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MINUTES OF THE MEETING OF THE
JOINT COMMITTEE ON FINANCE AND
CAMPUS PLANNING, BUILDINGS AND GROUNDS

Trustees of The California State University
Office of the Chancellor
Glenn S. Dumke Conference Center
401 Golden Shore
Long Beach, California

May 21, 2025

Committee on Finance Committee on Campus Planning, Buildings
Julia I. Lopez, Chair and Grounds

Jonathan Molina Mancio, Vice Chair Mark Ghilarducci, Vice Chair

Mark Ghilarducci Raji K. Brar

Leslie Gilbert-Lurie Jazmin Guajardo

Christopher Steinhauser

Darlene Yee-Melichar

Mildred Garcia, Chancellor
Jack B. Clarke, Jr., Chair of the Board

Trustee Mark Ghilarducci called the meeting to order.

Public Comment

Public comment included supporters who emphasized the need for student housing, benefits to
campus life, and local economic opportunities, while opponents raised concerns about wildfire
safety, population density increases, insufficient emergency services, exclusion of skilled labor,
and high project cost.

Consent Agenda

The minutes of the March 26, 2025, meeting of the Joint Committee on Finance and Campus
Planning, Buildings and Grounds were approved as submitted.
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Discussion Agenda
Item 2 — San Diego State University Evolve Student Housing

The San Diego State University Evolve Student Housing, was an action item requesting approval
of the following actions with regard to the San Diego State University (San Diego State) Evolve
Student Housing (the “Project”):

* Certification of the Final Environmental Impact Report (FEIR) dated May 2025

* Adoption of the Findings of Fact and Statement of Overriding Considerations dated
May 2025

* Adoption of the Mitigation Monitoring and Reporting Program dated May 2025

» Approval of the revision of the San Diego State Master Plan

* Approval of an amendment to the 2024-2025 Capital Outlay Program to include
Phase 1A and 1B of the Project

» Approval of the schematic design for Phase 1A and 1B of the Project

* Approval to Issue Trustees of the California State University Systemwide Revenue Bonds
and related debt instruments for Phase 1A and 1B of the Project

* Approval to vacate excess public right-of-way encumbrance

Following the presentation, Trustee Ghilarducci raised concerns about the wildfire risk due to the
project’s location in a high-severity fire zone. He questioned how evacuation, mitigation, and fire
safety would be managed. San Diego State University Architect, Robert Shulz, detailed a multi-
layered approach, including non-combustible construction, 100-foot defensible space, fire-
resistant materials, and shelter-in-place protocols. Evacuation would be coordinated with the
county’s emergency operations center. The university plans robust student emergency training,
regular brush clearance to protect native habitats, and coordination with San Diego Fire
Department and CAL FIRE. Emergency plans and drills will be updated and customized to support
vulnerable populations and building-specific scenarios.

Trustee Lopez inquired about indoor smoke protection during a wildfire and asked about the
contractor’s reputation, labor practices, and potential cost overruns. It was explained that heating,
ventilation and air conditioning systems can shut off outside air and circulate internal air only
during smoke events. Regarding the contractor selection, it was shared that a competitive and
regulation-compliant bid process was used, as was a guaranteed maximum price contract. It was
noted that the contractor has a proven record with San Diego State, pays union wages, and
supports apprenticeship programs.

Trustee Yee-Melichar asked how lessons from past housing projects, particularly regarding
emergency evacuation and wildfire preparedness were incorporated into this project. University
Architect Shulz referenced experience from the 2007 San Diego wildfires and emphasized the
importance of coordinating campus response with county emergency operations. The strategy
prioritizes shelter-in-place when safe, reducing traffic congestion and aiding community
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evacuation efforts. Staff highlighted that the campus emergency plan includes drills,
collaboration with first responders, and campus-wide training each year with students. These
procedures are designed to align with state protocols and are updated regularly to reflect best
practices in emergency management.

A roll call vote was taken, and the action item was approved with ten in favor (Trustees Lopez,
Molina Mancio, Ghilarducci, Gilbert-Lurie, Steinhauser, Yee-Melichar, Brar, Guajardo, Clarke and
Chancellor Garcia), zero opposed and zero abstentions (RFIN/CPBG 05-25-03).

Trustee Ghilarducci adjourned the meeting of the Joint Committee on Finance and Campus
Planning, Buildings and Grounds.
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JOINT COMMITTEE ON FINANCE AND
CAMPUS PLANNING, BUILDINGS AND GROUNDS

California State University, Sacramento Hornet Place Student Housing Public-Private
Partnership Final Approval

Presentation By

Patrick J. Lenz
Interim Executive Vice Chancellor and
Chief Financial Officer

J. Luke Wood
President
California State University, Sacramento

Paul Gannoe
Assistant Vice Chancellor
Capital Planning, Design and Construction

Robert Eaton
Assistant Vice Chancellor
Financing, Treasury, and Risk Management

Summary

This agenda item requests that the California State University (CSU) Board of Trustees approve
the following actions with regard to the Hornet Place (the “Project”) student housing development
at California State University, Sacramento (the “University”):

