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Introduction T

A Orange Coast Junior College District established in 1947

A Coast Community College District expanded to include Golden
West College (1966) and Coastline College (1978)

A Serves 105 square miles in Orange County including 10
suburban coastal communities

A Weather, beaches, and attractions make our location a
popular destination

A Community devel opment-fadtioviamide g7,
redevelopment projects

A Median home prices are approximately $750,000
A Current rental vacancy is less than 2%
A Why leave?

People want to come here, but we have no place to put them!




Presentation Overview e

From concept to completion Coast Community College District will have
iInvested approximately six years in developing our P3 Student Housing
project. This presentation will review fundamentals, examples, and lessons
learned in four subject areas:

A Is P3 For Me? (Exploring Project Feasibility)

A Selecting a P3 Partner

A Putting together a viable deal (Pre-development Phase)
A Where are we going? (Executing the deal)



Is P3 for Me?
(Exploring Feasibility)

- 3.0 years



Overview of P3 o

A A public-private partnership (P3) is a cooperative arrangement between two
or more public and private sectors, typically long-term in nature

A P3 can cover hundreds of different types of contracts with a wide range of
risk allocation, funding arrangements, and statutory requirements

A Typically involves a private entity financing, constructing, or managing a
project in return for a promised stream of payments from a government
entity or from users over the life of the project

| f you have done one P3 deal éyou

h



P3 In Higher Education ComtCaiges

A Student Housing

A Athletic/Event Space

A Research Facilities

A Food Services and Coffee Houses
A Parking Structures

A Student Unions

Any project in which a revenue compon
opportunity for positive return.o



Preliminary Feasibility4 months) Comtateges

A Conduct a preliminary feasibility
for positive return.o

A Coast conducted a comprehensive Asset Management Study

A Student Housing at Orange Coast College, amongst other projects, were
suggested as potential opportunities

A Results of this study were presented to BOT at which time the Board
directed further exploration of Student Housing project

After a preliminary financial feasibility assessment, it became apparent
that Coast wanted the value of a P3 project to extend beyond just
finances

St



LESSON #1: CHANGING OUR MINDSET

Educational Outcomes (\TUTIONAL My

o
N N
market Demand

Enrollment Management

Campus Community

Project

Financial Performance Concept

Establish a set of strategic goals and objectives that addresses
student needs, institutional mission, and financial viability




Develop Strategic Drivers Comtateges

Enhance the campus experience for all students, faculty and staff.
Create a campus location supportive of a 7-day a week campus.
Achieve completion of student housing by summer 2020.

¢ ¢ ¢ o

Create a financing mechanism that enables a ground lease between 20 and
30 years.

L4

Provide positive cash flow for OCC to support indirect costs of adding housing
to campus.

¢ Create substantial programmatic and spatial ties to academic and student
services to support student development.

Support OCC’s Campus Facilities Master Plan.

Create opportunities for increased pedestrian and bicycle access to the
Project.

¢ Achieve significant facility and operational savings from efficient design.
¢ Maintain student housing affordability within the local market.



Strategic Drivers (cont.) CotCalsges

. Provide economic development for the Costa Mesa community.

. Provide a sustainable, environmentally appropriate facility that is energy and
water efficient.

. Minimize the cost and funds required to develop, design, construct, finance,
operate and maintain the Project.

. Maximize, to the extent reasonably practicable, the use of firms and entities
resident in Orange County.

¢ Seek private sector innovation and efficiencies, and encourage financing and
design solutions that respond to actual and anticipated environmental
concerns, permits and commitments.

. Enhance the College’s strategic goal of being a preferred destination for
learning.

. Provide broad based services to keep students on campus.
. Integrate with non-residential life activities / facilities.

. Minimize risk to the District’s operating budget and obligations.



Detailed Feasibil it}éo months) Coast Colleges

A Constituent Meetings, Focus Groups, & Intercept Interviews
A Qualitative & Quantitative Surveys

A Product Analysis & Local Housing Market Analysis

A Zoning and Entitlement

A Financial Analysis

- Use strategic drivers and risk tolerance to narrow in on potential P3 structures
- Long-term Revenue Projection

- Underwriting Research

- Indirect & Operational Cost Impact



Financial Analysis ComtCaioges

W

College i National 100% Equity
Self-Develop 501(c)3 (REIT)
: Foundation i
College- Debt/Equity
affiliated
Foundation

18 different legal and financial P3
structures were identified based on

the project Strategic Drivers.
Institutional risk tolerance further
reduced our study to 5 options.




Risk Assessment

Coast Colleges

College Aff. 501(c)(3) Nation. Debt / Equity 100% Equity
501(c)(3)

Risk Profiles

Occupancy Risk Highest High Moderate Low Low

Construction/Schedule Risk High Moderate Moderate Low Low

Financingisk Low Low Low High Moderate

Return/Impact Profiles

Project Developm€uontrol High Moderate Moderate Low Low

Financial Return to College Highest High High Low Moderat®

Low

Operational Control Highest High High Moderatto Moderatto

Low Low




LESSON #2: EMPOWER YOUR EXPERTS

You wonot have all t he answer s!
experience in P3 ventures

Allow advisors to work directly with constituents, answer guestions,
and address concerns

Provide updates to constituents early and often in the process

Provide continual reassurance and steadily increase support in an
otherwise unfamiliar endeavor

Changing institutional culture takes time, and you must take every
opportunity to make constituents more comfortable with the idea




Selecting a
Private Parther

- 10 months-



Procurement Options Comtateges

A Sale or Lease with Option to Purchase (Ed Code §81360 et seq)

A Subject to all requirements under Surplus Land Act

A Ground Lease (Ed Code §81378 et seq)

A Pass a resolution (2/3" vote) establishing a minimum price and terms

A Set a time not less than 3 weeks thereafter at which sealed proposals will be received and
considered by the Board

AfisSeal ed proposal that is the highesto shall
A Board of Governors may grant a waiver from requirement to accept highest responsible bid

A Joint Occupancy (Ed Code §81393 et seq)

AfLet to any private person, firm, or corpor a
A Must provide construction or improvement for the joint use of District and private entity

A Resolution to declare the Boardés intent to
ABoard may fiselect the proposal which best me



Selection Process e

A Two-step process:

A RFQ

A Development history, staffing plan, case studies (references), development
approach

Alnterview to determine fAbest fito with C
A Shortlisted from 10 to 4 teams

A Conceptual Plans/Cost Estimate

A Financial Model

A Operations Plan

A Confidential Pre-proposal Meetings
A Site Visits



Key Considerations Comtateges

A Single Developer vs. Development Team (local expertise)

A Experience with transitioning from commuter to residential population
(UNLV)

A Positive feedback from other institutions

A Seamless integration into existing campus operation



Coast Structure

Coast Community
College District /
Orange Coast College

Student Life Orange Coast College
Fulfillment Students

Project Support
: Ground Lease / .
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& Agency Services Student
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f
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George K Baum & Co.
Investment Banker




Coast Structure (cont.) oS

> BNY MELLON




