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Development Team 

Palo Alto Housing 

Palo Alto Housing will serve as the developer of the Bradford Affordable Housing project if chosen.  Palo 

Alto Housing is a non-profit entity governed by a volunteer board of directors and is a seasoned 

affordable housing advocate and developer.  

 

Development Representatives 

Please see below for a list of the key personnel in the development department of Palo Alto Housing: 

Candice Gonzalez  Jessica de Wit   Joseph Barton 

Executive Director   Senior Project Manager  Associate Project Manager 

725 Alma Street   725 Alma Street   725 Alma Street 

Palo Alto, CA 94301   Palo Alto, CA 94301   Palo Alto, CA 94301 

650.321.9709 x13  650.321.9709 x14  650.321.9709 x18 

 

Kenneth Jones, Consultant  PAH Board Development Committee 

Landis Development   725 Alma Street 

1814 Franklin Street, Suite 810  Palo Alto, CA 94301 

Oakland, CA 94612   650.321.9709 

510.868.2865 

 

Palo Alto Housing Principals, Staff & Key Development Committee Members 

Candice Gonzalez, Executive Director  
Candice Gonzalez joined Palo Alto Housing as the Executive Director in March 2008. Her duties involve 
over-seeing the overall strategic direction of the organization, including real estate development and 
financing, property and asset management, resident services, management of her staff of approximately 
40 employees, administration of the Below Market Rate (BMR) programs, and general housing 
advocacy.  She focuses on land use and planning, community outreach, consensus building, and 
coordination with local and regional partners.  Candice currently serves as First Vice Chair of the Housing 
Trust Silicon Valley.  
 
Before joining PAH, Candice worked as a real estate attorney and broker for over 10 years, primarily 

working with low-to-moderate income customers, minorities, and credit impaired borrowers. Her 

primary motivation in her role is her genuine belief in the mission of the organization. As an immigrant 

from the Philippines, Candice moved to California when she was 4 years old. Her family, which includes 

three sisters, was a beneficiary of affordable housing. Affordable housing provided Candice and her 

family a stable environment and an opportunity to focus on important things like hard work and 
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education. All four sisters have college degrees. Candice received her Bachelor of Arts in Psychology 

from the University of California at Berkeley and her Juris Doctor from UCLA School of Law. 

Georgina Mascarenhas, Director of Property Management 
Georgina Mascarenhas joined PAHC Management & Services Corporation in 2006 as Director of 
Property Management. She is responsible for the overall management, asset management & 
supervision and oversight of PAH’s administration of the Below Market Rate Program and PAH’s 
portfolio consisting of approximately 700 units and growing. She has experience as an asset manager as 
well as managing properties ranging from single family homes to large multi-family & special needs 
housing. She is knowledgeable in landlord/tenant law, fair housing, reasonable accommodation and 
compliance issues related to affordable and subsidized housing.  
 
Prior to joining PAHCMSC, Mascarenhas worked with Eden Housing and Mid-Peninsula Housing and was 
responsible for the oversight of marketing & lease up over 2500 rental units for families, seniors and  
persons with special needs. Mascarenhas is an expert in compliance, marketing and lease up strategies. 

She has over 25 years of progressive experience in multi-family property management and asset 

management. Mascarenhas has a Bachelor Degree in Psychology from Saint Lawrence’s College, Karachi. 

Quinsia Ma, Controller  
Quinsia Ma joined PAH in 1999 as Controller with a background in financial administration. As a member 

of the PAH team, she is responsible for ensuring the fiscal integrity of the company and its affiliates by 

monitoring the financial policies, procedures, internal controls and reporting systems. She also ensures 

the Accounting Department is able to serve the needs of the Housing Development, Property 

Management Divisions and other related entities. She supervises Human Resources and Payroll 

functions as well.  

Before joining Palo Alto Housing, she was the Assistant Controller at MidPen Housing.  Quinsia has over 

20 years of progressive experience in accounting.  She earned her BS degree in Business Administration 

from California State University, San Jose, CA. 

Jessica De Wit, Senior Project Manager  
Jessica de Wit joined PAH in 2012 as the Senior Project Manager in the Development Department. She is 

responsible for managing all aspects of the development process from acquisition through construction 

completion and permanent financing.  

Prior to joining PAH, Jessica spent six years as a project manager for MidPen Housing Corporation and 

was responsible for managing the development of several affordable housing projects. Jessica has over 

12 years of experience in project management. She earned her BA degree from University of California, 

San Diego and an MA in Regional & Urban Planning from University of Michigan. Jessica also received 

her Certificate in Real Estate Development from University of Michigan. In addition, Jessica is a graduate 

of LISC’s Affordable Housing Development Training Institute. 
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Kenneth Jones, Development Consultant 

Mr. Kenneth N. Jones is an urban real estate development, finance, and project management 
professional with over 17 years of direct experience. His leadership in a number of important initiatives 
surrounding urban revitalization, service-enriched affordable housing development, urban infill, and 
transit-oriented development has impacted the lives of thousands of families and individuals.  Mr. Jones 
has been involved in a number of community wide-master plans and has been involved in developing 
more than 1,500 units of housing and over 100,000 square feet of commercial space.    

 
Mr. Jones has extensive experience in working with cities, developers, and service agencies throughout 
the Bay Area.   With the trend toward, “service-enriched” housing, many of the projects developed by 
Mr. Jones, involved collaborations with a variety of service agencies such as child-care providers and 
special needs service agencies including job-training, counseling, and financial education.   Having served 
on the Board of Bethany Center, an nationally recognized and award winning senior facility,  in San 
Francisco for 6 years and provided consulting services to Christian Church Homes, an affordable housing 
developer that focuses exclusively on serving the senior population, for over 5 years, Mr. Jones has 
extensive experience in development projects that serve the senior population.  In his various leadership 
roles, Mr. Jones has demonstrated the ability to bring together people of diverse views to accomplish a 
shared goal. 
 
Mr. Jones is currently the Principal of Landis Development, LLC, a boutique development and consulting 
firm based in Oakland, CA, he is a guest lecturer on community and sustainable development at the 
University of North Carolina Chapel Hill MBA Program, serves on the Board of the East Bay Housing 
Organization, and is a part of the Mayor of Oakland’s Housing Council. 
 
Mr. Jones holds a B.S. Degree in Business Administration from the University of California at Berkeley, is 

currently enrolled in the Executive Master Program in Real Estate and Construction Management at the 

University of Denver, and is a LEED AP Candidate.   

Michael J. Anderson, Development Committee Member (Service from 1985) 

Before beginning a career in real estate development, Michael Anderson was a partner in the real estate 

department of a major Bay Area law firm, Gray Cary Ware & Freidenrich LLP (now DLA Piper).  He joined 

the Board of PAH in 1985 because of his passion for affordable housing.  He believes that providing 

affordable housing in high-income areas such as Palo Alto is very important in order to sustain a diverse 

and vibrant community.  He enjoys the camaraderie of the PAH Board and working on complex projects 

in the community where he lives. 

 

David Easton, Development Committee Member (Service from 1992) 

Specializing in the design of homes in the Bay Area, David Easton established his architectural office in 

1994. David guides the architectural process from initial design concept through working drawings and 

follows his projects through construction. Prior to establishing his own firm, David worked as the project 

architect on the design and production of multi-unit, market rate housing projects throughout the Bay 

Area. 
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Educated in architecture with an undergraduate degree from Stanford University, David went on to 

receive his Masters of Architecture Degree from University of California, Los Angeles. David has been 

practicing architecture professionally for the past 35 years. He is a licensed architect in California and 

Hawaii. He is also a licensed contractor in California. 

 

Ronald Hall, Development Committee Member (Service from 1984) 

Ron Hall was born and raised in Palo Alto and the Bay Area peninsula. He graduated from Sequoia High 

School in Redwood City, California.  Ron is a General Contractor who has own his own business in Palo 

Alto for 40+ years. He specializes in residential remodels, new constructions, and consulting across 5 

western states and Hawaii. Ron attended Humboldt State University where he received a BS in Natural 

Sciences, and he also has a Master of Urban Planning (MUP) degree from San Jose State University, with 

an emphasis on Housing and Historic Preservation. Prior to his current business, Ron was been involved 

in private and non-profit global projects in Nicaragua, Costa Rica, Indonesia, and Denmark 

in construction and economic development. He has also focused in planning and community 

development for local regions, solving local and cultural issues to gain participation in the community. 

Ron is passionate about giving back to a community where he grew up, and he is focused on providing 

affordable housing to anyone in need.  

 

Joseph F. Martignetti, Jr., Development Committee Member (Service from 1987) 

Joseph F. Martignetti, Jr. is the founding Principal of Ventana Property Services. He brings over 35 years 

of real estate experience to the Ventana team including development, construction management, 

owner representation, asset management and property management expertise. Since founding Ventana 

in 1992, Joe has built a profession team and established Ventana as one of the largest real estate 

organizations in the San Francisco Bay area. He has been instrumental in the development of 

commercial office, multi-family, senior housing, retail and industrial projects throughout California.  

 

Prior to founding Ventana, Joe was a Partner and Vice President of Prometheus Development Company, 

specializing in residential and commercial development, financing, leasing, construction and project 

management. During his tenure with Prometheus, he was responsible for more than $500 million of 

multi-family, retail and office development projects, many of which 

 

Jean McCown, Development Committee Member (Service from 2006) 

Jean McCown is assistant vice president and Director of Community Relations in Stanford University’s 

Office of Government and Community Relations.  She was a member of the Palo Alto City Council from 

1990 to 1998 and served as mayor in 1993. She previously served on the Palo Alto Planning Commission 

and on regional transportation committees including the CalTrain Joint Powers Board and the 

Metropolitan Transportation Commission.  Before coming to Stanford in 2004, Jean was a partner at the 

law firm of Ritchey Fisher Whitman & Klein, where she focused on land use, environmental and real 

estate matters.   
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Jean serves on the boards of the Greenbelt Alliance and the Palo Alto Housing Corporation. She received 

the John Gardner Leadership Award in 1994 and the Athena Award in 2004.   

 

Jean received a B.A degree from the University of Michigan (1971), an M.A. degree from the University 

of Wisconsin (1973) and a J.D. degree from the University of California, Boalt Hall (1977). She was born 

in Berkeley, California and has lived in Palo Alto since 1974. 

 

Mark Moragne, Development Committee Member (Service from 2000) 

Mark Moragne is a founding principle of NorthWall Builders, Inc. a residential custom home general 

contractor and R&M Properties, LLC a real-estate development firm.  NorthWall Builders, Inc. founded in 

1996 is a leading custom home builder in mid-peninsula area of the Bay Area.   As a founder of R&M 

Properties (started in 1998) Mark has enabled the firm to produce award winning projects, providing 

clients with exceptional homes and offices.  

 

Prior to founding NorthWall Builders and R&M Properties Mark was a Project Manager for Rudolph and 

Slettin, Inc. a commercial general contractor. Mark earned a B.A. degree in Business from the University 

of Denver (1982) and a B.A. degree in Construction and Engineering Management from Oregon State 

University in 1992 

 

Bonnie Packer, Development Committee Member (Service from 2005) 

Bonnie Packer is an active community volunteer. She served on Palo Alto’s Planning and Transportation 

Commission from 2000-2005. Over the past 20 years, Ms. Packer has served on several citizens’ advisory 

committees for Palo Alto’s Housing Element updates and Comprehensive Plan updates.  She is also 

currently on the board of the Palo Alto Art Center Foundation where she was employed in Fund 

Development. Prior employment included Director of Development and Communications for Palo Alto 

Family YMCA and Senior Attorney for Pacific Bell, San Francisco.  She has served on the boards of the 

League of Women Voters of Palo Alto, Palo Alto Kiwanis Club, Palo Alto Community Child Care, Palo Alto 

Chamber of Commerce, and Palo Alto Council of PTAs.  

 

Ms. Packer earned her B.A. degree in Anthropology from Barnard College in New York City and her J.D. 

degree from Santa Clara University.  She is a graduate of Leadership Palo Alto. Ms. Packer served in the 

Peace Corps in Turkey from 1964-66. 