» Approval of the key terms of the final ground lease agreement

* Approval of an amendment to the 2025-2026 Capital Outlay Program to include
the Project

» Approval of the schematic design for the Project

In July 2024, the Board of Trustees approved the conceptual plan authorizing the campus, through
University Enterprises, Inc. (“UEI"), to pursue a private-public partnership to construct a student
housing development on land purchased by UEI adjacent to the University, commonly known as
the Hornet Place.
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Background

The growth of the University over the past several years has created a need for more student
housing serving the campus. On-campus housing facilities are operating at full capacity resulting
in students being waitlisted and potentially not securing their desired housing arrangement and
forcing them to find housing in the off-campus market. That can be challenging given the limited
available supply of purpose-built student housing near the University. As of spring 2025, the 3,250
beds of purpose-built student housing in the market were 81% occupied, with the properties within
a 15-minute walk of campus outperforming at 95% occupancy.

The University and UEI together took an active role in mitigating student housing demand in 2017
with the planning and eventual development of Hornet Commons (1,100 apartment beds) on the
southern edge of the University, on land owned by UEI. The project was developed through a
public-private partnership between UEI and Greystar (formerly EdR). UEI entered into a ground
lease agreement with Greystar (“developer”) to develop the project according to UEI and
University’s expectations. Since then, Hornet Commons has been a success for both the
University and for Greystar. UEI hopes to continue building on this relationship and create another
successful project serving critical student needs.

An independent market analysis prepared by Brailsford & Dunlavey in January 2025 confirmed
current demand for 644 beds of additional student housing apartments serving the University’s
sophomore and upper-division students. The Project would accommodate 56% of the total
demand identified thus presenting an opportunity for the University to continue to increase its
student housing offering through the strategic development of a well-located parcel adjacent to
the University’s boundaries.

In addition to the Hornet Place project, the University is currently pursuing the development of Mt.
Whitney Hall with 327 beds currently allocated for affordable housing via funding from the State’s
Higher Education Student Housing Grant Program. Given the primary focus for these beds of
housing insecure, houseless, or low-income students, the affordable housing is unlikely to impact
the demand or occupancy of Hornet Place. The primary market of users for the Project is upper-
division students. The Project is not expected to impact the occupancy of University’s on-campus
housing offerings but would serve as a “move-up” option for students who live in university-owned
housing during their first or second year on campus instead of living elsewhere in the off-campus
market.

Project Description

The Project will expand upon the UEI and Greystar relationship, following similar deal terms
agreed to by both parties for the Hornet Commons development, including similar unit types and
rental rates. The subject site of 2.8 acres of open land, purchased by UEI in 2023, is contiguous
to the Hornet Commons property to the east. UEI demolished a 47-year-old office building that
was originally located on the site, and the cleared site is now ready for construction. UEI has
actively engaged with Greystar to define the scope and deal terms of the continued partnership.
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The site provides an ideal location for off-campus development of sophomore and upper-division
student housing, given its proximity to the University. The proposed program is expected to
include 352 beds comprised of single-occupancy one-bedroom units, single- and double-
occupancy two-bedroom units, and single-occupancy four-bedroom units.

In April 2025, the campus received support from the Land Development Review Committee for
the final ground lease agreement approval.

Summary of Key Agreement Terms

Below is a summary of deal terms included in the ground lease agreement.

UEI will lease the land to the developer under a long-term ground lease agreement for a
term of up to 80 years ending in year 2104, coterminous with the remaining term on the
existing ground lease for the Hornet Commons. At the end of the lease term, ownership
rights to the improvements will transfer to UEI.

No funds will be expended by the University or UEI. Greystar will be responsible for
financing, designing, constructing, operating, and maintaining the Project for the duration
of the ground lease term.

There will be no recourse or credit risk imposed upon the CSU or UEI in connection with
the developer’s financing.

Greystar will make one-time upfront payments to UEI at financial closing, including
$1,000,000 to help offset the land acquisition costs, and $1,000,000 to reimburse UEI for
costs incurred during the pre-development planning phase ($750,000 for required fees
related to maintenance of the site, and the review and approval process, and $250,000 for
demolition costs).

UEI will be paid 7.25% of annual gross revenues in the form of ground rent (projected to
be $378,000 in the first year of Project housing operation) commensurate with the fair
market value of the site.

Greystar shall reimburse UElI $250,000 annually for security costs for both Hornet
Commons and the Project.

Greystar will grant easement rights for use of the driveway on the Hornet Commons
property that provides critical left-turn access to College Town Drive for the benefit of the
Project.

Greystar will be responsible during the term of the ground lease for lifecycle maintenance,
including capital refurbishment and replacement, to ensure that the Project is
well-maintained in the condition of a “Class A” facility.



FIN / CPBG
Agenda Item 2
July 21-23, 2025
Page 4 of 6

Educational Benefits

The Project will create a housing continuum, complimentary to the core campus housing
supporting first- and second-year students. This new housing community will support academic
success and graduation initiatives, bring students closer to the academic resources of the
University, and strengthen connections to the University within the upper division and transfer
student populations.

