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SECTION I: GENERAL INFORMATION 

A. OVERVIEW 

Jefferson Union High School District (“JUHSD” or “District”) is pursuing a 22-acre+/- 
redevelopment masterplan of the former Serramonte Del Rey High School, located in the 
City of Daly City at 699 Serramonte Blvd, APN 091-211-230 (“Masterplan Site”).  It wants 
to build upon its past success in leasing surplus property and wants to advance an 
innovative plan to stabilize District finances and fund the future of student education. To 
accomplish this, the District plans to attract investment and development of market rate 
and affordable rental housing at the Masterplan Site through long-term ground leases or 
joint venture agreements for a campus-wide series of improvements.  This Request for 
Qualifications and Proposals (“RFP”) is focused on pursuing the development of 
affordable housing and a Head Start facility on a portion of the Masterplan Site. 

The proposed affordable housing/Head Start project will be on District land.  It will need to 
be developed in accordance with new land use standards currently under consideration 
by the City Council of Daly City; these land use regulations are referenced as the 
Serramonte Del Rey Precise Plan dated April 21, 2021 (“Draft Precise Plan”). The Draft 
Precise Plan can be found in the Documentation Room.   

The City Council approved the Preliminary Plan (illustrated below) at their January 10, 
2022 Council Hearing. The District anticipates that the vote on the final approval of the 
Precise Plan will occur during the first quarter of 2023.   

For the overall timeline for the development of the Masterplan Site, refer to the 
Master Schedule in the Documentation Room. 

Preliminary Plan Approved by Council in January 2022. 
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B. STATEMENT OF INTENT 

The District is seeking qualified and experienced affordable housing developers (each a 
“Developer”) to submit a description of their qualifications together with a proposal to 
develop an affordable housing project and build out a 2,800 sq. ft. “Head Start” preschool 
facility (“Head Start Facility”) on the Site. The proposed affordable housing and the Head 
Start Facility are collectively referred to as the “Project.” 

The Project should be designed in a manner consistent with the quality of the construction 
of other existing and proposed developments on the Masterplan Site. The responding 
Developer should use as a reference point the Faculty & Staff Housing Project that is 
currently under construction on Parcel A (“Faculty and Staff Housing Project”). This new 
housing at 705 Serramonte Boulevard is wrapping up construction now, with faculty and 
staff moving into their residences Spring and Summer, 2022. The market rate housing 
planned for Parcel B is expected to start construction Quarter 3, 2024. 

The Proposal should be based upon the policies and vision of the Draft Precise Plan. 
While it has not yet been approved and may be altered, the District anticipates that a final 
version will be adopted in substantial conformance with the current Draft Precise Plan. 
Please note that portions of the Daly City General Plan will also be amended to reflect the 
proposed entitlements for the Masterplan Site. These changes are expected to take effect 
in Q1, 2023. 

The District will retain long-term ownership of the land. The District expects to negotiate 
and sign a 60-year ground lease with an option to extend the lease for an additional 39 
years (for a maximum 99 year term) with the selected Developer.  The ground lease will 
provide for a continuation of affordable housing for the length of the lease term.  The 
District will transfer control of the Site subject to the terms of such a ground lease.  

The Developer is expected to have responsibility for managing and controlling the Site 
and any improvements completed as part of the Project; it being intended that the District 
is to be fully insulated from operational and financial risks and provide an absolute net 
lease.  These responsibilities include covering the development costs associated with the 
installation of the Recreation Trail located on the Site, as well as the costs for the initial 
tree and vegetation management for the easterly hillside on the Site.  Once the Project is 
complete, the ongoing maintenance and cost responsibilities of the hillside and the 
Recreation Trail will be allocated under the Master Services Agreement.  

Possession of the Site will be turned over to the selected Developer when the Developer 
has closed on its construction financing for the Project and has otherwise confirmed its 
capacity to complete the Project. It is the intent that the Developer retain sole responsibility 
for managing the property, and that any assignee or transferee under the Lease is an 
experienced manager and operator of affordable housing projects and will be capable of 
fully performing the terms of the ground lease. If the Developer proposes to use a third-
party property manager, it should be anticipated that the District will participate in the 
selection of the third party manager. 

C. OVERVIEW OF MASTER PLANNING ACTIVITIES 

In 2018, the District hired Brookwood Advisors to explore the long-term feasibility of 
redeveloping the former Serramonte Del Rey High School.  Currently, the Draft Precise 
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Plan Amendment for the 22-acre site is proceeding through the entitlements phase with 
the City of Daly City.  The Project received Preliminary Plan approval in January 2022. 
The Draft EIR is expected to be available for public comment Summer 2022, and 
entitlements are anticipated to be obtained Q1 of 2023. As already noted, the Faculty and 
Staff Housing Project (Parcel A) is completing construction and is April 2022. For 
reference, the drawings for Parcel A planning approvals and Parcel A construction 
documents can be found in the Documentation Room. 

The master planning process (and application for Design Review of Parcel B) resulted in 
the following documents being submitted to the City: 

(a) Serramonte Del Rey Precise Plan (Draft Precise Plan) 

(b) Conceptual Civil Infrastructure Drawings 

(c) Tentative Map 

(d) Phase I Environmental Site Assessment 

(e) Preliminary Title Report 

(f) Geotechnical Study 

(g) Parcel B Residential and Mixed-Use Design Review Application and 
Drawings 

Other documents referred to within the body of this RFP are noted below: 

 (h) Preliminary Schedule for Development (dated 3.18.2022) 

 (i) Planning Approval Documents for Parcel A 

(j) Construction Documents for Parcel A 

(k) Preliminary Site Civil Drawings; Exhibits 01 through 04 (Dated 2.10.22) 

Submittal Exhibits referred to in Section VII are noted below: 

 (l) Submittal Exhibit 1: Disclosure Questions 

 (m) Submittal Exhibit A: Experience of Developer -  Sponsor 

 (n) Submittal Exhibit B: Experience of Architect 

 (o) Submittal Exhibit C: Experience of Resident Service Provider 

 (p) Submittal Exhibit D: Experience of Property Manager 

The documents referenced above are found in the Documentation Room. 

The Development Agreement and the Affordable Housing Agreement remain to be 
finalized with the City and are not included in the Documentation Room. 

All proposals shall reference the documents (a) through (k) above, and specifically 
note any material deviations from these documents that are assumed in your 
submittal. Items (l) through (p) shall be included in the Proposal. 
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D. OVERVIEW OF THE SITE 

(a) Site Description 

The Masterplan Site is located north of the Serramonte Ridge Apartments, Summit Shasta 
High School, and the medical office building at the corner of Callan and Hickey Blvds. 
These adjacent properties are located on land owned by the District with long term ground 
leases. 

Located within the larger Masterplan Site, the Site (Parcel C) consists of approximately 
1.81 gross acres of land located at 699 Serramonte Blvd, Daly City, California 94015. See 
Site Plan (highlighted), below 

 

E. SERRAMONTE DEL REY PRECISE PLAN (DRAFT PRECISE PLAN) 

The Draft Precise Plan is currently under review by the City of Daly City and is anticipated 
to be adopted in Q1, 2023. Adoption of the Draft Precise Plan will enable the District to 
transform its existing outdated high school facilities into a new walkable, bikeable, and 
family-friendly residential neighborhood with retail, park, Head Start, and surrounding 
recreational trail improvements. The Serramonte Del Rey Neighborhood is to be designed 
as an inviting and family friendly place to walk, shop, connect with friends, meet for coffee, 
or stroll through the park and hillside open spaces. 

The Draft Precise Plan envisions development of up to 1,235 units of affordable and 
market rate multi-family rental housing on Parcels A through F. Of this total, 122 dwelling 
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units have been built at Parcel A for faculty and staff of JUHSD. Up to an additional 1,113 
dwelling units are proposed to be built on the Masterplan Site via ground lease or joint 
venture public/private partnership arrangements, inclusive of the 100 or more affordable 
units proposed for Parcel C. The development is phased; the time frame for the entire 
Serramonte Del Rey master planned neighborhood to be completed is over an estimated 
ten-year period. The anticipated phasing is expected to be as shown below, with Phase 
I—Parcel A under construction and nearing completion. 

 

(a) Projected Phasing 

Under the Draft Precise Plan, the General Plan land use designation is Commercial Mixed 
Use (C-MU), which accommodates the proposed housing and the Head Start use, with 
the zoning to be Planned Development, based on the Developer’s Design Review 
Committee Submittal.  Under the Draft Precise Plan, the maximum number of dwelling 
units allowed on the Site is 125, and the maximum building height is 77’.  HOWEVER, the 
City has indicated that for Parcel C, they will encourage exceeding the proposed maximum 
of 125 dwelling units for the Site.  Likewise, the maximum height limit could be increased 
to 150' to be consistent with the other parcels within the Masterplan Site.  It is the goal of 
this RFP to encourage the responding Developer to best determine whether and how to 
increase affordable units on the Site.  

Site work by the Developer includes coordination with Summit Shasta School for the 
required 15’ wide easement that is needed to complete the Recreation Trail identified in 
the Draft Precise Plan.  The easement on the southern boundary of the Site is to be 
centered on the property line located between Parcel C and Summit Shasta School. The 
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costs of the required development work (including all professional fees for documenting 
this easement) and construction costs for this work is the responsibility of the Developer. 

