison Cirde by Post, a new
urbanist transit-oriented development (TOD) in Dallas, 1999

•

RAM Partners, which provides third-party residential asset
management for public and private clients, founded 1990

•

Post Landscape Group, which provides landscape planning and
services to outside public and private concerns, founded 1990

•

Post Travel, Inc., a full service travel agency

•

John A. Williams, founder, chairman and CEO

•

John T. Glover, vice chairman

•

Jeffrey A. Harris, president and COO

.

W. Daniel Faulk, Jr., president, Post Apartment
Development

•

Upscale professionals and empty-nesters; current focus is on "renter
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by choice" market
Post community
hallmarks:

Notable facts:

Contacts:

•

New developments are new urbanist projects, enhancing existing
neighborhoods while creating unique living options for residents

•

High-tech security

•

Environmentally sensitive and award-winning landscape design and
maintenance

•

Energy-efficient construction with PostSmart' units wired for
high-tech uses, including surround sound and Internet access

•

Resort-like services, such as on-site fitness centers with free aerobics
classes, dry cleaners, business centers, etc.

•

Active social programming

•

Long-term resident commitment

•

First national apartment developer to brand all properties with
common name

•

Largest corporate end-user of spring flowers from Holland in the
United States

•

Major corporate donor, devoting significant financial and in-kind
resources to many charitable efforts in the markets where it does
business

•

Strong focus on customer satisfaction

•.

Focus on employee training and retention

•

Numerous awards

Janie Maddox
Post Properties, Inc.
(404) 846-5056
(404) 846-5001 (fax)

or

Brian Brodrick
Jackson Spalding
(404) 724-2513
(404) 874-6545 (fax)
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CAPITOL PARK BY POST
PROPOSED PROJECT DESCRIPTION

1.

LOCATION
•

II.

DESIGN PRINCIPLES
•

•
•
•

•
•
•
•
•
•
•
•
•

III.

Restoring the super-block's street grid by opening 6" and 0 streets in order to activate the street for
potential retail and home office use, create a self-policing environment, and due to the shorter blocks,
promote frequent opportunities for community interaction
Building to the sidewalk to create an urban form (although this particular site imposes a larger than
usual setback due to the large street trees on 5`' and 6`h Streets)
Constructing high quality streetscape that will include brick-paver sidewalks and large container
grown trees complementing the large trees located in the public right of way
Creating a porous building envelope with multiple individual stoop entrances and courtyard "peek"
views. The community will not have "security" gates at the sidewalk but will be open to the
neighborhood
Pedestrian oriented public spaces
Ground floor retail or home office space (flex) to also help activate the street environment
Multiple courtyards with fountains and fireplaces to create informal gathering places.
Vertical plantings (ivy, window boxes, etc.), shutters, awnings, to vary building block face
Bay windows, cantilevered balconies, easement windows to blur definition of interior and exterior
space
Concrete structured garage architecturally finished and located with minimal presence on the public
street so as to preserve the street frontage for enjoyment by people.
Controlled access buildings with magnetic keyed entries, TV monitored visitor entries, and secured
parking
High-grade quality materials throughout interior including cabinets, flooring, plumbing fixtures trim
package, appliances, etc.
Possibility of loft units with high ceilings and expansive windows

PUBLIC INFRASTRUCTURE IMPROVEMENTS
•

IV.

Located on the western half of the Capitol Towers super-block (see attachment 2A).

Introduce the street grid back into the super-block, and make certain streetscape improvements to the
0 and 6`h Streets pedestrian easements and then to dedicate them as streets (public right-of-way) back
to the City of Sacramento.

PROJECT ECONOMICS AND GENERAL DATA
•
•
•
•
•
•
•
•

Number of Units
Apartment Gross Square Feet
Possible Flex/ Retail Square Feet
Land Cost/Unit
Estimated Cost of General Contract
Total Capitalized Cost
Proforma Rents
Proforma Expenses

280+/245,000
10,000
$7,161
$81/GSF (Excluding parking structure)
$39,000,000
$1.40/SF
$3,885/unit including reserves

q
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CAPITOL PARK BY POST
PROPOSED DEVELOPMENT SITE
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ATTACHMENT 3A

CAPITOL PARK BY POST
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ATTACHMENT 6

Capitol Park by Post
Term Sheet
Sacramento, CA
May 15, 2000
A.

