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Honorable Members in Session:
SUBJECT:

REQUEST FOR QUALIFICATIONS/PROPOSALS FOR THE DONNER
FIELD SITE AND EXCLUSIVE RIGHT TO NEGOTIATE AGREEMENT

LOCATION & COUNCIL DISTRICT
Vacant Parcel west off Stockton Boulevard, between 8th and 9th Avenues and 45ffi Street
Oak Park Redevelopment Project Area
City Council District 5
RECOMMENDATION
Staff recommends adoption of the attached resolution, page 27 of this report, which authorizes
the Executive Director or her designee to:
a) release a Request for Qualifications/Proposal for the development of the Donner Field site;
b) convene a selection committee to review the qualifications and proposals and select a
proposal for development; and
c) execute a 180-day Exclusive Right to Negotiate agreement with the selected development
team in a form as approved by Agency Counsel.
CONTACT PERSONS
Sarah Hansen, Acting City Community Development Director, (916) 440-1399 x1415
Ya-yin Chiang, Senior Redevelopment Planner, (916) 440-1399 x1430
FOR COUNCIL MEETING OF- May 20, 2003
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SUMMARY
This report recommends releasing a Request for Qualifications and Proposals (RFQ/P) for the
development of a vacant, Redevelopment Agency-owned property within the Oak Park
Redevelopment area, and to begin negotiations with the selected development team.
PAC ACTION
At its meeting of February 5, 2003, the Oak Park Project Area Committee adopted a motion
recommending approval of the attached resolutions. The votes were as follows:
AYES:

Davis, Hearne, Johnson, Ligons, Moore, Sumpter, White, Williams

NOES:

Azar

ABSENT:

Marion

NOT PRESENT TO VOTE: Parker
COMMISSION ACTION
At its meeting of May 7, 2003, the Sacramento Housing and Redevelopment Commission
adopted a motion recommending approval of the attached resolutions. The votes were as
follows:
AYES:
NOES:
ABSENT:
BACKGROUND
The property referred to as the Donner Field is approximately 1.23 acres in size and is located
west off Stockton Boulevard, bounded by 8th and 91h Avenues on the north and south, 45th Street
on the west, and the old Donner school building on the east (See Attachment 1 for a site map).
The Redevelopment Agency of the City of Sacramento has owned the vacant property since
1986. In 2001, the Agency went through a Request for Proposals process to select a suitable
proposal and developer for the site and began negotiations with the developer. However, in
November 2002, the developer notified the Agency that he was withdrawing his proposal to
develop the site.
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Agency staff recommends releasing a Request for Qualifications and Proposals (RFQ/P),
presented as Attachment 2 to this report, to solicit interest from qualified developers for the
development of a project on the Donner Field site. Starting in August 2000, and revisited by the
Oak Park PAC in February 2003, several objectives have been identified for the development of
the Donner Field site:
n
n
n
n
n
n

n

The ultimate property owner would pay property taxes.
The design must be sensitive to the surrounding residential uses, and integrate and enhance
the residential character of the area.
The use must minimize traffic and parking impacts to the surrounding residential area.
For residential proposals, home ownership or senior housing is encouraged, and project
proposals must meet City Design Review guidelines for residential uses.
The development should capitalize on the existing theme of child serving/medical uses.
The development should result in economic and community development benefits including
job creation opportunities, improved quality of life, transformation of the area through a
positive impact on the existing businesses and residences, and a direct reinvestment in the
adjacent vacant residential parcels and boarded and vacant residences.
The project should bring in outside capital into the community and minimize Agency
assistance.

Agency staff has listed the aforementioned objectives in the RFQ/P and development proposals
are encouraged to meet as many of them as possible.
Responses will be submitted and reviewed in two steps. First, interested developers must submit
information about their qualifications and experience in completing development projects. At
this first step, developers must also submit information about their site-specific development
team as well as their general concept for development of the site. The selection committee will
review this information and invite developers deemed qualified to submit project-specific
financial information and more detailed.plans for the site. The selection committee will review
this second stage submittal and make a final selection.
The selection committee will be comprised of the following members: two Oak Park Project
Area Committee members, one representative from the City of Sacramento Planning or
Economic Development Departments, one representative from the City Council District 5 office,
one private sector developer with no financial interest or business relationship, past or present,
with any of the proposers, one at-large community member, one Sacramento Housing and
Redevelopment Commission member, one representative from the Agency Development
Services Department, and Agency Director of Community Development or designee. Additional
members may be appointed to the selection committee by the Executive Director as appropriate.
Once the project proposals have been reviewed, the Agency will enter into an Exclusive Right to
Negotiate agreement (ERN), presented as Attachment 3 to this report, in a form as approved by
Agency Counsel, with the selected development team. The execution of the agreement begins a
630 1 Street, Sacramento, California 95814
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180-day exclusive negotiation period between the selected developer and the Agency for the
disposition of the Donner Field site. The Agency reserves the right to reject any or all
submissions. If a successful agreement is reached, the project and negotiated Disposition and
Development Agreement (DDA), which will contain the terms of the project, will be forwarded
to the Oak Park Project Area Committee, the Sacramento Housing and Redevelopment
Commission, and the Redevelopment Agency of the City of Sacramento for approval.
FINANCIAL CONSIDERATIONS
There are no significant financial considerations associated with the release of the RFQ/P. Any
Agency financial assistance to the development of the site will be determined during the
negotiation process with the selected development team and brought forward for approval with a
DDA.
POLICY CONSIDERATIONS
The proposed action is in furtherance of the Fourth Amendment to the Oak Park Redevelopment
Plan, adopted by the Sacramento City Council in October 1998, and is consistent with the Oak
Park 2000-2004 Implementation Plan.
This report is also consistent with the City's Strategic Plan goal for enhancing and preserving the
neighborhoods. The proposed action supports the Guiding Principle of that goal which states
that new development should be directed to existing developed areas to allow for efficient use of
existing facilities, features, and neighborhoods.
ENVIRONMENTAL REVIEW
The proposed action is a planning activity for a possible future project. As such, it is exempt
from further environmental review at this time pursuant to California Environmental Quality Act
("CEQA"), Guidelines Section 15262. Full environmental review shall be conducted before the
Agency seeks approval to commit the Agency to a definite course of action or approval of a
specific project on the Donner Field site.
Furthermore, the project planned for herein is exempt from further environmental review as an
in-fill development project pursuant to CEQA Guidelines Section 15332. The project meets the
following conditions: (a) the project is consistent with the applicable general plan designation
and all applicable general plan policies as well as with applicable zoning designation and
regulation; (b) it occurs with city limits on a project site of no more than five acres, substantially
surrounded by urban uses; (c) the project site has no value as habitat for endangered, rare, or
threatened species; (d) approval of the project would not result in any significant effect relating
to traffic, noise, air quality, or water quality; and (e) the site can be adequately served by all
required utilities and public services.
630 1 Street, Sacramento, California 95814
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The National Environmental Policy Act does not apply.
M/WBE CONSIDERATIONS
M/WBE considerations do not apply because no federal funds are contemplated to be used in
conjunction with this project. However, the Agency's vendor database, which includes
M/WBE's, will be utilized in solicitations associated with the RFQ/P.
SBE CONSIDERATIONS
The Agency's Small Business Enterprise requirements do not apply.

