
This is an opportunity for members of the public to address the Oversight 
Board on any Oversight Board-related topics that are not on the agenda. If 
your subject is not on the agenda, the individual chairing the meeting will 
recognize you at this time. Speakers are customarily limited to two minutes.



A copy of the Countywide Oversight Board agenda packet is available for review 
from the Clerk of the Board of Supervisors, 400 County Center, 1st Floor, Monday 
through Thursday 7:30 a.m.-5:30 p.m. and Friday 8 a.m.-5 p.m.

Meetings are accessible to people with disabilities. Individuals who need special 
assistance or a disability-related modification or accommodation (including 
auxiliary aids or services) to participate in this meeting, or who have a disability 
and wish to request an alternative format for the agenda, meeting notice, agenda 
packet or other writings that may be distributed at the meeting, should contact 
Sukhmani Purewal, Assistant Clerk of the Board of Supervisors, at least two 
working days before the meeting at (650) 363-1802 and/or spurewal@smcgov.org. 
Notification in advance of the meeting will enable the County to make reasonable 
arrangements to ensure accessibility to this meeting and the materials related to it. 
Attendees to this meeting are reminded that other attendees may be sensitive to 
various chemical based products. 



San Mateo County Countywide Oversight Board Meeting
Tuesday, September 18, 2018, 1:00 p.m. 
400 County Center, 1st Floor, Criminal Justice Training Room, Redwood City, CA 94063 

1.  Call      

The meeting was called to order by Chair Tom Casey at 1:00 p.m. 

2.  Roll Call 

Present:
Board Members:  Mark Addiego; Chuck Bernstein; Trish Blinstrub; Barbara Christensen; Denise 
Porterfield; Jim Saco; and Chair Tom Casey. 

Staff:  Shirley Tourel, Assistant Controller; Matthew Slaughter, Controller Division Manager; Brian 
Wong, Deputy County Counsel; Sukhmani S. Purewal, Assistant Clerk of the Board; and Sherry 
Golestan, Deputy Clerk of the Board. 

3.

None

4.  Action to Set the Agenda 

RESULT:   Approved 
MOTION:  Denise Porterfield
SECOND:   Jim Saco 
AYES [7]: Mark Addiego, Chuck Bernstein, Trish Blinstrub, Tom Casey, Barbara 

Christensen, Denise Porterfield, and Jim Saco. 
NOES:  None 
ABSENT: None 
ABSTENTIONS: None 

5. Approval of the August 28, 2018 Countywide Oversight Board Meeting Minutes 

RESULT:   Approved 
MOTION:  Jim Saco
SECOND:   Denise Porterfield 
AYES [7]: Mark Addiego, Chuck Bernstein, Trish Blinstrub, Tom Casey, Barbara 

Christensen, Denise Porterfield, and Jim Saco. 
NOES:  None 
ABSENT: None 
ABSTENTIONS: None 

6. Approval of Bylaws 

Speakers:
Tom Casey, Member 
Jim Saco, Member 

Item No. 5



RESULT:   Approved (Resolution No. 2018-06) 
MOTION:  Barbara Christensen
SECOND:   Trish Blinstrub 
AYES [7]: Mark Addiego, Chuck Bernstein, Trish Blinstrub, Tom Casey, Barbara 

Christensen, Denise Porterfield, and Jim Saco. 
NOES:  None 
ABSENT: None 
ABSTENTIONS: None 

7. First Amendment to the Purchase and Sale Agreement Between the South San Francisco Successor 
Agency and SSF Miller/Cypress Phase 2 LLC (Discussion Only) 

Speakers:
Nell Sealander, City of South San Francisco 
Barbara Christensen, Member 
Chuck Bernstein, Member 
Andrew Turco, Sares/Regis (developer) 
Alex Greenwood, City of South San Francisco 
Mark Addiego, Member 
Shirley Tourel, Assistant Controller 
Ken Bush, Sares/Regis (developer) 
Tom Casey, Member 
Trish Blinstrub, Member 
Mike Futrell, City Manager, City of South San Francisco 

