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 Through Resolution 9467 on December 20, 2018, the Board of Commissioners 

authorized a First Amendment to the Exclusive Right to Negotiate a Master Development 
Agreement (“MDA”) with the Developer. 

  
 On November 26, 2019, the Board of Commissioners received a full report and overview 

of the draft One San Pedro Transformation Plan, the culmination of planning work 
undertaken through the Choice Neighborhoods Implementation grant which was 
subsequently submitted to the Department of Housing and Urban Development in final 
form February 28, 2020. 

  
ISSUES: Pursuant to the RFP and the executed ENA, the Authority and the Developer engaged in 

a master planning process with residents and community stakeholders that resulted in a 
Preliminary Community-based Development Concept (“Development Concept”) for the 
redevelopment of the Property which will be used as the basis for entitlements and 
environmental review. 

  
 Stage One of the ENA 
 Over the course of a year the Developer, in consultation and cooperation with the 

Authority, has completed their Stage One contractual responsibilities. The following 
outlines the various completed components of the Development Concept.   

a. Development Program and Community Benefits Plan –  A housing program has 
been developed which conceives of expanding Rancho San Pedro’s 478 units to  
a density that will range between 1,264 to 1,390 new units. The housing will 
strongly emphasize the expansion of affordable options in both rental and 
ownership with one- to five- bedroom mixed income rental units and 64 to 77 for 
sale homes. The new housing is designed to settle comfortably into the network 
of existing streets and blocks in the neighborhood. Each building will have 
amenities specifically for the residents who live there and will include a number of 
centralized amenities, services and commercial spaces open to the broader 
community. The current plan creates opportunity for a senior building which was 
highly desired by the community and commits to integrating permanent supportive 
housing units into the development, if funding allows. The current plan is 
conceived of for only the 21-acres of property which make up Rancho San Pedro 
and does not require acquisition of additional property for implementation. 
Amenities built into the draft Development Concept include nearly five acres of 
new publicly accessible open space, over 90,000 square feet of ground floor 
commercial space set aside for neighborhood serving retail and community 
partners and nearly a mile of new bikeways and over three miles of new 
pedestrian paths with multiple transits transportation improvements (See 
Attachments 2 and 3, Community Amenities Plan and Design Themes).  

b. Preliminary Financing Proposal - A development budget including costs 
estimates, an operating budget, a financing plan for the land development costs 
and the vertical construction costs has been developed. The current plan 
assumes a mix of 4% and 9% tax credits on nine proposed affordable projects 
and access to competitive allocations of State and Federal funds to off-set costs. 
None of these funds have been acquired to date and it is staff’s observation that 
there may be too high a reliance on 9% tax credits and unit construction budgets 
may need to be further increased to meet HACLA’s desire for high-quality finishes 
and building out an intensive amenity and infrastructure plan. The plan 
incorporates two large 80-20 projects and two phases of ownership housing that 
includes both market and affordable which has not been fleshed out enough to 
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properly analyze. The total estimated vertical cost is over $700 million including 
related off-sites. It does not include the cost of ownership development and a 
network of parks, plazas, sports fields and community centers, which may be 
funded through tax credits if the amenity can be integrated into vertical 
development or through local and state water and open space measures, grants 
and tools like an Infrastructure Finance Districts. (See Attachment 4, Financial 
Feasibility Summary). 

c. Preliminary Site Plan - A preliminary site plan had been created to include building 
density, massing and points of ingress and egress and general location of all 
proposed work. Building heights will gradually climb from four to eight stories 
within the center of the site and along Harbor Boulevard which will accommodate 
greater residential density and additional ground floor programming. Residential 
unit density may vary from 30 units per acre to 150 units per acre. Building heights 
will be scaled down by building underground parking garages, with multiple levels 
of below-grade parking. Every building will have its own secured parking garage 
with secured access. A robust infrastructure network plan has also been 
developed to include streets, sidewalks, storm drains, gas line, water and sewer 
connections, electric service and telecommunications. Existing infrastructure will 
need to be updated and a development plan has been identified to strategically 
reduce resident disruption and impact, coupled with a build-first approach. The 
infrastructure costs are estimated to cost under $40.0 million.  

d. Preliminary Schedule of Performance – A preliminary schedule of performance 
has been completed which details land use entitlements, financial commitments, 
the submission of construction plans to the Authority and the commencement and 
completion of the revitalization. It is anticipated that the approval of site-wide 
entitlements through a Specific Plan and first phase construction plans and 
financing will conclude in late 2022. Taking into consideration HACLA’s 
commitment to its Build First Model, the redevelopment efforts will span 16 years 
and if conditions become more favorable, if could possibly compress the 
redevelopment into 12 or 14 years. Under this phasing strategy, some relocation 
of current residents will be required during the initial phases. To achieve this 
relatively aggressive planning phase, One San Pedro has invested early in a 
significant amount of technical studies that will be used as a basis for 
environmental analysis including Geotechnical, Infrastructure assessments, 
Phase I and Phase II environment assessments, Housing and Commercial 
Market Analysis and Historic reviews (See Attachment 5, Project Phasing and 
Development Schedule). 

e. Revised Stage 2 Budget and Schedule – The Developer has submitted a revised 
Stage 2 Budget which continues to remain within the original range of investment 
proposed but moves funding from line items now clearly identified as the 
responsibility of HACLA to additional funding for community engagement, work 
with the One San Pedro Collaborative and further architectural and engineering 
and consultant services to develop the Specific Plan. There are no significant 
changes to HACLA’s portion of funding, estimated at approximately $600,000 in 
cost for relocation, environmental review and related community outreach and 
entitlement work. However, the Developer has requested that HACLA commit to 
supporting the backbone organization that has been established to support the 
Human Capital Plan for the One San Pedro pre-development efforts at a 
commitment of $200,000 over the next two to three years. These funds will be 
matched 100% by the One San Pedro Collaborative for a total budget for the 
Alliance of $400,000. The Schedule for Stage 2 extends to 24 months from the 
original 18 months proposed but expects a Master Development Agreement to be 
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negotiated after twelve months into Stage 2. Staff recommends adopting both the 
new Schedule and Budget.  

 
Further, during Stage One, the Developer worked collaboratively with HACLA to create 
a robust resident and community engagement program and established a local office in 
San Pedro and a supporting nonprofit “Backbone” organization. 
 
Stage Two of the ENA 
Upon approval of the Preliminary Community-Based Development Concept by the 
Authority through the attached resolution, the Authority shall be responsible for managing 
and coordinating all environmental reviews, including all CEQA and NEPA documents 
and obtaining final approvals, prior to consideration of the MDA. The Developer shall 
provide information as may be required for the Authority to prepare or cause preparation 
and consideration of any required CEQA or NEPA documentation. The Authority shall be 
financially responsible for retaining one or more Environmental Review consultants, 
including a CEQA/NEPA consultant and environmental counsel, as needed. 
 
The Authority shall submit as part of the planning approval process, any required 
applications for an amendment to the General Plan, zoning change, or other entitlement 
approvals necessary to permit the construction of the Project. The Developer shall 
provide such conceptual site plans and preliminary designs for the Project to the Authority 
and the appropriate City departments.   
 
During Stage Two, the Authority and Developer shall develop a preliminary relocation 
plan for any necessary relocation or shall refine such plan as may have been included in 
the Preliminary Community-Based Development Concept. The Developer shall also 
develop an Authority-approved Section 3 Plan for the Project including a plan for initiating 
a training program for residents sufficiently in advance of construction to maximize their 
opportunities to obtain construction and non-construction jobs.  
 