ANNE M. MOORE
Executive Director

Transmittal approved,

I VOLIUA
ROBERT P. THOMAS
City Manager
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THE SACRAMENTO HOUSING AND
REDEVELOPMENT AGENCY
releases this

REQUEST FOR QUALIFICATIONS AND
PROPOSALS
for the

DONNER FIELD DEVELOPMENT PROJECT
IN THE OAK PARK REDEVELOPMENT AREA
SACRAMENTO, CA
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Donner Field Development Project

Qualifications Due Date:

Date:
Time:

June 19, 2003
2:00 p.m.

Contacts:

Ya-yin Chiang, Senior Redevelopment Planner (916) 440-1399 x 1430
Submit to:

Hand Deliver to:

Sacramento Housing and Redevelopment Agency
Attn:
, Procurement Services
320 Commerce Circle, Sacramento CA 95815
Project #

Mail to:

Sacramento Housing and Redevelopment Agency
Attn:
, Procurement Services
320 Commerce Circle, Sacramento CA 95815
Project #

All submittals must be marked:
"DONNER FIELD DEVELOPMENT SITE PROPOSAL Project #
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INTRODUCTION
The Redevelopment Agency of the City of Sacramento (Agency) is requesting interest from
qualified developers for development of a project on the Agency owned parcel referred to as the
"Donner Field" in the Oak Park Redevelopment Project Area.
The contents of this RFP provide a brief background on the Oak Park Redevelopment Project
Area, as well as a description of submittal requirements, selection process, evaluation criteria,
and an estimated schedule for selection.

Background Information
Oak Park is centrally located southeast of downtown Sacramento, within easy reach of thousands
of residents in Sacramento neighborhoods to the east and south of the central city. Sacramento's
first suburb, historic Oak Park became a redevelopment project area in 1973. Over the past 30
years, decline has been reversed, property values have risen, and millions of dollars in bond
funds have been and will be invested in infrastructure and capital improvements.
Oak Park's main commercial thoroughfares, Broadway and Stockton Boulevard, are primed for
new investment to meet the needs of thousands of under-served residents in one of the most
culturally rich and diverse areas of the city. The Donner Field, which is located off Stockton
Boulevard between 8t" and 9th Avenues, is in close proximity to the intersection of Broadway and
Stockton Boulevard, which is currently undergoing significant transformation.
The University of California at Davis Medical Center (UCDMC) campus is located less than one
mile north of the Donner Field site. Their Child Protective Services Center is located in the old
Donner School, immediately adjacent to the Donner Field. Adjacent to the UCDMC campus at
Stockton Boulevard and X Street is the Shriner's Hospital, a $65 million research facility and
disabled children's hospital. In more recent years, development has been progressing southwards
on Stockton Boulevard, with a new Food Source/Hollywood Video/Walgreen's project at the
northwest intersection of Broadway and Stockton Boulevard, and a new Jack-in-the-Box
restaurant at the northeast corner. In addition, the County of Sacramento is building a new stateof-the-art Primary Health Care Center at the southeast corner of Broadway and Stockton
Boulevard. To further encourage development down Stockton Boulevard, the Agency has
identified the block on the west side of Stockton Boulevard between 9th and 10th Avenues as a
catalyst opportunity site. Agency staff is currently working with a developer on a mixed-use
project on the site.
The Donner Field Site is in close proximity to these new and future developments as well as
established residential neighborhoods. The site is less than 2 miles from a major freeway
interchange, which connects Highway 99, Highway 50 and Capital City Freeway. In addition,
Regional Transit has identified the bus routes along Stockton Boulevard as those with the highest
ridership.