Developer is responsible for building the Recreation Trail to be built on Parcel C (or within 
the proposed easement between Summit Shasta and Parcel C). Developer is responsible 
for costs for the installation of the tree succession plan and clearing of the brush at the 
East Hillside up to a maximum of $25,000. 

Subsequent to completion of the Developer’s work required for the hillside area at Parcel 
C, the to-be-formed Master Association will be responsible for maintaining the hillside area 
to the east of the Recreation Trail, consistent with the to-be-established Master 
Association Guidelines. For purposes of this RFP, it should be assumed that ongoing fees 
for the to-be-formed Master Association will not be collected from Parcel C.   

See Section F Site Design Approaches for Parcel C for Housing and Incorporating 
Head Start for the proposed location of the Recreation Trail and the associated 
Easement. 

Because of phased development, the Developer will be required to coordinate with the 
District on how to connect to Masterplan Site infrastructure.  Phase 2 Infrastructure – 
including East Drive and the public utilities/joint trench – will be constructed concurrent 
with the construction of Phase 2 buildings. 

South Access Way is an access easement to be shared by Parcels C and D. The 
developers of each of these two parcels will share the costs of building and maintaining 
the access easement—from back of curb to back of curb.  Construction of South Access 
Way is to be built by the Developer of Parcel C, and will include all civil work up to the 
back of the curb on Parcel D. One-half of the authorized costs of that construction will be 
reimbursed to the Developer of Parcel C by the Developer of Parcel D. If Parcel D is not 
under construction at the time Parcel C is developed, the District will reimburse the Parcel 
C Developer for the 50% portion that is otherwise due from the Parcel D developer. 

The Site is serviced by: 

(i) Water Supply: City of Daly City 
(ii) Gas and Electric: Pacific Gas and Electric; and 
(iii) Fire: North County Fire Authority 
(iv) Cable: Comcast 
(v) Telephone: AT&T 
(vi) Storm Drain: City of Daly City 
(vii) Sewage Disposal: North San Mateo County Sanitation District 

(b) Site History 

The Site was operated by the District as a high school until the 1990s when the high school 
operations ceased. The former high school building is currently used by the District for its 
District Office, Adult Education, and Special Education. Other portions of the building are 
on month-to-month leases to other community tenants. The building is expected to be 
completely vacated by Q1, 2024, with demolition of the building slated to begin 
immediately thereafter. This building and associated land has previously been deemed 
surplus by the District. 
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The District broke ground in 2020 on construction of the 122 units for the Faculty and Staff 
Housing Project on Parcel A. The 22-acre Masterplan Site also contains a concrete tilt-up 
building on approximately 8,000 square feet of land ground leased to Comcast (“Comcast 
Site”), which will remain in service. No part of the Comcast Site affects the Site. 

(c) Strata’s ESA Phase I (February 2020) 

Strata Environmental performed a Phase I Environmental Site Assessment 
in February 2020 of Masterplan Site (“Phase I Report”). 

The ESA is included in the Documentation Room 

(d) Slate Geotechnical Consultants Preliminary Geotechnical 
Investigation Report (May 2020) 

Slate Geotechnical Consultants performed a preliminary soils investigation 
for the 22-acre Site. The report pays specific attention to the likely soils 
conditions adjacent to the east facing slope along Callan Blvd. 

The Preliminary Geotechnical Report is included in the 
Documentation Room 

F. SITE DESIGN APPROACHES FOR PARCEL C FOR HOUSING AND 
INCORPORATING HEAD START 

(a) General Considerations 

The City/County Association of Governments of San Mateo County and the Airport Land 
Use Commission have approved building heights of up to 150’ throughout the entire 
Masterplan Site. 

As noted previously, the Draft Precise Plan indicates that development on the Site is to 
have a maximum height of 77’ to the roof.  However, based on discussions with the City, 
City staff has indicated the City is interested in exploring heights of up to 150’, which 
provides the opportunity to increase the number of units of affordable housing that can be 
built on the Site. To the extent the Developer proposes to do so and it does not negatively 
impact the financial feasibility of the Project, this should be explored by the Developer in 
its response to the RFP and will weigh favorably in the District’s consideration of the 
responsive proposal. 

The District anticipates providing a minimum of 10% affordable housing units (estimated 
at 111 units) for the Masterplan Site of 1,113 units on Parcels B through F. The City of 
Daly City has noted that a more robust level of affordability is desirable and is requesting 
that more affordable units be provided. It is the responsibility of the Developer (in 
conjunction with the District) to articulate the development of a successful Project on the 
Site by exploring, in good faith, means for increasing the number of affordable units and 
affordability parameters for the Site. 

Daly City’s Affordable Housing Ordinance states that the units are to be of like kind and 
size as the units to be provided throughout the Project. Two projects currently serve to set 
the unit mix, size and quality of design: Parcels A and B. The design and program for 
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Parcels D, E and F are not known. The ability to achieve additional density on the Site 
(beyond the minimum of 100 dwelling units) will be a function of the selected Developer’s 
program, parking ratio, ability to finance the Project, and design approach to the Site. 

 

(b) Head Start Facility 

The Head Start Facility may be incorporated as a tenant improvement within the ground 
floor of the affordable housing structure, facing east towards its outdoor play area, or 

The Head Start Facility may also be a stand-alone structure located on the same parcel 
as the housing, or 

The Head Start Facility may be a stand-alone building located on a separate parcel (Parcel 
C2), which is located to the east of Parcel C1.  
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For reference purposes, the layout of the Site is set out above, and is designated as 
“Parcel C” (inclusive of Parcel C1 at 1.02 acres and Parcel C2 at .79 acres), totaling a yet-
to-be-subdivided 1.81 gross acres of land (“Site”)1. 

Refer to Preliminary Site Civil Drawings; Exhibits 01 through 04 (Dated 2.10.22) in 
the Documentation Room for the Site’s preliminary civil engineering drawings, 
dated February 10, 2022. 
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SECTION II: DEVELOPMENT PROGRAM ELEMENTS AND FINANCING ASSUMPTIONS 

A. DEVELOPMENT GOALS 

(a) Overarching Development Goal for the Site 

Through development of the Site, the District seeks to provide a minimum of 100 high-
quality affordable dwelling units serving households of various sizes, ages, needs and 
incomes, some portion of which must be suitable for large households. 

The Master Plan intentionally does not detail the specific mix of housing unit sizes, 
targeted populations or income restrictions beyond the requirements noted in the program. 
These details are expected to be refined by the Developer during discussions with the City 
and close consultation with the District, Brookwood Advisors, and potential funders. 

This is due, in part, to evolving challenges and opportunities in various existing and new 
funding sources. It is also reflective of the District’s goals to achieve the most impactful 
affordable housing project that can be achieved on the Site – largely by allowing flexibility 
in proposals to take maximum advantage of the Developer’s expertise and creativity in 
accessing a wide range of funding sources and approaches to working with the District 
and the City. 

All of the housing units proposed must be below-market rate with a preference for a mix 
of incomes that achieves the deepest overall income targeting practicable and the highest 
number of affordable units under existing Site constraints; it is anticipated that the selected 
Developer will engage with the District and Daly City in an effort to increase the number 
of units on the Site and the depth of affordability for the Site. 

(b) The Project’s Four Primary Goals: 

(i) Creating at least 100 below-market rate affordable homes serving 
households of various sizes, ages, needs, and incomes, but not to 
exceed a rent of 70% AMI. Developer shall strive to maximize the 
number of affordable units on the Site, as allowed by code and the 
Planned Development entitlements, including modifying any 
parking requirements to the extent permissible to free up space for 
affordable units. 

(ii) Creating a successful ground floor Head Start Facility of 2,800 sq. 
ft. with appropriately-sized, dedicated outdoor space, plus short-
term parking for child drop-off/pick-up. This includes, upon selection 
of the Developer, engaging successfully with representatives of the 
Head Start Preschool (IzzyIzzi at Serramonte) to accommodate its 
programming needs during the process of design, entitlements, 
financing, tenant buildout, and operations. 

(iii) Engaging the affordable housing financing community, as 
appropriate throughout the design process in scoping and 
designing a financially feasible Project that meets the proposed 
program and community’s needs. 

(iv) Working hand-in-hand with the District, Brookwood Advisors, and 
their consultants during the completion of the entitlements process 
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to assure a successful entitlement program with the City, including 
presentations in public hearings and community outreach. 

Additional goals for the process and Project include, but are not limited to: 

(v) Planning and designing an attractive Project that promotes active 
use, and resident and user interaction; 

(vi) A design that supports a vibrant East Drive inviting to all 
generations and that honors the culture of the community; 

(vii) Providing adequate parking for residents, visitors and Head Start 
Facility users; 

(viii) Utilizing green building strategies and planning for sustainable 
operations; 

(ix) Maximizing leverage of available funds, and utilizing creative 
financial mechanisms as appropriate; 

(x) Offering robust on-site affordable housing resident services and 
coordination of the services appropriate to the needs of the Project 
residents. 