Motion to create an Ad Hoc Committee of the San Mateo County Countywide Oversight Board 
consisting of member Jim Saco and Chuck Bernstein for the purposes of finding a real property 
manager: 

RESULT:   Approved 
MOTION:  Barbara Christensen
SECOND:   Denise Porterfield 
AYES [7]: Mark Addiego, Chuck Bernstein, Trish Blinstrub, Tom Casey, Barbara 

Christensen, Denise Porterfield, and Jim Saco. 
NOES:  None 
ABSENT: None 
ABSTENTIONS: None 

8. Redevelopment Agency Dissolution Status Update – Daly City (Discussion only) 

Speakers:
Tatum Mothershead, Director of Economic and Community Development, City of Daly City 
Barbara Christensen, Member 
Jim Saco, Member 
Matthew Slaughter, Controller Division Manager 
Chuck Bernstein, Member 

9. Redevelopment Agency Dissolution Status Update – San Carlos (Discussion only) 

Speakers:
Suzy Kim, Associate at RSG and Successor Agency’s Consultant  
Barbara Christensen, Member 
Tom Casey, Member  
Jim Saco, Member 
Shirley Tourel, Assistant Controller  

Item No. 5



10. Adjournment

RESULT:   Approved 
MOTION:  Barbara Christensen
SECOND:   Denise Porterfield 
AYES [7]: Mark Addiego, Chuck Bernstein, Trish Blinstrub, Tom Casey, Barbara 

Christensen, Denise Porterfield, and Jim Saco. 
NOES:  None 
ABSENT: None 
ABSTENTIONS: None 

The meeting was adjourned at 2:09 p.m. 

Item No. 5
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San Mateo County 
Countywide Oversight Board 

 
 
Date:  October 8, 2018     Agenda Item No. 6 
 
To:  San Mateo County Countywide Oversight Board 
 
From: Jim Saco, Member 
 Chuck Bernstein, Member 
 
Subject: Appraisal Resources to Support Countywide Oversight Board Activities 
 
Recommendation 
Adopt a resolution authorizing the Chairperson of the San Mateo County Countywide Oversight 
Board to execute agreements with Berliner, Kiddish and Tish, BBG and Carneghi-Nakasako & 
Associates, for the provision of property appraisal and related services, for three-year terms from 
October 16, 2018 through October 15, 2021, in an amount not-to-exceed $50,000 for each firm.  
 
Background 
The San Mateo County Countywide Oversight Board (the “Board”) was created pursuant to 
Health and Safety Code (HSC) Section 34179(j) to provide guidance and oversight to the successor 
agencies who are tasked with winding down the affairs of the former redevelopment agencies 
(RDAs). Pursuant to Health and Safety Code Section 34181(a)(1), the Board shall direct the 
successor agencies to dispose of all assets and properties of the former redevelopment agency 
(RDA) expeditiously and in a manner aimed at maximizing value.  
 
Discussion 
At the September 18th Board meeting, the South San Francisco Successor Agency (“Agency”) 
brought a first amendment to the Purchase and Sales Agreement between the Agency and SSF 
Miller/Cypress Phase 2, LLC, amending the sale price of 216 Miller Avenue to $1,118,538. The 
original agreement was based on an assemblage appraisal performed by Colliers International, 
which appraised the parcel for $3.7 million. The Agency and Sares Regis, the developer of the 
project, submitted written materials and made presentations identifying issues with the 
appraisal. The Agency questioned assumptions in the appraisal while Sares Regis submitted 
adjustments that essentially changed the basis of the appraisal from an assemblage to a 
standalone by discounting the appraised value by the number of potential units on the parcel 
from 72 to 49 and the economies of scale that would be derived from the larger assemblage 
development. Sares Regis submitted a best and final offer of $1,118,538. 
 
Given the complexity of these issues and the fact that this is the first such item before the Board, 
the Board created an ad-hoc committee consisting of Board members Chuck Bernstein and Jim 
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Saco to identify potential resources to assist the Board in future deliberations. With assistance 
from the Board’s staff, the ad-hoc committee contacted four firms that have provided appraisal 
services to the County’s Real Property Division. Three of the firms expressed interest. Following 
phone interviews and reference checks, it is the ad-hoc committee’s opinion that all three firms 
are qualified to perform market value appraisals as well as investment value appraisals for both 
assemblage and standalone developments in San Mateo County. In addition, all three firms are 
experienced and qualified to review and comment on appraisals performed by others. 
 