 

Mila Zelka, Development Committee Member (Service from 2012) 

Mila Zelkha is the Community Ambassador for Palantir Technologies, focused on community 
partnerships that enhance local initiatives on homelessness, Veterans' issues and youth 
educational. Prior to Palantir, she served as Director of Real Estate & Facilities at InnVision Shelter 
Network, a leading homeless services organization, and combined her architectural training, 
construction background and leadership in sustainable design to found urban redevelopment social 
ventures in Oakland, CA.   She currently serves as a City of Palo Alto Public Art Commissioner and on the 
Santa Clara County Homeless Healthcare Advisory Board among other volunteer roles in the community. 
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Persons with Authority 
Candice Gonzalez, Executive Director, has the authority to represent and make legally binding 

commitments on behalf of Palo Alto Housing.  Her contact information is listed in the “Development 

Representatives” section of this document as well as on the letter of transmittal. 

 

Contractual Relationship between Multiple Developers 

There is currently no plan to enter into a contractual relationship with another developer. 

 

Known Team Members 

Please see below a comprehensive list of the known team members.  For a more concise list, please 

refer to the letter of transmittal located in the front of this proposal. 

Developer | Palo Alto Housing 

Contact | Candice Gonzalez, Executive Director 

Address| 725 Alma Street, Palo Alto, CA 94301  

Phone | 650.321.9709 x13 

Fax | 650.321.4341 

Email | CGonzalez@paloaltohousingcorp.org 

 

Property Manager | PAHC Management & Services Corporation 

Contact | Georgina Mascarenhas, Director of Property Management 

Address| 725 Alma Street, Palo Alto, CA 94301  

Phone | 650.321.9709 x11 

Fax | 650.321.4341 

Email | GMascarenhas@paloaltohousingcorp.org 

 

Architect | Pyatok Architects 

Contact | Mike Pyatok, FAIA, Principal In Charge 

Address| 1611 Telegraph Ave, Suite 200, Oakland, CA 94612 

Phone | 510.465.7010 x118 

Email | mpyatok@pyatok.com 

 

General Contractor | Branagh Construction 

Contact | John Branagh, President 

Address| 750 Kevin Court, Oakland, CA 94621 

Phone | 510.638.6455 

Fax | 510.562.8371 

Email | jbranagh@branaghinc.com 

 

 

 

 

mailto:CGonzalez@paloaltohousingcorp.org
mailto:jbranagh@branaghinc.com


  Bradford Affordable Housing RFP 
  Development Team 
  August 2015 
  Palo Alto Housing 
Landscape Architect | PGA Design Inc 

Contact | Christopher Kent, LEED AP, Principal 

Address| 444 17
th

 Street, Oakland, CA 94612  

Phone | 510.465.1284 

Fax | 510.465.1256 

Email | kent@PGAdesign.com 

 

Financial Consultant | California Housing Partnership 

Contact | Richard Mandel, Director of Financial Consulting 

Address| 369 Pine Street, Suite 300, San Francisco, CA 94104  

Phone | 415.433.6804 x312 

Email | rmandel@chpc.net 

 

Legal Consultant| Gubb and Barshay LLP 

Contact | Natalie Gubb 

Address| 505 14
th

 Street, Suite 1050, Oakland, CA 94612 

Phone | 415-781-6600 x1 

Fax | 415-781-6967 

Email | ngubb@gubbandbarshay.com 

 

Childcare Provider | Please See Narrative in “Project Concepts” for Explanation 

 

Palo Alto Housing Board Members (Service From) 

Michael J. Anderson (1985) 

Jean S. Dawes (1985) 

Dale Denson (1993) 

David Easton, Vice President (1992) 

Ronald Hall (1984) 

Thomas B. Jacob (2006) 

Sheryl Klein (2015) 

Joseph F. Martignetti, Jr., Vice President (1987) 

Mark Moragne (2000) 

Jean McCown (2006) 

Bonnie Packer, President (2005) 

Elizabeth Ratner, Vice President (2009) 

Alex Rusoff (2015) 

Margaret (“Sandy”) Sloan, Vice President (2014) 

Helene S. Wheeler, Treasurer (2000) 

Mila Zelkha, Secretary (2012) 

mailto:kent@PGAdesign.com
mailto:rmandel@chpc.net
mailto:ngubb@gubbandbarshay.com
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Alma Place 
Location & Photographs 

Location - 753 Alma Street, Palo Alto 
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Exterior 
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Fountain and Interior Corridor 
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SRO Unit 
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Unit & Retail Information 

Alma Place is a four-story, high density, mixed-use development in downtown Palo Alto with 107 

residential units, 106 of which are low income single room occupancy/studio apartments l  plus a 

manager’s unit.  One hundred of the SRO units contain 238 sq. ft. of residential space.  The remaining six 

units are 504 sq. ft. and are wheel chair accessible.  The manager’s unit is a 1 bedroom of approximately 

600 sq. ft.  The unit AMI mix ranges from 27% to 40% AMI.  Total square footage of the building is 

70,058 sq. ft. 

 

For Sale Versus Rental 

The housing units in Alma Place are  100% affordable, rental units.  The commercial portion of the 

project provides 1,752 square feet of office space and is leased to PAH’s corporate office. 

 

Development Cost 

Development costs for Alma Place totaled $8,332,013, with $3,012,457 in debt and $5,319,556 in equity.  

Per the attached profit/loss statement, the economic returns for Alma Place show a positive cash flow. 

 

Current Management & Owner Information 

The owner of the project is Alma Place Associates.  The management company is PAHC Management & 

Services Corporation.  Both entities are affiliates of Palo Alto Housing.  The property was 100% occupied 

within 60 Days of the Certificate of Occupancy being issued, and its historic vacancy rate is -2%???.  The 

property is currently 100% occupied. 

 

Renter Satisfaction 

The goal was to create a secure, high quality, stable, and well-managed project with easy accessibility to 

the downtown job market.  The multiple transit options have attracted a steady clientele of downtown 

workers.  Management, working closely with PAH’s Resident Services Division, is very responsive to 

resident needs and requests.  Many current residents have lived at this property since the initial lease 

up in March 1998.  This is unusual for single room occupancy properties as the common perception is 

that single room occupancy residents are typically a transient population. 

 

Lease-Up Period 

The property was 100% occupied within 60 Days of the Certificate of Occupancy being issued. 

 

Retail Tenants 

Palo Alto Housing and Its Related Affiliates lease 1,752 square feet of office space on the ground floor of 

Alma Place.  The lease term is fifteen years with options to renew to twenty five years.  Physical 

accommodations include 14 Palo Alto Housing  staff and visitor parking spaces,  3 accessible parking 
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spaces,  and a green waste single dumpster trash service shared with the residential portion of the 

property. 

In leasing the building itself, Palo Alto Housing maintains a close connection between its main office and 

one of its most influential projects, while providing a central hub for both those working with the main 

office and the tenants of Palo Alto Housing’s developments, current and prospective. 

 

Role in Project 

PAH was the developer of this project.  The owner’s GP is an affiliate of PAH.  The land was formerly a 

used car lot and required a substantial amount of soil testing and environmental investigations prior to 

building the SRO.  Alma Place is right across the street from the Cal Train Station.  PAH worked with the 

City, Architect and General Contractor to find creative ways to mitigate the effect of nearby noise and 

fumes which included acoustical treatment of glazing and other building systems.  One of the challenges 

was to provide a sense of dignity and vitality to what is an inherently institutional housing type.  The 

units are furnished and have private bathrooms and provide affordable living options for downtown 

workers.  There is a community kitchen, library, out door patio and coin operated laundry room on site.  

PAHC had to go through an extensive approval process which included Re-zoning to PC zone required for 

higher density and reduced parking ratio. 

This started out as a very controversial project.  At 164 units per acre, the Alma Place project is a high- 

density project.  In the late 1990s, this was shockingly high.  At the initial community meeting for the 

project, around 250 people showed up to review the initial ideas for the site.  A majority of the crowd 

was against the idea of housing, skeptical of SRO housing, concerned with the density, and against 

businesses in downtown being replaced with housing, even in the case of mixed-use.  Through a series 

of community meetings lead by PAH and our architect, Rob Quigley, we were able to masterfully 

balance the community feedback with our design concepts.  The process was managed through the City 

of Palo Alto with the help of then Council Member Joe Simitian.  Eventually, because of our community 

outreach, we received unanimous approval from the City Council and there were no speakers against 

the project.    

 

Public Sector Involvement 

It is important to note that the public sector plays a critical role in all of our projects.  We consider every 

project to be a true partnership with the public sector from the financial component to the entitlement 

process.  We always work closely and collaboratively with the city through the entitlement process. In 

this case, we worked closely with Joe Simitian (who was a City Council member at the time) to put this 

project together.  The City helped PAH pay for the site from a private entity. 

Alma Place received $2,616,811 in public sector funds including $2,270,000 in City funds.  Following is 

the contact info: 

City of Palo Alto 
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Eloiza Murillo-Garcia 
Department of Planning & Community Environment 
250 Hamilton Ave/P.O. Box 10250 
(650) 329-2561 
 
County of Santa Clara 

Angelina Usher 

Senior Management Analyst 

County of Santa Clara 

Office of Affordable Housing 

70 West Hedding Street, East Wing, 7th Floor 

San Jose, CA  95110 

(408) 299-6720 

 
Affordable Housing Program - Federal Home Loan Bank 
Federal Home Loan Bank of San Francisco 
P.O. Box 7948 
San Francisco, CA 94120-7948 
600 California Street 
San Francisco, CA 94108 
(415) 616-1000 
 

Key Development Team Members 
- Ronald Hall 
- Michael J. Anderson 
- Joseph F. Martignetti, Jr. 
- David Easton 
- Mark Moragne 
-Quigley Architects 
-Segue Construction, Inc. 
 

Community Uses & Benefits 

First and foremost, affordable housing itself is a great benefit to the community.  It allows for ethnic and 

socioeconomic diversity which is vital to the character of any community.  With its location in 

downtown, it has become a source of local workforce housing.  It is a benefit to the community when it 

can house its own workers.  With its proximity  to both downtown jobs and the Cal Train Station, car 

ownership is low as many residents can walk to work, bike or take public transportation.  This reduces 

greenhouse gases and is a perfect example of smart growth. 

Furthermore Alma Place was one of the first (if not the first) new mixed use buildings along Alma Street 

in the downtown Palo Alto area.  It literally paved the way for new mixed-used developments.  Since its 

construction, additional housing, both affordable and market rate, has been built.  Auto shops have 
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been replaced with housing, modern office spaces, and successful businesses.  It was the first building 

that implemented the new Downtown Plan along Alma. 

Alma Place won the first-ever Prometheus Prize for Architectural Distinction in Affordable Housing 

Design in Santa Clara County. 
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Barker Hotel 

Location & Photographs 

Location - 439 Emerson Street, Palo Alto 
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Street View 
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Interior 
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Mural 
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Unit & Retail Information 

The Barker Hotel is a 26 unit, mixed-used development in downtown Palo Alto.  There are 25 low-

income units ranging from 140 to 250 sq. ft. with an AMI mix of 60% and below, plus 1 manager’s unit as 

well as two retail spaces currently being rented out.  One retail space is 473 sq. ft. on the ground floor 

and the other is combined ground floor and mezzanine space for a total of 3614 sq. ft. 

 

 

For Sale Versus Rental 

The housing units at the Barker Hotel are 100% affordable, rental units. 

 

Development Cost 

Total Sources of Funding for Acquisition & Rehab:  $3,050,000 debt. 

Per the attached profit/loss statement, the economic returns for Barker Hotel show a positive cash flow. 

 

Current Management & Owner Information 

The owner of the property is PAHC Apartments Inc. and the management company is PAHC 

Management & Services Corporation.  Both are affiliates of Palo Alto Housing.  This property was 

acquired in 1994 with existing residents grandfathered in and remaining units occupied within 30 days 

of completion of rehab.  The historic vacancy rate is 2% and the property is currently 100% occupied.   

 

Renter Satisfaction 

Barker Hotel was a former hotel in downtown Palo Alto.  Although some of the units do not have private 

bathrooms and there are no on site  kitchens, a property such as this  would typically attract transient 

residents with a high turnover rate.   Proof of excellent management and providing a clean and safe 

living environment is that some residents have been in place since PAHC acquired the property over 20 

years ago.  Commercial tenants, similarly, have been long time tenants for over 12 years and 

consistently request lease extensions upon expiration of their lease term. 