(xi) Providing a model for an equitable and forward thinking Project, in 
keeping with the innovative program undertaken by the District; 

 

B. PROJECT OBJECTIVES 

It is expected that each proposal will: 

(a) Be consistent with the goals and policies of the Draft Precise Plan, subject 
to the adjustments in entitlements the District hopes to realize relating to 
additional affordable units and potential height and massing goals; and 
consistent with additional requirements of this RFP, unless otherwise noted 
within this RFP. 

(b) Include for the Head Start Facility appropriately designed, dedicated 
outdoor space as required by code. The Head Start Facility program 
includes a minimum of seven (7) short-term back-in diagonal parking 
spaces on the south side of South Access Drive for child drop-off and pick-
up, generally consistent with the Master Plan and a minimum of three (3) 
parking spaces for staff within the podium parking contemplated for the 
Project. To the extent additional parking spaces are required and provided 
for faculty and staff of Head Start, assume for purposes of this RFP that 
they can be accommodated off-site on East Drive. 

(c) Of the total number of dwelling units built on the Site, no fewer than eight 
(8) units shall be set aside for Intellectually and Developmentally Disabled 
(“IDD”) persons, with up to 20% of the units set aside for IDD persons. Of 
the units that are set aside for IDD, preliminary investigation suggests that 
Studios and 1 BR unit rents will not exceed the 30% AMI threshold, while 
the 2 BR and 3 BR unit rents will not exceed the 50% AMI threshold, though 
the Developer should feel free to suggest an alternative unit breakdown 
and rent structure in their Proposal that they feel is most appropriate. A final 
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approach for these units will be based upon consultation with the District 
and user groups. 

(d) Office space as needed should be provided for use by those providing 
supportive services for IDD persons and/or supportive services for other 
residents. 

Note 1: The City is unlikely to serve as a significant funding source for the 
estimated 111 affordable housing units, (those that are required to set rents at 70% 
AMI or less), as these affordable dwelling units would be considered required. 
However, City staff has expressed an interest in exploring with the Developer 
subsidies for the Project beyond the units required per the City’s Inclusionary 
Housing Ordinance. 

Note 2:  To the extent the Project equals or exceeds 10% of the units on Parcels 
B through F, additional units beyond 111 may have their rents set at up to 80% 
AMI.  

Note 3:  Although the rent levels for affordable units that represent up to 10% of 
the dwelling units on Parcels B through F may not exceed 70% AMI, the City 
permits Households residing in these units to have incomes that are at or below 
80% AMI. 

Each Developer’s discussion of qualifications and proposal must describe the Developer’s 
relevant experience and project approach, including the following: 

(a) Include a detailed work plan as to how the Developer intends to work 
closely with the District, Brookwood Advisors and their consultants, the 
Head Start Preschool representatives, the IDD community, other 
stakeholders/residents that the Developer intends to include in the Project, 
and potential funding sources, to scope and design a high quality, 
financially feasible Project, consistent with the vision of the District and the 
desires of the elected officials and City staff; 

(b) Include a detailed discussion of various funding strategies to maximize the 
number of affordable units on the site; 

(c) Include a detailed discussion of experience in designing, building, and 
managing projects of comparable size, program and complexity; 

(d) Include a discussion of experience in developing projects in Daly City, San 
Mateo County or the nine-county Bay Area; 

(e) Include a discussion of experience the Developer Team may have in 
managing a project that includes a Head Start Facility (or equivalent 
preschool); 

(f) Identify the details of projects where the Developer was successful in 
leveraging multiple sources of public, private, and philanthropic funding for 
comparable projects to minimize the need for local subsidies; 
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(g) Identify any previous experience with the IDD community, and other 
proposed stakeholders representing equivalent experience. 

C. TERM OF LEASE 

The City’s Affordable Housing Ordinance requires that affordable housing units that are 
developed to satisfy the affordable housing requirement be deed restricted for at least 55 
years. JUHSD anticipates entering into a 60-year ground lease, and based on the 
Developer’s proposal, up to a 39-year renewal option with the selected Developer. The 
District is prepared to negotiate a different timeframe for the ground lease if this is 
beneficial for financing and/or to the lease/joint venture agreement, subject to statutory 
limits on the lease term. 

If a longer initial term of ground lease (or an option to extend the lease) is desirable, please 
suggest this in your Proposal, and address the financial benefit it will provide. 

The Project is to be used for affordable housing throughout the entirety of the ground lease 
period and for the entirety of an option period. 

D. SERVICES COMPONENT FOR IDD 

The District is requesting that up to 20% of the Affordable Housing Units (but not less than 
8 units) developed at the Site be set aside for the IDD community.  

The District’s selected advocate/advisor for the IDD community slated to work with the 
Developer is Housing Choices, (https://www.housingchoices.org).  Housing Choices is 
working with the District, and will provide the programmatic input based on written 
questions submitted during the RFP Process.   

E. HEADSTART PROGRAM 

The Head Start Operator selected as the tenant at the Site, is Izzi at Serramonte 
(“Tenant’). Izzi at Serramonte is currently a tenant on the District’s Masterplan Site, south 
of Parcel A, and operates in temporary buildings. However, the Tenant will be moved to 
the Site, where it will be permanently located. It is to be opened and able to serve its 
community concurrent with the issuance of the Certificate of Occupancy for the housing 
portion of the Project or up to three months after issuance of the Certificate of Occupancy 
being issued. 

(a) Head Start will hire and manage its own Architect and contractor, and other 
required consultants for the tenant improvements and proposed play area 
(or, for the Head Start Facility if the Developer and the Preschool opt for a 
separate building on the Site). Note: The District is open to the Developer’s 
Architect and Contractor building out the Head Start tenant improvements 
or the Head Start Facility, if acceptable to the Tenant. 

(b) The Preschool will be responsible for pursuing its operational and facilities 
permitting with the State and obtaining its certificate of occupancy for its 
own work. 

https://www.housingchoices.org/
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(c) The Developer is responsible for fully cooperating and coordinating its work 
with the Preschool so as to facilitate the work of the Preschool and its team 
in completing the Head Start Facility. 

Although Developer teams are requested not to contact Izzy at Serramonte directly, 
Developers are encouraged to review the Head Start Website at www.izziearlyed.org. 

F. FINANCING PLAN 

(a) Cost Considerations 

As part of its review of Proposals, the District seeks Project financing plans that are 
creative and cost-effective, but propose realistic assumptions for both uses and sources 
of funds. The District will consider budget cost effectiveness - for both development and  
operations - through a variety of lenses, including, but not limited to, the number of housing 
units proposed, size and type of the proposed units, income targets, quality of the 
conceptual design and site plan, offerings for on-site amenities, quality of property 
management and resident services, and more. 

(b) Financial Benefits to the District 

If the District is requested to provide financial assistance for the development of Parcel C, 
the District may consider this, though the District would expect to be compensated for the 
subsidy.  Therefore, if financial assistance is requested, include strategies to return funds 
to the District over time through lease payments, loan repayments, or other creative 
mechanisms, so that there is no cost to the District to provide the Site to the Developer.   

Developers have the opportunity to describe why they believe their cost profile is 
reasonable and why it will be feasible to procure their proposed sources. 

G. SUMMARY OF FINANCIAL ASSUMPTIONS 

(a) Developers must include the expected cost and proposed financing plan 
for resident services and service coordination in their pro forma. 

(b) Assume construction work to be performed based on prevailing wage 
criteria (as of 2022). 

(c) For purposes of the Developer’s proforma submittal, Developer to assume 
that the Head Start Program will pay a NNN monthly lease for 2800 rsf at 
the rate of $1.00/rsf/month. Assume this can escalate at a rate of up to 3% 
per annum (with the base year being 2022) and would be the case whether 
the project is constructed as a tenant improvement within the housing 
structure, or as a stand-alone structure. Assume for purposes of the 
Developer’s proforma that the Head Start program will be able to provide 
up to a maximum of $249,999 for its capital improvement costs (including 
design and permitting). This would apply to construction costs to build the 
tenant improvements within the housing structure or as a stand-alone 
structure. For purposes of this RFP, the design, permitting and construction 
associated with these improvements that exceed this amount will be the 
tenant. responsibility of the Developer. 

http://www.izziearlyed.org/
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H. EASEMENTS AND ENCUMBRANCES 

The District expects to negotiate and sign ground lease/joint venture agreements with 
developers for each Masterplan Site parcel, including Parcel C. The District will transfer 
control of portions of the Precise Plan Area corresponding to each phase of development, 
as the Developer for each parcel achieves close of construction financing for that particular 
parcel. The District will retain long-term ownership of the land (without subordinating its 
fee to the ground lease), and, unless specifically exempted, the selected Developer for 
each parcel will control the improvements and manage the property. 

A “Master Association” will be formed that manages and maintains the “common areas” 
within the Masterplan Site. Common areas to be maintained and included in the annual 
operating budget by the Master Association are expected to include the private roads (to 
back of curb), open spaces and designated parks--Overlook Park and Central Green,  
Recreation Trail, Pedestrian Path, and the hillsides to the east of Parcels B, C and D, and 
to the west of Parcels A and F. 

North Access Way North (Parcels B and D) and South Access Way (Parcels C and D) are 
built within joint access easements of two developer parties. It will be the responsibility of 
each such Developer that controls the Parcel to build, maintain and repair the "Access 
Way" street improvements. 
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SECTION III: RFP PROCEDURE 

This section describes the general RFP procedure, with the remaining sections of this 
RFP listing detailed requirements for Proposals. 