Development Site Information
The Donner Field site is approximately 1.23 acres in size and is located west off Stockton
Boulevard, bound by 8t" and 9t" Avenues on the north and south, 45th Street on the west, and the
old Donner school building on the east (See Exhibit A for a site map). While the site is currently
vacant, access to utilities, such as water and sewer, are available in most of the adjacent public
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streets. Surrounding uses include single-family residences, the Child and Family Institute and
the UCDMC Child Protective Services Center.
The Donner Field site is zoned Residential-Office (RO-SPD) in accordance with the City of
Sacramento's Zoning Ordinance. A Special Planning District (SPD) ordinance for Broadway
and Stockton Boulevard was adopted in August of 2001. A draft of the SPD ordinance is
available upon request.

Community Objectives
In August 2000, Agency staff met with a working group made up of members of the Oak Park
Project Area Committee. Several objectives were identified at this meeting, which were
presented to a larger community group in September 2000. The objectives developed by the
working group and at a larger community meeting are as follows:
n

Ultimate property owner would pay property taxes.

n

The design must be sensitive to the surrounding residential uses, and integrate and enhance
the residential character of the area.
Use must minimize traffic and parking impacts to the surrounding residential area.
For residential proposals, home ownership or senior housing is encouraged, and project
proposals need to meet City Design Review guidelines for residential uses.
Capitalize on the existing theme of child serving/medical uses.
Create economic and community development benefits including job creation opportunities,
improved quality of life, transformation of the area through a positive impact on the existing
businesses and residences, and a direct reinvestment in the adjacent vacant residential parcels
and boarded and vacant residences.

n
n
n
n

n

Projects should bring in outside capital into the community and minimize Agency assistance.

Agency Participation and Assistance
The Agency will assist in the development process as necessary to obtain planning and
environmental approvals. To the greatest extent possible, the Agency will facilitate the planning
and design review approval process.
The Agency expects the selected developer to contribute equity and obtain private financing to
support development of the project. As necessary and reasonable, the Agency will endeavor to
provide gap financing and other assistance to make the project financially feasible.
Please note that redevelopment law now requires state prevailing wages on any commercial
construction project that receives a subsidy from a redevelopment agency. Subsidies include, but
are not limited to, below market Agency financing, land write-downs, and contributions towards
off-site improvements.

Design Review and Art in Public Places
Site development plans are subject to approval by the City's Design Review and Preservation
Board and compliance with the City's Art in Public Places Program. The Agency is seeking a
quality design that reflects the best architectural values in the surrounding neighborhood. The
selected developer will be obligated to participate in community meetings sponsored by the Oak
Park Project Area Committee to receive and respond to community input on design.
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Art in Public Places
The City's Art in Public Places Program (APP) requires developers to expend an amount equal
to, at a minimum, two percent of the project construction costs toward aesthetic improvements
for commercial projects. Single-family or duplex dwellings and some low or moderate-income
housing projects are exempt from the APP program. The program is receptive to a broad
definition of art, and encourages imaginative interpretation of the various media. Artwork may
be decorative, functional, part of a changing installation, permanently affixed, or incorporated
into the landscaping. Among the media which may be considered are: paintings prints,
sculptures, fountains, murals, mosaics, ceramics, glasswork, collages, frescoes, and architectural
enhancements with are designed by artists.
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SUBMITTAL REQUIREMENTS: A TWO-STEP PROCESS
The Agency is requesting responses in two steps. First, interested developers must submit
information about their qualifications and experience in completing development projects. At
this first step developers must also submit information about their site-specific development
team, as well as their general concept for development of the site. The Agency's selection
committee will review this information and invite developers deemed qualified to submit projectspecific financial information and more detailed plans for the site. The selection committee will
re-convene to review this second-stage submittal and make a final recommendation to select the
preferred developer. The development team may be required to provide additional information to
assist the Agency in making a final selection, and should be prepared to comply with such
requests as quickly as possible.
STEP ONE SUBMITTAL
The first-step submittal should include ten (10) copies of the following information.
•
•
•

The submittal should be in an 8/2 x 11" format, enclosed in a sealed envelope.
All items requested must be provided.
The envelope must bear the name of the Developer and the title of the RFQ/RFP.

To facilitate review by the Agency, please submit information in accordance with the following
format, identifying each item by the appropriate number or letter.
1.

Cover Letter
A cover letter addressed to the Sacramento Housing and Redevelopment Agency
Executive Director should summarize the developer's qualifications and should be signed
by the authorized representative of the Proposing Development Team.

II. Statement of Qualifications
A. Identification of Development Team
1. Provide the name, address, and telephone numbers of the development team and the
principal person(s) assigned by the development team to negotiate on its behalf and who
will be the principal contact on the project. The development team may include
consultants and specialists who will work with the developer on the project, including the
areas of planning, architecture, design, marketing, financing, legal advice, construction
management, and construction. Include resumes and a description of background
experience.

2. Identify the type of legal entity with whom the Agency would sign development
agreements (e.g. individual, corporation, partnership, joint venture, other). If the legal
entity with which the Agency would contract is different than the Parent Corporation,
please indicate whether the Parent Corporation will guarantee performance or provide
some other such guarantee.
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3.

Identify and describe any relationship the development team may have with
subsidiaries, joint ventures, etc.