 

Lease-Up Period 

This property was an acquisition rehab purchased in 1994 with existing residents who were 

grandfathered in.  The remaining units were occupied within 30 days of rehab completion. 

 

Retail Tenants 

There are two retail spaces currently being leased out to two tenants on a long-term basis.  These two 

successful businesses have now become cornerstones of the downtown community and have helped 

shape the look and feel of the downtown area over the past decade. 
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Role in Project 

PAH was the rehab developer of this property.  Before PAH acquired the site, it was a hostel-like motel 

that was very run down and attracted a transient clientele that received constant complaints from 

nearby businesses, the police department, the City and residences.  It definitely needed to be “cleaned 

up” and renovated.  When PAH took steps to purchase it, there was immediate positive reception from 

the community and the City of Palo Alto who became a public partner.  PAH worked with the local 

businesses and residents with a beautification plan for the property.  Some of its major rehabilitation 

included a seismic upgrade, interior and exterior painting, electrical and plumbing  

The physical upgrades, coupled with significantly improved management of the property  by PAH, was a 

significant benefit to the surrounding community.  It helped make this part of the downtown area more 

attractive which then attracts more businesses and customers to the area.  It also stabilized the 

residents who have become a big part of the local workforce.  In essence, PAH converted a blighted 

property into a high quality, mixed-used property that very much fits into the downtown plan.  At its 

time, it was one of the few mixed-used properties in the area.  Since PAH has owned it for over 20 years, 

it has proven to be a successful model. 

 

Public Sector Involvement 

Barker Hotel received $2,070,000 in loans for acquisition & rehab from the city of Palo Alto: 

City of Palo Alto 
Eloiza Murillo-Garcia 
Department of Planning & Community Environment 
250 Hamilton Ave/P.O. Box 10250 
(650) 329-2561 
 

 

Key Development Team Members 

- Ronald Hall 

- Michael J. Anderson 

- Joseph. F. Martignetti Jr. 

- David Easton  

 

Community Uses & Benefits 

The Barker Hotel played a part in the overall improvement plan and revitalization plan of the downtown 

neighborhood which is a benefit to the entire City.  Again, the Barker Hotel has both a retail and a 

housing component which is a benefit to the residents of the project as well as the greater 

neighborhood.  It houses successful businesses which is critical to any downtown.  For example, one of 

PAH’s retail tenants, Patxi’s Pizza, opened its very first location at the Barker Hotel in 2004.  This location 

proved to be so successful that a decade later, it now owns over a dozen locations in the Western 

United States.   
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Other important benefits include the importance of affordable housing in the community, close to jobs 

and transportation.  The project has increased the stability of the neighborhood with its more stable 

residents and management.  There is also a “public art” aspect to the project with a unique mural 

painted on the side wall of the building facing a City-owned parking lot; this mural was created by Greg 

Brown, a popular local artist.   
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Maybell Orchard 

Location & Photographs 

Location - 567-595 Maybell Avenue, Palo Alto 
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Concept Art 

 

3D Massing Model 
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Unit & Retail Information 

Maybell Orchard was going to be a 56,642 sq. ft., 60 unit project.  On average, the 59 1-bedroom senior 
designated units were 609 sq. ft.  Including the 60th unit for the manager, there was 35,903 sq. ft. of 
residential unit floor area scheduled.  This project targeted seniors with income levels ranging from 30% 
to 60% of AMI.  There was no planned retail space for this project. 
 
 
For Sale Versus Rental 
The Maybell Orchard Project was going to be a 100% affordable, rental property. 
 
 
Development Cost 
Development costs for Maybell Orchard were shown in total at $26,296,596, with $11,882,400 in debt 
and $14,414,196 in equity. 
 
 
Current Management & Owner Information 
PAH was the owner and the potential management company was PAHC Management & Services 
Corporation, an affiliate of PAH 
 
 
Renter Satisfaction 
While the project was awarded all of the funding needed for it to be built, a voter referendum denied 
the project from ever being developed. 
 
Lease-Up Period 
Because the project was voted overturned, there was no lease-up period. 
 
 
Retail Tenants 
There was no planned retail space at this property. 
 
 
Role in Project 
PAH was the owner and proposed developer that acquired entitlements and funding for the project. 
Although the project received unanimous City Council support (very rare), a voter referendum 
overturned it in an election.  It was a senior housing project that got caught in the middle of the anti-
growth sentiment around the city.  There could be no greater obstacle than facing this kind of extreme 
opposition to an affordable housing project, especially a senior housing project.   
 
However, the reason we included this property on our past projects list is threefold:  1) We were proud 
of our mixed-income project that included 60 senior units plus 12 market rate homes that were going to 
help fund the senior project (a critical and creative financial component during a time when public funds 
were limited); 2) Running a referendum campaign was the biggest learning experience we could have 
ever had in our organization’s 45 year history.  It has only made us wiser and even more aware of the 
political forces in the community.  It has made us reflect more and even listen more.  We have replayed 
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the whole process over and over and will use our experience as learning tool for any future projects.  It 
will improve our political awareness, it will improve our community outreach, and it will improve our 
consensus building skills; and  3) Similar to our Bradford proposal, it was going to involve an 
intergenerational aspect.  PAH owned the adjacent low-income family property and we had plans for 
intergenerational activities between the two sites, including creating a walkway between the two sites 
and programming that would be conducive to such interaction.  
 
 
Public Sector Involvement 
Maybell was to receive public sector funding in the amount of $10,670,000. 
 
City of Palo Alto 
Eloiza Murillo-Garcia 
Department of Planning & Community Environment 
250 Hamilton Ave/P.O. Box 10250 
(650) 329-2561 
 
County of Santa Clara 

Angelina Usher 

Senior Management Analyst 

County of Santa Clara 

Office of Affordable Housing 

70 West Hedding Street, East Wing, 7th Floor 

San Jose, CA  95110 

(408) 299-6720 

 

Federal Home Loan Bank of San Francisco 

P.O. Box 7948 

San Francisco, CA 94120-7948 

600 California Street 
San Francisco, CA 94108 
Phone:   (800) 283-0700 
Phone:   (415) 616-1000 
 
 
Key Development Team Members 

- Ronald Hall 

- Michael J. Anderson 

- Joseph F. Martignetti Jr. 

- David Easton 

- Mark Moragne 

- Bonnie Parker 

- Jean McCown 
- Mila Zelka 
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- Candice Gonzalez 
- Kenneth Jones 
- Jessica De Wit 
- Dahlin Group Architecture Planning 
- L&D Construction 
 
 
Community Uses & Benefits 
This project was a great example of adding a much needed affordable project to the City of Palo Alto, 
while having a low impact on the surrounding area due to green building techniques and the targeted 
demographic.  We were confident that this project would have a very low impact on the environment.  
This project site was close to transportation, jobs & services. The site was also part of the “safe routes to 
school” boulevard because of its vicinity to the nearby elementary, middle, and high schools.  The kids 
would have been able to walk or bike to school, lowering environmental impacts.  This project also 
would have allowed seniors to live in Palo Alto after retirement or move closer to family.  Furthermore, 
the opportunity for an intergenerational community would have had positive impacts on the residents 
and greater community including stronger supports and networks and increased civic participation. 
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Oak Court Apartments, 

Location & Photographs 

845 Ramona Street, Palo Alto 
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Front View 

 

Interior Courtyard 
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Street View 

 

Interior Corridor 
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Unit & Retail Information 

Oak Court Apartments is a multifamily affordable housing development with 53 units, including the 

manager’s unit.  The property is two and three-stor y  townhouses over flats, over one level of podium 

parking.  It contains 9 one-bedroom units, 18 two-bedroom units and 25 three-bedroom units, targeted 

at 35% to 60% area median income.  The total square footage of all residential units, including 

manager’s units is 50,596 sq. ft. 

 

For Sale Versus Rental 

Oak Court is a 100% affordable, rental property. 

 

 

Development Cost 

Development costs for the Oak Court Apartments totaled $15,236,163, with $8,770,064 in debt and 

$6,466,099 in equity.  Per the attached profit/loss statement, the economic returns for the Oak Court 

Apartments show a positive cash flow. 

 

 

Current Management & Owner Information 

The owner of the property is Oak Court Apartments, L.P., while the management company is PAHC 

Management & Services Corporation.  Both are affiliates of Palo Alto Housing.  The property was 100% 

occupied within 60 Days of Certificate of Occupancy.  The historic vacancy rate is under 2%; currently 

the property is 100% occupied. 

 

 

Renter Satisfaction 

Many long-term tenants represent the success Oak Court Apartments has had in the area of renter 

satisfaction; many have been residents since the initial lease up in 2005 and there has been minimal 

turnover. 

 

 

Lease-Up Period 

Oak Court was 100% leased up within 60 days  

 

 

Retail Tenants 

There are no commercial tenants in this property.   
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Role in Project 

PAH was developer for the project.  Also, the owner’s GP is an affiliate of PAH.  The land was part of a 10 

acre redevelopment of the former site of the Palo Alto Medical Foundation.  Construction of the 

affordable apartments included restoring and relocating a two story historic boarding house which is 

now used for the office, community room and manager’s office.  Negotiations also included an 

agreement with the adjacent commercial site for an easement through the property parking lot to build 

a shared ramp access to their parking lot.  

 

Because it was part of a 10-acre redevelopment and revitalization of the former site of the Palo Alto 

Medical Foundation, the project is an excellent example of a successful public-private partnership 

involving multiple parties including the City of Palo Alto, the clinic, a market rate housing developer, and 

PAH. Part of the land was dedicated to the City of Palo Alto as a BMR contribution.  Through a City 

Development and Disposition Agreement, the City of Palo Alto then conveyed the land to Palo Alto 

Housing (which Palo Alto Housing then ground leases to Oak Court Apartments).  All parties had to work 

creatively and cooperatively to come up with a master plan. 

 

Initially, there were concerns with adding affordable housing to one of the most expensive downtown 

Palo Alto neighborhoods.  Neighbors were concerned about affordable housing negatively affecting their 

property values.  They were concerned about our reduced parking ratio and its effect on parking on the 

streets.  They were concerned about “all the kids” that the families would have and this negatively 

impacting the high ranking schools in the area.  There were just many concerns often associated with 

dated views of “public housing” and its stereotypes. 

 

To alleviate these concerns, we held numerous community meetings.  Along with our architect, Mike 

Pyatok, we started things off with a community meeting with very little drawn plans, just concepts.  We 

listened to the community and then integrated many of their ideas into the plans. In essence, the 

project was designed via an intensive design charrette.  The design was so well thought out that the 

project ended up with the majority of the community supporting the project.   

 

After construction, we agreed to share our parking ramp with an office development next door because 

we felt that this new project would enhance the overall neighborhood as it includes office space and an 

exercise studio.  We have also proven some of the parking concerns wrong.  For example, we are lending 

the new History Museum up to 15 extra spaces that we do not use. 

 

In the end, Oak Court has been a beautiful addition to the revitalized clinic site and blends in very well 

with it surrounding neighborhood.  It sits across some of the most expensive condos in the City, proving 

that it has had zero negative impact on property values.  In fact, because it is so well-designed and well-

managed, it has positively impacted the surrounding neighborhood and property values.   
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Public Sector Involvement 

The land was conveyed to PAH by the City of Palo Alto so it was a clear public private partnership.  Oak 

Court Apartments received $7,180,064 in public sector funding: 

 

City of Palo Alto 
Eloiza Murillo-Garcia 
Department of Planning & Community Environment 
250 Hamilton Ave/P.O. Box 10250 
(650) 329-2561 
 

County of Santa Clara 
Angelina Usher 
Senior Management Analyst 
County of Santa Clara 
Office of Affordable Housing 
70 West Hedding Street, East Wing, 7th Floor 
San Jose, CA  95110 
(408) 299-6720 
 
State of California 

Department of Housing & Community Development 

2020 West El Camino Avenue  

Sacramento, CA 95833 

(916) 263-2771 

 

California Housing Finance Agency 

500 Capital Mall 

Suite 400, MS1430 

Sacramento, CA 95814 

(916)326-8000 

 

Key Development Team 
- Ronald Hall 
- Michael J. Anderson 
- Joseph F. Martignetti, Jr. 
- David Easton 
- Mark Moragne 
- Pyatok Architects 
- Segue Construction, Inc. 
 