A. MANDATORY USE OF THE DISTRICT WEBSITE 

(a) Mandatory Registration: 

Developers interested in responding to this RFP must register online with the District. All 
Developers must attend the Developers' Information Conference. 

All questions and requests for clarification, except those raised at the Developers 
Information Conference, shall be asked and answered through the District website. 
Questions raised at the Developers Information Conference that require a written answer, 
will have the written answer posted on the District Website. 

If changes to the RFP are made, they will be made in writing, and marked as addenda to 
the RFP, and posted to the RFP website.  It is the responsibility of each Developer to 
check the District website for changes and/or clarifications prior to submitting a response. 

(b) Delivery of Proposal: 

The Proposal can only be submitted electronically. The Submittal must be uploaded to the 
District’s Website.  Instructions for doing this are on the District’s Website, and each 
Developer must master the required protocol in order to successfully and timely upload its 
submittal ahead of the deadline to avoid disqualification due to an untimely submittal. 

All submittals in response to this RFP shall be submitted at the time and closing date listed 
on the cover page of this RFP. The District will not be responsible for and may not accept 
late bids due to slow internet connection. 

All attachments to Proposals are to be submitted digitally in portable document format 
(“PDF”). However, Developers are also required to submit unlocked Excel versions 
of their full financial pro forma(s), in addition to the PDF format. 

Proposals, or portions of Proposals, received late, or received in any manner that is 
inconsistent with the instructions, will not be opened or given consideration, unless doing 
so is deemed to be in the best interests of the District, as determined in the sole discretion 
of the District. 

(c) Site Visit and Developers Information Conference  

A required Site Visit and Developers Information Conference will be held on the day and 
time noted, below. As part of the Developers Information Conference, Developers will be 
invited to walk the Site with the District and Brookwood Advisors. We expect the Site visit 
and Developers Information Conference will run approximately 1-2 hours. The purpose of 
the meeting is to ensure that all prospective Developers understand the program 
elements, submittal requirements, and the relationship of Parcel C to the context of the 
overall 22-acre Masterplan Site. Representatives from Izzy at Serramonte will be in 
attendance, as will representatives from Housing Choices.  Attendance is mandatory. 

http://www.publicpurchase.com/
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B. TENTATIVE SCHEDULE OF RFP EVENTS 

EVENT TARGET DATE * 

1. RFP Release Date March 18, 2022 

2. Mandatory Site Visit and Developers Information      
Conference at JUHSD District Office 

April 1, 2022 

3. Deadline to Submit Written Questions April 18, 2022 

4. Release of Responses to Written Questions April 25, 2022 

5. Proposal Deadline – 4:00 p.m. on This Date May 23, 2022 

6. Notification of Developer Team(s) of upcoming Interviews June 3, 2022 

7. Interviews with up to Three (3) Developer Teams June 16, 2022 

8. The Selection Committee recommends to the JUHSD Board 
of Trustees the top-ranked Developer for the Site, and the 
proposed form of the Exclusive Negotiating Agreement (“ENA”. 

June 28, 2022 

9.  Board of Trustees approves selected Developer and 
authorizes the District to enter into the ENA with the top-ranked 
Developer in order to negotiate the ground lease and initiate 
working collaboratively with the District towards entitlements 

June 28, 2022 

 
Target Dates shown above are subject to change 

 

C. QUESTIONS AND REQUESTS FOR INFORMATION 

With the exception of questions raised at the Developers Information Conference, all 
questions or requests for clarification “Questions” relating to this RFP must be submitted 
in writing through the District Website portal.  All Written Questions must be received no 
later than 4:00 p.m. PST on the date specified in this RFP. 

Questions and answers will be posted electronically for all prospective Developers to 
review by the date specified in this RFP. 

Questions raised at the Developers Information Conference will be answered orally if 
possible.  This is why it is mandatory for Developers to attend this conference.  If any 
substantive new information is provided in response to Questions raised at the 
Conference, it will also be posted on the District's Website portal. 

If changes to the RFP are made, they will be made in writing, as addenda to the RFP, and 
posted. It is the responsibility of each Developer to check for changes and/or clarifications 
to the RFP prior to submitting a response. 
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D. CONFIDENTIALITY OF PROPOSALS 

Confidentiality:  The California Public Records Act (Government Code Sections 6250 et 
seq.) mandates public access to government records. Therefore, unless the information 
is exempt from disclosure by law, the content of any request for explanation, exception or 
substitution, response to these specifications, protest or any other written communication 
between the District and the Developer shall be available to the public.  All submittals are 
considered confidential until the District makes a recommendation for award, at which time 
the responses shall become public information and available to the public for review.  
However, if a Developer reasonably designates specific information in its proposal as 
containing confidential trade secrets, the District will notify Developer in the event of a 
request for the information and will withhold the requested information from disclosure at 
Developer’s instruction. 

A Developer may not designate its entire Proposal as confidential. Doing so, may 
be grounds for deeming the proposal non-responsive. By submitting a Proposal, the 
Developer agrees to indemnify, defend, and hold harmless the District and its agents from 
and against all claims, liabilities, damages, penalties, losses and costs (including but not 
limited to attorneys’ fees that may be awarded to the party requesting the Developer’s 
information), and pay any and all cost and expenses, including the District’s attorneys’ 
fees, related to the District’s compliance with any request from Developer or any other 
third party to withhold Developer’s information. The Developer shall not make a claim, sue 
or maintain any legal action against the District or its directors, officers, employees or 
agents in connection with any claim, proceeding, dispute or action involving confidentiality 
of Developer’s information. Records claimed to be confidential may be returned to those 
Developers not selected, if so requested. 

E. NOTICE TO PROPOSERS 

The District is not required to give notice to any proposing Developer in any specific format 
or on any particular timeline. Prior to execution of the ENA, the District will notify those 
who submitted proposals of their non-selection. Developers may be notified at different 
times. 

F. PROTESTS 

The District will entertain protests regarding this RFP process only as set forth in this 
Section. 

(a) Protests Prior to Proposal Submittal Date  

Protests may be based upon alleged improprieties in the RFP that are apparent or 
reasonably should have been discovered prior to the District’s receipt of Proposals. Such 
protests shall be filed in writing with the Owner’s Representative, at least five calendar 
days prior to the deadline for submittal of Proposals. The protest must clearly specify in 
writing the grounds and evidence on which the protest is based. 

(b) No Protests of Substantive Scores  

The District will not entertain protests regarding, or reconsider, substantive scores or 
determinations made in the evaluation process. 
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(c) Response to Protests  

The District will respond to a protest in writing within four calendar days of receipt, and the 
District’s determination shall be final. 

(d) Sole Protest Procedures  

The protest procedures summarized in this Section comprise the sole protest procedures 
for this RFP. A Developer’s failure to comply with the procedures set forth herein may 
result, in the sole discretion of the District, in rejection of the protest. 
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SECTION IV: PROPOSAL SUBMISSION REQUIREMENTS 

This RFP seeks the submission of proposals from any and all interested and qualified 
affordable housing Developers. The District seeks by way of this RFP to obtain the listed 
development in a manner that maximizes the quality of development while also 
maximizing value to the District, and, by extension, the constituents of the District it serves. 
Developers must be able to show that they and any proposed subcontractors are capable 
of performing in a highly professional and effective manner. Such evidence includes, but 
is not limited to, the respondent’s demonstrated competency and experience in delivering 
development projects of a similar scope and type. 

There will be no public opening of proposals. The District reserves the right to negotiate 
terms upon evaluation of the proposals. Proposals will be considered valid offers for a 
period of one hundred and twenty (120) days of the submittal deadline for proposals under 
this RFP. 

A. PROPOSER DESCRIPTION AND DEFINITIONS 

A Developer is a qualified housing developer as defined below with experience in 
completing affordable housing projects in the nine-county Bay Area. The Developer must 
submit its response to this RFP on behalf of a “Developer Team”, which  is defined as a 
team comprised of the following: a qualified affordable housing developer (“Developer”), 
a qualified architect (“Architect”), a qualified resident services provider (“Resident 
Services Provider”), and a qualified property management entity—unless the Developer 
and its management staff has significant experience in managing affordable housing 
projects (“Property Manager”). See below for minimum experience and capacity 
requirements for each member of the Developer team. 

Developer: A qualified Developer is defined as: a nonprofit or for-profit organization, a joint 
venture, or a partnership of more than one entity, where the Developer or identified lead 
Developer (in the case of more than one developer entity) has a demonstrated track record 
of: (i) securing low-income housing tax credits and other sources of affordable housing 
financing; (ii) successfully developing and owning deed-restricted affordable multifamily 
rental housing; and (iii) successfully developing and  maintaining high quality affordable 
housing developments in the nine-county Bay Area. 

Architect: A qualified Architect is defined as a lead architectural firm (other than Alexander 
Seidel Architects--the architectural consultant for the Draft Precise Plan) with experience 
in deed-restricted affordable multifamily rental housing developments, preferably in San 
Mateo County and the nine-county Bay Area as defined above. Experience with the design 
of projects that include a preschool is preferred. 