B. Developer Experience
1. Provide a statement substantiating the developer's ability to manage a team of
specialists, including an architecture/design team, engineers, construction managers,
builders, financial consultants, and marketing agents. The statement should include a
description of the developer's relevant project experience. Provide a brief description
showing location, date, concept, land uses, construction costs, financing, and role of
and legal relationship between the development agent and tenants in each project.
Also, indicate the current status of each project, and the specific role of the developer
in the project. The submittal may also list specialists and consultants who have
worked with the developer on past projects. Provide photographs, if available, of
previous projects and telephone numbers and contacts for previous projects
completed.
III.

Statement of Financial Capability

The Agency is looking for evidence of financial capability and financial strength of developer
(and principals), and of equity investors in terms of ability to provide substantial equity, ability
to raise necessary project capital for pre-development, construction, and permanent financing,
and ability to provide for ongoing operations, maintenance and reserves.
The developer shall include three years tax returns and three years financial statements (balance
sheet and profit and loss statements) compiled by an independent licensed certified public
accountant in accordance with generally accepted accounting principles. If the date of the audited
financial statements precedes the date of the submission by more that six (6) months, also attach
interim financial statements no more that sixty (60) days old.
Copies of any annual reports, financial rating reports, or other documents indicating the financial
condition of the developer may also be submitted. The Agency will, to the extent of its ability
under the law, endeavor to keep all financial data in strict confidence and return it to the
developer upon completion of the RFQ/RFP process.
NOTE: This section is only required to be included in two (2) of the required ten (10)
submittals.
IV.

Development Concept

Provide a written description of the development concept for the site, giving as much detail as
may be known at the time of submittal. Describe the design, building size, and uses proposed for
the site. It is not necessary to provide a site plan or elevations for this submittal.
STEP TWO SUBMITTAL
The step-two submittal requires more detailed development and financing plans. Developers are
advised to wait for the initial action of the selection committee prior to investing time and
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resources in preparation of the stage two requirements. If invited to make a stage-two proposal,
please provide ten (10) copies.
•
•
•
•
•

To the extent possible, the proposal should be in an 8'/2 x 11" format.
All items listed in the proposal requirements must be provided.
The entire proposal must be enclosed in one or more sealed envelopes. If it is necessary
to use more than one envelope, they must all be sealed and numbered sequentially.
Large format drawings may be submitted in a sealed tube or a drawing package.
The front of each envelope and drawing package must bear the name of the Proposing
Developer and the title of the RFQ/RFP.

To facilitate review by the Agency, please submit information in accordance with the following
format, identifying each item by the appropriate number or letter.
1.

Development Proposal and Financing Plan
A. Project Design
The project design should contain sufficient detail to show the scale, scope, size, and mix
of project elements. Large-scale presentation drawings may be provided, however,
reductions of such drawings to 8'/_^ " x 11 "format must be included in the proposal. The
following required drawings must be at a scale and level of detail necessary to accurately
and reliably estimate the cost of project development and operation.
Include, at a minimum, the following design information in schematic form:
1.
Site Plan
2.
Elevations
3.
Typical floor plans
4.
Landscaping plan
B. Written narrative on the project design
In addition to the required graphic materials, the proposal must provide a narrative that
describes the following:
1.
2.
3.

Responsiveness to Stage 2 Criteria for Selection, criteria 1 and 2 on page 11of this
document;
Description of design innovations; and
Scope of project amenities

C. Financing Plan and Business Offer
Submit a proposed financing plan, based on and including a development budget and 10year operating proforma (not applicable to for-sale home ownership projects). The
financing plan should include the value attributed to the Agency's property.
The
development budget should include a detailed estimate of the costs of developing the
project. The operating proforma should show the income from leases with all tenants,
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where applicable. State all assumptions used in preparing the overall financing plan. An
adequate plan will identify the amount and sources of equity, construction financing,
permanent financing, and the proposed uses of these funds.
D. Proposed Development Schedule
Include a preliminary schedule for development of the proposed project which addresses,
at a minimum, the negotiation period, preparation of plans, projected plan approval
dates, commencement of construction, construction milestones, and completion of
construction. It should provide for development in a logical and expeditious manner.
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SELECTION PROCESS
The selection of a development team and proposal involves the following process:
Stage 1:

Review of the Step One submittal and selection of qualified development teams;
selected teams will be invited to proceed to the second stage.

Stage 2:

Review of the Step Two submittal and selection of the preferred development
team and proposal. The development team and proposal selected at this stage
will be recommended for exclusive negotiations.

Stage 3:

Final developer approval and negotiation of the Disposition and Development
Agreement.

In the interest of fair and equitable competition, the Agency retains the sole right to determine
the timing, arrangement, and method of public presentations throughout the selection process.
Development teams are cautioned not to undertake any actions to promote or advertise their
interests except in the course of Agency sponsored presentations.
The Agency reserves the right to reject any and all submissions, request additional information,
amend the project schedule, or provide additional requirements to any and all developers
submitting proposals.
Stage 1. Review of Development Team Qualifications
1.

Step One submittals are due on June 19, 2003 at 2:00 p.m.

2.

The staff of the Sacramento Housing and Redevelopment Agency, acting as Project
Coordinator, will evaluate all submittals and will administer the selection process:

3.