Aside from amending the Stage 2 Budget and Schedule, no other terms of the approved 
ENA have changed and the Authority and the Developer shall begin negotiating the MDA 
and the Disposition and Development Agreement for the first Phase of the Project. Stage 
Two shall now have a term of 24 months, commencing on the date of Authority approval 
of the Preliminary Community-Based Development Concept and maybe extended by the 
President and CEO if progress is being made and there is outstanding CEQA, NEPA or 
entitlement processes that have not been completed at the end of the agreed upon term.  
 
The Developer shall be responsible for paying from its own funds or from other non-
Authority sources those costs and expenses necessary to carry out Stage Two activities 
under the ENA. If the Parties mutually determine that the Parties are not likely to reach 
agreement on one or more key terms necessary for the Project to proceed, the Authority 
shall reimburse Developer for 100% of any third-party costs incurred by Developer 
incurred in connection with the preparation of the Work Product in exchange for the Work 
Product to be assigned to the Authority. 

 
Investigation of Additional Sites 
With the Build First model in mind, during the ENA term, the Developer can continue to 
seek out properties in San Pedro that could be potentially suitable or appropriate to 
become a part of the Project or to become a part of any separate development activity 
by the Developer or the Authority should the Rancho San Pedro project not move forward.  
If the Developer and the Authority agree that any such site may be of possible future 
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benefit and is consistent with the Authority’s Acquisition Policy, the Developer shall use 
good faith efforts, at Developer’s sole cost and expense, to negotiate an option to 
purchase such property for a nominal non-refundable option price consistent with NEPA 
requirements (the "Developer Option"). In conjunction with the Developer's negotiation of 
the Developer Option, the Authority may agree to enter into a back-up option agreement 
with the Developer to purchase such property directly from the Developer or by 
assignment of the Developer Option with Board of Commissioners’ approval.  

 
Vision Plan:  

Place Strategy 1. Stabilize the Physical and financial viability of the conventional public 
housing portfolio. 
 
The revitalization of Rancho San Pedro is a response to the findings of prior physical 
needs assessments which revealed over $45 million in deferred maintenance and capital 
expenses within Rancho San Pedro and determined that the property had reached its 
useful life.  
 
Place Strategy 5. Expand HACLA’s role in the broader communities it serves to improve 
neighborhood-wide health and well-being. 
 
By co-founding the One San Pedro Collaborative and supporting the Rancho San Pedro 
Revitalization and human capital plan, HACLA is acting to support the larger community 
of San Pedro and remain an engaged owner and stakeholder in the community. 

 
Funding: The Chief Administrative Officer confirms the following: 
 
 Source of Funds: Provide funding of up to $200,000 in non-federal funding to support 

the One San Pedro Collaborative during the Stage 2 Term of the ENA.   
 

The Chief Administrative Officer confirms that sufficient Authority funds are available to 
fund this work from a portion of the 9901 Alameda settlement that has been earmarked 
for this Project and that the FY2020 budget will be modified to provide for up to $100,000 
to be available in the balance of this fiscal year. Remaining obligations will be funded in 
future fiscal years.    

 
 Budget and Program Impact: The Stage 2 activities contemplated as the responsibility of 

HACLA have been accounted for in the Authority’s adopted FY2020 Budget. There is 
sufficient funding to cover third party costs for environmental review, legal expenses and 
relocation work.  

 
Environmental Review:  
 
CEQA: The approval of a Development Concept does not commit the Authority or its Board of 

Commissioners to any action that may have a significant effect on the environment. The 
Development Concept allows HACLA to engage in further feasibility and planning and is 
not the approval of any specific project. This action is statutorily exempt from CEQA under 
Chapter 3, Article 18, Section 15262 and categorically exempt under Chapter 3, Article 
19, Section 15306 of California’s Code of Regulations.  

 
NEPA: The approval of a Development Concept is not a direct or indirect commitment by HACLA 

to approve a specific project or plan for Rancho San Pedro or a commitment to take any 
choice-limiting actions and is intended only for the purpose of determining feasibility and 
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further study of potential project alternatives. This action does not constitute approval of 
any project proposal or the acquisition of any property. Therefore, this action does not 
require NEPA review. 

 
Section 3: The work to be performed by the Authority under Stage 2 of the ENA and subsequently 

any of its consultants and/or subcontractors is subject to Section 3 requirements. The 
Developer shall use good faith efforts to identify employment opportunities for Section 3 
residents or businesses when entering into third-party contracts during the term of the 
EN and, when feasible, to provide a preference for consultants and contractors that offer 
such opportunities. The Developer shall provide quarterly reports to the Authority 
documenting Section 3 hiring or engagement. 

 
 
Attachments: 

1. Resolution  
2. Community Amenities Plan 
3. Design Themes 
4. Financial Feasibility Summary 
5. Summary Project Phasing and Development Schedule 
6. Stage 2 ENA Budget & Schedule 
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ATTACHMENT 1 

 

RESOLUTION
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RESOLUTION NO.______________ 
 

 
RESOLUTION APPROVING THE PRELIMINARY COMMUNITY-BASED DEVELOPMENT 
CONCEPT FOR RANCHO SAN PEDRO’S REVITALIZATION AND AUTHORIZING THE 

COMMENCEMENT OF STAGE TWO OF THE FIRST AMENDED AND RESTATED EXCLUSIVE 
NEGOTIATING RIGHTS AGREEMENT( “ENA”) BETWEEN THE HOUSING AUTHORITY OF THE 
CITY OF LOS ANGELES AND THE RICHMAN GROUP OF COMPANIES, CENTURY HOUSING 

CORPORTATION, AND NATIONAL COMMUNITY RENAISSANCE OF CALIFORNIA AND 
AMENDING THE ENA SCHEDULE AND BUDGET ATTACHMENTS TO INCORPORATE AGREED-

UPON REVISIONS INCLUDING $200,000 IN MATCHING FUNDING TO SUPPORT PRE-
DEVELOPMENT EFFORTS OF THE ONE SAN PEDRO COLLABORATIVE 

 
WHEREAS, the Housing Authority of the City of Los Angeles (the “Authority”) desires to 

transform the Rancho San Pedro public housing development (“Property”) into a mixed-income, mixed-
use, environmentally friendly, vibrant urban village, conducive to healthy living and economically 
progressive conditions through a redevelopment effort with a master developer (the “Project”); and 
 

WHEREAS, on August 23, 2018, the Board of Commissioners authorized the President and 
CEO to award an Offer for Exclusive Right to Negotiate a Master Development Agreement (“ENA”) to 
commence negotiations with the developer team comprising Richman Group of Companies, Century 
Housing Corporation, and National Community Renaissance of California (collectively, the "Developer" 
or “One San Pedro Collaborative”) regarding the terms and conditions for developing the Property and 
agreed to the First Amended Exclusive Right to Negotiate with the Developer on December 20, 2018; 
and 
 

WHEREAS, over the past year the Developer and the Authority have worked in concert under 
Stage One of the ENA to develop a Preliminary Community-Based Development Concept in line with a 
Transformation Plan (“One San Pedro Transformation Plan”), funded through a Choice Neighborhoods 
Planning grant; and 

 
WHEREAS, on February 28, 2020 HACLA submitted its final One San Pedro Transformation 

Plan to HUD and requested final documentation from the Developer to complete their obligations within 
Article 2 of the ENA; and  

 
WHEREAS, upon approval by the Authority, Stage Two of the ENA shall commence and the 

Authority shall then be responsible for managing and coordinating all environmental reviews, including 
all CEQA and NEPA documents and obtaining final approvals, prior to consideration and approval of the 
Master Plan and/or the Master Development Agreement (“MDA”); and 

 
WHEREAS, the Authority shall be financially responsible for retaining one or more Environmental 

Review consultants, including a CEQA/NEPA consultant and environmental counsel, as needed, shall 
submit as part of the planning approval process, any required applications for an amendment to the 
General Plan, zoning change, or other entitlement approvals, necessary to permit the construction of 
the Project, develop a relocation plan and contribute to the One San Pedro Collaborative Human Capital 
Plan. 
 

NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners hereby authorizes 
the President and CEO, or delegate, to initiate Stage Two of the ENA and use reasonable good-faith 
efforts to complete the tasks set forth therein; to amend the ENA schedule and budget to incorporate 
agreed-upon revisions, including commiting up to $200,000 in funding towards supporting the pre-
development efforts of the One San Pedro Collaborative and furtherance of the Human Capital Plan; 
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and to execute any and all documents and agreements in furtherance of the intent of this Resolution 
with the approval of legal counsel. 

 
 
 
 
 
 
 
 
 
 
 
 
BE IT FURTHER RESOLVED that this Resolution shall take effect immediately. 

 
 
 
 

HOUSING AUTHORITY OF THE 
CITY OF LOS ANGELES 

 
 

By: ___________________________ 
Chairperson 

APPROVED AS TO FORM: 
 
BY: ________________________ 

General Counsel 
 
DATE ADOPTED:______________________ 
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ATTACHMENT 2 

 

 
COMMUNITY AMENITIES PLAN
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VISION FOR COMMUNITY AMENITIES  
 
Public open space steered the foundational organizing elements of the One San Pedro master 
plan. The plan includes a series of outdoor community and public spaces intended to host a 
variety of events, programs, and users. Each space will be further designed and programmed 
through a collaborative process with residents, local stakeholders, public agencies, and 
community partners.   
 
Sports Park & Youth Development Center 
A Youth Development and Sports Facility is planned on the north side of Centre Street between 
First and Second Streets, specifically oriented to elementary school age children. As there is a 
Boys and Girls Club located on Harbor Boulevard, focused on programming for middle and high 
school age youth, this proposed facility is an opportunity to serve the youngest neighborhood 
residents, especially those within the Barton Hill Elementary School service area. 
 
Taking advantage of the site’s natural slope, the interior space of the Youth Development facility 
will open toward Centre Street, with the outdoor open spaces elevated above, meeting the 
natural grade of the sidewalk midway to Mesa Street. The Youth Development facility will be laid 
out to accommodate conventional Boys and Girls Club programming, while being available for 
other community programming. The privately maintained outdoor space will include a multi-
purpose playing field (AYSO U10/11 specifications), a playground, and multiple sports courts. It 
will be designed to maximize visibility and security for outdoor play. While an asset for the larger 
community, this facility is specifically oriented toward serving youth residing within the project 
site. 
 
Palos Verdes Linear Park 
Aligning open space with Palos Verdes Street in Rancho San Pedro creates the opportunity for 
a linear park 120 feet wide - three blocks long - with a shared street to the east and bicycle-
pedestrian “street” to the west. This park bridges the Barton Hill neighborhood and Downtown 
San Pedro core, with the potential to extend to the entrance of the Port of Los Angeles 
Headquarters to the south and ascending the hill to the north.  
 
The Palos Verdes Park will include a variety of playgrounds serving different ages and physical 
abilities, a picnic area, and an open grass field – a premium in urban environments. Other 
potential amenities could include a skate park, dog park, and bandshell, in-part determined 
through future community engagement. Relating to its context, this park will provide verdant 
landscape, open fields, and dense forestry that create an urban oasis to support a vibrant 
environment.  
 
The flanking promenade and shared street will be designed as extensions of this park – 
effectively doubling its size, with infrastructure to support regular closure for expanded 
programming like farmers markets, community fairs, and other larger-scale events.  With the 
ground floor commercial and community uses surrounding Palos Verdes Park, this space will 
become the lungs of One San Pedro complete with abundant urban forestry and verdant 
landscape. The park will be programmed and maintained through the One San Pedro backbone 
organization, in collaboration with community partners. 
 
Harbor Plaza 
The One San Pedro Redevelopment Plan includes the closure of Second Street between 
Harbor Boulevard and Palos Verdes Street to create a public plaza, surrounded by a variety of 
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commercial and community uses. The plaza is intended to be a programmatic and physical 
bridge between the Harbor Boulevard Promenade and Palos Verdes Park. The plaza would 
remain level with the grade of Palos Verdes Street, creating an elevated urban space that 
provides the public with a unique vantage point over the waterfront. 
 
The Harbor Pedestrian Plaza is intended to be an active space, with hardscape and an 
abundant landscape throughout, shade-providing trees, and natural materials to provide warmth 
and soften the space. Adjacent commercial and community spaces should have access 
oriented toward the plaza, with storefronts and dining patios lining the plaza, while plenty of 
flexible seating should be provided within the space. The plaza will be designed to host a variety 
of activities, including but not limited to live entertainment, outdoor games, and other community 
programming.   
 
UPDATE ON GROUND FLOOR USES (Commercial Retail & Service Amenities) 
 
The One San Pedro plan anticipates incorporating a meaningful amount of commercial and 
flexible amenity space within the larger development. This space would be phased in over time 
and developed with maximum flexibility, allowing for ease of transition between retail, office, 
services, and amenity spaces given the needs of the community and market realities. Space is 
intended to supplement and enhance other neighborhood offerings (like 6th & 7th Street) without 
adversely affecting such. 
 
The One San Pedro Redevelopment Plan presently contemplates between 75,000 and 110,000 
SF of retail, service, and amenity space (i.e. commercial space) across its multiple phases. This 
is preliminarily broken down below. It is substantially less than the space proposed in the 
OSPC’s RFP response.   
 
This due to in parts, to (further detailed in narrative below): 
 

 Feedback from the Community regarding design & density (reduction)  

 Feedback from the Community regarding desired services and non-competition with 
existing downtown district 

 Information included in the Market Study regarding the viability of the space 

 Underwriting of the sources and uses for the phases 
 
 
 

Retail & Service Areas             RFQ/P SF         Stage One SF 
Market      25,000       21,000 
Pharmacy       14,000       14,000 
Retail       40,000       16,000 
Services & Amenities*    92,000       56,000  
Total Retail & Services  171,000     107,000 

 
*Preliminary Breakdown 
Service & Amenity Space     Sq Ft  
Relocation of Property Management and RAC     5,500 
Workforce Center          5,500 
Boys & Girls Club & Social Hall + Park     16,000 
Childcare Facility          4,000 
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Clinic             5,500 
Wellness Center           5,500 
Bike Facilities (1/2 commercially functional due to grade) 10,000  
Senior Center         4,000  
Total         56,000 

 
 
Financing Considerations & Market Study Sensitivities 
 
Sources of financing for smaller commercial spaces embedded within larger housing 
developments might include:   

 Owner equity 

 Affordable housing finance (the space can be included in development budget with 
limitations) 

 Grant resources (to the extent that the space is a community services facility and 
operated by a non-profit or government agency) 

 
Sources of financing for larger, condominiumized spaces located within housing developments 
might include: 

 New Markets Tax Credits 

 Permanent mortgage 

 Owner equity 
 
What We Heard and How it is Reflected in the Plan: Neighborhood-serving Retail and 
Services 
 
“We would like to have the daily essentials in our neighborhood, but they should avoid 
competing with existing businesses.” 
 
The community collectively sought more convenient access to daily essentials like groceries, 
prescriptions, banking, and self-care as residents wanted to ease the time it took to accomplish 
their respective errands, while San Pedro business owners have seen themselves as missing 
ingredients to the creation of a 24-hour downtown neighborhood.   
 