Resident Services Provider:  A qualified Resident Services Provider is defined as a 
nonprofit or for-profit organization with expertise in contracting with owners of income 
restricted affordable housing developments to provide resident-focused social and other 
services as well as coordination of services to residents. 

Property Manager: A qualified Property Manager is defined as a nonprofit or for-profit 
organization or entity with expertise in contracting with owners of income-restricted 
affordable housing developments and providing ongoing property management services 
for affordable housing projects. 
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B. PROPOSER MINIMUM EXPERIENCE AND CAPACITY REQUIREMENTS 

(a) Minimum Experience Requirements 

(i) Developer: A qualified Developer must have the following minimum 
experience: 

(a) a successful track record of development, including at least 
five (5) years of ownership*, of at least three (3) new-
construction affordable housing projects within the nine-
county Bay Area in which at least 50% of the units are 
LIHTC-financed, income-restricted units and which serve 
populations similar to the Developer’s proposed 
development; and 

(b) a successful track record of development, including at least 
five (5) years of ownership of at least one new-construction, 
affordable rental housing project containing at least eighty 
(80) residential units restricted to those at or below 70% AMI 
(additional units in the project may target higher income 
levels) and at least one community-serving use such as a 
childcare center, health clinic, senior center, retail food 
store, or other type of non-residential community-serving 
use. 

(*NOTE: Ownership by an affiliated corporation, limited partnership or limited liability 
company for tax credit purposes will qualify as ownership of the project under this Section. 

(ii) Architect: A qualified Architect must have the following minimum 
experience: successful service as the lead architect during the 
entire development and construction phases for a minimum of two 
(2) completed tax credit-financed, ground-up  multifamily rental 
developments of roughly similar scope or larger, at least one of 
which is within San Mateo County and has received its Certificate 
of Occupancy within the last 5 years or is currently under 
construction. Experience in residential developments that include 
childcare facilities is preferred. 

(iii) Resident Service Provider: A qualified Resident Services Provider 
must have the following minimum experience:  successful provision 
of resident services/services coordination for at least three (3) 
income-restricted multi-family rental developments for a period of 
not less than 24 months within the last five years serving similar 
populations to those proposed by the Developer. Such income-
restricted affordable multifamily rental developments must consist 
of properties containing at least 15 income restricted units.  At least 
(2) of these three (3) rental developments must be located within 
the nine-county Bay Area. 

 

(iv) Property Manager: A qualified Property Manager must have the 
following minimum experience: successful management, for a 
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period of at least 24 months within the last five years, of at least one 
hundred (100) tax-credit-financed multifamily rental units (in one or 
several projects) serving similar populations to those proposed for 
the Project.  At least 50 of these 100 managed units must be located 
within San Mateo County. 

(b) Anticipated Staff Time by Project Phase 

To the extent possible, Developer is to indicate who the “Key Personnel” are for each 
phase (including for the Architect, the Residential Support Provider(s) and Property 
Manager), their experience in their fields and the percent of time that each such key 
personnel will devote to the Project. 

C. PROPOSAL CONTENT AND FORMATTING REQUIREMENTS 

Developers are to provide the requested information in the order indicated below, including 
a table of contents, with sections separated and corresponding to the requested 
information below and their sub-sections, it being understood that the financial proforma 
will be submitted in unlocked spreadsheet formats for review. 

(a) Submittal Checklist 

The Developer must prepare and submit a Submittal Checklist, certifying that all of the 
items requested below are on the Checklist and are contained in the Developer’s 
response. 

(b) Proposal Table of Contents 

(c) Developer Information 

- Developer & Team Description:  As required by the preceding provisions  

- Resumes: Submit resumes for all persons identified on the Developer and 

Team Description. 

(d) Proposed Project Information 

Present a development concept, financing proposal, and other proposed project 
information, clearly describing all important assumptions, by providing the following 
documents: 

(i) Project Narrative: Submit a narrative of no more than five (5) pages 
describing: 

- the proposed development program, including the proposed populations 
and AMI range to be served; types and approximate square footages of 
uses; housing types, unit counts and sizes; residential amenities; childcare; 
any community-serving uses; open space areas; parking ratios and 
numbers of parking spaces; and other important elements (quantities may 
be expressed as ranges, so long as a specific program is identified for 
purposes of the financing proforma); 
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- the overall financing strategy (a more detailed narrative to be provided 
separately) and any other important Project or program elements. 

- how the proposed populations were identified, how they will fit together 
compatibly within the Project, and approach for providing services (a more 
detailed narrative regarding services to be provided separately). 

(ii) Financing Narrative: 

Submit a narrative of no more than three (3) pages describing the proposed financing 
structure (“Financing Narrative”). Given the early stage of this process, multiple options 
and strategies may be discussed, but the narrative should explain your expectations for 
feasibility and reasoning for using various structures, preferences among scenarios and 
decision points that will lead to a final financing plan consistent with the Development 
Program Elements and Financing Assumptions as described above. 

The narrative should discuss the Developer’s plans for financing the development of the 
core and shell portion of the Head Start Facility, and tenant improvement costs above the 
subsidies that Head Start will bring, and expectations for calculating the rent to be charged 
to Izzi at Serramonte as the Preschool operator. 

The Developer should clearly explain the reasoning for its financial proposal.  Developers 
should also discuss their confidence in being able to make the financing work without 
requiring funds from the District. 

(iii) Financial Proforma: 

Submit a project financial proforma in both PDF and unlocked Microsoft Excel formats. At 
a minimum, the financial proforma (“Proforma”) should include the following 
information/tabs: 

(iv) Construction costs and permanent sources and uses 
(v) Development budget 
(vi) Income and expense projections 
(vii) Loan sizing worksheet (including debt coverage ratio, interest rate, 

etc.) 
(viii) 30-year cash flow projections 
(ix) Tax credit worksheet with basis projections and credit pricing 
(x) If multiple scenarios are discussed in the Financing Narrative due 

to projected project-based rental assistance or other variables, 
Developers may describe resulting variations in the narrative, or 
may (but are not required to) submit additional proformas or 
alternate tabs within one workbook. 

(xi) Developers may also submit multiple separate budgets 
corresponding to multiple development phases, if the phases are 
expected to be financed separately. 

IMPORTANT NOTE: We are seeking a Development Team that offers the best value to 
the District and a team most aligned with the assumptions, goals and objectives of the 
Project. To facilitate across-the-board comparisons between Developer proposals, please 
clearly state all financial assumptions when developing your Proforma. 
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(e) Head Start Facility Plan: 

Submit a plan of no more than three (3) pages that is consistent with the requirements of 
the childcare component described above and that includes the following information: 

(i) Proposed square footage of dedicated outdoor space; 
(ii) Proposed short-term parking for child drop-off/pick-up; 
(iii) Detailed description of how Developer intends to ensure that 

designs incorporate industry best practices and applicable 
regulations for childcare center and dedicated open space; 

(iv) Details of how Developer intends to work to facilitate the needs of 
the pre-selected Preschool operator. 

(v) Estimates of costs to be borne by Developer to provide warm shell, 
dedicated outdoor space and parking for the Head Start Facility; 

(vi) Estimates of costs expected to be borne by Preschool operator, 
including but not limited to, tenant improvements, if any; 

(vii) Strategies for assisting the Head Start operator in raising needed 
capital funds, if any are needed. 

(f) Services Plan: 

Submit a services plan of no more than three (3) pages that is consistent with any services 
to be provided, if any. 

- Describe your proposed staffing model (i.e., note staff titles, position 

descriptions, salaries, and percentage of full-time equivalents, or FTEs) 
and explain how FTE time will be allocated. 

- Describe what sources of funding will be used to pay for the services and 

the time horizon for and durability of such funding. 

(g) Services Budget: 

Submit a services budget that is consistent with the Supportive Housing Service Provider’s 
(“Service Provider”) proposed Services Plan Include, at a minimum, sources as well as 
uses of funds. 

(h) Marketing Plan: 

Submit a marketing plan of no more than two (2) pages that includes the following 
information: 

(i) Developer’s overall strategy for marketing the non-targeted 
affordable units proposed in the Project Narrative (those NOT set-
aside for IDD population or other specific groups). Describe 
outreach elements (advertising, community meetings, etc.), 
including an affirmative fair housing marketing approach as well as 
the proposed staffing model to support potential tenants through the 
application and leasing process (i.e. through internal staffing or 
through the use of a dedicated consultant/manager). 
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(ii) Specific outreach methods which have been most useful in 
engaging a diverse pool of potential renters 

(iii) Specific methods for marketing any set-aside units targeted to 
supportive or special needs populations/IDD proposed in the 
Project Narrative. 

(iv) A marketing budget line item cost, appropriate for the work involved 
and consistent with the Proforma and the Developer’s marketing 
plan. 

(i) Site Plan and Massing Concept: 

(i) Narrative: 

Provide a narrative of no more than two (2) pages describing the conceptual Site Plan, 
building massing, and form, as shown in the drawings described below. The narrative 
should explain the primary goals and design strategies and how the proposal will fit into 
the Draft Precise Plan; reasoning for the proposed density, unit count, building height and 
building typology; and the factors to be considered in formulating the final design proposal 
for City review and approval. Up to three (3) additional pages of example images may be 
attached to aid in communicating the design approach, but are not required.  If you are 
submitting drawings and a narrative that will explore expanding the number, design or 
affordability issues of the proposed Project to go beyond what the Draft Precise Plan 
envisions, you may add up to two (2) more pages to your submission dedicated to these 
issues.  