A selection committee consisting of a minimum of eight (8) qualified members will be
established based on the specific project needs and goals of the RFQ/RFP. The Project
Coordinator will brief this committee on the process, requirements and criteria of this
selection process.
The committee will be composed of the following:
1. Agency Director of Community Development or designee;
2. One Sacramento Housing and Redevelopment Commission member;
3. Two members of the Oak Park Project Area Committee;
4. One representative from the Stockton Boulevard Partnership;
5. One representative from Agency Development Services Department;
6. One private sector developer with no financial interest or business relationship, past
or present, with any of the proposers.
7. One representative from the City of Sacramento Planning or Economic Development
Department;
8. One representative from the City Council District 5 office;
9. One at-large community member.
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In the event of a Selection Committee member's absence, the Executive Director, or her
designee, is authorized to appoint a replacement.
The specific contents of the selection committee's evaluation, including oral and written
testimony and ratings, are strictly confidential and shall be discussed only with other
members of the panel and responsible Agency staff.
4.

The selection committee will review and evaluate the Qualifications and Experience of
Development Team according to the criteria detailed on page 11 of this RFQ/RFP. After
written submittals have been evaluated, the selection committee may also conduct oral
interviews and ask additional questions. The selection committee will subsequently
recommend selection of the most qualified development team to proceed to Step 2.

Stage 2. Submittal and Review of Development Proposals
1.

Qualified developers will prepare their site-specific development proposals in accordance
with the guidance provided in the section Step Two Submittal. Agency staff will consult
with these developers prior to setting the Step Two submittal deadline; however that
deadline shall not be less than eight (8) weeks from the date developers are invited to
proceed to Step Two.

2.

The Project Coordinator will evaluate all proposals and will administer the final selection
process.

3.

The selection committee will review and evaluate the Development Proposal according
to the criteria detailed on page 11 of this RFQ/RFP. After written submittals have been
evaluated, the selection committee may also conduct oral interviews and ask additional
questions. The selection committee will subsequently recommend selection of the
development team and proposal to proceed to stage 3. If members cannot make session,
the Agency's Executive Director can appoint a replacement, however a majority of panel
members will have served on the Step 1 Committee.

Stage 3. Final Developer Approval and Negotiation of the Disposition and Development
Agreement
1

Following approval of the selected developer, the Agency will execute the Exclusive
Right to Negotiate Agreement (ERN) with the selected development team. Execution of
the ERN secures the Agency's obligation to negotiate exclusively with the development
team regarding the final terms of the land acquisition, assembly, and disposition, and all
other terms of the final DDA.

2.

The DDA will detail the Agency's and the development team's contractual
responsibilities, the method and financing for disposition of the Agency-owned property,
the approved elements of the project proposal including the project design and scope, and
the Agency's rights to approve changes. In addition, the DDA will include a schedule of
performance, a provision for the good faith deposit, conditions regarding assignment, and
procedural items such as defaults, cures, and remedies. The DDA will also address
bonding and insurance requirements. The Stipulations to the Offer are elements of the
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business deal that will be incorporated in the final DDA. If, for any reason a development
team intends to request changes to the Stipulations, such proposed changes and suggested
replacement language should be included in the development proposal. The Agency does
not intend to change such provisions without good cause.
3.

The DDA will contain the terms that are required by State Community Redevelopment
Law, adopted by Agency policy, or commonly required in the industry. Some or all of the
following may be applicable to the project. Requirements relating to those that are
applicable will be incorporated in the development agreement. This list is intended to set
forth factors that may be unfamiliar to some developers, and should not be viewed as a
complete list of terms.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.

4.

Use covenants recorded against the land.
Regulatory agreement for special conditions, if any.
Payment and performance bonds and/or irrevocable letter of credit.
Comprehensive liability insurance.
Anti-discrimination provisions.
Performance deposit.
Extension fees for delay in commencement or completion of construction.
Liquidated damages.
Errors and omissions insurance for architects and engineers.
Local Hire
Limitation on transfers prior to completion.
Compliance with California Environmental Quality Act mitigation, if any.
Agency's rights to cure defaults, assume loans and complete construction.
Agency's rights to revest the property upon default.
Delayed transfer of title to land.
Loan guarantees and additional securities.
Workers' compensation insurance.
Provision requiring payment in lieu of taxes in the event that assessed valuation
declines.

Once executed by the Developer, the DDA will be submitted to the Redevelopment
Agency for approval.

REQUEST FOR QUALIFICATIONS AND PROPOSALS - Page (10)

(19)

CRITERIA FOR SELECTION
As discussed above, the selection process will proceed in a two-step process. In the first step,
developers must provide a Statement of Qualifications, which will be evaluated according to the
Step 1 criteria below. At the second step, developers must provide a site-specific development
proposal, which will be evaluated according to the Step 2 criteria below: Submittal of a complete
proposal package responsive to the guidelines set forth herein must be met prior to evaluating the
Step 2 development teams' full proposal package.
Stage 1 Criteria: Qualifications and Experience of Development Team
The following criteria will be used to evaluate the development team's Statement of
Qualifications:
1

Development team experience
a.
Experience in development, generally.
b.
Experience with development specifically with regard to:
i.
Project size and difficulty.
ii.
Economic success.
iii.
Overall architectural and design quality.
iv.
Timeliness of performance.
c.
Experience with joint public/private projects, including the above elements as
well as:
i.
Response to public objectives.
ii.
Delivery of product as initially represented.
iii.
Previous projects involving redevelopment agencies.
d.
Overall strength of development team
Experience, qualifications and economic strength of architects, planning and
design consultants, construction team, and other specialists designated as part of
the development team.

2.