The new ground floor spaces in One San Pedro are intended to serve those immediate needs of 
the neighborhood without detracting from the vital commercial corridors along 6th and 7th 
Streets in downtown San Pedro.  Commercial space will be concentrated along the linear park 
on Palo Verde Street and around the Harbor Plaza, with other secondary spaces located along 
portions of Centre Street.  The RFP plan was more urban, as nearly all of the ground floor 
space of each building was planned for activated space with service or amenity components, 
whereas the updated plan substituted more residential uses at grade to soften the urban effect 
and distinguish a uniquely residential character. 
 
Contemplated uses could include the following: 

 Neighborhood grocery store 

 Pharmacy 

 Bank/credit union 

 Dry cleaning / laundromat 

 Hair salon / barber 

 Food services / restaurants 
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 Health clinic 

 Dental clinic 

 Educational / career space 

 Counseling center 

 Fitness center 

 Computer center 

 Childcare 

 Other building-level amenities 
 
In summary, the incorporation of meaningful commercial and flexible amenity space into the 
One San Pedro development will uphold our guiding principles and community input.  In so 
doing, it will serve the immediate needs of residents, activate critical public and ground floor 
spaces, and help catalyze a retention of local retail spending within the growing San Pedro 
community. 
 
Final Notes Regarding Underwriting 
 
Pursuant to community feedback and anticipated Rancho San Pedro community revitalization, 
the OSPC team has made certain assumptions detailed in the financial feasibility as to the 
viability of future commercial and community-serving space proposed within the master plan. 
Pursuant to the Bay Area Economics market study commissioned for the Choice 
Neighborhoods Initiative, the OSPC team agrees that “demand for new retail space in San 
Pedro will be driven primarily by new household growth” – of which the OSP plan provides a 
significant critical mass. To that end, much of the proposed income-producing retail space is 
included in later phases, benefitting from the community transformation underway. Alternatively, 
much of the community-serving space is included up front and is a consistent element in many 
of the master plan phases. The OSPC team believes that this service space will benefit from 
government and other grant funding opportunities. It is this balance of community transformation 
and early impact that will enable OSPC to implement the prospective retail program. 
 
Today, asking rents in San Pedro are lower than in the larger Harbor Subregion, but they grew 
at a faster rate over the most recent one-year period (13.7 percent versus 7.6 percent between 
Q4 2017 and Q4 2018. The OSPC team interprets this as a positive trend that suggests that 
San Pedro is becoming more desirable for retail relative to the subregion. This is reinforced by 
proposed investment in the waterfront (San Pedro Public Market) and along 6th street 
(Courthouse project). Indeed, retail spaces in San Pedro are able to support rents (despite a 
higher vacancy rate) that are becoming closer to those in the subregion; however, currently the 
rents remain lower. 
 
Pursuant to the market study, the significant concentration of discount and consignment stores 
in the San Pedro business district results in a significantly lower sales-per-square foot figure 
than is likely for new retail construction. Thus, the OSPC assumption is that revitalization of 
Rancho San Pedro, influx of new households including market rate tenants and the continued 
investment in other transformative projects will yield to higher retail rents in later phases of the 
master development.
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DESIGN THEMES 
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ONE SAN PEDRO – DESIGN THEMES 
 
ACTIVE TRANSPORTATION 
“Walking and biking can be difficult with the hills and busy streets.” 
 
There is a desire from many in the community to make walking - and to a secondary degree biking - 
more accessible and useful for residents, workers, and visitors. They found current streets to be 
unsafe to walk, and the hill-conditions to be a barrier for getting around. While the Harbor Boulevard 
Promenade is considered an essential amenity, residents often expressed their feelings that it seemed 
to be designed more for visitors to the waterfront than for nearby residents. One San Pedro shall 
enhance physical and programmatic connections within and beyond the project area, including the 
Harbor Boulevard Promenade so that residents feel that the Promenade is more accessible and 
welcoming to them. 
 
One San Pedro should strive to make walking and biking more viable forms of mobility for reaching 
more daily essentials and activity, by enhancing infrastructure, expanding nearby land uses, and 
promoting a culture of active transportation. New safe, accessible, and comfortable walking and biking 
facilities shall extend into the surrounding neighborhoods, and San Pedro’s regional backbone 
network. New land uses and amenities should build upon existing assets while fulfilling community 
needs, including community facilities, commercial activity, and outdoor spaces. The culture of walking 
and biking can build upon the physical connections and supporting land uses through community-
oriented programming, including walking clubs, bicycle safety training, walking school buses, and open 
street festivals, among others. 
 
KIDS’ NEIGHBORHOOD 
“Our children should have safe places to play, learn, and be just children.” 
 
Current residents naturally expressed a strong desire for their children to be able to play in safe 
spaces - for them to explore and learn in their neighborhood. The utility of the existing central youth 
sports field and evenly distributed playgrounds meet the needs of existing 
Rancho San Pedro families but leave children exposed to vehicles [playgrounds are situated between 
parking lots], and criminal elements – perceived and actual. 
 
Play within One San Pedro should be designed and programmed to support childhood growth, 
providing a variety of safe, accessible, healthy, and fun environments. While distributing play spaces 
throughout the project area, they could generally be accessible from the Safe Route to 
School along Second Street and the Paseos and open spaces spurring directly from it. The diverse 
array of play spaces would either have the ability to be secured [including the Youth 
Sports Fields] or activated and supervised by adjacent ground floor uses. 
 
HEALTH AND WELLNESS 
“We spend so much energy caring for our families that we cannot take enough care of our 
own health.” 
 
RSP residents shared their goals to be healthier through a variety of means - including losing weight, 
eating better and getting exercise, and taking better care of their vision and teeth. One San Pedro will 
include a variety of outdoor recreation spaces and trails for residents and the larger community to use 
for physical activity and recreation. 
 
Integrated into the Wellness Trails along First and Second Streets, and around the Linear Park, are 
supporting health-related uses and amenities. Specific outdoor amenities include a series of 
community gardens, outdoor exercise equipment, and trail installations. Indoor wellness facilities 
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include a new multi-service health clinic, senior center, and a wellness center that includes immersive 
studios to learn healthy cooking, balanced nutrition, and fitness instruction. 
 
ARTS AND CULTURE 
“We have a rich arts and culture community that makes San Pedro special.” 
 
The San Pedro Arts & Cultural District is part of the inaugural class of California Cultural Districts, 
representing the diversity of the arts and culture the state has to offer. Along with being within close 
walking distance of multiple cultural and arts destinations – including the Warner Grand Theater, Los 
Angeles Maritime Museum, and Pacific Avenue Arts Colony, the monthly First Thursday Art Walk 
takes place a block and a half away from the project site. One San Pedro will include a well-curated 
public art program, designed to extend the Arts and Cultural District through the site, utilizing public 
outdoor spaces, a circulation network, building facades, and amenity spaces. This public art walk 
would connect cultural assets and programming on Sixth and Seventh Street, through the project site 
to public art installations along the Harbor Boulevard Promenade and historic institutions along the 
waterfront. 
 
Open spaces along the Art Walk can include art plazas oriented toward play and creation, sculptural 
elements within a skatepark, and bandshell. Programmatic elements can include art studios and 
galleries for residents, small business incubators, and live/work units. Augmenting these elements 
would be opportunities for rotating public art installations, and street art/murals to strengthen 
connections between indoor and outdoor program areas. 
 
ENVIRONMENTAL SUSTAINABILITY 
 
The One San Pedro Redevelopment Plan strives for environmental stewardship within an urban 
environment, while helping the larger community adapt to the impacts of climate change. This vision is 
built on a strong foundation of programmatic principles and design strategies, which are to be distilled 
throughout the development concept, community benefits, and LEED-ND documentation and 
associated narrative. 
 