(ii) Conceptual Site Plan and Massing Drawings: 

Pre-schematic Plans, as follows: 

- Site Plan/Roof Plan showing the entire parcel to centerline of East Drive, 

South Access Way, 20’ beyond the east edge of the Recreation Trail, and 
20’ south of the southern edge of the Recreation Trail at the proposed 
Recreation Trail easement between Summit-Shasta Charter School site 
and the Site. 

- Ground Floor Plan, including the Head Start Facility and outdoor space. 

- Typical Floor Plan: 

Design should account for and illustrate the solution for the required open 
space and parking requirements. 

Building Massing, Amenities and Form: 

Drawings such as sections, perspectives, elevations, or other drawings as 
appropriate to illustrate building massing and form, height, setbacks, and 
qualities of materials, and the relationship of the Project improvements to 
Parcel D, Summit Shasta Charter School, the round-about and Campus 
Drive East, the Recreation Trail, and the hillside downslope towards Callan 
Blvd., are at the discretion of the Developer’s Team.  
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D. DEVELOPER EXPERIENCE & CAPACITY 

In addition to completing Attachment A, please provide the following: 

(a) Developer’s Overall Experience: 

Provide a brief narrative, up to two (2) pages in length, describing the Developer’s overall 
development experience and portfolio. 

(b) Developer’s Experience in Comparable Projects: 

(i) Project Details: 

Developers should convey their experience in up to four (4) projects completed within the 
past ten (10) years by the Developer that are comparable to the proposed Project. At least 
two of these projects must be located within the nine-county Bay Area. For the Head Start 
(preschool) component of your development experience with comparable projects, 
projects outside of the nine-county Bay Area may be included as comparable.  Please limit 
your response to no more than two (2) pages per project, including project photos and 
narrative description explaining similarities to the proposed Project.  Specify specific team 
members involved with the comparable project and their particular role.  

(c) Summary Statement of Experience and Strategy for Comparable 
Projects: 

Provide a narrative statement of no more than three (3) pages describing the Developer’s 
overall experience in developing and managing comparable projects, including the 
amount of experience each member of the Developer Team has. Include a summary of 
challenges faced in these types of projects and the strategies used for addressing such 
challenges. 

(d) Developer’s Experience in Daly City and San Mateo County  

Describe up to three (3) additional projects. These additional projects may, but are not 
required to be, comparable to the proposed Project, but should represent projects that 
have relevant qualities to the proposed project (e.g. affordable housing projects). Please 
limit your response to no more than two (2) pages per project, including the narrative 
section and visuals/photographs. 

(e) Developer’s Experience with Preschool Projects  

Provide a brief narrative describing the Developer’s experience, if any, with incorporating 
a preschool facility (such as the Head Start Facility or similar educational facility that was 
permitted thru the State Architect) within a housing development including: 

(i) The total number and type(s) of childcare facilities developed and 
contact information for up to three (3) childcare provider(s). 

(ii) Descriptions of any important lessons learned from managing the 
prior development of prior preschool facilities and permitting with 
the State that enhance the Developer’s qualifications to develop the 
Project on the Site. 



Jefferson Union High School District 

 27 
18272905.2  

(f) Developer’s Experience with the IDD Community  

Provide a brief narrative describing the Developer’s experience, if any, working with the 
IDD community, and how it is possible to incorporate the needs of the IDD community into 
this affordable housing project, including any related services that address those needs. 

(i) The total number and type(s) of housing projects partially or fully 
incorporating the needs of the disabled community developed, and 
contact information for up to three (3) current operators/tenants of 
these facilities. 

(ii) Information on how up to three (3) disabled community-serving 
facilities were financed, whether ongoing rent is charged to the 
tenant(s) and if so, state the amount of the rent, the source(s) of 
any relevant funding or subsidies, and any other relevant financial 
terms of these facility agreements/lease(s). 

(iii) Descriptions of any important lessons learned from developing prior 
accessible and special needs housing that enhances the 
Developer’s qualifications to develop the Project. 

(g) Developer’s Anticipated Staffing: 

Identify all “Key Personnel” of the Developer who will be primarily responsible for the 
implementation and success of this Project, and provide a biography for each such Key 
Personnel, explaining their experience, role and special skills. 

E. ARCHITECT’S EXPERIENCE 

In addition to completing Attachment B, please provide the following:  

(a) Architect’s Experience with Comparable Projects: 

(i) Comparable Projects Descriptions: In a narrative of no more than 
one page per relevant project, describe up to four (4) comparable 
developments completed within the last ten years by the architect 
for the Project (“Architect”), including dates completed, client 
contact information, number of units in the project, and construction 
type for each. (If the Architect was not the sole architectural firm, 
please describe the Architect’s role in the project). Provide team 
member information for each of the participants for the Architect for 
each of the comparable projects listed above. 

(ii) At least one of these comparable projects must be in San Mateo 
County, and it is preferable, but not required, that the other 
developments are also located in San Mateo County, and Daly City 
if possible. If the Architect was assisted in any of these projects by 
a Head Start / childcare Design Professional, describe their 
involvement. Note: Head Start (preschool) projects that are 
licensed anywhere within the State of California will be considered 
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of equivalent experience as a Head Start (preschool) facility located 
within San Mateo County. 

(iii) Photos: Submit up to six (6) photos of the interiors and exteriors for 
each of the comparable projects listed above, to display 
architectural design features, relationships of buildings and 
relationships with adjacent uses (other developments, streets, etc.) 

(b) Architect’s Staffing: 

All “Key Personnel” of the Architect who will be working on this Project must be included 
in this form, with associated biographies. 

F. RESIDENT SERVICES PROVIDER EXPERIENCE 

In addition to completing Attachment C, please provide the following: 

Services Approach Narrative: 

Provide a written narrative of no more than three (3) pages describing the Resident 
Services Provider’s approach to providing general services to residents of the affordable 
housing. Developer may use this opportunity to describe how Resident Services 
coordination with any Supportive Housing Service Providers would be carried out. 

G. PROPERTY MANAGEMENT EXPERIENCE 

In addition to completing Attachment D, please provide the following: 

(a) Property Management Approach Narrative: 

For any property manager who will have responsibilities in managing the lease up or 
operation of the Project (“Property Manager”), provide a written narrative of no more than 
two (2) pages describing the Property Manager’s philosophy for managing affordable 
housing projects and any challenges posed by the listed projects that the Property 
Manager successfully addressed, and which the Developer would like to share. 

H. OTHER REQUIRED INFORMATION 

(a) Disclosure Questions: 

Developer (including each Developer Entity if more than one), shall complete and submit 
Submittal Exhibit 1 Disclosure Questions. These questions are designed to identify any 
potential conflicts of interest and/or liability issues.  

You must identify any litigation arising out of claims of negligence or breach of contract 
associated with the performance of their work on the projects they list. 

(b) Organizational Documents: 
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Submit a current copy of the following documents. NOTE: If Developer is a joint venture 
or partnership of multiple Developer entities, EACH Developer entity must submit the 
following: 

(i) Certification Developer is a viable entity (including formation 
documents, such as, if applicable, articles of incorporation, bylaws 
and/or partnership agreements, etc.). 

(ii) Certification of 501(c)(3) status from the Internal Revenue Service 
(if applicable, for any non-profit corporations). 

(iii) Certification of 501(c)(3) status from the California Franchise Tax 
Board (if applicable, for any non-profit corporations). 

(iv) The latest two (2) years of either: 

(a) signed federal income tax returns (including schedules or 
attachments, if any); or 

(b) audited financial statements (with management letters, if 
any). 

Failure to include a complete, signed certification as provided in Attachment 1 will 
disqualify the submittal. 

 

 

. 
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SECTION V: SELECTION PROCESS AND CRITERIA 

A. SELECTION PROCESS 

This RFP does not commit District to enter into an Exclusive Negotiating Agreement 
(ENA), nor does it obligate District to pursue the pending RFP on a set schedule or at all.  
The District will not make payment to any Developer.  Costs incurred in preparation and 
submission of a proposal, review of the Property and associated due diligence, or in 
negotiating and ENA and ground lease will be solely borne by the Developer.  

District may investigate the qualifications of any Developer under consideration, require 
confirmation of information furnished by the Developer, and require additional evidence or 
qualifications to perform the services, provide financial assurances, or meet any other 
condition or requirement described in this RFP, in each instance in District’s sole 
discretion. 

District reserves the right, in its sole discretion, to: 

• Reject any or all submittals or to advertise for new submittals if the best interests of 
District and/or the public will be promoted thereby. 

• Modify the RFP process (with appropriate notice to Developers). 

• Issue subsequent Requests for Proposals. 

• Postpone Proposal opening for its own convenience. 

• Remedy technical errors in the Request for Proposal process. 

• Approve or disapprove the use of particular partners/subcontractors. 

• Solicit best and final offers from all or some of the Developer(s).  

• Waive weaknesses, informalities and minor irregularities in proposals, permit 
corrections, and seek and receive clarifications to a submittal or Proposal. 