 
Community Uses & Benefits 
Outside of the community benefits already mentioned in section above, we cannot stress enough the 
benefits of affordable housing in a community. Oak Court is a great example of affordable housing for 
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families in a community with access to good schools, hospitals,transit and other resources.  Families and 
children are vital parts of a community.  Hence, access to affordable housing is critical to families with 
children.  Stability in housing is a direct factor in general life stability.  Housing instability hits children 
particularly hard and can significantly affect their ability to engage at school or even their ability to 

attend school regularly.  We all benefit when more children succeed. Our community is safer, 
healthier and more economically competitive when more students are engaged in school and 
make positive life choices.  By providing affordable housing to families, we give all kids the 
security, opportunity, and “leg up” to blossom and live to their full potential which means 
becoming productive members of the community at large.  In its 10 years of operation, Oak 
Court is an ideal example of a successful affordable housing community.  It is always showcased 
as an example of how well affordable housing can integrate into a community.   
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Tree House Apartments 

Location & Photographs 

Location - 488 West Charleston Road, Palo Alto 
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Exterior by Night 

 

Front View 
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SRO Unit 

 

Community Room 
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Unit & Retail Information 

The Tree House Apartments are comprised of 33 single room occupancy units, plus 2 one-bedroom units 

including the manager’s unit, for a total of 35 units. Five of the single room occupancy apartments are 

targeted at 20% AMI, seven are targeted at 30% AMI, five are targeted at 40% AMI, sixteen are targeted 

at 50% AMI, and a one bedroom unit is targeted at 30% AMI.  Total square footage for all project 

structures is 20,912 sq. ft., with 12,998 sq. ft. of that being residential units and 7,193 sq. ft. being 

common space.  This was PAH’s first non-smoking developments. 

 

For Sale Versus Rental 

The Tree House is a 100% affordable, rental property. 

 

Development Cost 

Total development cost for the project was $11,931,814, with $7,340,341 in total debt and $4,591,473 

in equity accrued to develop.  Per the attached profit/loss statement, the economic returns for Tree 

House Apartments show a positive cash flow. 

 

Current Management & Owner Information 

The owner of the property is Tree House Apartments, L.P. and the General Partner is PAHC California 

Park Corporation, a non-profit affiliate of PAH.  The property is managed by PAHC Management & 

Services Corporation, also an affiliate of PAH.  The property was 100% occupied within 14 days of the 

Certificate of Occupancy being issued, and its historic vacancy rate is less than 1%; it is currently 100% 

occupied. 

 

Renter Satisfaction 

Residents were excited about the project and moved in within days of being notified and most have 

remained residents since the initial move-in in 2011.  There has been minimal resident turnover onsite 

and the primary reason for  turnovers that have occurred have been for residents who have relocated 

out of town, closer to family and/or due to job transfers. 

 

Lease-Up Period 

The property was 100% occupied within 14 days of the Certificate of Occupancy being issued. 

 

Retail Tenants 

There are no commercial tenants on the property.  On the ground floor, there is a manager’s office, 

Resident Services office,  laundry room and community room for the residents. 
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Role in Project 

PAH was the developer and the owner is an affiliate of PAH.  As a small, infill project on only .7 acres, the 

first constraint was how to maximize the number of units while still preserving 12 protected trees onsite 

and going no higher than 4 stories.  There was a give and take on number of units to reach the 35 units. 

There were also concerns about our reduced parking request (34 spaces).  We provided 39 covered bike 

parking spaces, plus agreed to provide VTA Eco Passes for all the residents.   The building was designed 

around the protected trees to create a project that integrally reflects the natural beauty of its 

surrounding environment.  

Outside of physical limitations, there was also initial neighborhood resistance to the project.  The 

concerns included the project affecting the surrounding property values, blocking views of adjacent 

condos because it was deemed too big or too tall or too dense, what kind of tenants would live on the 

property, would our tenants increase crime in the neighborhood, and would it still be safe to walk 

around the neighborhood. 

We navigated and alleviated these concerns through a serious of many community and city meetings 

with our architect, Mike Pyatok, very much involved.  Outside of group community meetings, we also 

had individual meetings with neighbors with specific concerns.  For example, we were asked to enter 

into the homes of several condo owners at the back of the site to get a visual of the building that they 

were concerned was going to block their views.  We also provided several group and one-on-one tours 

of our other properties to City Council members and community members.  The tours gave concerned 

residents a better perspective and understanding of our high quality properties that blend in or 

compliment the surrounding neighborhood.  Our property management team also walked through our 

resident selection criteria and how well and effectively we manage our properties.   By the time our 

project was approved by City Council, there was community-wide support.  With its well-designed 

building (which included a public art component that PAH commissioned for the front of the building) 

and beautiful landscaping focused on the protected trees, the Tree House has been a positive addition 

to the neighborhood and a positive part of the El Camino beautification plan/Grand Boulevard Plan.  The 

Tree House received the Association of Bay Area Governments’ Growing Smarter Together Award for 

excellence in affordable development in 2012 and the 2013 Grand Boulevard Initiative Award. 

 

Public Sector Involvement 

As with all of our projects, the public sector played a critical role in the feasibility of this development.  

We consider every project a true public-private partnership.  With the Tree House, we received public 

funds from the City of Palo Alto and County of Santa Clara. The City provided PAH with initial acquisition 

funds for the site, plus development funds (all the public funds contributed to our winning of tax 

credits).  In addition to financial help, as a true partnership, we worked closely with city staff to ensure 

that Tree House go through the necessary entitlement and architectural design review processes and 

approvals smoothly and without any unnecessary obstacles and delays.  We received entitlements in 

only 6 months.  ABAG’s Award recognized the green features of the property and the partnership 

between PAH and the City. 
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Tree House received $6,990,341 in City and County loans.  Following is the contact info: 

City of Palo Alto 
Eloiza Murillo-Garcia 
Department of Planning & Community Environment 
250 Hamilton Ave/P.O. Box 10250 
(650) 329-2561 
 

County of Santa Clara 

Angelina Usher 

Senior Management Analyst 

County of Santa Clara 

Office of Affordable Housing 

70 West Hedding Street, East Wing, 7th Floor 

San Jose, CA  95110 

(408) 299-6720 

 

Federal Home Loan Bank of San Francisco 

P.O. Box 7948 

San Francisco, CA 94120-7948 

600 California Street 

San Francisco, CA 94108 

Phone 

 

(800) 283-0700 

Phone   (415) 616-1000 

 

 

Key Development Team Members 

- Ronald Hall 

- Michael J. Anderson 

- Joseph F. Martignetti Jr. 

- David Easton 

- Mark Moragne 

- Bonnie Parker 

-Candice Gonzalez 

-Kenneth Jones 

- Pyatok Architects 

- Segue Construction, Inc. 

 

 
Community Uses & Benefits 

As mentioned above, the Tree House has positively impacted the community at large as a 
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project under the El Camino/Grand Boulevard improvement plan.  It is close to 

transportation, jobs, and services.  As an affordable housing project, the property provides 

some of the city’s workforce high quality, affordable housing instead of commuting to work (which then 

helps a City self-sustain and which also improves the quality of life of residents). 

 
Moreover, at the time of its construction, the project received the highest green point rating for a multi-

family project in the City.  Green building is great for our environment and protects our future.  Tree 

House Apartments is an environmentally-conscious development that incorporates a number of ‘green’ 

features designed to ensure its long-term energy-efficiency and sustainability. The following are some of 

project’s environmentally conscious features: 

 12 protected trees were saved, and remain onsite for the enjoyment of the residents as part of 
their outdoor space 

 The project was constructed using sustainable building materials 

 High density infill encouraging use of public transportation and bicycling and walking 

 Drought-tolerant landscaping 

 Water conservation:  high efficiency water heaters, solar hot water preheat, Energy Star 
Appliances 

 Material conservation: recycled aggregate, engineered lumber,  low-VOC paints, wood coatings 
and adhesives, low-emitting flooring 

 Even the interior artwork is made of recycled wood 

 Bike storage and free VTA ecopasses to encourage public transportation and reduction of 
greenhouse emissions 
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context

• Intergenerational Housing. This 8-story proposal creates 
an intergenerational setting, including both seniors (71 
dwellings: 6 studios, 64 ones and 1 two-bedroom for a 
manager) and families (25 dwellings: 24 threes and 1 two-
bedroom for a manager), for a total of 96 dwellings. Each 
group has their own entry lobby and domain within the 
building so that seniors, on the upper four floors, feel 
comfortable and secure, while families with children are 
on the three floors closest to the play areas on the podium 
above the parking. 

• Seniors have a central laundry room and quiet library next to 
it on the top floor with views of the city to the south and access 
to the roof terrace. It is adjacent to their multi-purpose room 
for parties, dancing, exercise classes, occasional meals, and 
a large roof terrace for similar activities when the weather 
permits, equipped with a built-in B-B-Q area. It will be a 
quiet, secure place for individuals or small groups to gather, 
converse and enjoy the view. The furnishings and amenities 
will be designed to support the needs of seniors. There is an 
office for a visiting nurse and social worker on their first level 
which is the fifth floor. 

 Families have a multi-purpose room on the podium level for 
parties, gatherings, exercise classes. They have their own 
laundry room that opens to the courtyard area where parents 
can watch their kids while doing the laundry. There is an 
office for a social service provider and family counselor. At 
each elevator landing, overlooking the downtown and school 
admin building across the street, there is an open lounge 
area equipped with tables for board games, group study and 
collaborative homework (floor 2,3, and 4). 

• Shared Open Space. Both seniors and families have access to 
the podium level on the second floor and its various amenities 
so the families and seniors can mix at this level. The space 
will be designed to accommodate the groups’ diversity of 
needs as well as to encourage interaction between them to 
build community within the building. They can both use the 
amenities of the podium courtyard and overlook the creek 
park. But only elevators for the seniors ascend to their floors 

(5-8) from their lobby; the elevators for the families serve 
only their floors (2-4) from their lobby. The community room 
on the second floor can entertain events for both the seniors 
and the families. The community room on the top floor and 
its roof terrace facing south will be designed for senior use 
only. 

• Shared Indoor Facilities. On the podium level are located a 
computer room and classroom/reading room opposite the 
family manager’s unit. These facilities can be used by both 
the seniors and families, since the seniors can learn from the 
children in the computer room, and the children can learn 
from the seniors in the reading room, who can be reading 
and telling stories to the children. These spaces could also be 
used for after-school tutoring for the children, ESL classes 
for the parents and seniors. It is also anticipated that some 
seniors would be engaged with the child care center on the 
ground floor. 

• Child Care. The child care center faces onto the linear 
park and the creek along the east side of the building, with 
approximately 5500 sf, large enough for about 80 children. 
Its play yard, about 6000 sf for 80 children (at 75sf/child), 
is to the north of the facility and is secured from the park 
by a 6’-high, see-through, decorative metal fence. It has an 
enclosed, secured storage room (300 sf) for outside play 
equipment. A lockable gate connects the child care play yard 
with the adjacent City Park so children with their teachers 
can use the park and observe the creek and its wildlife. 

• Creekside Park. The new City Park stretches along the length 
of the creek and has entry gates at Bradford Street and at Main 
Street. For the purposes of this proposal, it was assumed this 
park will be closed after dusk, so lockable gates are located 
at each entry and there will be no pedestrian access to the 
area under the Main Street bridge. The park and the banks 
of the creek (or slough) are restored with plants naturally 
appropriate to a tidally-impacted location. It also includes 
pedestrian amenities such as benches, shade trees, areas 
for looking over the creek and interpretive plaques educating 
the public about the ecology of a tidal creek and the area’s 
natural and human history. 

• Parking. The garage is located on one level, at grade. It 
accommodates 79 autos using 2-level ‘puzzle lifts’ within 
the 15’ height of the garage. The garage can accommodate 
about 119 autos if using a 3-level puzzle lift with a pit. The 
following assumptions were used regarding ownership of 
autos: Seniors at .5 autos/dwelling = 35 autos; Families at 
1/dwelling = 24; 1/manager. This allows 18 autos for the 
staff of the child care center, assuming that some will come 
by bike, public transit or car pool. There are 11 diagonal 
curbside spaces for the housing drop-off (3) and child care 
drop-off (8). These 11 spaces are assumed to be for guests 
in the evening hours. The cost of building a basement level 
to the garage with a high water table, including soil off-
haul, shoring, retaining walls, sprinklers, sump pump and 
then maintaining mechanical ventilation and lighting for 
that level 24 hours a day, 7 days a week in perpetuity, was 
considered more expensive than puzzle lifts and their annual 
maintenance fee. Only one level would need sprinklers, 
mechanical ventilation and lighting, and there would be no 
excavation, shoring and retaining walls. Puzzle lifts have 
become commonplace in the Bay Area, for both seniors and 
families. There will also be ample bike parking, and space for 
some car-share vehicles and PAHC will implement a transit 
incentive program.