Each of the developments will meet and exceed local and state green design and building regulations, 
including those of the City of Los Angeles and CalGreen Building Code. As part of the LEED for 
Neighborhood Development Certification, each new development will be required to be LEED 
Certified. The LEED certification will ensure that each phase will maximize available best practices 
and products of sustainable design, as technology will continue to evolve through the duration of the 
One San Pedro build-out. 
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One San Pedro Collaborative
Financing Summary
Dated:  April 2020

4% LIHTC 9% LIHTC 9% LIHTC Ownership 4% LIHTC 80‐20 9% LIHTC 4% LIHTC 80‐20 Ownership 9% LIHTC 9% LIHTC
Description Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6 Phase 7 Phase 8 Phase 9 Phase 10 Phase 11A Phase 11B

Unit Mix
Studio 6 5 3 0 8 60 7 5 73 0 3 0
One‐Bedroom 38 29 17 0 41 100 36 24 124 0 17 55
Two‐Bedroom 70 50 28 0 68 41 58 40 50 0 28 10
Three‐Bedroom 34 24 14 32 37 0 32 22 0 45 15 0
Four‐Bedroom 7 6 3 0 5 0 4 3 0 0 2 0
Five‐Bedroom 3 1 1 0 2 0 2 1 0 0 1 0
Total 158 115 66 32 161 201 139 95 247 45 66 65

Affordablility
30% AMI 95 71 36 0 90 22 76 52 30 0 37 16
40% AMI 7 4 2 0 37 0 4 0 0 0 2 0
50% AMI 0 0 0 0 0 19 0 0 19 0 0 0
60% AMI 5 4 2 0 5 0 4 3 0 0 2 16
80% AMI 50 35 25 0 28 0 54 36 0 0 24 32
120% AMI 0 0 0 8 0 0 0 0 0 8 0 0
Market 0 0 0 24 0 159 0 0 197 37 0 0
Manager 1 1 1 0 1 1 1 1 1 0 1 1
Total 158 115 66 32 161 201 139 92 247 45 66 65

Uses
Acquisition 10,033,000 7,302,500 4,191,000 10,223,501 12,763,500 8,826,501 6,032,500 15,684,500 4,191,002 4,127,500
Hard Costs 63,198,328 44,152,486 26,036,192 63,706,621 73,867,500 53,360,936 37,405,300 88,877,775 23,848,090 27,402,109
Architecture & Engineering 1,888,316 1,403,086 1,164,202 2,337,703 4,000,000 2,212,044 1,629,029 4,700,000 1,045,178 1,292,566
Permits & Fees 1,263,054 1,215,679 1,188,254 1,262,813 4,020,000 1,237,500 1,201,659 4,940,000 1,195,918 1,260,066
Financing 5,098,540 3,011,707 1,992,744 5,210,489 3,773,892 3,839,377 2,961,623 4,783,962 1,881,519 2,029,043
Developer Fee 9,991,066 2,200,000 2,200,000 10,120,063 2,752,111 2,590,000 2,940,000 3,282,357 2,200,000 2,200,000
Other Soft Costs 3,108,731 2,394,890 1,380,726 3,044,870 6,075,648 1,925,882 1,446,132 6,110,169 1,134,302 603,056
Total Uses 94,581,035 61,680,348 38,153,118 0 95,906,060 107,252,652 73,992,240 53,616,243 128,378,763 0 35,496,009 38,914,340
Per Unit 598,614 536,351 578,078 0 595,690 533,595 532,318 564,382 519,752 0 537,818 598,682
Per Unit less Land & Contributed Dev Fee 494,474 472,851 511,760 0 481,422 470,095 467,307 470,730 456,252 0 474,318 528,087

* Net Developer Fee (not deferred) 3,570,000 2,200,000 2,014,053 0 1,946,525 2,752,111 2,379,922 75,597 3,282,357 0 2,200,000 1,738,797
** Land/Unit 63,500 63,500 63,500 0 63,500 63,500 63,500 63,500 63,500 0 63,500 63,500

Permanent Sources
Federal Tax Credits 25,974,730 23,000,000 23,000,000 27,315,240 2,254,766 23,000,000 14,529,548 2,672,789 19,727,170 21,026,989
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One San Pedro Collaborative
Financing Summary
Dated:  April 2020

4% LIHTC 9% LIHTC 9% LIHTC Ownership 4% LIHTC 80‐20 9% LIHTC 4% LIHTC 80‐20 Ownership 9% LIHTC 9% LIHTC
Description Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6 Phase 7 Phase 8 Phase 9 Phase 10 Phase 11A Phase 11B
State Tax Credits 0 9,199,353 0 0 0 12,452,761 0 0 0 6,094,779
New Market Tax Credits 0 0 0 0 2,627,625 0 0 2,593,500 0 0
Permanent Loan 29,764,021 19,938,495 10,776,171 26,933,783 64,351,591 23,592,902 16,878,258 77,027,258 10,927,839 6,563,869
Land Note 10,033,000 7,302,500 4,191,000 10,223,501 12,763,500 8,826,501 6,032,500 15,684,500 4,191,002 4,127,500
Other Subsidy 22,388,218 2,240,000 0 23,259,998 10,250,000 5,909,998 13,311,534 12,250,000 649,998 640,000
Developer Equity 0 0 0 0 15,005,170 0 0 18,150,716 0 0
Deferred/Contributed Developer Fee 6,421,066 0 185,947 8,173,538 0 210,078 2,864,403 0 0 461,203
Total Permanent Sources 94,581,035 61,680,348 38,153,118 0 95,906,060 107,252,652 73,992,240 53,616,243 128,378,763 0 35,496,009 38,914,340

* Other Subsidy/Unit 141,698 19,478 0 0 144,472 50,995 42,518 140,121 49,595 0 9,848 9,846

Income Summary (untrended)
Gross Rental Income 3,136,174 2,268,586 1,258,970 0 2,948,765 5,337,744 2,670,638 1,832,450 6,610,440 0 1,270,090 943,690
Other Income 9,420 6,840 3,900 0 9,600 1,178,040 8,280 5,640 1,140,480 0 3,900 3,840
Less:  Vacancy (5%) (157,280) (113,771) (63,144) 0 (147,918) (325,789) (133,946) (91,905) (387,546) 0 (63,700) (47,377)
Net Rental Income 2,988,314 2,161,655 1,199,727 0 2,810,447 6,189,995 2,544,972 1,746,186 7,363,374 0 1,210,291 900,154
Less:  Total Operating expenses (1,132,506) (773,001) (449,200) 0 (1,131,107) (1,889,580) (901,800) (693,815) (2,298,237) 0 (449,201) (443,001)
Net Operating Income 1,855,808 1,388,654 750,527 0 1,679,340 4,300,414 1,643,172 1,052,371 5,065,137 0 761,090 457,153

OPEX/Unit 7,168 6,722 6,806 0 7,026 9,401 6,488 7,303 9,305 0 6,806 6,815
Tax Abatement 100% 100% 100% 100% 100% 20% 100% 100% 20% 100% 100% 100%

Debt Service 1,613,746 1,207,525 652,632 0 1,460,296 3,583,679 1,428,846 915,106 4,220,948 0 661,817 397,524
DCR 1.15 1.15 1.15 #DIV/0! 1.15 1.20 1.15 1.15 1.20 #DIV/0! 1.15 1.15
Residual Cash Flow 242,062 181,129 97,895 0 219,044 716,736 214,326 137,265 844,190 0 99,273 59,629
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SUMMARY PROJECT PHASING AND DEVELOPMENT SCHEDULE 
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Project Phasing & Development Schedule 
 

One San Pedro Land Use Approvals   
HACLA staff and the One San Pedro Collaborative have met with Los Angeles City Planning 
and determined the following land use and environmental approvals will be necessary to 
redevelop Rancho San Pedro: 

 Adoption of a new Specific Plan  

 Certification of a combined Environmental Impact Report (CEQA) and Environmental 
Impact Statement (NEPA) 

 General Plan Amendment (Amendment to the San Pedro Community Plan)- A Regional 
Commercial Land use designation  

 Zone and Height District Change  

 Project Permit Compliance 

 Tentative Tract Map  
 
Over the next two to three years, HACLA and the One San Pedro Collaborative will be focused 
on preparing the Specific Plan and environmental review documents for Rancho and getting 
approval for them. After these approvals have been received, which are expected by the end of 
2023, attention can then turn to financing the first phase, followed by the start of construction. 
 

Project Phasing 
Based on relocation, financing, infrastructure and income mixing considerations, the phasing 
strategy meets the immediate needs within the development and construction process, while 
mitigating the short term impacts of construction for current Rancho residents. There are three 
stages of development, each with multiple phases and specific goals and considerations.  
 
Stage I: Connection to the West – Focus on Replacing Rancho Units and Existing 
Amenities. Stage I redevelops all of the existing Rancho amenities, while expediting the 
replacement of existing units. While the first phase is located at the current site of the Social 
Hall and Sports Field to limit disruption, some temporary relocation of Rancho residents, 
amenities, and functions will be necessary. This portion of redevelopment is generally the least 
intensive of the three, relating to the Barton Hill neighborhood to the north and west, and Verdes 
Del Oriente Apartments to the south.  
 
The Phase 1 development site will be adjacent to a cluster of existing Rancho buildings, 
potentially impacting current residents. The development of the western most Block A also 
requires construction hauling along 1st Street to Harbor Boulevard, through portions of Rancho 
San Pedro still occupied by residents. While future phases will also not require such impacts 
from construction and hauling, efforts will be made to mitigate impacts from these early phases.  
 
Stage II: Connection to the South – Focus on Replacing Rancho Units, Expanding 
Housing Opportunities, and Adding Health and Wellness Amenities. Stage II focuses on 
replacing a majority of Rancho units, while introducing new housing opportunities including 
homeownership units. New amenities emphasize health and wellness (i.e. health clinic, 
wellness center, grocer/ pharmacy, outdoor fitness center).  
 
Stage I developments provided new homes for the majority of Rancho residents living in Stage 
II, limiting construction impacts on Rancho residents remaining in the current buildings. The 
construction hauling route is located entirely on 3rd Street and Harbor Boulevard, limiting traffic 
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impacts on residents, but attention should be paid to youth attending the Port of LA Boys and 
Girls Club, and Port of LA High School.  
 
Stage III: Connection to the North – Focus on Replacing Remaining Rancho Units, 
Expanding Housing Opportunities and Local Economic Opportunities. The final 
replacement units will be constructed in Stage III. While distributed throughout the site, the 80-
20 buildings are relatively contiguous to streamline financing and construction. The remaining 
portion of Stage III is the development of the remaining homeownership units located in the area 
adjacent to the Barton Hill neighborhood.  
While construction of these phases are located across the street from existing Barton Hill homes 
and recent One San Pedro buildings, the construction hauling route will be located along 1st 
Street to Harbor Boulevard, limiting impacts on residents. The northern portion of amenities like 
the Palos Verdes linear park, retail center, and paseos will be completed during Stage III, with 
connections north of Santa Cruz Street, tying all surrounding neighborhoods together into One 
San Pedro. 
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Development Schedule 
The Barton Hill-Downtown area is built-out without vacant parcels to develop initial phases. 
Given this reality, numerous factors and priorities needed to be taken into consideration in how 
to phase and sequence the redevelopment, especially with an existing community whose 
residents are to remain in place throughout the construction period.  
 
Taking into account the commitment to Rancho residents, along with financing considerations, 
infrastructure needs, and construction requirements, the schedule below proposes one possible 
timetable for the redevelopment of Rancho after all approvals have been received by the end 
2022. 
Spanning 16 years, this development timeline makes several assumptions about the pace at 
which new phases can be started and the time allotted to complete demolition and construction. 
If conditions become more favorable, it could be possible to compress the redevelopment into 
12 or 14 years; if less favorable, it could expand to upwards of 20 years.  Note:  The OSPC 
team provided HACLA with a sensitivity of schedules based on different relocation, phasing and 
financing considerations.  These four schedules are included in the Stage 1 submittal for 
reference.  For purposes of the Choice Neighborhoods Initiative Transformational Plan, an 
accelerated schedule was proposed.  
 
Under the proposed phasing strategy, some relocation of current Rancho residents during the 
initial phases will be required. Honoring the commitment to limit off -site and temporary 
relocation, the first phase will take place on the site of the current Sports Field, Social Hall, and 
Administration Building at Rancho. Additionally, while the future One San Pedro will have 
substantially more amenities than those currently available at Rancho, the first few phases 
focuses on replacing all existing Rancho amenities to limit the amount of time residents do not 
have access to familiar activities.  
 
Resident relocation to new One San Pedro homes generally precedes the construction phase 
on an existing block of units - this approach allows the block to be cleared for development, 
abandon electrical lines, and limit construction impact on current residents living directly 
adjacent to construction sites or hauling routes. The later development phases are specifically 
planned to allow qualifying Rancho residents to relocate to units other than the replacement 
units as One San Pedro is completed. For example, if a senior-living building is constructed 
Phase 11 to allow residents to age in place within close proximity of family, friends, and 
neighbors, age-qualifying residents could relocate to this building. Pushing the bulk of affordable 
homeownership opportunities to one of the final phases allows for Rancho residents to work on 
their credit history and save for a down payment. 

 
Assumptions 

The development timetable makes the following assumptions: After completion of Buildings 6 & 
7 in Phase 5, development is accelerated for all remaining phases and staggered by 3 to 4 
quarters versus 7 quarters due to a) a higher rate of existing tenant attrition, b) more off -site 
relocation, and/or c) a higher percentage of replacement units are constructed in the earlier 
phases. Demolition and construction of the rental phases takes between 27 and 30 months, and 
the homeownership phases, 21 months. 
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ATTACHMENT 6 
 

 
REVISED STAGE 2 ENA BUDGET AND SCHEDULE
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EXHIBIT C

ENA BUDGET (Stage One and Stage Two) A B C D A B C D

= A + B = C + D = A + B = C + D

ENA Stages Stage One  Line Item Rev. Stage 1 Stage One  Stage One Responsibility (HACLA/CNI vs OSP) Stage Two  Line Item Rev. Stage 2 Stage Two Stage Two Responsibility (HACLA/CNI vs OSP) Total  

Budget Transfers Budget Spent Unspent Budget Transfers Budget Spent Unspent Budget (1&2)

Due Diligence 599,874 0 599,874 (404,364) 195,510 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 0 0 0 0 0 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 404,364

Title Review (legal, consultants) 20,000 0 20,000 0 20,000 0 0 0 0 0 0

Civil Engineering (feasibilty, utilities, will serves, infrastructure, constraints) 50,000 14,393 64,393 (64,393) 0 KPFF Civil Engineer (Contract $83,572, Spent $64,393) 0 0 0 0 0 64,393

Survey 45,000 (14,393) 30,607 0 30,607 Stage One $14,393 Line Item Transfer to Civil 0 0 0 0 0 0

Environmental Phase I 20,000 0 20,000 (11,300) 8,700 Frey Environmental (Contract $11,300, Spent $11,300) 0 0 0 0 0 11,300

Lead & Asbestos Report 55,000 0 55,000 (2,471) 52,529 Frey Environmental (Contract $2,471, Spent $2,471) 0 0 0 0 0 2,471

Environmental Phase II 50,000 0 50,000 (46,986) 3,014 Frey Environmental (Contract $97,404, Spent $46,986) 0 0 0 0 0 46,986

Geotechnical - Paper Study / Research / Review of Existing Reports 25,000 25,000 (25,000) 0 $25,000 Applicable Allocation of Geotech Contract 0 0 0 0 0 25,000

Geotechnical - Borings & Trenching 50,000 14,659 64,659 (89,659) (25,000) Group Delta (Total Contract $96,781, Spent $89,659) 0 0 0 0 0 89,659

Dry Utility (feasibilty, utilities, will serves, infrastructure, constraints) 30,000 0 30,000 (11,400) 18,600 E4 (Contract $19,300, Spent $11,400) 0 0 0 0 0 11,400

Historic Preservation Survey 12,000 21,611 33,611 (33,611) 0 ESA (Contract $43,250, Spent $33,611) 0 0 0 0 0 33,611

Relocation 15,000 (9,125) 5,875 0 5,875 Stage One $9,125 Line Item Transfer to Transportation 0 0 0 0 0 0

Transportation 25,000 24,000 49,000 (34,125) 14,875 Fehr & Peers (Contract $49,000, Spent $34,125) 0 0 0 0 0 34,125

Land Use / Entitlement Consultant 25,000 0 25,000 (5,151) 19,849 Craig Lawson & Associates (Contract $25,000, Spent $5,151) 0 0 0 0 0 5,151

Residential/Commercial Market Study 40,000 (21,611) 18,389 0 18,389 $21,611 Line Item Transfer to Historic Preservation Survey 0 0 0 0 0 0

Land Use Design Architectural Surveys 10,840 0 10,840 0 10,840 0 0 0 0 0 0

Appraisal and RCS (rename:  Infrastructure Consultant) 35,000 22,949 57,949 (57,949) 0 Dialed In Partners (Contract: $57,949, Spent: $57,949) 0 0 0 0 0 57,949

Misc Fees - Planning Dept/Other 7,500 0 7,500 0 7,500 0 0 0 0 0 0

Misc Legal - Title, Land Use, Environmental (excludes negotiations bt/w HACLA & OSP) 30,000 0 30,000 (22,320) 7,680 0 0 0 0 0 22,320

Contingency 54,534 (52,483) 2,051 0 2,051 $14,658 Contingency to Geotech & $14,875 to Transportation & $22,949 to "new" Infrastructure 0 0 0 0 0 0

Master Plan Design & Entitlement 396,140 0 396,140 (462,115) (65,974) OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 1,075,782 (273,333) 802,449 0 802,449 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 1,264,564

Master Planning - Architect (Urban Planner) 48,000 53,333 101,333 (167,308) (65,975) CityFabrick (Total Contract $416K, $320K "spent" amt. is allocated to applicable line items) 72,000 0 72,000 0 72,000 239,308

Master Planning - Architect (Technical/Buildings) 70,000 33,408 103,408 (103,408) 0 SVA & TCA (Total Contract(s) $165,128, Spent $165,128 amt. is allocated to applicable line items) 105,000 0 105,000 0 105,000 208,408

Renderings 24,000 0 24,000 (24,000) 0 $24,000 Applicable Allocation of CityFabrick Contract 36,000 0 36,000 0 36,000 60,000

Landscape Architecture 33,333 0 33,333 (33,333) 0 $33,333 Applicable Allocation of SVA/TCA Contract 66,667 0 66,667 0 66,667 100,000

Civil Engineering 33,333 0 33,333 (33,333) 0 $30,533 Applicable Allocation of CityFabrick Contract 66,667 0 66,667 0 66,667 100,000

Environmental Engineering 20,000 0 20,000 (20,000) 0 $20,000 Applicable Allocation of CityFabrick Contract 40,000 0 40,000 0 40,000 60,000

Geotechnical Engineering 0 0 0 0 0 75,000 0 75,000 0 75,000 75,000

Mechanical Engineering 0 0 0 0 0 0 0 0 0 0 0

Structural Engineering 0 0 0 0 0 0 0 0 0 0 0

Mechanical Engineering 0 0 0 0 0 0 0 0 0 0 0

Electrical Engineering 0 0 0 0 0 0 0 0 0 0 0

Plumbing Engineering 0 0 0 0 0 0 0 0 0 0 0

Dry Utility Consultant 13,333 (13,333) 0 0 0 $13,333 Line Item Transfer to CityFabrick 26,667 0 26,667 0 26,667 26,667

Acoustical Consultant 13,333 (13,333) 0 0 0 $13,333 Line Item Transfer to CityFabrick 26,667 0 26,667 0 26,667 26,667

Sustainability Consultant (LEED ND or other certification) 20,000 (20,000) 0 0 0 $20,000 Line Item Transfer to CityFabrick 40,000 0 40,000 0 40,000 40,000

Historic Consultant 6,667 (6,667) 0 0 0 $6,667 Line Item Transfer to CityFabrick 13,333 (13,333) 0 0 0 Included in scope under HACLA hired CEQA/NEPA Consultant 0

Relocation Consultant 6,667 (6,667) 0 0 0 $6,667 Line Item Transfer to SVA/TCA Contract 13,333 (13,333) 0 0 0 Included in scope under HACLA hired CEQA/NEPA Consultant 0

Transportation 23,333 (23,333) 0 0 0 $23,333 Line Item Transfer to SVA/TCA Contract 46,667 (46,667) 0 0 0 Included in scope under HACLA hired CEQA/NEPA Consultant 0

AHSC Advisor 3,408 (3,408) 0 0 0 $3,408 Line Item Transfer to SVA/TCA Contract 6,817 0 6,817 0 6,817 6,817

Land Use / Entitlement Consultant 30,000 0 30,000 (30,000) 0 $27,330 Applicable Allocation of CityFabrick Contract 120,000 0 120,000 0 120,000 150,000

Subdivision / TTM 16,667 0 16,667 (16,667) 0 $16,667 Applicable Allocation of CityFabrick Contract 33,333 0 33,333 0 33,333 50,000

Consultant/Construction Estimating 0 0 0 0 0 Dialed-In Partners Infrastructure Costing 0 0 0 0 0 0

Website maintenance/Social Media 0 0 0 0 0 0 0 0 0 0 0

Marketing / Branding Graphic Development 0 0 0 0 0 0 0 0 0 0 0

Blueprinting/Printing/Copying 4,167 0 4,167 (4,167) 0 $4,167 Applicable Allocation of CityFabrick Contract 8,333 0 8,333 0 8,333 12,500

Misc Fees - Planning Dept/Other 3,408 0 3,408 (3,408) 0 $3,117 Applicable Allocation of CityFabrick Contract 6,817 0 6,817 0 6,817 10,225

Misc Legal - Title, Land Use, Environmental (excludes negotiations bt/w HACLA & OSP) 16,667 0 16,667 (16,667) 0 $16,667 Line Item Transfer to SVA/TCA Contract 33,333 0 33,333 0 33,333 50,000

Other CEQA/NEPA techincal study assistance and studies 0 0 0 0 200,000 (200,000) 0 0 0 Included in scope under HACLA hired CEQA/NEPA Consultant 0

Contingency 9,824 0 9,824 (9,824) 0 $9,824 Line Item Transfer to SVA/TCA Contract 39,148 0 39,148 0 39,148 48,972

Specific Plan Preparation & Entitlement 0 0 0 0 0 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 334,275 0 334,275 (67,700) 266,575 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 334,275

Final Land Use Plan 0 0 0 0 0 5,000 0 5,000 (2,375) 2,625 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 5,000

Land Use Plan Narrative and General Plan Consistency 0 0 0 0 0 6,500 0 6,500 (3,088) 3,412 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 6,500

Infrastructure Plans 0 0 0 0 0 4,000 0 4,000 (1,900) 2,100 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 4,000

Transportation and Parking Plan 0 0 0 0 0 27,500 0 27,500 (13,065) 14,435 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 27,500

Non motorized Network 0 0 0 0 0 15,000 0 15,000 (7,126) 7,874 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 15,000

Transit Connections 0 0 0 0 0 17,500 0 17,500 (8,314) 9,186 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 17,500

Roadway Improvements 0 0 0 0 0 5,000 0 5,000 (2,375) 2,625 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 5,000

Parking Analysis 0 0 0 0 0 10,000 0 10,000 (4,751) 5,249 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 10,000

Design Guidelines 0 0 0 0 0 15,000 0 15,000 (7,126) 7,874 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 15,000

Landscape and Streetscape Concept Plan 0 0 0 0 0 15,000 0 15,000 (7,126) 7,874 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 15,000

Development Standards 0 0 0 0 0 12,500 0 12,500 (5,939) 6,561 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 12,500

Phasing Plan 0 0 0 0 0 5,000 0 5,000 (2,375) 2,625 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 5,000

Human Capital Plan 0 0 0 0 0 4,500 0 4,500 (2,138) 2,362 CityFabrick:  $67,700 "Spent" during Stage One as % is applicable to Stage Two 4,500

Administration and Implementation Plan 0 0 0 0 0 7,500 0 7,500 7,500 7,500

Development of master plan document 0 0 0 0 0 35,000 0 35,000 35,000 35,000

Planning application and processing fees 0 0 0 0 0 75,000 0 75,000 75,000 Subject to MOU between HACLA and Planning Dept. 75,000

Project Coordination Meetings 0 0 0 0 0 15,000 0 15,000 15,000 15,000

Consultant work 0 0 0 0 0 40,000 0 40,000 40,000 40,000

Contingency 0 0 0 0 0 19,275 0 19,275 19,275 19,275

Community Engagement, Administration & Advisement 92,317 0 92,317 (90,923) 1,395 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 314,442 0 314,442 0 314,442 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 405,365

Community Visioning Workshops 3,333 0 3,333 (3,333.33) 0 $3,333.33 Applicable Allocation of CityFabrick Contract 1,667 1,667 0 1,667 5,000

Stakeholder Interviews 4,250 0 4,250 (4,250.00) 0 $4,250 Applicable Allocation of CityFabrick Contract 4,250 4,250 0 4,250 8,500

Community Forum (2) 1,533 0 1,533 (1,533.33) 0 $1,533 Applicable Allocation of CityFabrick Contract 3,067 3,067 0 3,067 During Stage Two:  Assumption includes 2 community forums 4,600

Planning Commission and City Council Study Sessions (2) 1,093 0 1,093 (1,093.33) 0 $1,093 Applicable Allocation of CityFabrick Contract 2,187 2,187 0 2,187 3,280

Website, Communications,  public relations 16,667 0 16,667 (16,666.67) 0 $16,666 Applicable Allocation of CityFabrick Contract 33,333 33,333 0 33,333 50,000

Revitalization/Backbone Coordinator Position (2 years) 0 0 0 0 0 200,000 200,000 0 200,000 Note:  Expectation HACLA to match 50/50 200,000

Office rental, telephone/internet, office expense, postage, community relations 59,000 0 59,000 (59,000) (0) 48,000 48,000 0 48,000 107,000

Contingency 6,441 0 6,441 (5,046) 1,395 $3,151 Line Item Transfer to Use to Office Rental & $1,896 Applicable to SVA/TCA Contract 21,938 21,938 0 21,938 26,984

Potential Acquisitions 0 0 0 0 0 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 0 0 0 0 0 OSP Collaborative (not including staff time, RFP pursuit or cost of negotiations) 0

Land Deposits tbd Approved case-by-case basis tbd Approved case-by-case basis

Legal tbd Approved case-by-case basis tbd Approved case-by-case basis

Due Diligence tbd Approved case-by-case basis tbd Approved case-by-case basis

Loan Interest & Fees tbd Approved case-by-case basis tbd Approved case-by-case basis

Contingency tbd tbd 

TOTAL 1,088,332 0 1,088,332 (957,402) 130,930 1,724,499 (273,333) (67,700) 1,383,466 2,408,568
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Rancho San Pedro 
Draft ENA Schedule 

12.11.18

Year  2018

Month Dec  Jan  Feb Mar Apr  May  Jun Jul Aug  Sep Oct  Nov  Dec  Jan  Feb Mar Apr  May  Jun Jul Aug  Sep Oct  Nov  Dec  Jan  Feb Mar Apr  May  Jun Jul Aug  Sep Oct  Nov  Dec  Jan  Feb Mar Apr  May  Jun Jul Aug  Sep Oct  Nov  Dec 

I
Complete 1 Establish  a local office for OSP Collaborative & Backbone Organization  ● ● ●
Complete 2 Establish Backbone Organization  ● ● ● ● ● ● ●
Complete 3 Support CNI Efforts For The Submission Of The Transformation Plan  ● ● ● ● ● ● ● ● ●

Complete 4
Integrate Community Outreach With CNI Outreach Efforts Through Draft Transformation 
Plan  ● ● ● ● ● ● ● ●

Modifiied 5 Continued Community Outreach With CNI Through Action Activities  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
II

Complete 1
Establish Guiding Principals, Project Configuration, Mix of Uses, Amenities, Types and 
Number Of Units etc.  ● ● ● ● ● ● ● ●

Complete 2 Draft Concept Plan  ● ● ● ● ● ● ● ●
III

Complete 1 Physical Adequacy Determination  ● ● ● ● ● ●
Complete 2 Preliminary Title Adequacy Determination  ● ● ● ● ● ●
Complete 3 Preliminary Determination of Necessary Land Use Approvals  ● ● ● ● ● ●
Complete 4 Technical Studies (market, infrastructure, transportation, etc.) ● ● ● ● ● ●

IV 

Complete 1 Draft Development Program and Community Benefits Plan  ● ● ● ● ● ● ●
Complete 2 Draft Financing Proposal  ● ● ● ● ● ●
Complete 3 Draft Site Plan  ● ● ● ● ● ●
Complete 4 Draft Performance Schedule  ● ● ● ● ● ●
Modifiied 5 HACLA approval of Preliminary Community‐Based Development Concept  ● ● ● ● ● ● ● ● ● ●

I Environmental Review 
Modifiied 1 CEQA and NEPA studies initiated by lead agencies  ● ●
Modifiied 2 CEQA and NEPA Clearance/Environmental Approvals  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●

II

Modifiied 1 Prepare Specific Plan  ● ● ● ● ● ● ●
Modifiied 2 Specific Plan Approval  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
Modifiied 3 Planning Approvals  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●

III 

Modifiied 1 Community Outreach and Engagement In Support of Planning & Env. Approvals  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
IV 

No Change 1 Draft Relocation Plan ● ● ●
No Change 2 Refine/Finalize Relocation Plan  ● ● ● ● ●

V 
No Change 1 Draft Section 3 Plan  ● ● ●
No Change 2 Refine/Finalize Section 3 Plan  ● ● ● ● ●

VI 
No Change 1 Final Master Plan  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
No Change 2 Commence MDA Negotiations  ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
No Change 3 Finalize MDA Terms & document ● ● ● ●

*Schedule Assumes No Coastal Commission Approval Is Required 

** SP and CEQA/NEPA schedule developed with Department of City Planning (basic assumption of 2 yr schedule after CEQA consultant starts)

Planning Approvals 

Relocation 

Section 3 

Master Development Agreement 

STAGE I TASKS 
Community Engagement 

Community Engagement 

20222021

Master Planning Process

Due Diligence 

Preliminary Community Based Development Concept 

STAGE II TASKS 

2019 2020
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