Conclusion 
The ad-hoc committee recommends that the Board enter into agreements with all three firms. 
We believe it makes sense to have multiple resources on hand to ensure competitive pricing and 
that resources are available in the event of workload constraints or a conflict of interest in a 
particular matter. We further recommend that as projects arise that require appraisal services, 
that a simple one page request for proposal be prepared by staff and sent to all three firms. Staff 
would review the proposals and determine which firm is best suited for that particular project. 
Price would be one consideration but not the only consideration. Other considerations might 
include the firms experience and expertise in a certain area (e.g., biotech development) and 
turnaround time. 
 
Financial Impact 
Based on our discussions with the three firms and the County’s Real Property Division, it is 
believed that most appraisals will fall in the $4,000 to $6,000 range. However, very complicated 
appraisals could approach $20,000. The cost of the appraisals would be paid from 
Redevelopment Property Tax Trust Fund (RPTTF) funds which come from the taxing entities that 
fall within the former redevelopment agency. 
 
Other Considerations 
During the ad-hoc committee’s discussions on this matter, other items were discussed that we 
believe should be deliberated by the full Board, as follows: 
 

1) Should the appeal of an appraisal be restricted to the appraisal itself: the methodology, 
the comparables, the calculations, and so forth? 
 

2) Should future purchase agreements include an appeal procedure whereby each party 
appoints an appraiser and the resulting two appraisals, along with the first appraisal, are 
averaged? 
 

Exhibit 
A - Draft Scope of Work describing the services to be provided under the contracts.  
 
 

 
 



EXHIBIT A 
 

DRAFT - SCOPE OF WORK 

The San Mateo County Countywide Oversight Board (the “Board”) was created pursuant to 
Health and Safety Code (HSC) § 34179(j) to provide guidance and oversight to the successor 
agencies who are tasked with winding down the affairs of the former redevelopment agencies 
(RDAs). Approving the disposition of assets is part of the Board’s role and at times may require 
independent appraisal services.   
 
When the Board requires appraisal services, a written request will be made to the Contractor. 
The Contractor shall submit a proposal to the Board or its designee who must agree to the 
proposal in writing prior to the Contractor commencing work.   
 
At a minimum, the proposal submitted by the Contractor shall include; estimated costs, 
maximum amount that will be charged,  estimated hours to complete project, staff assigned to 
the project, description of the work to be performed, expected date of deliverable, and the type 
of deliverable that will be provided (e.g. written narrative, formal report, presentation to the 
Board etc.,).  
 
Appraisal related services may include, but not be limited to the following: 
 

Performing appraisals for assemblage and standalone developments in San Mateo 
County.  

 
Reviewing and assessing appraisals performed by others. 

 
Presenting results of the work performed by the Contractor to the Countywide Oversight 
Board.  
 
Other appraisal related services as needed. 

 



Resolution No. 2018 - _____________ 

COUNTYWIDE OVERSIGHT BOARD, COUNTY OF SAN MATEO, STATE OF CALIFORNIA 

*  *  *  *  *  * 

RESOLUTION AUTHORIZING THE CHAIRPERSON OF THE SAN MATEO COUNTY 
COUNTYWIDE OVERSIGHT BOARD TO EXECUTE AGREEMENTS WITH BERLINER, 
KIDDISH AND TISH, BBG AND CARNEGHI-NAKASAKO & ASSOCIATES, FOR THE 

PROVISION OF PROPERTY APPRAISAL AND RELATED SERVICES, FOR THREE-YEAR 
TERMS FROM OCTOBER 16, 2018 THROUGH OCTOBER 15, 2021, IN AN AMOUNT 

NOT-TO-EXCEED $50,000 FOR EACH FIRM 

RESOLVED, by the Countywide Oversight Board (“Board”) of the County of San Mateo, 
State of California, that 

 