• Accessibility/Aging in Place. The development fully 
complies with codes for adaptability and accessibility, and 
all apartments are designed with particular focus given 
to the safety and convenience of residents aging in place. 
Important areas of concern include thresholds that minimize 
tripping hazards, use of contrasting color at door trim, and 
cabinetry which is configured to provide enhanced safety 
adjacent to the range-oven and microwave appliances. Open 
kitchen plans facilitate maneuverability and include pantries 
for easy-to- access storage. Lower cabinets will be pull-out 
drawers for easier access. Special attention is given to the 
accessibility and adjustability of closets.
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URBAN DESIGN:

• Streetscape. Bradford Street will be treated according to 
the design guidelines of the Downtown Precise Plan, with 
special pavement at the two entrances and with street trees 
protected by tree grates. The park will be landscaped with 
plants appropriate to an open space corridor along a tidal 
creek. All materials, site furnishings, and plantings will be 
selected for their abilities to minimize maintenance while 
providing an aesthetic amenity to the neighborhood.

• Massing. The building’s mass is divided into two wings: the 
primary one faces Bradford Street, and behind it is a wing 
that extends northward. The north wing is intentionally set 
back to the west so that the majority of the open space above 
the garage on the second floor overlooks the Creekside 
Park and Redwood Creek to the east and the play yard to the 
north, thereby minimizing the impact of its shadows on the 
play yard, park and creek in the afternoons. It provides the 
residents a larger open space on the podium on the east side 
for morning sun, and a smaller open space on its west side 
for those who like to bask in the afternoon sun.

• Interaction with Public Realm. The Bradford Street frontage 
will have 3 lobbies: one for seniors, one for families and one 
for the childcare center. This will bring life to this stretch of 
Bradford Street day and night. The east side facing Creekside 
Park is lined with the play rooms of the child care center and 
teachers will be able to monitor the park’s use during the day 
while the children can watch the comings and goings of the 
creek’s wildlife. The play yard to the north of the child care 
center will be separated from the public park by a 6’-high, 
see-through decorative metal fence, allowing supervision of 
these spaces in both directions. Residents using the open 
space atop the garage will be able to overlook the park and 
creek, bringing it further supervision off-hours. An open 
stair connects the podium open space with the on-grade play 
yard to the north for use by the residents after the child care 
center is closed at night. During the day there will be locked 
gates at the top and bottom of these steps so that children 
in the program cannot wander up to the podium level, and 
children who live in the housing cannot wander down into the 
play yard during hours of operation. 

ARCHITECTURAL CHARACTER:

• Base-Middle-Top. As per the downtown design requirements, 
the building façade is divided into a 3-part layering. The base, 
15’ tall, includes the lobbies, child care center and garage 
and will be painted concrete. The middle zone includes both 
the family and senior housing, so it expresses the presence 
of both by treating their windows differently, vertically 
with recessed windows for the family floors and external 
sunscreens for the seniors. The two zones also vary their 
wall colors. The top is distinguished with common rooms and 
a roof terrace for the seniors with a grand roof trellis for sun 
shading. A white band of color linking the top floor windows 
acts as a ‘head band’. The exterior skin will perhaps be 
cement board panels or composite panels, or a combination.

• Playful Expression of the People Who Live Here. As noted 
in the previous paragraph, the presence of both the seniors 
and the families is expressed on the façade with different 
windows, sunscreens and wall colors. All of the metallic 
elements of the façade (sunscreens, balcony railings, window 
boxes, spandrels below windows, entry canopies) will have 
factory-finished colors to add a vibrant, playful character 
to the place, celebrating the presence of both seniors and 
children. The neighboring downtown office buildings have 
‘serious’ business-like appearances, and the new market-
rate housing, while attractive, typically has an homogeneous, 
understated appearance to appeal to a generic population 
with few children. In contrast, this housing will celebrate 
its experiment of uniting seniors and children in the same 
building. The playful use of color is a place-making strategy 
intended to ‘brand’ the building for its bold experiment, 
bringing a smile to the seniors, children and parents who live 
there, to those who come to stroll in the park, and to all who 
live in this new residential district. It is intended to become 
a beacon that will bring life to Bradford Street, and be a 
marker for directing people to where the school district’s 
administration building is located across the street. 

• Scale. To reduce the size of the building, it is divided into 2 
distinct wings linked by bridges. The wings are distinguished 
from each other with different colors. The height of the 
building is divided into 2 zones, one expressive of the seniors 
and one for the families. And as noted above, the metallic 
‘accessories’ of sunscreens, railings, window boxes and 
spandrels accentuate smaller ingredients that relate to 
human scale. 

• Solar Orientation. The front façade also expresses the 
difference in quality and intensity of sunlight between the 
west and east sides of the building: the seniors windows 
are protected from the hot southwest sun with vertical 
perforated metal screens, and the families have deeply 
recessed windows. The southeast east corner of the 
building, at the senior floors, welcomes the morning sun 
with more expansive glazing for the corner living rooms and 
the west façade of the front wing is more solid facing the late 
afternoon hot sun. Each facade has its own special type of 
solar sunscreens depending on its solar orientation. 

• Overall Character. The building is designed to match the 
modern character of the new market-rate housing presently 
under construction to the east and west of the site, primarily 
for singles and couples. Its modern character will allow it 
to blend into this new, emerging downtown neighborhood, 
while at the same time be a colorful and vibrant presence, 
expressing the special role it is playing for families and 
seniors. 

• Public Art. There are several places where public art can 
contribute to the place-making effort of this project.  The 
gates and gateway structures at the entrances to the park 
can be commissioned to artists.  There is also an opportunity 
for a mural on a portion of the garage wall facing the parking 
lot of the Peninsula Free Methodist Church.  If the church will 
be there for the foreseeable future, its parking lot affords a 
view from Bradford Street to the front half of this wall.   A 
story-telling mural can enhance both the parking lot and the 
view from Bradford. 

URBAN DESIGN & ARCHITECTURAL CHARACTER
Green 
Roof
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Yard
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Pump 
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BRADFORD STREET AFFORDABLE HOUSING 

SUSTAINABILITY:

• Energy. As passive strategies for saving energy, the building 
will have an exceptionally well-insulated envelope, along 
with appropriate sun screens to protect the south and west 
facades from excessive heat gain. More actively, there will 
be solar hot water panels on the roof to augment a gas-fired 
boiler, and solar voltaic panels to produce energy on-site. 
Motion-sensitive lighting will be used in public circulation 
areas to increase lighting levels only as needed. Energy Star 
appliances will be used throughout. 

• Water Conservation. Low-flow fixtures will be the norm 
through-out. Grey water will be used for irrigation on the 
podium and for the Park’s landscape areas. Landscaped 
swales in the park and play yard will be used to discharge 
and clean rain water that falls on the podium and roofs, 
before entering the groundwater. All landscape plantings 
will comply with the State Model Water Efficient Landscape 
Ordinance (MWELO)

• Meters and Monitoring. The building will be equipped with 
digital meters and digital screens in the lobbies so residents 
can see the consumption of energy and water by floor on 
a daily basis. This will act as an incentive to the residents 
to practice conservation in a friendly competitive way, with 
management providing nominal awards to the ‘winning’ 
floor(s) each month. 

• Materials. All interior and exterior materials will have a 
high percentage of recycled content and low or no VOC 
compounds. 

• Structure. The structure will be a proprietary lightweight 
steel system atop a post-tensioned slab at the second 
floor, similar to, if not ConXtech. The steel will have a high 
percentage of recycled content. 

• Planting. Plantings will be drought tolerant native or climate 
adapted species adhering to Bay Friendly Guidelines.

• LEED Certification. It is the goal of this project to achieve at 
least a LEED Gold certification or its Green Point equivalent. 

Green 
Roof

Play 
Yard

Bradford 
Street

(E) 
Pump 
Room

Park

Sun screens on west 
and south facades

Solar hot water and 
solar voltaic panels

Pervious pavers in play yard with 
swales along fence edges for roof 
rainwater

Recycled 
building grey 
water for park 
irrigationSwales along building 
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Concept Design 8BRADFORD STREET AFFORDABLE HOUSING Building Plans

GROUND FLOOR / SITE PLAN

PLAY YARD 
(TO BE DESIGNED 

WITH CHILD 
CARE PROVIDER)

CITY PARK

N

N

EW

S

60’

30’10’

15’0’

SCALE:  1” = 30’

perspectives
sections

elevations
plans

sum
m

ary
context
context

(40 Spaces)

(40 Spaces)



perspectives
elevations

sections
plans

context
sum

m
ary

Redwood City, CA

Concept Design 9BRADFORD STREET AFFORDABLE HOUSING Building Plans
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Concept Design 10BRADFORD STREET AFFORDABLE HOUSING Building Plans
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Concept Design 11BRADFORD STREET AFFORDABLE HOUSING Building Plans
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Concept Design 12BRADFORD STREET AFFORDABLE HOUSING Building Plans
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Concept Design 13BRADFORD STREET AFFORDABLE HOUSING Unit Plans & Child Care Center Plan
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Concept Design 14BRADFORD STREET AFFORDABLE HOUSING  South Elevation
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Concept Design 15BRADFORD STREET AFFORDABLE HOUSING  East Elevation
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Concept Design 16BRADFORD STREET AFFORDABLE HOUSING  North Elevation
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Concept Design 17BRADFORD STREET AFFORDABLE HOUSING  West Elevation
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Concept Design 19BRADFORD STREET AFFORDABLE HOUSING  East - West Section
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Concept Design 20BRADFORD STREET AFFORDABLE HOUSING Southeast Corner
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• From academics to 
social and motor skills, 
our curriculum is 
highly individualized—
encouraging your child to 
explore, discover, and learn. 

• Through language, math, 
science, music and the arts, 
your child is educated in a 
low-ratio, nurturing, and 
safe environment.

• Nutritious meals prepared 
daily are included.  At 
Kidango, we serve the whole 
child to advance their mind 
and spirit.

LEARN
MORE!

(855) 757-KIDS
www.kidango.org

Kidango offers award-winning preschools that start with a research-based 
curriculum and outstanding teachers you can trust to prepare your child for 

Kindergarten and a lifetime of learning.

FREE 
or Low Cost 
for income eligible families

KIDANGO PRESCHOOLS
FULL-DAY & PART-DAY OPTIONS



• Todo desde la educación 
académica, social y habilidades 
motrices, es altamente 
individualizado para motivar a 
que su hijo explore, descubra y 
aprenda. 

• A través del lenguaje, matemáticas, 
ciencias, música y artes, su hijo es 
educado en un ambiente seguro, 
afectuoso, y con racion baja. 

• Se incluyen alimentos nutritivos 
preparados diariamente. En 
Kidango proveemos servicios 
completos para desarrollar tanto la 
mente, como el espíritu de su niño. 

¡APRENDE 
MAS!

(855) 757-KIDS
www.kidango.org

Kidango ofrece programas de educación prescolar que comienza con un plan basados en la investigación del 
currículo y maestros excepcionales, en los cuales usted puede confiar para que preparen a su niño para el 

Kindergarten y toda una vida de aprendizaje.

GRATUITOS 
o de bajo costo

para familias que reúnan los requisitos 
de ingresos

PRESCOLAR KIDANGO
OPCIONES DE DÍA COMPLETO Y DÍA PARCIAL







Our Mission
Knowledge Universe® is the largest private provider of early childhood 
education and care in the nation. We’re committed to enhancing 
educational opportunities for children, families and the dedicated 
professionals who serve them.