Financial capability
a.
Financial strength of development team and its principals.
b.
Ability to provide financing for acquisition of the subject site.
c.
Ability to raise adequate capital for the project.
d.
Strength of current relationships with financial sources and specifically the
ability to obtain a commitment letter from a financial institution.

3.

Organization, personnel, and management approach
a.
Development team organization showing clear lines of responsibility on which
the Agency can rely for effective and responsive action.
b.
Qualifications and experience of key persons and entities who are on the team for
the proposed project or who have previously associated with the development
team and may participate on the proposed project.
c.
Ability to bring an architect or architectural firm of merit to the project.
d.
Previous construction management experience related to development projects.

REQUEST FOR QUALIFICATIONS AND PROPOSALS - Page (11)
(20)

Stage 2 Criteria: T he Development Proposal
The following criteria will be used to evaluate the development proposal.
1.

A development plan that is sensitive to the neighborhood context, as well as
conformance with City plans, codes, and other policies.

2.

Architecture and design quality
a.
Overall quality of the conceptual design of the project, with emphasis on
character, scale, texture, materials, relationship to surrounding community,
including:
i.
Site design, which both respects and accommodates the adjoining
residential neighborhood.
ii.
Aesthetically pleasing landscaping, including tree planting that is
consistent with surrounding developments.
iii.
High quality building design, referencing, to the extent possible, the best
aspects of building design in the Oak Park area.
iv.
Attractive signage (where applicable).
v.
Lighting plan to provide sufficient, but not excessive lighting for the
safety and well being of customers and neighbors (where applicable).
vi.
Street and sidewalk enhancements to allow for easy access to the project
by foot, bicycle or vehicle, including on-site bicycle racks (where
applicable).
vii.
Pedestrian oriented amenities, such as possible indoor/outdoor furniture
to accommodate eating, walkways, signage, etc.(where applicable).

3.

Project economics and financing
a.
Feasibility based upon project costs and cash flow.
b.
Construction financing terms and conditions.
c.
Permanent financing terms and conditions.
d.
Amount of any requested public subsidy.

4.

Development schedule
a.
Date for start and completion of construction.
b.
Extent and timing of any proposed development phasing plan, and acceptability
of guarantees of completion for each phase.

5.

Other factors as appropriate for specific development
a.
Commitment of developer and tenant to utilize local employment resources, and
to employ residents of Oak Park, in the construction and operation of
developments.
b.
Additional special amenities offered by the development team in developing the
site or other special community benefits.
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SUBMITTAL DEADLINE
A written response to this RFQ/RFP is being solicited. Submittals should be clearly marked
"DONNER FIELD DEVELOPMENT SITE PROPOSAL Project #." Ten (10) copies of the
Step One submittal must be received by 2:00 p.m. on June 19, 2003 at the office of:
, Procurement Services
Sacramento Housing and Redevelopment Agency
320 Commerce Circle, Sacramento CA 95815

Late and faxed proposals will be returned.

CONTACT PERSON
Ya-yin Chiang, Senior Redevelopment Planner (916) 440-1399 x1430
Sacramento Housing and Redevelopment Agency

The Agency and the City Council reserve the right to reject any and all proposals; to request
clarification of information submitted; to request additional information from competitors; and to
waive any irregularity in the proposal submission and review process. Only those firms or
individuals judged by the Agency to demonstrate suitable competence in the service area will be
considered for the contract award.

REQUEST FOR QUALIFICATIONS AND PROPOSALS - Page (13)
(22)

PROPOSAL SELECTION AND PROJECT SCHEDULE
Total
Procedure
1.

Request for Proposals (RFQ/RFP) issued

2.

Statement of Qualifications due

3.

9.

Selection Committee meets, invites
development teams to proceed to Stage 2
Development Teams prepare Stage 2
Development Proposal
Selection Committee meets, selects
development team and proposal
Project negotiations completed;
development team signs DDA
Oak Park Project Area Committee
recommendation on DDA
Sacramento Housing and Redevelopment
Commission recommendation
City Council approval of DDA

10.

Agency signs DDA

4.
5.
6.
7.
8.

Timeline

Elapsed Time

May 22, 2003

N/A

June 19, 2003

1.0 months

30 days

2.0 months

60 days

4.0 months

30 days

5 months

180 days

11 months

30 days

12 months

15 days

12.5 months

15 days

13 months

5 days

13 months
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ATTACHMENT 3
AGREEMENT FOR EXCLUSIVE RIGHT TO NEGOTIATE
TEMPLATE
THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO ("Agency") and
have entered into this Agreement for Exclusive Right to Negotiate ( "Agreement") as of
Date") upon the follow terms:

1.

("Developer"),
, 2003, ("Effective

RECITALS. This Agreement is based upon the following recitals, facts and understandings of the Parties:

a. Developer desires to negotiate with Agency to develop certain real property ("Property") located in the City of
Sacramento, County of Sacramento, State of California, as described in the Legal Description attached and incorporated in this
Agreement by this reference. The Property is within
Area ("Project Area")
and is owned by the Agency. The development of the Property ("Project") consistent with
Plan ("Redevelopment Plan") and its implementing
documents, has been identified by the Agency as important to the furtherance of the Project Area and the elimination of
blighting conditions in the Project Area.
b. Developer
. The parties desire to investigate the feasibility of the Project
and to negotiate a Disposition and Development Agreement ("DDA") for transfer, financing and development of the Property.
c. The development of the Site, the completion of the Project and the fulfillment generally of this Agreement are for the
purpose of community improvement and welfare, for the benefit of the Project Area and in accord with the public purposes and
provisions of any applicable federal, state and local laws and requirements under which the Project is to be undertaken.
2.