There are direct benefits to students who live in on-campus housing, including higher retention
rates and better grades, and enhanced faculty and peer interactions, which is linked to better
learning outcomes and academic success. Specifically, according to the Southwest Association
of College and University Housing Officers, students who live in campus housing have been
shown to have timelier graduation rates and more often attend graduate school and earn
advanced degrees. Beyond individual academic success, other benefits of living in university
housing include convenience, cost savings, social and personal development, and alumni
connections.

Revenues from the ground lease will allow UEI to pay down debt and support other initiatives
benefiting the University.

Amendment of the 2025-2026 Capital Outlay Program

The University wishes to amend the 2025-2026 capital outlay program to include $62,346,000 for
the design and construction of the Project.

The proposed development is primarily intended to serve upper-division students, with some
capacity anticipated for sophomores. The project will construct a four-story, approximately
140,000 gross square foot (GSF) student housing facility, providing 352 apartment-style beds.
Unit configurations will include a mix of single-occupancy one-bedroom units, single- and double-
occupancy two-bedroom units, and single-occupancy four-bedroom units. In addition to
residential space, the project will feature ground-floor commercial space and a variety of amenity
areas, including a pool, fitness center, yoga studio, pet area, community lounge, study rooms, bike
storage, and a mailroom.

Schematic Design
Project Architect: Kuchmann
Developer: Greystar Real Estate Partners LLC

Timing (Estimated)

Preliminary Plans Completed March 2025
Working Drawings Completed May 2025
Construction Start August 2025

Occupancy March 2027
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Basic Statistics
Gross Building Area 140,401 square feet
Assignable Building Area 105,254 square feet
Efficiency 75%
Cost Estimate — California Construction Cost Index (CCCI) 10187’
Building Cost ($266 per GSF) $37,322,000

Systems Breakdown (S per GSF)

a. Substructure (Foundation) S 2.20

b. Shell (Structure and Enclosure) S 60.53

c. Interiors (Partitions and Finishes) S 38.37

d. Services (HVAC, Plumbing, Electrical, Fire) S 77.67

e. Built-in Equipment and Furnishings S 16.05

f. Special Construction and Demolition S 1.92

g. General Requirements/Conditions and Insurance S 69.61
Site Development $3,424,000
Construction Cost $40,746,000
Project Contingency $800,000
Fees and Services $19,033,000
Total Project Cost ($431 per GSF) $60,579,000
Fixtures, Furniture and Movable Equipment $1,767,000
Grand Total $62,346,000

California Environmental Quality Act (CEQA)

Prior to acquisition of the Project site by UEI, CEQA compliance for the construction and operation
of the Project was conducted through the City of Sacramento as the Lead Agency under CEQA
and the Authority Having Jurisdiction (AHJ). The City of Sacramento Planning Commission
issued a Record of Decision approving a Class 32 categorical exemption (State CEQA Guidelines,
8 15332-In-Fill Development Projects), with conditions, on December 12, 2019. The City of
Sacramento remains the CEQA Lead Agency and AHJ for the Project and associated land use
entitlements, as UEI remains the landowner of record.

Separately and independently, Board of Trustees approval of the final ground lease agreement
between UEI and developer Greystar, an amendment to the 2025-2026 Capital Outlay Program to

1 The April 2025 Engineering News-Record California Construction Cost Index (CCCI). The CCCl is the average
Building Cost Index for Los Angeles and San Francisco.
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include the Project, and schematic design for the Project has been determined to be exempt from
CEQA pursuant to the “common sense” exemption (State CEQA Guidelines, § 15061 (b)(3)), which
states, “Where it can be seen with certainty that there is no possibility that the activity in question
may have a significant effect on the environment, the activity is not subject to CEQA.” This
determination is supported by the City of Sacramento’s prior finding that the project qualifies for
a Class 32 categorical exemption. The Board of Trustees approvals are consistent with the scope
and substance of the project as previously approved by the City, and the City’s Class 32 analysis
provides substantial evidence that the Project meets all applicable criteria and would not result
in significant environmental effects.

Recommended Action
The following resolution is recommended for approval:
RESOLVED, by the Board of Trustees of the California State University, that:

1. The 2025-2026 Capital Outlay Program is amended to include $62,346,000 for
preliminary plans, working drawings, and construction for the Project.

2. The schematic plans for the Project are approved at a project cost of

$62,346,000 at CCCI 10187.

The Project will benefit the California State University.

The Project qualifies for a “common sense” exemption from CEQA and a Notice of

Exemption shall be filed following Project approval (Guidelines §§ 15061(b)(3)),

15062(a)).

5. The development of the student housing project through a public-private
partnership, on the campus of California State University, Sacramento as
described in Agenda Item 2 of the July 2025 meeting of the Joint Committees
on Finance and Campus Planning, Buildings and Grounds is approved, and that
the chancellor, the interim executive vice chancellor and chief financial officer,
and their designees are authorized to execute the agreements necessary to
complete the transaction.
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