WHEREAS, in accordance with Senate Bill No. 107 (SB107), HSC Section 34179(j), 
the thirteen oversight Boards currently in place in San Mateo County consolidated into one 
San Mateo County Countywide Oversight Board effective July 1, 2018; and 

 
WHEREAS, California Health and Safety Code Section (HSC) 34179(e) requires all 

action items of the Countywide Oversight Board be accomplished by resolution; and 

 
WHEREAS, at its September 18, 2018 meeting the Board created an ad-hoc 

committee to identify potential appraisal resources to assist the Board in future 
deliberations and bring forth a recommendation; and 

 
WHEREAS, the ad-hoc committee interviewed and performed reference checks on 

three firms referred by the County of San Mateo’s Real Property Division, and finds that all 
three firms are qualified to perform property appraisal and related services in San Mateo 
County at competitive rates for their services; and 

 



WHEREAS, the ad-hoc committee recommends that the Board enter into agreements 
with all three firms for terms of three years and not-to-exceed amounts of $50,000 to ensure 
that resources are available in the event that one or more firms has workload constraints or a 
conflict of interest in a particular matter; and 

 
WHEREAS, the Board has reviewed the draft scope of services for which the three firms 

would be contracted to provide, as set forth in the attached Exhibit A, and desires that the 
Board enter into agreements with said firms for the provision of the same or substantially 
similar services; 

 
NOW, THEREFORE, IT IS HEREBY DETERMINED AND ORDERED that the Chairperson is 

hereby authorized to negotiate and execute agreements with Berliner, Kiddish and Tish, BBG 
and Carneghi-Nakasako & Associates to provide property appraisal services in substantially the 
form described per Exhibit A attached to the memo, for terms no longer than three years, and 
in maximum contract amounts of $50,000. 

 

*  *  *  *  *  * 

 



San Mateo County 
Countywide Oversight Board

 
 
Date: October 10, 2018 Agenda Item No.  7 
 
To:  San Mateo County Countywide Oversight Board 
 
From: Shirley Tourel, Assistant Controller 
 
Subject: Report on Redevelopment Agency Dissolution Status Update – Belmont 
 
 
Recommendation 
This item is for information and discussion purposes only.  No action is required by the Board. 
 
Background and Discussion 
The San Mateo County Countywide Oversight Board (the “Board”) was created pursuant to 
Health and Safety Code (HSC) 34179(j) to provide guidance and oversight to the successor 
agencies who are tasked with winding down the affairs of redevelopment agencies (RDAs). 
 
This item is intended to inform the Board of the progress of the wind-down activities of the 
former Belmont Redevelopment Agency.  The attachments to this memo were prepared by the 
Belmont Sucessor Agency and provide an overview of the remaining expenditures/obligations 
and disposition of assets status.   
 
Jennifer Rose, Management Analyst II of the City of Belmont will be presenting to the Board. 
 
Fiscal Impact 
None 
 
Exhibit 
A. Staff Report - Redevelopment Agency Dissolution Status Update - Belmont 
 



 
 

 
 

 
 
 
 
        Exhibit A 
 
Date:  September 28, 2018   
    
To:  San Mateo County Countywide Oversight Board 
 
From:  Jennifer Rose, Management Analyst II, City of Belmont  
 
Subject:  Dissolution Status Report from the Successor Agency 
 
Former RDA:  Belmont Los Costanos RDA  
 
Background 
 
This agenda item summarizes the dissolution status of the former redevelopment agency (RDA). 
It includes a summary of the disposition of assets, remaining obligations, pending litigation, the 
status of the Last and Final Recognized Obligation Payment Schedule (ROPS), and any other items 
pertaining to the winding-down of the affairs of the former RDA.  
 
Discussion 
 
A. Disposition of Assets 
 
The Belmont Successor Agency does not possess any real property assets as indicated on the 
LRPMP approved by the State Department of Finance (DOF) on 9/04/15. There are six line items 
on the approved LRPMP that include capitalized ‘accounting’ based assets as follows: 
 

The value of public right-of-way improvements made by the former RDA;  
The value of improvements made to public safety and recreational facilities; 
The value of economic development promotional expenditures and monitoring of site 
contamination;  
Capitalized grants given under a façade improvement program. 