IDENTITY OF PARTIES. The legal identities of the parties to this Agreement and their addresses are as follows:
a. Developer is
,a
, organized and doing business in the State of
California. The principal office of Developer is located at
. Developer shall make full disclosure to Agency of
the identity of all principals, officers, stockholders, partners, joint venturers, and entities in Developer. Initially, the principals
of Developer are
b. Agency is the Redevelopment Agency of the City of Sacramento, a public body, corporate and politic, organized
under California law and functioning within the jurisdiction of the City of Sacramento. The principal office of Agency for
purposes of this agreement is located at 630 I Street Sacramento, CA 95814.
c. Notices to any party shall be personally delivered or sent by first class mail to its principal office address. Notices to
Agency shall be clearly marked "Attention:
".
d.
Exclusive Right to Negotiate. Agency grants to the Developer an exclusive right to negotiate for the right to develop
the Property in accordance with the terms and conditions of the Proposal and the DDA to be developed under this Agreement.
The parties acknowledge and agree that neither party is obligated by this Agreement or otherwise to undertake the Project or
any other Project on the Property and that no party has a cause of action against the other arising under this Agreement for
failure to approve or undertake the Project.
3. ExCLUSIVE NEGOTIATION. During the term of this Agreement, the parties shall negotiate exclusively with each other,
and in good faith, regarding the Property and the Project.
4. TERM. This Agreement shall be effective as of the Effective Date, and shall terminate upon the earlier of completion of
all obligations or One Hundred eighty Days (180 days) after such effective date unless extended by written agreement of the
parties.
5. LEGISLATIVE ACTION. Agency and Developer acknowledge that the Agency must exercise its independent legislative
authority in making any and all findings and determinations required of them by law concerning the Project. This Agreement
does not restrict the legislative authority of the Agency in any manner, whatsoever, and does not obligate the Agency to enter
into the DDA or to take any course of action with respect to the Project.
a. Except as expressly stated in this Agreement, if this Agreement terminates without execution of a DDA, each party
shall bear its own costs related to this Agreement.
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b. Developer acknowledges that Agency and the City of Sacramento are separate legal entities, and that the Project is
also subject to independent review by the City in proper exercise of it's jurisdiction, including without limitation, review by the
City's Planning Department, Design Review/Preservation Board and Building Department. If the Proposal is disapproved by
final action of the governing bodies of the Agency, as a result of CEQA review or otherwise as may be required in this
Agreement or by law, this Agreement shall terminate as of the date of such disapproval.
6. CEQA REVIEW. In accordance with the California Environmental Quality Act ("CEQA"), Agency as lead agency shall
prepare the environmental documentation and consider the environmental effects of the Project.
a. Nothing in this Agreement shall be construed to limit the application of CEQA to the Project or to changes in the
Project or to control the actions of Agency in meeting its respective CEQA obligations. In fulfilling its obligations under
CEQA, the Agency shall act independently and without regard to its respective obligations under this Agreement. Agency
shall not be liable, in any respect, to Developer or any third party beneficiary of this Agreement for their action or inaction in
fulfilling their respective CEQA obligations.
b. Agency will not consider the approval of the Project unless and until it has fully reviewed and considered the
environmental impacts of the proposed Project in accordance with CEQA. Agency is not, and shall not be considered to be,
obligated by this Agreement, or otherwise, to approve a DDA or any other agreement, . After CEQA review, Agency is not
obligated, by this Agreement or otherwise, to adopt findings of overriding considerations for the approval of the Project or take
any other action in support of the proposed Project. After CEQA review, Agency is not precluded, by this Agreement or
otherwise, from rejecting the Project or from imposing mitigation measures as a condition of Project approval, which measures
mitigate or avoid direct or indirect environmental effects of the Project.
c. Upon Agency request, Developer shall supply data and information both to determine the impact of the development
on the environment and to assist in the preparation of the environmental documents for the proposed Project.
7. SCHEDULE OF PERFORMANCES. The parties shall perform the following stated obligations at the times specified in the
following schedule ("Schedule of Performances"):
Responsible
Party
Developer

Action

Due Date

Submit Deposit

Developer and
Agency

Meet and confer concerning progress of the foregoing
actions; Developer to submit progress reports at each
meeting

Developer

Submit information as requested by Agency and City
staff for review of Developer's proposal, for
environmental review inclusion in presentation to
governing bodies

Within five (5) days following the
Effective Date.
At least once each month during the term
of this Agreement, as it may be extended,
commencing not later than twenty (20)
days of the Effective date
Within ten (10) days of request, or as
deemed reasonable by the parties

8. OTHER EXTENSION. Upon written request of Developer, Agency shall reasonably consider an extension of the initial term
of this Agreement if Developer has acted diligently and in good faith in performing its obligations under this Agreement and if
there is a reasonable likelihood that the parties can negotiate a mutually acceptable DDA.
9.