B.

INTRODUCTION
1.

The City of Sacramento and the Redevelopment Agency of the City, to the extent of their respective
authorities (the "City") and Post Apartment Homes, L.P. ("Post") desire to form a 'public/private
partnership' in the form of an Owner Participation Agreement (the "OPA") to re-develop a portion of
a downtown super-block ("Capitol Park") on land owned by the Scheuer Family Trust ("Scheuer").
The super-block is located between 5'h and 7th and N and P Streets in downtown Sacramento.

2.

The City has identified construction of urban residential projects as one of the priorities of Downtown
revitalization, in order to help implement the City's vision of transforming the downtown into an "18
hour city." As one of the preeminent developers of urban residential projects in the country, Post
embraces "New Urbanism" design principles that will allow residents to live, work, and play within a
pedestrian and transit oriented neighborhood. Post wishes to develop a minimum of 1,000 units in the
Sacramento's downtown core.

3.

Capitol Park, Post's first Sacramento development will be built on approximately 3.5 acres of land
bounded by 5ei and 6`s and N and P Streets. It will consist of approximately 275 apartment homes and
may include ground floor; neighborhood-serving retail uses in conjunction with the project. Total
development and public infrastructure costs are currently estimated at approximately $39.0 million, of
which it is contemplated that Post will fund $32.1 million and the City will fund $6.9 million.

4.

The following paragraphs set forth the basic business terms and conditions of an OPA. Upon
finalization of this Term Sheet, a draft OPA will be prepared incorporating these terms and conditions
as well as other customary business and legal provisions. The parties will endeavor to secure
approval of the OPA by the City Council by September 30, 2000.

PUBLIC FINANCING
1.

$6,920,000

The City will provide public financing participation in the amount of $6,920,000 for the project as
follows:
A).

In order to restore the 0 Street and 6`h Street grid on the super-block, the City will fund up to
$2,164,000 in cost associated with City approved public infrastructure improvements,
including street improvements, sidewalks, landscaping and lighting. The City anticipates
that these funds will be made available through a combination of City Gas Tax Funds,
California Infrastructure and Economic Development Bank (CEIDB) loan to the City, and/or
other public funding sources. An agreed upon schedule for construction of the public
infrastructure improvements will be included in the OPA.

B)

The City will provide approximately $1,656,000 of available tax increments for purposes of
reducing various eligible project costs, in accordance with applicable state laws.
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C)

C.

2.

The public financing participation to be provided to the project by the City will
be subject to an
enforceable document identifying conditions that will ensure the City's ability to repay financial
obligations generated by the project, assure that the project is completed as represented, and that the
property is owned and operated by Post for a specific period of time. Specific terms and requirements
will be negotiated for inclusion in the OPA.

3.

If project costs significantly change as a result of matters that were not reasonably foreseeable at the
time of negotiations the parties will participate in good faith negotiations regarding adjustments to the
public financing.

LAND ASSEMBLAGE AND PROPERTY CONVEYANCE
1.

D.

F.

The City will provide an additional 53,100,000 in bond financing based on tax increment
revenue projected to be generated from the project. No part of these funds will require to be
set-aside for affordable housing.

Post has the 3.50-acre tract of land under contract with Scheuer and is responsible for acquiring the
land, demolishing all existing improvements, removing those trees identified on the Site Plan, and
handling appropriate environmental remediation, if any, at the sole cost and expense of Post.

REPLACEMENT HOUSING, TENANT RELOCATION
1.

As to tenant relocation, Post, and/or the property owner, as determined by and between the parties,
will assure the City- and that any tenant relocation requirements that might be created by the proposed
project in accordance with applicable state law will be met without cost or obligation of the City.

2.

As to any housing replacement requirements that might be created by the proposed project, Post and
the City agree to address how these requirements will be met, including respective parties' obligations
for inclusion in the OPA. To that extent, if there are affordable housing units that have been or are
being publicly financially assisted by the City, the City will attempt to count such units toward the
replacement housing obligation of the proposed project (if any) as long as such units qualify as
replacement housing, are not being used to comply with replacement obligations of other projects and
such units meet the identified replacement obligations of the proposed project.