 
All of the assets reported on the LRPMP were reported as having no resale value.  
 
No further action is required by the SMC Countywide Oversight Board related to disposition of 
assets.  
 
 

 



 
 

 
 

 
 
 

B. Outstanding Obligations 
 
There are four outstanding obligations listed on the Belmont Successor Agency Last and Final 
ROPS, as summarized on the next page: 
 
Obligation Description Remaining Obligation 

Senior Tax Allocation Refunding Bonds, Series 2014A $4,852,615 

Subordinate Tax Allocation Refunding Bonds, Series 2014B  2,692,399 

Trustee Services (includes arbitrage payments) 86,015 

Successor Agency Administrative Costs  
(audit costs and 40 hours annual staff time) 143,422 

Total Remaining Obligation as of September 2018: $7,774,451 

The final bond payments are scheduled for July 2029. Trustee services and administrative cost 
allowance funds will also terminate after the last bond payments are made in July 2029. The 
Belmont Successor Agency will have no further obligations after the ROPS 29-30A period.  
 
In August 2014, the Belmont Successor Agency completed a refinance of three existing tax 
allocation bonds previously issued by the Belmont Redevelopment Agency in 1996 and 1999. This 
refinance included issuance of two new bonds, 2014A and 2014B, both of which are included on 
the Belmont Last and Final ROPS. It was estimated at the time of refinance that this action 
reduced the Belmont Successor Agency’s financial obligations by $655,000 annually for the life 
of the Agency. The Belmont Successor Agency does not anticipate any accelerated repayment 
opportunity for these outstanding bonds.   
 
B. Litigation 

 
The Belmont Successor Agency is not party to any current or pending litigation.  
 
C. Last and Final ROPS 

 
On December 19, 2017, State DOF approved the Belmont Successor Agency’s Last and Final ROPS.  
 
Conclusion 
At this time, the Belmont Successor Agency does not anticipate any future activities other than 
continued payment of the items approved for funding on the Last and Final ROPS.  
 



 
 

 
 

Attachments 
1. RDA Dissolution Status Detailed Report – Belmont Successor Agency 
2. Department of Finance Approved LRPMP/Letter – Belmont Successor Agency 
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San Mateo County 
Countywide Oversight Board 

 
Date: October 10, 2018 Agenda Item 8       
 
To:  San Mateo County Countywide Oversight Board 
 
From: Shirley Tourel, Assistant Controller 
 
Subject: Report on Redevelopment Agency Dissolution Status Update –Menlo Park  
 
 
Recommendation 
This item is for information and discussion purposes only.  No action is required by the Board. 
 
Background and Discussion 
The San Mateo County Countywide Oversight Board (the “Board”) was created pursuant to 
Health and Safety Code (HSC) 34179(j) to provide guidance and oversight to the successor 
agencies who are tasked with winding down the affairs of redevelopment agencies (RDAs). 
 
This item is intended to inform the Board of the progress of the wind-down activities of the 
former Menlo Park Redevelopment Agency.  The attachments to this memo were prepared by 
the Menlo Park Sucessor Agency and provide an overview of the remaining 
expenditures/obligations and disposition of assets status.   
 
Dan C. Jacobson, Finance and Budget Manager of the City of Menlo Park will be presenting to the 
Board. 
 
Fiscal Impact 
None 
 
Exhibit 
A - Dissolution Status Report from the Successor Agency – Menlo Park  
 



 
 
Date:  September 27, 2018     Exhibit A 
 
To:  San Mateo County Countywide Oversight Board 
 
From: Dan Jacobson, Finance and Budget Manager 
 
Subject: Dissolution Status Report from the Successor Agency 
 
Former RDA: Menlo Park 
 
Background 
This agenda item summarizes the dissolution status of the former redevelopment agency (RDA). 
It includes a summary of the disposition of assets, remaining obligations, pending litigation, the 
status of the Last and Final Recognized Obligation Payment Schedule (ROPS), and any other items 
pertaining to the winding-down of the affairs of the former RDA.  
 