Our Brands
Knowledge Universe Early Learning Programs

Our Executives

Our Footprint

OUR FACTS

40+
years teaching children to read

More than any other early education provider

30,000+
employees nationwide

24,200+
teachers engaged nationwide

900+
nationally accredited centers

169,000+
children educated in our centers

each day

59,000+
children are prepared for kindergarten

each year in our centers

30,000
books purchased last year

by KU for our centers

111
centers with interactive
kindergarten programs

Programs include integrated classroom 
technology such as interactive white boards

1.3M
crayons purchased each year

for our centers

States where  
KU operates

Headquartered 
in Portland, OR

Family Care Solutions
90+ employer-sponsored 
centers for children six 
weeks through school-age

Before & After 
School Programs
450+ school-based 

sites providing before- and after-
school care and education for 
school-age children

Tom Wyatt 
Chief Executive Officer
Dr. Elanna Yalow 
CEO, Knowledge Universe  
Early Learning Programs
Paul Thompson 
Chief Financial Officer

Gail Galuppo 
EVP, Chief Marketing Officer
Elizabeth Large 
EVP, General Counsel
Wei-Li Chong 
EVP, People and Family 
Experience

CONTACT INFORMATION
For more information, contact Knowledge Universe at 1-800-633-1488 

or visit us at www.kueducation.com/us
For Knowledge Universe media relations, contact media@klcorp.com

THE NATION’S LARGEST PRIVATE PROVIDER 
OF EARLY CHILDHOOD EDUCATION AND CARE

Early learning and care experts, guiding more than 1,400 community-
based centers for children six weeks through school-age.
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More than 900 of our centers and sites are nationally accredited 
by industry leading early childhood education agencies such as the 
National Association for the Education of Young Children (NAEYC), 
National Accreditation for Early Care and Education Programs 
(NAC), and the National Early Childhood Program Accreditation 
(NECPA).

Teacher Annual Performance Appraisal (TAPA) is an observation 
and performance evaluation process, a comprehensive strategy and 
approach to implementing Knowledge Universe’s teacher rubrics and 
evaluation criteria to all teachers. The process improves both teacher 
quality and the instructional leadership of managers.

Knowledge Universe annual Early Childhood Educator Award 
Program recognizes teachers who demonstrate exceptional skills 
in teaching young children with a $10,000 reward. Recipients are 
chosen yearly from more than 24,500 early childhood educators 
within the CCLC, KinderCare and Knowledge Beginnings brands. 
Knowledge Universe is the only early childhood education company 
in the industry to offer an award of such significance.

Excellence in Education Awards is an annual recognition of 
teachers within the Champions programs. Recipients demonstrate 
high-quality teaching skills and exceptional customer service  
to schools, children and families. 

Our Curriculum
Our curriculum programs are designed 
to promote whole-child development and 
leverage children’s play as a vehicle to 
develop and gain knowledge through a variety 
of carefully designed activities, including 
learning centers, individual activities, 
small groups, large groups, and outdoor 
exploration. We see learning as an active, 
social process, with our teachers facilitating 
children’s growth and development. 

Our curriculum programs, created by 
education experts, focus on developmentally 
appropriate activities and experiences within 
six learning domains: 

Cognitive Development
Creative Expression
Executive Function
Language and Literacy Development
Physical Development and Wellness
Social and Emotional Development

CONTACT INFORMATION
For more information, contact Knowledge Universe at 1-800-633-1488 
or visit us at www.kueducation.com/us
For Knowledge Universe media relations, contact media@klcorp.com

OUR PHILANTHROPIC FOCUS
At Knowledge Universe, we know that learning begins at birth 
and the first five years of life are the most critical in a child’s 
development. That’s why through our community partnerships, we 
aim to enhance educational opportunities for children and families 
by providing volunteer, in-kind and financial contributions. 

We primarily support organizations that emphasize the importance 
of early childhood literacy and provide underserved children 
and families access to books. Our national literacy campaign, 
Read. Share. Give. (www.kindercare.com/read), and work with 
organizations such as Reach Out and Read, Schoolhouse 
Supplies, Start Making a Reader Today (SMART), The Children’s 
Book Bank, and Wordstock, have enabled us to get books into the 
hands of thousands of children who need them most.

OUR HISTORY

1969: KinderCare® Learning Centers 
founded

2003: Champions joins Knowledge Universe

2005: KinderCare becomes part of the 
Knowledge Universe family of brands

2006: Centers begin using the Learning 
Adventures curriculum

2007: CCLC joins Knowledge Universe

 KU centers begin offering Active 
Adventures curriculum

 Mandarin Immersion Program 
launches in select centers

2010: The Grove School opens

2011: Interactive Kindergarten Program 
launched in select centers

 More than 15,000 books shared 
through national book sharing 
program Read. Share. Give.

2013: More than 700 centers  
nationally accredited

2014: More than 900 centers nationally 
accredited

OUR COMMITMENT 
TO QUALITY 
AND TEACHERS







SF/San Mateo Area Manager 
Michael Bell 

650-346-7974
michaelbell@play-well.org

(1) Solve problems.  We develop and enhance each student’s problem solving and critical thinking skills.
(2) Explore the world.  We introduce students to concepts and vocabulary in Engineering, Architecture,
and Physics.
(3) Express ourselves.  LEGO is a medium with tremendous creative potential.  Above all else: Have Fun!

TEACHING METHODOLOGY
Students work individually, in teams, and as a group throughout the sessions.  A short discussion and 
demonstration of the day’s topic starts each meeting.  The children are then given a design or building 
assignment.  Instructors provide individual assistance and instruction, facilitate challenges, test 
performance, and suggest modifications to projects.  

ENGINEERING FUNDAMENTALS WITH LEGO®
PROPOSED ENRICHMENT PROGRAM

CLASS DESCRIPTION
Design and build motorized machines, catapults, pyramids, demolition derby cars, truss and suspension 
bridges, buildings, and other constructions.  Explore concepts in physics, mechanical engineering, structural 
engineering, and architecture while playing with your favorite creations.  This is a hands-on and minds-on 
class suitable for LEGO® novices, advanced builders, and everyone in between.  This class is not affiliated 
with the LEGO Group. For more information about our organization, please visit our website at www.play-
well.org, or contact Michael Bell at michaelbell@play-well.org.

COMPANY PROFILE
Play-Well TEKnologies has been ‘Teaching Engineering to Kids’ since 1998 in the San Francisco Bay Area.  
Our instructors have varied careers and educational backgrounds (for example: mechanical engineering, 
architecture, biology, art, philosophy, alternative energy, civil engineering, law).  More importantly, all 
share a common enthusiasm for kids, engineering, and LEGO®.  Current instructors have been leading 
classes and directing summer camps for one to eight years.

GOALS 
We play to: 

Play-Well TEKnologies
224 Greenfield Avenue, Suite A 
San Anselmo, CA 94960
415.578.2746

mailto:Lauren@play-well.org
mailto:Lauren@play-well.org
http://www.play-well.org
http://www.play-well.org
http://www.play-well.org
http://www.play-well.org
mailto:Lauren@play-well.org
mailto:Lauren@play-well.org


CLASS TYPE
We generally offer two types of enrichment classes:
- Pre-Engineering Course (K – 1st Grade)
- Engineering Fundamentals Course (2nd – 5th Grade)

We also may be able to offer the following 
*depending on availability*
- Jedi Engineering (K – 1st Grade)
- Jedi Master Engineering (2nd – 5th Grade)
- Ninjaneering (K – 1st Grade)
- Ninjaneering Masters (2nd – 5th Grade)
- Eco-Engineering (3rd – 5th Grade)
- Lego Robotics using WeDo (1st – 3rd Grade)
- Lego Robotics using EV3 (4th – 5th Grade)

INSTRUCTOR
Each class will be taught by an experienced instructor. The instructor may not be determined until shortly 
before the first class meeting.  An assistant instructor will be added at our discretion.

CLASS MATERIALS
We will provide all materials for the classes. Materials will be removed from the site daily.

CLASS LENGTH
Class durations will be 90 minutes.  Longer and shorter duration classes may be negotiated.

CLASS FEE
Base pricing is $20.00 per class meeting per student for a 90-minute class.  Total fee depends on number of 
class meetings.

CLASS SIZE
Minimum 11 students, maximum 16 students for one instructor.  Larger classes may be negotiated.



  

 

 

 

 

www.play-well.org                         We use LEGO® products to teach design, engineering, and construction. 

 

August 31, 2015 

 

Kenneth Jones 

Palo Alto Housing Corporation 

725 Alma Street 

Palo Alto, CA 94301 

 

 

 

Re: Potential Redwood City Project 

 

 

Dear Kenneth: 

 

Play-Well TEKnologies is interested in becoming a part of the Palo Alto Housing Corporation 

team by providing off-site LEGO
®
 Engineering Enrichment programs that will serve the 

Downtown Redwood City Neighborhood.  

 

Play-Well has been using LEGO
®
 to teach Engineering to kids since 1997. We are located in 22 

states and are currently instructing over 90,000 students in STEAM.  

 

Both Play-Well TEKnologies and PAHC acknowledge that neither party has completed its 

review of the potential business operations of the center, and neither party will have any 

obligation to the other unless and until a formal agreement is executed. Should PAHC be 

selected as the developer, we are prepared to further discuss the details of this collaboration.  

 

Thank you for including Play-Well TEKnologies in this potential partnership. 

 

 

 

Sincerely yours,  

 

 

Michael Bell 

San Francisco/San Mateo Area Manager 
 
 

Business 
Office 

224 
Greenfield 

Ave, Suite A 
San Anselmo, 

CA 94960 
 

v 
415.578.2746 

f 
415.460.5108 

 
www.play-

well.org  

Business Office 

224 Greenfield Ave, Suite B 
San Anselmo, CA 94960 

 
v 415.578.2746 
f 415.460.5108 



 
 

TRAVELING PERFORMANCES INFORMATION AND PRICING 2015-16 
 
 
Performances: We have a total of 8 unique touring groups. Never Too Late has a few different 
routines that can be changed upon request.  
 
 
Never Too Late The longest running show at Stagebridge! The theme changes, the stars shine 
brighter each year and audiences always leave laughing. This year’s all-new musical revue 
features more songs, outrageous skits and unpredictable fun. Accompanied by Scrumbly 
Koldewyn on the piano, this talented troupe of seniors adapts its material to complement your 
event’s theme. Strolling down memory lane was never so hilarious! Time: 30-60 minutes. 
Wonderful for workshops & conferences. $225-$350 
 
Antic Witties Taking the familiar and turning it on end is just the beginning with Stagebridge’s 
premier improv troupe. Directed by Barbara Scott, with Daniel Savio on piano, the Antic Witties 
can spoof the Antiques Roadshow, and perform games, songs and scenes that are improvised 
on the spot based on audience suggestions, making each show original and interactive. Time: 
30-60 minutes. Material can be theme/event specific. Great for workshops & conferences and 
for fun and effective staff training & team building. $225-$350 

The Dreamers Delight to this popular vocal trio’s harmonies from the 1920s–1950s with singers 
Cindy Carrico and Linda Wilson and accompanist Scrumbly Koldewyn on the piano. Time: 30-
60 minutes. Program length can be adjusted to fit event needs. $150-$250 

Playback Theatre A uniquely engaging form of improvisational theatre based on audience 
members’ true personal stories. The essence or heart of a story is then “played back” by actors 
using spoken improvisation, movement and music. Sad and touching, funny and illuminating, 
Stagebridge Playback Theatre provides an entertaining and life-affirming arena for people to 
share and reflect upon their experiences. Time: 30-60 minutes. Perfect for conferences, 
workshops & teambuilding. $200-$300 

Jazz & Broadway Harmony Chorus Jazz vocalist Ellen Robinson leads an exciting journey 
into the world of harmony! This choral group brings vibrantly performed jazz standards and 
Broadway tunes. Sit back, relax, and enjoy a medley of classic songs. Time: 30 – 45 minutes. 
Available in January 2016 $225-$350 

Radio Plays Return to the radio plays of yesteryear! Join us as we revisit classics such as 
Orson Wells’ War of the Worlds, The Green Hornet, The Lone Ranger, The Shadow, and more! 
Remember your favorites and enjoy Radio Players performing parts and providing live sound 
effects - we even perform vintage commercials during breaks! Time: 30-45 minutes. Available 
in January 2016 $225-$350 
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French Cabaret Director Bruce Bierman leads a touring performance group that revels in 
French songs, zany political satire, pantomime and music hall antics.  Songs and skits are sung 
and spoken in both French and English. A lot of fun for the Francophile in us all! Time: 45-60 
minutes. Available in December 2015 $250-$350 

Storytelling Senior storytellers captivate audiences with personal and fictional stories that are 
charming, poignant, funny and heartfelt. A celebration of the oral tradition of sharing world 
wisdom. Tellers invite the audience to relax, listen, and revel in the exciting tales as they are 
revealed.  Time: 30-60 minutes as entertainment, class or workshop. $125-$350 

Classes and Workshops: Bring Stagebridge to you! We can offer select classes taught by our 
professional instructors. You can also try out our programming by bringing in a one-day 
workshop. Classes and workshops meet for 60-90 minutes.  Some classes and workshops that 
we offer include Gentle Movement, Tai Chi, Improv, Reader’s Theatre, Acting with 
Shakespeare, Word for Word (bringing a piece of writing to life as theater), Monologues, and 
Theater History. Contact us for more information about available classes and workshops. 
Sliding Scale Rate: $125-$200/class 

 
Staff Training Programs:  
We’ve sent in improv instructors to give staff trainings on communication and working with 
elders, specifically people with dementia. We also have performers from our touring group who 
can help staff role play difficult situations with clients. We can do anything from a one afternoon 
training to multiple sessions that address one or more themes and build on each other.  
Cost varies based on customized program. 
 
 

 



  

What is PATI?

STAGEBRIDGE
Uniting the generations since 1978

  FAQS
• Are there qualifications or prerequisites for taking 

a class?  Most classes are open. We have a few 
audition-only touring and performing groups.

• Where and when are classes held?  Most classes 
meet weekdays near Lake Merritt in Oakland.

• How much is tuition?  Tuition is generally around 
$10 per hour thanks to charitable contributions.

• How long are most of the classes?  1½ hours per 
week for 11 weeks. There are three sessions each 
year: fall,  winter and spring. Most sessions end 
with a student showcase performance on stage in 
a theater before an audience. A summer camp and 
various ad hoc summer classes are also offered.

• Can I  observe a  class  before signing up?  Yes.       
You can attend any first  meeting of  a  class  for 
free. You can also sign up, pay for a class and, if 
you change your mind,  request  a  refund before 
the second class begins.

Please consider our work in your 
giving plans. Your generosity keeps 
us going, and we are truly grateful.Thank you,

The  STAGEBRIDGE  staff, students, teachers, volunteers, and 
the greater community we serve.

TRANSFORMING THE LIVES OF 
OLDER ADULTS AND THEIR 

COMMUNITIES THROUGH THE 
PERFORMING ARTS

 510-444-4755 
2501 Harrison St.

 Oakland, CA  94612
 info@stagebridge.org
 www.stagebridge.org

S
TA

G
E
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R
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G

E
 

2501 H
arrison S

t. 
O

akland, C
A

  94612

   PATI is STAGEBRIDGE’s wildly 
popular PERFORMING ARTS TRAINING 
INSTITUTE where adults age 50+ can 
learn and hone performing arts skills.

mailto:info@stagebridge.org
http://www.stagebridge.org
mailto:info@stagebridge.org
http://www.stagebridge.org


     Our  PERFORMING  ARTS  TRAINING  INSTITUTE  (PATI)  at  the 
STAGEBRIDGE  headquarters  in  Oakland  is  the  foundation  of  our  transformative 
theater-based initiatives. PATI provides professional quality training for people age 50+ 
in acting, playwriting, storytelling, improv, singing, dancing, and much more during 
three 11-week sessions each year. 

Some PATI students go on to use these skills to improve the lives of at-risk children, 
frail elders, and community organizations through programs like Storybridge, Seniors 
Reaching Out, and On Call Theater. 

SENIORS REACHING OUT 
Seniors Reaching Out provides entertainment 
and workshops at communities for older 
adults, senior centers, and nursing homes. We 
also provide unique programs that help 
people with dementia reclaim their dignity 
through creative expression.

ON CALL THEATER  
Our storytelling and performing arts 
workshops help professionals better 
understand their older clients. We also offer 
performances for corporations, community 
events, libraries, and other organizations.

   STAGEBRIDGE is the nation’s 
oldest senior theater company and 
an  award-winning  pioneer  in  the 
field  of  creative  aging  for  adults 
over 50.  

STAGEBRIDGE uses  performing 
arts to change the way people view 
and experience aging. 

For nearly 40 years, our innovative 
workshops and critically acclaimed 
performances have had a dramatic 
impact on a range of communities. 

What is STAGEBRIDGE?

STORYBRIDGE

Storybridge empowers vulnerable youth 
through storytelling. It is our evidence-based 
language arts and literacy program. Specially 
trained master storytellers help local at-risk 
students increase both their literacy and their 
confidence.
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Project Concept & Improvements 

Project Concept 

Project Summary 

The proposed project by Palo Alto Housing (“PAH”) is an 8-story, 97-foot tall intergenerational building 

that includes (70) senior, (24) large family, and (2) managers’ units.  The intergenerational aspect of the 

project is further incorporated into the physical design through the ground-floor childcare center and 

shared podium common areas including a large community room, computer lab, classroom, board 

game/flexible area, and large open courtyard overlooking the brand new creek improvements that we 

are proposing  For those looking for a change of pace, the senior units have their own separate 

community room and roof terrace on the top floor for a quieter and more relaxed setting.  In addition to 

the physical design of the building, we have focused on the programming services for the families, the 

seniors, the child care center, and opportunities to bring all generations together.  We believe that 

intergenerational communities build stronger, supportive communities where people of all ages are an 

integral part of the community.  It goes beyond just multiple generations physically living near each 

other.  It extends to everyday interactions and mutually supportive relationships.  Hence, our proposal 

has focused extensively on the programming aspects of the project. 

PAH Service Amenities 

PAH’s Resident Services Division provides an extensive resident services program, which has been 

operating at PAH properties for over twelve years. The mission of PAH Resident Services is to create an 

empowering living environment that enriches the lives of PAH residents through onsite services in 

health, education and social services.  Our Resident Services Division operates under the belief that 

families, seniors and individuals thrive when they live in supportive communities and have access to 

enriching opportunities.   

Onsite support services will be provided by PAH’s qualified Resident Services staff who are experienced 

and trained in best practices, as well as through partnerships with local community agencies to bring in 

expertise, as we understand the importance of leveraging our community’s resources. 

The project design incorporates a designated space for an on-site Service Coordinator office and 

includes a number of space amenities specifically for the use of the residents such as a classroom, 

community room, a computer lab, a library, a health screening station, and numerous outdoor areas 

landscaped for walking, sitting, socializing and play and which can be used by the residents for formal 

and informal social and educational activities.    

Our onsite Service Coordinator will provide direct client services to our residents.  Beyond simply a 

referral system, our Service Coordinator provides one-on-one support counseling to address individual 

needs to promote family self-sufficiency and empowerment.  Within three months of move-in, the 

Service Coordinator meets with each resident/family individually to conduct a health and wellness needs 

assessment.  Our needs assessment tool helps the Service Coordinator measure activities of daily living 

(ADLs) for older adult residents and determine if each resident is in stable, at-risk or frail health in order 
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to develop appropriate interventions, referrals and services plan.  As needed the Service Coordinator 

works with residents to bring in specialized services to meet goals for empowerment and aging in place. 

The Service Coordinator also assists with questions related to public benefits such as Medi-Cal, Food 

stamps, WIC, Medicare, Social Security, etc. Furthermore, our Service Coordinator will provide various 

onsite educational classes, afterschool programming, workshops, and onsite community-building 

gatherings.  Educational classes and workshops for older adults will focus on health and wellness such as 

exercise classes, nutrition support/healthy eating, computer literacy, and health screenings such as 

blood pressure checks, podiatry services, and advice nurse visits.  We work hard to help our senior 

residents live safely and independently in their homes for as long as possible and for families to access 

local resources that help their family to thrive.  Educational programming for families will focus on 

family wellness including expanded learning opportunities for youth and family engagement. Through 

our long-term partnership with the Partnership for Children and Youth, we participate in the HousEd 

cohort, which provides specialized training and resources for our staff to develop professionally and 

leverage resources to support youth living in affordable housing communities.  

PAH intends to provide the following onsite Resident Services for the project population:  

 Needs Assessment: individual health and wellness assessment to measure activities of daily living 
and determine older adult health status as stable, at-risk or frail.  

 Support Counseling: individual meetings between the Service Coordinator and resident to 
determine support needs.  

 Resource Referrals: referrals to community agencies that provide specialized services in the areas of 
in-home support, mental health counseling, parent support, tutoring/mentoring, public benefits 
counseling, transportation assistance, and nutrition support. 

 Out-of-School Youth Programming: After-school and summer programs provide a safe learning 

environment for students once they’ve left the classroom. The accumulating research continues to 

prove that expanded learning opportunities are essential to student success. Increasing the 

availability and quality of expanded learning opportunities within affordable housing communities 

helps provide low-income students with the solutions we know work to increase academic 

achievement, develop positive attitudes towards learning, and master the skills they need to 

succeed in life. PAH’s Youth Program, Stepping Stones to Success, offers school-age youth academic 

support and skill-building opportunities at every step along their kindergarten through twelfth grade 

journey. It consists of four initiatives to serve the needs of each grade level and will provide:  

 After School Homework Club for grades K-12 
 Kids in Action Summer Enrichment Programming for grades 1-5 
 Entrepreneur’s Club Summer Program for grades 6-8  
 Digital Leaders Intern Program for grades 9-12 

 

Youth participating in Stepping Stones to Success are engaged in this programming throughout the 

entire calendar year, year after year, so that the relationships built both amongst the youth and 

http://www.neafoundation.org/content/assets/2012/11/Expanding%20Learning%20Opportunities%20Report.pdf
http://www.neafoundation.org/content/assets/2012/11/Expanding%20Learning%20Opportunities%20Report.pdf
http://www.ccsso.org/Resources/Publications/Supporting_Student_Success_The_Promise_of_Expanded_Learning_Opportunities.html
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between youth and staff are long-term and meaningful. Stepping Stones to Success is more than 

simply a youth program; it is a culture of learning and a community of learners.  

 Fitness Classes: classes in our classroom will be based on resident input and may include yoga, tai-
chi, low-impact aerobics, dance, or Zumba and will help keep residents active.  

 Health Screenings: located in our private health station, screenings provided by partner agencies 
may include blood pressure checks, flu shots, podiatry services, and advice nurse visits. 

 Computer Lab & Classes: our onsite computer lab will be open daily for Internet access and 
independent use, along with regular classes in basic computer literacy to facilitate accessibility to 
job skills, job searching, health information and connections via social media with family and friends.  

 Nutrition Education: cooking classes will be held in our community kitchen and will focus on 
demonstrating easy, healthy recipes and encourage consumption of fresh fruits and vegetables.  

 Health & Wellness Education: regular workshops on health and wellness topics determined by 
resident needs and interests may include chronic disease management, home safety, dealing with 
vision and hearing loss, mindfulness, and parenting strategies. 

 Community Building Events: gatherings to promote social interaction, reduce isolation and build an 
engaging living environment may include potlucks, holiday celebrations, cultural events, movie 
nights, and intergenerational events.  

 

Service Amenities for Our Intergenerational Programming 

Our philosophy and plan for providing services to the residents of Bradford Street Housing will be 

guided by the intergenerational design that reflects the needs of seniors, families, and children and 

the nexus between all generations.  For example, for seniors and children, we would seek to create 

an active and engaging environment.  Seniors will be able to live in a setting of comfort, security, 

and enrichment.  For children, we will create a “kinder-garden,” where they will be able to grow, 

emotionally and intellectually, in a setting of support, stimulation, and fun.  These goals will be 

accomplished through our service delivery method which includes partnerships with key service 

providers. 

For seniors, PAH will collaborate with StageBridge, a senior performing arts group located in 

Oakland, California.  StageBridge’s mission is to “enrich the lives of older adults and their 

community through performing arts.”  The StageBridge programming would involve two 

components:  quarterly performing art classes for older adults and storytelling.  

Through its Performing Arts Institute, StageBridge offers professional performing arts training for 

older adults.  The classes are customized for beginning to advanced students with instructors 

drawn from prestigious local theater programs such as Studio ACT, the Theater Department of 

California State East Bay, and the Drama Therapy Program of CIIS.   Participants can be trained in a 

variety of areas including acting, dance & movement, improvisation, directing, playwriting, musical 

theatre, singing & storytelling. 
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We would also seek to work with StageBridge to train and engage seniors in the art of storytelling.  