GENERAL PROVISIONS
The City will assist Post in expediting where possible the necessary public approvals and entitlements
to allow the residential project being proposed including zoning, and building code variations needed
to accommodate the neo-traditional design of Capitol Park. The City will not, however, be obligated
to change or violate any laws and regulations or any of its established processes and procedures. The
OPA will establish appropriate target dates for City action on Post's requests for such approvals.

G.

TERM SHEET NOT BINDING
1.

This Term Sheet does not create a binding legal obligation on the part of Post or the City and does not
constitute an offer, a contract, an agreement or an agreement to agree, but has been prepared and
executed to serve as an aid in the preparation and negotiation of future legal documents.
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2.

City Staff has no authority to bind the City with regards to the project, whether by this Term Sheet or
otherwise. No action of the City in furtherance of this Project shall give Post any rights unless and
until the City Council has conducted independent environmental review, reviewed the proposed legal
documents and approved the project and project documents.

3.

The specific terms and amounts of the City's financial participation itemized in this Term Sheet are
subject to further analysis of the development program and subsequent operating proforma.

4.

This Term Sheet does not set forth all essential terms of the proposed transaction. Certain essential
terms have not been agreed upon by the parties and are subject to fiirther discussion and negotiations.
No obligation by either party will exist unless and until the parties have complied with all applicable
laws and regulations which are conditions to such agreement, have duly authorized and have executed
a formal written contract approved by their respective counsel, covering the terms of this letter and all
other essential terms of this transaction.

5.

Neither Post nor the City may claim any legal right against the other by reasons of any actions taken
in reliance upon this Term Sheet, including, without limitation, any partial performance or
expenditure of time and money in anticipation of entering into a binding legal documents.

6.

The execution of this Term Sheet, and any subsequent agreements that may be executed pursuant to
its terms shall be contingent upon the approval of the project by the City. Nothing herein is intended
to limit the discretion of the City in the review of the application for the project, which will be subject
to all necessary public hearings and findings as required by City ordinance or State law.

Agreed and accepted this
day of May, 2000

Agreed and accepted this
f1 day of May, 2000

By:

By: Post Apartment Homes. L.P.
By: Post G.P. ol gs Inc, General Partner

Redevelopment Agency of the
City of Sacramento

By:

By:

Andrew Plesci
Director
Economic Development Department
City of Sacramento

M. t hen Meek
Direc
f New Markets
Post Apartments Development,
a Division of Post GP Holdings, Inc.
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RESOLUTION NO. -;1vADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY SACRAME
ON DATE OF

RESOLUTION AUTHORIZING THE APPROVAL OF A CONCEPTUAL
TERM SHEET BETWEEN THE AGENCY AND POST APARTMENT
HOMES, LP (POST) IDENTIFYING GENERAL TERMS AND CONDITIONS
REGARDING THE PROPOSED DEVELOPMENT OF CAPITOL PARK BY
POST THAT WILL BE THE SUBJECT OF THE NEGOTIATIONS FOR AN
OWNER PARTICIPATION AGREEMENT, AUTHORIZATION TO
NEGOTIATE AN OWNER PARTICIPATION AGREEMENT FOR THE
DEVELOPMENT WITH POST APARTMENT HOMES, LP.

BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY OF
SACRAMENTO:
Section 1.
The City Manager or Thomas V. Lee, Deputy City Manager, as designated
signatories, are authorized to approve a Conceptual Term Sheet on behalf of the Agency,
between the Agency and Post Apartment Homes, LP identifying general terms and conditions
regarding the proposed development of Capitol Park by Post that will be the subject of the
negotiations for an Owner Participation Agreement.
Section 2.
The City Manager or Thomas V. Lee, Deputy City Manager, as designated
signatories, are authorized on behalf of the Agency to enter into a 120 day period in which to
negotiate an Owner Participation Agreement for the development of Capitol Park by Post
proj ect.

MAYOR
ATTEST:

CITY CLERK

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:

