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DATE ISSUED: May 4, 2005 REPORT NO. CCDC-05-18
CCDC-05-09
ATTENTION: Honor able Chair and Member s of the Redevelopment Agency

Honor able Mayor and Member s of the City Council
Docket of May 10, 2005

SUBJECT: Balboa Theatre (located at Fourth Avenue and E Street) Seismic
Retrofit Phase - Request to Bid - Horton Plaza Redevelopment
Project

REFERENCE: Findings
Locator Map

STAFF CONTACT: Gary Bosse, Senior Project Manager - Construction

SUMMARY

Issue - Should the Redevelopment Agency:

1. Authorize the Corporationto advertise and receive bids for the seismic
retrofit phase forthe rehabilitation of the Historic Balboa Theatre;
2. Authorize the Executive Dir ectorof the Redevelopment Agency (“Agency”),

or his designee, to award the contractto the lowest responsible bidder,
providedbids are within the established budget and all other requirements

are met;

3. Authorize the Corporation, on behalf of the Agency, to administer said
contract; and

4, Make certainfindings that the proposedimprovements benefit the Horton

Plaza Redevelopment Project or the immediate neighborhoodin which the
Project is located; that no other reasonable means of financing the
improvements are available to the community; thatthe payment of funds for
such improvements will assistin the elimination of blighting conditions inside
the Project Area; and that the proposed improvements ar e consistent with
the Implementation Plan adopted forthe Pr ojectArea pur suantto Healthand
Safety Code 33490; and

5. Adopt a resolution stating for the recordthat the Agency has previously
reviewed and considered information contained in the Master Environmental
Impact Report (“MEIR”), as it pertainsto the rehabilitation of the Historic
Balboa Theatre?
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And, should the City Council:

1.

Make certainfindings that the proposedimprovements benefit the Horton
Plaza Redevelopment Project or the immediate neighbor hood in which the
Project is located; that no other reasonable means of financing the
improvements are available to the community; that the payment of funds for
such improvements will assist in the elimination of blighting conditions inside
the Project Area; and that the proposedimprovements ar e consistent with
the Implementation Plan adopted forthe ProjectArea pur suanttoHealth and
Safety Code 334907

Staff Recommendation - That the Agency:

1.

2.

Authorize the Corporationto advertise and receive bids for the seismic
retrofit phase forthe rehabilitation of the Historic Balboa Theatre;
Authorize the Executive Dir ectorof the Agency, or his designee, to award the
contract to the lowest responsible bidder, provided bids are within the
established budget and all other requirements are met;

Authorize the Corporation, on behalf of the Agency, to administer said
contract; and

Make certainfindings that the proposedimprovements benefit the Horton
Plaza Redevelopment Project or the immediate neighbor hood in which the
Project is located; that no other reasonable means of financing the
improvements are available to the community; that the payment of funds for
such improvements will assist in the elimination of blighting conditions inside
the Project Area;and that the proposed improvements ar e consistent with
the ImplementationPlan adopted forthe Pr ojectArea pur suantto Health and
Safety Code 33490; and

Adopt a resolution stating for the recordthat the Agency has previously
reviewed and consider edinformation contained in the MEIR, as it pertains
to the rehabilitation of the Historic Balboa Theatre.

And, that the City Council:

1.

Make certainfindings that the proposedimprovements benefit the Horton
Plaza Redevelopment Project or the immediate neighbor hoodin which the
Project is located; that no other reasonable means of financing the
improvements are available to the community; that the payment of funds for
such improvements will assist in the elimination of blighting conditions inside
the Project Area; and that the proposedimprovements ar e consistent with
the Implementation Plan adopted forthe ProjectArea pur suanttoHealthand
Safety Code 33490.
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Centre City Development Corporation Recommendation - On April 20, 2005, the
Corporation Boar dof Directors will consider recommending approval of the Balboa
Theatre Seismic Retrofit Phase. The recommendation and vote of the Corporation
will be reported to the Agency when the item is consider ed.

Other Recommendations - None.

Fiscal Impact - Funds for the project ar e available in the Fiscal Year 2005 Pr oject
Budget forthe Balboa Theatre. The source of funds are derivedfrom taxincrement
funds and proceeds of the 2003 tax allocation bond issue. The maximum cost of
this phase of the project is (estimated) not to exceed $1,431,716.

BACKGROUND

The rehabilitation of the HistoricBalboa Theatre (the “Theatre”) advances the Visions and
Goals of the HortonPlaza Redevelopment Project by:

. Eliminating blight thr ough the rehabilitationand upgrade of a significant historic
structure;

. Strengthening the Arts District, thereby contributing to the growth of making
downtown thedominant r egionalcenterforthearts,entertainment,dining and public
festivals; and

. Providing a community facilityto catertoward both downtown r esidentsand visitors.

In addition, the HistoricPreservation Focus Plan and the 1999-2004 Implementation Plans
for Centre City and Horton Plaza specificallylist the rehabilitation of the Theatre as a focus
project.

A study conducted by Harrison Price Company, with assistance from Theatre Projects, in
1986 concluded thatthere was a need fora first-class, professional, mid-sized lyrictheater
(1,500 seats + or-). Over the past 17 years, no new or rehabilitated facilities have come
on line and, therefore, the need has only grown.

The Theatre is listed on the National Register of Historic Places and is proposed to be
publiclyrehabilitated foradaptive reuseas a publicly maintained and oper atedstate-of-the-
art, multi-purpose, performing arts center. Local requirements provide for any
improvements, renovations, rehabilitation and/or adaptive reuse of propertiedisted on the
National Register to be in accordance with the Secretary of the Interior Standard for
Rehabilitation of Historic Buildings (“Rehabilitation Standards”).



Chair & Member s of the Redevelopment Agency
Mayor and City Council

Docket of May 17, 2005

Page -4-

The facilitywould provide live theater, music and dance, as well as movies and conference
venues, with seating providedfor up to 1,300 persons. The exterior wall of the structure
would be renovatedto maintain the office facade and storefrontdesign along Fourth
Avenue. The five-story office component along Fourth Avenue would provide expanded
lobby space, restrooms, and other patronsupport space. Back-of-the-house support
facilities, such as dr essingrooms, “green” rooms, and stor age ,would be housed in por tions
of the office component as well as the basement.

Atthe October2, 2002 joint meeting of the Pr ojects/BudgetFinance Committees, staffwas
directed to proceed with the rehabilitation of the Theatre as a public initiative, proceed with
issuing an Request for Qualifications (“RFQ”) for professionalservices,and develop a
business and financial plan.

In 2003, the necessary team of consultants were assembled in accordance with
established Board policy through an RFQ process. In April 2003, Kitchell CEM was
selected to provide Owner’s Representative services fordesign and construction phases.
This was followed by the selection of Westlake Reed Leskosky in August 2003 to provide
architectural and engineeringdesign services forthe rehabilitation. Since authorizing the
consultant team to proceed, the approximate 13-month planning phase of the project,
which included the pre-design phase, has been completed.

The design phaserepresents a significant portion of the overall pr ojectschedule. This 16-
month-long phase consists of the schematicdesign and design development sub-phases,
as well as construction documents sub-phases for the renovation and restoration work in
addition to selective demolition and abatement, and seismic retrofit. The seismic retrofit
bid and award phase runs concurrent with the renovationand restoration construction
documents phase, followed by the final renovationand restoration construction phase
commencing in the first quarter of 2006. The selective demolition and abatement is the
second phase of construction, and will prepare the building for the futur e installation of
improvements.

Environmenta Impact- Underthe 1992 MEIR and Final Subsequent Environmentallmpact
Report (“SEIR”), an Environmental Secondary Study is prepared for all developments in
the Centre Cityarea in or derto evaluate the project’'s compliance withthe Community Plan
and Planned District Ordinance and, therefore, the findings and conclusions of the MEIR
and SEIR. Unless the projectis found to be out of compliance with those planning
documents, no furtherenvironmental r eviewis r equir ed. The Balboa Theatre rehabilitation
project is in compliance with the previous environmental documents.
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Schedule - The following is a summar yof the projected schedule forbidding and execution
of the selective demolition phase of the project:

Preliminary Schedule Completion Date
A. Advertise for Bidding May 18, 2005

B. Bid Opening and Award June 20, 2005

C. Begin Demolition and Abatement July 30, 2005

D. Complete Construction December 31, 2005

The following is a construction cost estimate prepared by Kitchell CEM:

CONSTRUCTION ITEM ESTIMATED COSTS
Standar d Foundations $ 126,207
Slab on Grade 10,292
Basement Walls 65,038
Floor Construction 12,227
Roof Construction 21,003
Exterior Construction 343,599
Par titions 434,026
Building Elements Demolition 351,147
SUBTOTAL 1,363,539
Contingency +/-5% 68,177
TOTAL $ 1,431,716

The above line items include an estimated contingency, gener al conditions, overhead and
profit, insurance and bonds, and an escalation factor.

FINDINGS

State law requires that certainfindings be made by the City Council and Agency prior to
the expenditure of Agencyfunds for public facilities/improvements. Attachment“A”recites
the proposedfindings with respectto the benefits of the proposedimprovements to the
Horton Plaza Redevelopment Project, the unavailability of other reasonable means to
finance the proposedimprovements, how the proposedimprovementswill assist in the
elimination of blighting conditionsinside the Hor tonPlaza RedevelopmentPr oject,and that
the proposedimprovements ar e consistent with the Implementation Plan adopted for the
Project pursuant to Health and Safety Code 33490.
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EQUAL OPPORTUNITY

This project will utilize the City’s Subcontracting Outreach Program (“SCOPe”). The
purpose of SCOPe is to maximize opportunities forall qualified and available firms and to
provide equal opportunity for all subcontractors. The program creates mandatory
subcontractor outreach and utilization requirements for contractors.

Bid solicitation/outreach efforts identifying subcontracting and vendor oppor tunities will
include CCDC'swebsite(ccdc.com),Blue Hor net(e-based mail systemto strategictr ades),
Ethnically/trade/community-focused organizations and publications, 10 multiple public
agencies, surrounding municipalities and be advertised in the San Diego DailyTranscript,
Asian Journal, El Sol de San Diego, and San Diego Voice and Viewpoint. A pre-bid
meeting will be conducted. For additional outreach, the Corporation will use its data base
of inter estedcontractors and its community and tr ade or ganizationlist.

SUMMARY/CONCLUSION

To enhance the ongoing revitalization of the Horton Plaza Redevelopment Project,
adjoining Gaslamp Historic District, and downtown San Diego as a whole, the restoration
of the Historic Balboa Theatre will play a vital rolein fostering community participation in
the artsand economic growth. The Balboa will become a multi-purpose performing arts
center in the heart of downtown San Diego. This community treasure will become an
exciting venue for cultur al,commercial, community and convention activities.

Respectfully submitted, Concurred by:
GaryBosse Peter J. Hall
Senior Project Manager-Construction President
Attachment(s): A - Findings

B - Locator Map

S:\Bosse\Balboa\Seismic Bidding Docs\5-10-05 Agency&Council - Balboa Theatre - Request to Bid Seismic.wpd



ATTACHMENT A
FINDINGS

SUBJECT IMPROVEMENTS:
Seismic retrofit for the Rehabilitation of the Historic Balboa Theatre (located at Fourth
Avenue and E Street) - Horton Plaza Redevelopment Project

The subject improvements forwhich the Redevelopment Agency of the City of San Diego
(Agency) proposes to pay will benefit the Horton Plaza Redevelopment Projector the
immediate neighborhoodin which the Project areais located in that:

A.

The Balboa Theatre is within the Horton Plaza Redevelopment Project, and
adjacent to the Gaslamp Historic District;

The Balboa Theatre is located adjacent to properties that have been
redeveloped and will not likely be redevelopedin the near future;

The BalboaTheatr ehas suffered sever alfailed attempts of rehabilitation and
reuse by the private sector due to a failureto deliver the building program,
operation scenario, and financial resources necessary;

The improvements will enhance the Horton Plaza Redevelopment Project,
and adjacent Gaslamp Historic District by eliminating blight and advancing
the development of an historic asset;

The Balboa Theatre rehabilitation will advance the Visions and Goals of the
Horton Plaza Redevelopment Project by strengthening the Arts District,
ther ebycontributing tothe gr owthof making downtownthe dominantregional
center for the arts, entertainment, dining and public festivals;

The Balboa Theatre will providea community facility to cater towardboth
downtown residentsand visitors.

The rehabilitation of the Balboa Theatrewill fulfill the requirementsof the
Historic Preservation Focus Plan and the 2004-2009 Implementation Plans
for Centre City and Horton Plaza; and

The seismic retrofit is the second phase of constructionrequiredfor the
rehabilitation, and will preparethe building for the future installation of
improvements.



Il. NO OTHER REASONABLE MEANS OF FINANCING

There are no otherreasonable means available to the community forfinancing the subject
improvements for which the Agency proposes to pay in that:

City of San Diego

A.

The Fiscal Year 2005 Budget for the City of San Diego (City) increased
7.4%. The increase includes Special Revenue, waterand sewer, tax funds,
General and revenue funds from other Agencies. Over the last several
years,as the City’s CIP has grownand revenues have leveled off, the City
has developed phase funding to use available cash and minimize the
issuance of bond proceeds. This is a means whereby lar ge projects may be
budgeted and contracted forin an efficientmanner that maximizes the City’s
use of available funds.

The City's capital improvementbudget is funded primarily with water and
sewer fees, developer impact fees, grantfunds, enterprise fund revenues,
FacilityBenefitAssessmentfunds, Gas Taxand Transnetfunds. The Fiscal
Year 2005 Capital Improvement Program Budget increased 17.2% from the
Fiscal Year 2004 Budget. The Fiscal Year2005 CIP Budget providesforthe
sewerupgrade of the City’sMetropolitan and Municipal WastewaterSystem,
waterpr ojects,Parksand Recreationprojects libraryprojects transportation
projects and special projects.

Most major tax revenue categories continue to show signs of growth.
Moder ate growth is anticipated for most Fiscal Year 2005 major revenues.
The economic growthrates for major revenue categories are: property tax
(8.0%), sales tax(3.5%), TransientOccupancyTax (6.0%)and MotorVehicle
License fees (3%).

The City'sFiscal Year2005 CapitalImprovements Budget (CIP)is embodied
in Volumes IV and V of the City's Budget. The Agency's Fiscal Year 2005
Program Budget was adopted on June 22, 2004. The CIP and the Agency's
Budget were developed in accordance with City and Council Policy, and
each project activity was evaluated and incorporatedin the respective
budgets. Projects arefunded based on need and the availability of appro-
priate funding sources. The City's CIP Budget totals $548.3 million, an
increase of $80.7 million over Fiscal Year 2004.

Although there is an increase in the CIP FY2004 Budget of the City of San
Diego there is $385.9 million of infrastructure that remains unfunded.



ELIMINATION OF BLIGHTING CONDITIONS

The payment of funds toward the cost of the rehabilitation of the subject project will
assist in the elimination of one or more blighting conditions inside the Horton Plaza
Redevelopment Project and adjoining Gaslamp Historic District. The proposed
improvements are consistent with the Implementation Plan adopted for the Project
pur suantto Health and Safety Code 33490, in that:

A. The blighted historic structure will become a cultural amenity in the Project
Areas, thereby attracting additional investment to the area and improving a
blighted property.

B. The rehabilitation will enrich the downtown neighborhoods through
preservation of an historically significant structure.

D. The rehabilitation will include improvements that prcvide improved
pedestrian access to public and private properties.

E. The rehabilitation of this property is included in the work programof the
Implementation Plan adopted July 20, 2004 pursuantto Health and Safety
Code 33490.
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