• Conduct interviews at its discretion. 

• Hold meetings, conduct discussions, and communicate with one or more of the 
Developer(s) responding to this RFP to seek an improved understanding and 
evaluation of submittals and/or proposals. 

• Accept other than the highest offer or Proposal offering the greatest financial benefits.  

• Negotiate with any, all or none of the Developer(s). 

• Terminate negotiations with the Developer, at any time and in District’s sole discretion, 
prior to District’s entry into the ENA. 

District’s waiver of minor irregularities will in no way modify this RFP or excuse the 
Developer from full compliance with requirements if the Developer is selected for 
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negotiation.  District will have full and sole discretion to determine the criteria and process 
of evaluation for this RFP, which (if any) Developer will be selected for negotiation of an 
ENA and ground lease, or whether or not an ENA and ground lease will ever be awarded 
as a result of this RFP. 

All information, including drawings, specifications, and photos, submitted to District by 
each Developer, whether or not selected, in response to this RFP will automatically 
become the property of District and may be used without restriction or liability by District.   

B. SELECTION PROCESS AND CRITERIA 

The District will select the Developer Team using the “Best Value” selection method. 

The District’s selection of the Developer Team will be determined by the District’s 
evaluation of the Proposals and subsequent interviews, considering the selection criteria 
described below, to determine which Proposal presents the Best Value to the District. The 
Evaluation Committee members will review and score each Proposal based on the 
evaluation criteria. The Evaluation Committee will conduct interviews with one or more 
Developer at its sole discretion. The Evaluation Committee may modify its initial scores 
based upon the interview(s). All scores will be added to establish a total score for each 
Developer. 

The District may accept the proposal of the highest ranked firm or reject all responding 
proposals, in its sole discretion.  If it identifies any proposal as viable, the District can then 
pursue negotiations with the top ranked firm via an ENA for a set term. Such negotiations 
will be pursuing the terms of a proposed ground lease or any other portion of the Proposal 
deemed by the District to be necessary. 

If negotiations are unsuccessful, the District will terminate the negotiations with the highest 
ranked firm and may open negotiations with the next highest-ranked firm. If negotiations 
with this firm are also not successful, the District may repeat the negotiations process with 
the next-highest-ranked firms. Notwithstanding the foregoing, the District may reject all 
Proposals at any time in its sole discretion. 

Upon successful negotiation of an ENA with a Developer, and at least ten days prior to 
the award of the Ground Lease, the District will provide to all Developers a notice of intent 
to award to the successful Developer. 

C. EVALUATION CRITERIA 

The selection panel will evaluate qualifying responses to the RFP based on each 
respondent’s relevant experience, qualifications, detailed concept proposal, financing 
assumptions, and overall contributions to meeting the goals for the Project on a value 
added basis. The evaluation process will consider the Developer’s written submittal, 
presentation to the selection panel, references, and ability to support the District’s mission 
to stabilize the finances of the District with the real estate development as envisioned in 
the Draft Precise Plan and the Project description. 

The table below provides a summary of the factors that will be evaluated and scored in 
this RFP. 
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D. SUMMARY OF EVALUATION FACTORS AND MAXIMUM POINTS AVAILABLE 

EVALUATION FACTORS POSSIBLE 
POINTS 

  

Proposed Design Concept, Project Amenities; and Degree to 
which proposed development concept furthers the Draft 
Precise Plan goals and objectives as well as additional goals 
outlined in the RFP. 

10 

Accommodation of Head Start Facility and program into the 
Project plus accommodation of Parking Requirements for 
residential uses (1 space per each dwelling unit) plus faculty 
for the Head Start) 

7.5 

Set Aside for Accessible Housing Component for the 
Intellectually and Developmentally Disabled, and integration 
into the Design 

7.5 

The number of Dwelling Units provided by the Developer that 
exceeds the minimum number of units of 100 on the Site and 
the depth of the affordability of the units will be taken 
intoproposed for the Project. consideration. 

15  

Demonstration of Financial Feasibility and evidence that the 
Developer either has funds that can be set aside for the 
Project, and/or a clear path based on previous work that 
assures the Selection Committee that funds can be available 
to prosecute the work. 

15 

Developer experience successfully developing and owning 
high-quality affordable and other residential and mixed-use 
developments, including, adhering to federal and state fair 
housing and monitoring requirements. 

15 

Architect’s experience and capacity to adequately staff the 
project. 

10 

Property Manager experience and approach; and Proposed 
Services Plan including any Supportive Housing services for 
special needs populations. 

10 

Resident Service Provider experience and approach; and 
Proposed Services Plan including any Supportive Housing 
services for special needs populations. 

10 

TOTAL 100 
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SECTION VI: GENERAL TERMS AND CONDITIONS 

(1) Proposal Costs. Costs for developing proposals are entirely the 
responsibility of the Developer and shall not be charged to the District or 
otherwise reimbursed. 

(2) Proposal becomes JUHSD Property. The RFP and all materials submitted 
in response to this RFP will become the property of the District. 

(3) Alteration of Terms and Clarifications. No alteration or variation of the terms 
of this RFP is valid unless documented in writing by the District. Likewise, 
oral understandings or agreements not incorporated into the final contract 
are not binding. 

If a Developer discovers any ambiguity, conflict, discrepancy, omission, or other error in 
the RFP, the Developer must immediately notify the District of such in writing and request 
modification or clarification of the document. If a Developer fails to notify the District of an 
ambiguity, conflict, discrepancy, omission, or other error in the RFP prior to the date fixed 
for submission, the Developer shall submit a response at his/her own risk, and if the 
Developer enters into a contract, the Developer shall not be entitled to additional 
compensation or time by reason of the error or its later correction. 

Modifications or clarifications to the RFP will be posted to the District Website under 
Construction/Affordable Housing RFP without divulging the source of the request for 
same. No party that fails to receive notice has any basis for protest given that all 
clarifications will be available online. It is the obligation of all proposing parties to check 
this website during the RFP Process for updates regarding the RFP. 

A. WITHDRAWAL OF PROPOSAL 

Developers may withdraw their proposals before or after the RFP submittal deadline by 
submitting a written request to the District. 

B. PUBLIC INSPECTION OF DOCUMENTS 

(a) General Provisions Regarding Public Nature of Submissions 

Government Code Section 6250 et. seq., the California Public Records Act (the “PRA”), 
defines a public record as any writing containing information relating to the conduct of the 
public’s business prepared, owned, used, or retained by any state or local agency 
regardless of physical form or characteristics. The PRA provides that public records shall 
be disclosed upon request and that any citizen has a right to inspect any public record, 
unless the document is exempted from disclosure. 

Be advised that any contract that eventually arises from this RFP is a public record 
in its entirety. Also, all information submitted in response to this RFP is itself a 
public record without exception. Submission of any materials in response to this 
RFP constitutes a waiver by the submitting party of any claim that the information 
is protected from disclosure. By submitting materials, (1) you are consenting to 
release of such materials by the District if requested without further notice to you 

http://www.publicpurchase.com/
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and (2) you agree to indemnify and hold harmless the District for release of such 
information. 

(b) Developer’s Rights regarding Confidentiality of Submissions  

The County cannot represent or guarantee that any information submitted in response to 
the RFP will be confidential. If the District receives a request for any document submitted 
in response to this RFP, it will not assert any privileges that may exist on behalf of the 
person or business submitting the proposal. If a Developer believes that a portion of its 
proposal is confidential and notifies the District of such in writing, the District may, as a 
courtesy, attempt to notify the Developer of any request for the proposal. However, it would 
be the sole responsibility of that Developer to assert any applicable privileges or reasons 
why the document should not be produced, and to obtain a court order prohibiting 
disclosure. The Developer understands that the District is not responsible under any 
circumstances for any harm caused by production of a confidential submission, and by its 
submission expressly waives any such claim against the District. 

C. POST AWARD CONDITIONS 

A Developer selected through this RFP process will receive a letter notifying the Developer 
of such selection, and the Developer shall confirm its interest in proceeding into the 
Exclusive Negotiations Agreement stage. After such confirmation, the District reserves the 
right to make a general announcement to the public regarding the results of the RFP 
selection process. 

D. SELECTION OF DEVELOPER(S) 

The selection of a Developer will be memorialized in the form of an Agreement to be 
authorized by a resolution of the JUHSD Board of Trustees, and signed by both parties. 

Once a Developer is selected, the ENA and any final form of Ground Lease or Joint 
Venture Agreement (“Agreement”) with that Developer must still be negotiated and 
submitted to the JUHSD Board of Trustees for approval, and there is no contractual 
agreement between the selected Developer unless and until the District approves and 
signs such an Agreement. As noted, an ENA shall not bind the District to enter into any 
further Agreement with a Developer, or to pursue the Ground Lease or Joint Venture 
Agreement with a Developer. 