StageBridge’s deliver’s their storytelling program through StoryBridge, a nationally recognized 

model that has been awarded a multiyear grant from the Department of Education.  Storytelling is 

traditionally how cultures pass-on information about their history and entertained themselves.  

Through this program we aim to improve students' literacy and public presentation skills, stimulate 

language arts curricula, instill confidence in public situations, and promote intergenerational and 

intercultural understanding.  We see storytelling as a tremendous intergenerational opportunity for 

seniors to engage with the children at the daycare center and with the children of the development 

at planned events in the community center, particularly around the holidays.         

Our services plan for children includes an arrangement with Play-Well Techologies, the innovative 

technology program that teaches kids through the use of LEGOs.   Play-Well offers weekend, after-

school, and summer camps, using LEGO technology to teach kids about engineering, architecture, 

design.   To help the kids develop critical thinking and problem-solving skills we plan to work with 

Play-Well to offer after-school and weekend programs at the Bradford Street Housing development. 

Childcare Center 

With the high cost of living in the Bay Area, most family households require that both parents work.  If 

families have young children from newborns to toddlers to preschoolers, they will eventually need 

childcare services. While some families may be able to fill this need through family members, most 

families will have to seek the services of a private child care provider.   The need becomes even more 

acute for single parents, particularly for working mothers.   Accordingly, to be responsive to the 

Bradford Street Proposal and to the needs identified within the Downtown Redwood City area, our 

proposal includes a 5,500 sq. ft. space child care center and a 6,000 sq. ft. playground.  Based on in-

depth conversations with several interested child care providers, the center will be able to 

accommodate approximately 80 children.   

Studies have now shown the positive long-term impacts that high-quality preschool and child care have 

on children and the economy, and the many benefits such programs provide to working parents.  

However, the prohibitively high costs of private child care and the dearth of quality, accessible public 

providers, means that parents are often left to choose between low-quality care or forgoing needed 

work to stay at home and care for a child themselves.   We feel this is a choice parents should not have 

to make, which is why PAH has gone to great lengths to identify several high-quality potential child-care 

providers that would be prepared to operate the proposed 5,500 sq. ft. center if our team was selected.   

PAH has identified and received Letters of Interest from the following providers: 

1) Kidango  

2) The Wonder Years 

3) Knowledge Universe   

All three agencies currently operate multiple locations in the Bay Area and offer high quality and 

affordable child-care services.   Given the prominent location of the Bradford Street Project, the need 
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for well a capitalized childcare provider, and the desire to activate the street level of the development, 

our team felt it was important to identify several potential firms.  If selected, we would work with the 

City and community to eventually choose the firm that would meet the identified needs of the 

community, paying attention to high quality care, innovative programs, and affordable childcare service 

to both residents and to the local community.  Furthermore, we would select the child care provider 

based on their financial stability and their ability to provide or raise capital dollars to build-out the 

center and execute a long-term lease.  Please see attached LOIs from these three providers at the end of 

this section. 

Project Information 

Please see table(s) below for the square footage, unit, and parking breakdown numbers: 

Unit Type Unit Count AMI Level Demographic Size (SF) 

Studio 6 45% Senior 405 

1 Bedroom 7 30% Senior 620 

1 Bedroom 18 45% Senior 620 

1 Bedroom 38 50% Senior 620 

1 Bedroom 1 60% Senior 620 

3 Bedroom 3 30% Family 1,230 

3 Bedroom 21 60% Family 1,230 

2 Bedroom (Podium) 1 MNGR Manager 806 

2 Bedroom (8th Floor) 1 MNGR Manager 1,140 

Total 96 
 

   

Area Description Size (SF) Demographic 

Exterior Podium 10,280 Shared 

Senior Terrace 1,165 Senior 

Parking Garage 16,395 Shared 

Bike Storage 740 Shared 

Classroom (Podium) 335 Shared 

Computer Room 415 Shared 

Laundry Room (Podium) 335 Family 

Laundry Room (8th Floor) 270 Senior 

Board Game Area(s) 480 Each Family, Shared 

Community Room (Podium) 1,070 Family, Shared 

Community Room (8th Floor) 1,710 Senior 

Library 375 Senior 

Building Total Gross 118,821 
  

Demographic Ratio # of Spaces 

Seniors 0.5 35 

Family 1 24 

Manager 1 2 

Child Staff Leftover 18 

Total Garage* 79 

 



  Bradford Affordable Housing RFP 
  Project Concept & Improvements 
  August 2015 
  Palo Alto Housing 
For further information, please see the summary and narratives located on pages 3 through 5 of the 

architectural drawings located directly after this document.  

*Note there are (11) drop-off designated spaces along Bradford Street in addition to this table  

Site Plan, Floor Plans, Section Sketches & Elevation Sketches 

Please see attached architectural concept drawings at the end of this document for site plans, floor 

plans, section sketches, and elevation sketches. 

Parking Strategy 

Please see attached parking narrative on page 3 of the architectural drawings located directly after this 

document. 

Deviations from the Downtown Precise Plan 

The only deviation from the Downtown Precise Plan is the parking ratio.  As a 100% affordable housing 

project for lower income families and seniors, a reduced parking ratio is justified.  We have historical 

data to demonstrate the reduced parking needs from low income developments.  Furthermore, we will 

be promoting the use of walking, biking, and public transportation through the site’s downtown 

location, ample bike parking, and other programs. 

 

Onsite Community Improvements 

This proposal includes several onsite community improvements including the publically accessible park 

along the creek, a ground floor child care facility, and space for a car-share program.  Please see the 

narratives on page 3 of the attached architectural plans for more details regarding these programs. 

 

Offsite Improvements 

The offsite improvements that will be undertaken in this project include a complete overhaul of the 

sidewalk, curb, and gutter.  This will include special pavements at the entrances, street trees protected 

by tree grates and street lighting per the guidelines of the Downtown Precise Plan and all applicable 

codes.  The estimated cost of these improvements is $294,489. 
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Property Management Experience 

 

Please see attached table for a list of properties currently managed by PAHC Management & Services Corporation, 

an affiliate of PAH.  See below for owner names and addresses for properties not owned by Palo Alto Housing or 

one of its affiliates. 

 

 

Alma Garden Apartments 

Owner | Community Housing Alliance 

Address | 2507 Alma Street, Palo Alto, CA 94301 

 

Alma Village Apartments  

Owner | Alma Commons, LLC 

Address | 419 Waverley Street, Palo Alto, CA 94301 



Property Name Address City # Units

Affor.

Units

Mngd 

Since

Vac.

Rate Owner

Alma Garden Apartments 2507-2533 Alma Street Palo Alto 10 10 2010 1.0% Community Housing Alliance**

Alma Village Apartments 3445 Alma Street Palo Alto 14 14 2012 >1% Alma Commons, LLC**

Alma Place 753 Alma Street Palo Alto 106 105 1998 2.0% PAH*

Arastradero Park Apartments 574 Arastradero Road Palo Alto 66 65 1995 1.0% PAH*

Barker Hotel 439 Emerson Street Palo Alto 25 24 1993 1.0% PAH*

California Park Apartments 2301 Park Boulevard Palo Alto 45 44 1989 >1% PAH*

Colorado Park Apartments 1141 Colorado Avenue Palo Alto 60 59 1972 2.0% PAH*

Curtner Apartments 300 & 310 Curtner Palo Alto 9 9 1985 >1% PAH*

Elm Apartments 129 Emerson Street Palo Alto 11 11 1980 1.0% PAH*

Emerson North Apartments 3051-3061 Emerson Street Palo Alto 6 6 1994 1.0% PAH*

Emerson South Apartments 3067-3077 Emerson Street Palo Alto 6 6 1985 1.0% PAH*

Emerson House 330 Emerson Street Palo Alto 4 4 1996 >1% PAH*

Ferne Apartments 101-131 Ferne Avenue Palo Alto 16 15 1981 >1% PAH*

Oak Court Apartments 845 Ramona Street Palo Alto 53 52 2005 >2% PAH*

Oak Manor Townhouses 630 Los Robles Avenue Palo Alto 33 32 1991 1.0% PAH*

Plum Tree Apartments 3020-3038 Emerson Street Palo Alto 10 10 1991 1.0% PAH*

Sheridan Apartments 360 Sheridan Avenue Palo Alto 57 56 1998 0.5% PAH*

Treehouse Apartments 488 West Charleston Road Palo Alto 35 34 2011 >1% PAH*

Ventura Apartments 290 & 310 Ventura Palo Alto 12 12 1997 1% PAH*

Waldo Apartments 3039-3049 Emerson Street Palo Alto 6 6 1988 1% PAH*

Webster Wood Apartments 941 Webster Street Palo Alto 68 66 1978 >1% PAH*

*Owned by PAH or one if its affiliates

**See previous sheet for owner information
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Estimated Project Schedule 

 

Project Milestones 

Item    Start (Duration) 

Design (Schematics, DD, CD) October 2015 (Continuous) 

AHSC Application  Spring 2016 (3 Months) 

TCAC Application  Summer 2016 (3 Months) 

Entitlements   Summer 2016 (1 Year) 

Acquisition   Summer 2017 (At Construction Loan Closing) 

Construction   Summer 2017 (16 Months) 

Marketing   Summer 2018 (4 Months)* 

Tenant Selection  Fall 2018 (Within 60 Days of CoO)* 

Certificate of Occupancy Fall 2018 

 

*Note that tenant selection and certification starts during the “Marketing” phase 
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References 

Palo Alto Housing 

 

Ari Beliak, Vice President 

Employer | Bank of America  

Address | 555 California Street, San Francisco 94104 

Phone | 415.913.3215 

 

Tami Benedict, Vice President 

Employer | Avid Bank 

Address | 400 Emerson Street, Palo Alto, CA 94301 

Phone | 650.843.2265 

 

Hillary Gitelman, Director of Planning & Community Environment 

Employer | City of Palo Alto 

Address | 250 Hamilton Avenue, 5
th

 Floor, Palo Alto, CA 94301 

Phone | 650.329.2442 

 

Curtis Williams, Prior Director of Planning & Community Environment 

Employer | City of Palo Alto 

Address | 205 Grove Acre Avenue, Pacific Grove, CA 93950 

Phone | 650.207.2337 

 

Kevin Zwick, Chief Executive Officer 

Employer | Housing Trust Silicon Valley 

Address | 95 South Market Street, Suite 610 

Phone | 408.436.3450 
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Pyatok Architects 

 

Robert Lalanne, Vice Chancellor for Real Estate 

Employer | UC Berkeley  

Address | A&E Building, UC Berkeley, Berkeley, CA 94720 

Phone | 510.643.4793 

 

Preston Prince, Executive Director 

Employer | Fresno Housing Authority 

Address | 1331 Fulton Mall, Fresno, CA 93721 

Phone | 559.443.8400 

 

Josh Simon, Executive Director 

Employer | East Bay Asian Local Development Corp. 

Address | 1825 San Pablo, Suite 200, Oakland, CA 94612 

Phone | 510.287.5353 

 

Bill Witte, Chairman & CEO 

Employer | Related California 

Address | 18201 Von Karman Avenue, Suite 900, Irvine, CA 92612 

Phone | 949.660.7272 
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Branagh Construction 

 

Carolyn Brookhart, Director of Housing Development 

Employer | Resources for Community Development 

Address | 2220 Oxford Street, Berkeley, CA 94704 

Phone | 510.841.4410 

 

Erick Mikiten, Principal 

Employer | Mikiten Architecture 

Address | 2415 Fifth Street, Berkeley, CA 94710 

Phone | 510.540.7111 

 

Geoffrey Morgan, President & CEO 

Employer | First Community Housing 

Address | 75 East Santa Clara Street, Suite 1300, San Jose, CA 95113 

Phone | 408.291.8650 

 

Jerry King, Principle 

Employer | OJK Architecture and Planning 

Address | 97 East St. James Street, Suite 42, San Jose, CA 95112 

Phone | 408.295.2210 

 

Brian Saliman, Partner 

Employer | 7x7 Development 

Address | 3450 Sacramento Street, Suite 512, San Francisco, CA 94118 

Phone | 415.297.2258 
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