DEPOSIT FEE. Developer shall deliver to Agency a deposit of Seven Thousand Dollars ($7,000) ("Deposit").

a. If the Agency fails to approve a proposed DDA that has been negotiated under this Agreement, which is duly before it
for consideration and which has been executed by the Developer, Agency will refund to Developer the Deposit.
b. If Developer and Agency agree in writing to terminate the negotiations, the Deposit remaining after such Third Party
Costs will be refunded to the Developer
c. If the terms of the DDA are otherwise not finalized during the negotiation period, the Deposit is the property of the
Agency, without restriction as to its use, unless the Agency agrees in writing to extend the negotiation period.
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10. DEFAULTS. Either of the Agency or the Developer shall be in default of this Agreement if it (a) fails to fulfill its
obligations when due, which failure is not caused by the other party, ( b) does not negotiate the DDA in good faith and upon the
terms stated in this Agreement, (c) does not reasonably cooperate with the other in fulfilling the other's obligations under this
Agreement, or (d) refuses to execute the DDA when negotiations are completed and deposit any funds then required of it for
the DDA ( except if the Agency has disapproved the project after public hearing in exercise of its legislative authority or in
accordance with CEQA in exercise of its independent review).
a. The defaulting party shall have thirty (30) days to cure the default. Should the defaulting party fail to cure the default
within the thirty (30) days, the nondefaulting party may terminate this Agreement by written notice to the defaulting party, and
may pursue equitable remedies available to it for such default. Should the Agency be in default, the Developer is entitled to the
Deposit, if any. In the event of such a default by Developer, Agency may retain the Deposit and may terminate the
Agreement.
b. After termination of this Agreement for default of Developer, Developer shall have no rights under this Agreement to
participate in the development of the Project, and the Agency shall have the absolute right to pursue development of the
Project, in any manner it deems appropriate.
c. The remedies contained in this Section 10 are the sole exclusive remedies for default of this Agreement, and neither
party may claim, as a result of a default of this Agreement, any damages, whether monetary, non-monetary, contingent,
consequential or otherwise.
11. DISPOSITION AND DEVELOPMENT AGREEMENT. In addition to other provisions stated in this Agreement, the DDA will
address, without limitation, the following provisions (a) use covenants to run with the land; (b) payment and performance
bonding and other completion assurances; (c) insurance and indemnities, including hazardous materials indemnities; (d) antidiscrimination provisions; (e) performance assurances such as the deposit; (f) limitation on transfers prior to Project
completion; (g) compliance with CEQA mitigation; ( h) Agency's rights to revest the Property upon Developer default; and (i)
Agency's Art in Public Places requirements; (j) extension fees for delay in construction, and liquidated damages; (k) Agency's
rights to cure defaults, assume loans and complete construction; (1) delayed transfer of title to land; and (m) loan guarantees
and additional securities.

12. PREDEVELOPMENT COSTS. Developer shall bear all predevelopment costs relating to actions of Developer under this
Agreement, including but not limited to costs for planning, environmental architectural, engineering and legal services, and
other costs associated with preparation of Developer's Proposal and the DDA.
13. ASSIGNMENT. This Agreement is not assignable by either party in whole or in part without the prior written consent of the
other parties.
14. APPLICABLE LAW; VENUE. This Agreement shall be construed in accordance with the law of the State of California, and
venue for any action under this Agreement shall be in Sacramento County, California.
15. ATTORNEYS' FEES. In the event of any dispute between the parties, whether or not such dispute results in litigation, the
prevailing party shall be reimbursed by the other party for all reasonable costs and expenses, including, without limitation,
reasonable attorneys' fees, witness and expert fees and investigation costs. A party receiving an award after arbitration or an
order or judgment after hearing or trial shall not be considered a prevailing party if such award, order or judgment is not
substantially greater than the other party's offer of settlement made in advance of the arbitration, hearing or trial.
EXECUTED as of the date first written above, in Sacramento, California.
AGENCY: REDEVELOPMENT AGENCY OF THE CITY OF

Approved as to form:

SACRAMENTO

By:

Agency Counsel

DEVELOPER:

Approved as to form:

By:

By;
Counsel for Developer
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RESOLUTION NO. V,2063- 03aADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SAC

MAY 2 0 KIM,
EN'^O
SACRAMENTO REDEVELOPMENT AGENCY
CITY OF SACRAMENTO

ON DATE OF

AUTHORIZATION TO RELEASE A REQUEST FOR QUALIFICATION/PROPOSALS
AND TO SELECT AND NEGOTIATE WITH A DEVELOPMENT TEAM FOR THE
DEVELOPMENT OF THE DONNER FIELD SITE
BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY OF
SACRAMENTO:
Section 1. The Redevelopment Agency of the City of Sacramento has reviewed the
actions authorized herein and hereby finds and declares the Agency has complied with all
environmental laws, regulations and policies as further described and stated in the accompanying
staff report, and its attachments, which are incorporated herein by this reference.
Section 2. The Executive Director, or her designee, is hereby authorized to release a
Request for Qualifications and a Request for Proposals for development of the Donner Field site
as further described and stated in the accompanying staff report and its attachments which are
incorporated herein.
Section 3. The Executive Director, or her designee, is authorized to convene a selection
committee in accordance with Attachment 2: Request for Qualifications and Proposals of the
accompanying staff report ("Selection Committee").
Section 4. The Selection Committee is hereby authorized and directed to review
statements of qualification and proposals and to select a project development team in accordance
with criteria and procedure as stated in Attachment 2: Request for Qualifications and Proposals
of the accompanying staff report.
Section 5. The Executive Director, or her designee, is authorized to execute an exclusive
right to negotiate, in a form consistent with Attachment 3: Exclusive Right to Negotiate of the
accompanying staff report, with the selected development team.

CHAIR
ATTEST:

SECRETARY

FOR CITY CLERK USE ONLY

RESOLUTION NO.:
DATE ADOPTED:
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