E. INSURANCE REQUIREMENTS 

The District has minimum insurance requirements that must be met. The insurance 
requirements under the Ground Lease will include the coverages and the amounts (and 
shall be adjusted from time to time) as shown below:  

1. Insurance. Developer (and its subcontractors, as applicable) is required to 
procure and maintain at its sole cost and expense the following insurance 
coverages subject to all of the requirements set forth below.  Such insurance, as 
applicable, shall remain in full force and effect throughout the term of the Ground 
Lease. In the event Developer procures excess or umbrella coverage to maintain 
certain requirements outlined below, these policies shall also satisfy all specified 
endorsements and stipulations, including provisions that the Developer’s 
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insurance be primary without any right of contribution from the District. Prior to 
commencement of the Ground Lease and during the entire term of the Ground 
Lease, including any extensions or holdover periods, Developer shall provide the 
District with satisfactory evidence of compliance with the Insurance 
Requirements of this Section. 
 

2. Minimum Types and Scope of Insurance for Developer, Its Contractors & 
Subcontractors: 
 

• Workers Compensation, Employers’ Liability, and Professional Liability 
Insurance: 

 
• The Developer must carry the statutory limit for workers’ compensation 

insurance (as required by Section 3700 et seq. of the California Labor 
Code, or any subsequent amendments or successor acts thereto 
governing the liability of employers to their employees).  

• Developer shall also maintain employer’s liability coverage with minimum 
limits of $5 million. 

• If the Developer's contractor or its employees maintains a license to 
perform professional services (e.g., architectural, legal, medical, 
psychological, etc.), the contractor must carry professional liability 
insurance; and the contractor must name the District, and its officers, 
agents, employees, and servants as additional insured on any such 
policies (except workers compensation). 
 

• Commercial General Liability Insurance: 
 
• Commercial general liability insurance for bodily injury and property 

damage coverage with a combined single limit for bodily injury and 
property damage of at least $2,000,000 or more in comprehensive 
general liability insurance, and a minimum $5,000,000 umbrella policy. 
Such insurance shall cover all of Developer’s operations both at and 
away from the project site.  

• This insurance shall include coverage for, but not be limited to: 
• Premises and operations. 
• Products and completed operations. 
• Contractual liability. 
• Personal injury. 
• Advertising injury. 
• Explosion, collapse, and underground coverage. 
• Broad form property damage. 

• Such insurance shall include the following endorsements as further 
detailed in the Endorsements Section below: 
• Additional Insured. 
• Cross Liability or Severability of Interests Clause. 
• Primary and Non-Contributory wording. 
• Waiver of Subrogation. 

• Products and completed operations insurance shall be maintained for 
three (3) years following termination of this Agreement. 
 

• Business Automobile Liability Insurance: 
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• Business Automobile Liability insurance providing bodily injury and 
property damage with a combined single limit of at least $10 million per 
occurrence. 

• This insurance shall include coverage for, but not be limited to: 
• All Owned vehicles. 
• Non-owned vehicles. 
• Hired or rental vehicles 

• Such insurance shall include the following endorsements as further 
detailed in the Endorsements Section below: 
• Additional Insured. 
• Primary and Non-Contributory wording. 
• Waiver of Subrogation. 

 
• Course of Construction Insurance: whenever the Developer or its successor is 

engaged in material alterations of the property, in amounts and with coverage 
limits that are then required by prudent property managers for projects similar to 
those subject to a ground lease.  
 

• Property Insurance: 
 
• Property insurance with Special Form coverage including theft, with limits 

at least equal to the replacement cost of the property described below. 
• This insurance shall include coverage for, but not be limited to: 

• Developer’s own business personal property and equipment to be 
used in performance of this Agreement. 

• Materials or property to be purchased and/or installed on behalf of 
the District, if any. 

• Debris removal. 
• Developer’s risk for property damage or other damage in the 

course of construction. 
• Such insurance shall include the following endorsement as further 

detailed in the Endorsements Section below: 
• Waiver of Subrogation. 

 
3. Endorsements and Adjustments 

 
• Periodic Adjustments in Coverage: The coverages set out are the 

minimum requirements contemplated for the ground lease or joint venture 
agreement, and are not exhaustive.  Moreover, given the length of the 
lease term or joint venture agreement, these coverages shall be adjusted 
every ten (10) years to calibrate the kind of coverage and coverage 
amounts consistent with those required by property managers who are 
managing long-term ground leases for equivalent projects and 
improvements in place on the property at the time of such adjustments.  
The intent of any such adjustment is to preserve the risk management 
requirements typically required by ground lessors for similar projects as 
the one then located on the property.  Any adjustment in coverage shall 
be commercially reasonable in scope and risk management details, and 
include new or different policy structures and endorsements to preserve 
assets and address operational risks.  
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• Named and Additional Insureds: The referenced policies and any 
excess or umbrella policies shall include as Additional Insureds the 
District and its directors, officers, employees and Brookwood Advisors 
and its directors, officers, employees while acting in such capacity, and 
their successors or assignees, as they now, or as they may hereafter be 
constituted, singly, jointly or severally. 
 

• Waiver of Subrogation: The referenced policies and any excess or 
umbrella policies shall contain a waiver of subrogation in favor of the 
District and its directors, officers, and employees while acting in such 
capacity, and its successors or assignees, as they now, or as they may 
hereafter be constituted, singly, jointly or severally. 
 

• Primary Insurance: The referenced policies and any excess and 
umbrella policies shall indicate that they are primary to any other 
insurance and the insurance company(ies) providing such policy(ies) shall 
be liable thereunder for the full amount of any loss or claim, up to and 
including the total limit of liability, without right of contribution from any of 
the insurance effected or which may be effected by the District. 
 

• Severability of Interests or Cross Liability: The referenced policies and 
any excess or umbrella policies shall contain either a cross liability 
endorsement or severability of interests clause and stipulate that inclusion 
of the District and its directors, officers, and employees while acting in 
such capacity, and its  successors or assignees, as they now, or as they 
may hereafter be constituted, singly, jointly or severally, as additional 
insureds shall not in any way affect the District’s rights either as respects 
any claim, demand, suit or judgment made, brought or recovered against 
the Developer. Said policy shall protect Developer and the District in the 
same manner as though a separate policy had been issued to each, but 
nothing in said policy shall operate to increase the insurance company’s 
liability as set forth in its policy beyond the amount or amounts shown or 
to which the insurance company would have been liable if only one 
interest had been named as an insured. 
 

4. Evidence of Insurance. Prior to commencing work or entering onto the Site, 
Developer shall provide the District with a certificate evidencing coverage. The 
certificate shall also show that the Developer’s policy(ies) will not be cancelled or 
coverage altered without thirty (30) days prior written notice to the District (or 
such other means as the District may require). 

  

F. INCOMPLETE PROPOSALS MAY BE REJECTED 

If a Developer fails to satisfy any of the requirements identified in this RFP, the Developer 
may be considered, in the sole discretion of County, non-responsive and the proposal may 
be rejected. 
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G. CONFLICTS OF INTEREST AND DISQUALIFICATION 

To be considered for this Project, the Developer and any firms identified as team members 
must have all necessary licenses, registration, and credentials required for the services 
they will perform, and cannot be deemed ineligible to bid on, work on, or be awarded a 
public works project pursuant to § 1777.1 or 1777.7 of the Labor Code.   

District, in its sole discretion, may disqualify a Developer or proposal if it becomes aware, 
or it has credible evidence, of any of the following:  

• Contact regarding this RFP between Developer or any agent of Developer with 
any District official, Board of Trustee Member, or employee, from the time of 
issuance of this RFP until the District Board approves selection of a Developer for 
ENA negotiations, unless it is at a properly noticed District public meeting, or it is 
contact or communication with those contacts listed here: 

Tina Van Raaphorst, JUHSD Deputy Superintendent, 

Chris White, Brookwood Development Principal  

• Collusion, either directly or indirectly, amongst Developers with regard to any key 
terms of this RFP. 

• Attempting to influence any District official or employee throughout the RFP 
process with regard to development specifications, evaluation process or final 
selection except in the formal course for doing so set out in this RFP. 

• Offering gifts or souvenirs, even of minimal value, to any District official or 
employee. 

• Omissions, misrepresentations, or false information that may impact District’s 
accurate and fair evaluation of the proposals. 

• Criminal conduct by Developer or any member in the Developer Team. 

• The proposal’s failure to meet conditioning of any mandatory proposal submission 
requirements set forth in this RFP.  

• Developer’s or a member of Developer Team is unable to complete or perform the 
work described in the proposal. 

• Developer or a member of Developer Team has been or is involved in litigation 
with District. 

• Financial insolvency of Developer or any member of the Developer Team. 

• The default of Developer or of any member of Developer Team under any 
agreement with District. 
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Furthermore, a Developer’s failure to provide complete and/or accurate information in 
response to this RFP may disqualify the Developer from further participation in this 
selection process as determined in District’s sole discretion.   

A response may be corrected, modified, or withdrawn, provided that a written request by 
Developer is received by the District contacts (listed above) prior to the date and time 
designated in the RFP for receipt of proposals. 
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SECTION VII: SUBMITTAL EXHIBITS 

The list of the following Submittal Exhibits are specifically referred to in the RFP 
and are to be completed as part of the Developer’s submittal.   

Submittal Exhibit 1: Disclosure Questions 

Submittal Exhibit A: Experience of Developer-Sponsor 

Submittal Exhibit B: Experience of Architect Experience 

Submittal Exhibit C: Experience of Resident Services Provider 

Submittal Exhibit D: Experience of Property Manager 

These documents can be found in the Documentation Room. 

 

 