Discussion 
A. Disposition of Assets 
The California Department of Finance (DOF) approved the Long Range Property Management 
Plan (LRPMP) on July 31, 2013. The Successor Agency had only one property and, as authorized 
under the LRPMP, it was sold in September 2013. Proceeds were remitted from the sale to the 
County Controller in September 2013 for distribution to taxing entities, according to the schedule 
attached. 
 
B. Outstanding Obligations 
The approved Last and Final ROPS is attached to this staff report. The approved amount includes 
$345,000 in administration and $59,590,300 in principal and interest payments for a total of 
$59,935,300 as of July 31, 2018. The final maturity date is October 1, 2029.  
 
In 2015, the Successor Agency issued Tax Allocation Bonds to refund the outstanding Community 
Development Agency’s 2006 Bonds. This issue included a ten-year call provision, resulting in the 
City’s inability to accelerate repayment prior to 2025. At that time, the City will conduct a cost-
benefit analysis of calling the bonds. 
 
C. Litigation 
The Successor Agency is not aware of any matters currently in litigation. In the event that the 
Agency becomes aware of existing or potential litigation, the matter(s) would be brought forward 
to the Oversight Board in Closed Session, as appropriate. 
 
D. Last and Final ROPS 
The Last and Final ROPS for Menlo Park was approved by the Department of Finance on May 10, 
2018.  



 
 
Conclusion 
The Successor Agency does not anticipate any items for the Board during FY 2018/19. Staff will 
continue to work with the Countywide Oversight Board to assist other Agencies as expertise and 
capacity allow. 
 
Attachments 
1. County Controller report to DOF regarding disposition of assets – Menlo Park 
2. RDA Dissolution Status Detailed Report – Menlo Park 
3. Department of Finance Approved LRPMP – Menlo Park (include DOF approval letter) 
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San Mateo County 
Countywide Oversight Board

 
 
Date: October 10, 2018 Agenda Item 9     
 
To:  San Mateo County Countywide Oversight Board 
 
From: Shirley Tourel, Assistant Controller 
 
Subject: Report on Redevelopment Agency Dissolution Status Update – San Bruno 
 
 
Recommendation 
This item is for information and discussion purposes only.  No action is required of the Board. 
 
Background and Discussion 
The San Mateo County Countywide Oversight Board (the “Board”) was created pursuant to 
Health and Safety Code (HSC) 34179(j) to provide guidance and oversight to the successor 
agencies who are tasked with winding down the affairs of redevelopment agencies (RDAs). 
 
This item is intended to inform the Board of the progress of the wind-down activities of the 
former San Bruno Redevelopment Agency.  The attachments to this memo were prepared by the 
San Bruno Sucessor Agency and provide an overview of the remaining expenditures/obligations 
and disposition of assets status.   
 
Keith DeMartini, Finance Director of the City of San Bruno will be presenting to the Board. 
 
Fiscal Impact 
None 
 
Exhibit  
A – Dissolution Status Report from the Successor Agency – San Bruno  
 



 
 
Date:  September 12, 2018     Exhibit A 
 
To:  San Mateo County Countywide Oversight Board 
 
From: Keith DeMartini, Finance Director for the City of San Bruno 
 
Subject: Dissolution Status Report from the Successor Agency 
 
Former RDA: San Bruno  
 
Background 
This agenda item summarizes the dissolution status of the former redevelopment agency (RDA). 
It includes a summary of the disposition of assets, remaining obligations, pending litigation, the 
status of the Last and Final Recognized Obligation Payment Schedule (ROPS), and any other items 
pertaining to the winding-down of the affairs of the former RDA.  
 
Discussion 
A. Disposition of Assets 
At the point of dissolution, the former RDA had 1 property. This property was converted to a 
Public Plaza for Public use with a completion date of June 27, 2012.  The Successor Agency has 
no other assets.  
 
B. Outstanding Obligations 

1) 2000 Certificates of Participation (for the construction of the Police Facility):
2) 2000 Certificates of Participation Fiscal Agent Fees:   Annual fiscal agent fees 
3) Archstone I Owner Participation Agreement:   Per Section 401.3 of the Owner 

Participation Agreement and in accordance with the First Amendment to the OPA dated 
March 4, 2004, the Agency shall pay up to $311,000 annually through 2039-40 to ensure 
the provision of affordable housing units at the Crossing.

4) Administrative Costs:   The Successor Agency is eligible to receive an administrative 
allowance covering costs. The City expects to continue to request funding up to the 
amount allowable by law.

The Successor Agency has no plans to refinance bonds.  We plan to work with the Countywide 
Oversight Board to submit our last and final ROPS 2019-20A through 2030-31A, and 2019-20B 
through 2035-36B. 

C. Litigation 
The Successor Agency is not aware of any pending litigations. 
 
D. Last and Final ROPS 
The Successor Agency has not filed the Last and Final ROPS as of yet but plans to do so within the 
next 3 months.  



 
Conclusion 
The Successor Agency looks forward to working with the Countywide Oversight Board to approve 
our Last and Final ROPS.    

 
 

Attachments 
1. RDA Dissolution Status Detailed Report. 
2. LRPMP and DOF Approval Letter 
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San Mateo County 
Countywide Oversight Board

 
 
Date: October 10, 2018 Agenda Item 10       
 
To:  San Mateo County Countywide Oversight Board 
 
From: Shirley Tourel, Assistant Controller 
 
Subject: Report on Redevelopment Agency Dissolution Status Update – San Mateo  
 
 
Recommendation 
This item is for information and discussion purposes only.  No action is required of the Board. 
 
Background and Discussion 
The San Mateo County Countywide Oversight Board (the “Board”) was created pursuant to 
Health and Safety Code (HSC) 34179(j) to provide guidance and oversight to the successor 
agencies who are tasked with winding down the affairs of redevelopment agencies (RDAs). 
 
This item is intended to inform the Board of the progress of the wind-down activities of the 
former San Mateo Redevelopment Agency.  The attachments to this memo were prepared by the 
San Mateo Sucessor Agency and provide an overview of the remaining expenditures/obligations 
and disposition of assets status.   
 
Drew Corbett, City Manager - City of San Mateo will be presenting to the Board. 
 
Recommendation 
This item is for information and discussion purposes only.  No action is required of the Board. 
 
Fiscal Impact 
None 
 
Exhibit  
A – Dissolution Status Report from the Successor Agency – San Mateo  
 



 
 
Date:  September 28, 2018     Exhibit A 
 
To:  San Mateo County Countywide Oversight Board 
 
From: Drew Corbett, City Manager, City of San Mateo 
 
Subject: Dissolution Status Report from the Successor Agency 
 
Former RDA: San Mateo City RDA 
 
Background 
This agenda item summarizes the dissolution status of the former redevelopment agency (RDA). 
It includes a summary of the disposition of assets, remaining obligations, pending litigation, the 
status of the Last and Final Recognized Obligation Payment Schedule (ROPS), and any other items 
pertaining to the winding-down of the affairs of the former RDA.  
 
Discussion 
A. Disposition of Assets 
At the point of dissolution, the former RDA had 5 properties. After our initial Long Range Property 
Management Plan (LRPMP) submittal was rejected, the Successor Agency submitted a revised 
plan to the Department of Finance (DOF) in August 2014. The DOF approved the LRPMP on 
December 17, 2014.  
 
The LRPMP called for 3 of the 5 properties to be transferred to the City of San Mateo for 
Governmental Uses. Of these properties, one was a roadway into the Downtown Transit Center, 
one was a wastewater pump station, and the final property was a small public parking lot that 
provided sole egress to adjacent private properties. The remaining 2 properties were to be 
transferred to the City to be held for Future Development and disposed of at fair reuse value. All 
5 properties were subsequently transferred to the City via a Grant Deed in July 2015.  
 
The City issued a Request for Proposals in September 2017 to select a development team to work 
with for the 2 properties that were held for Future Development. The RFQ required that the 
parcels be developed as housing and public parking and required that a minimum of 35% of the 
housing units be affordable to low or moderate incomes. The City Council selected MidPen 
Housing for Exclusive Negotiations in April 2018. Their project proposal is for 164 affordable 
housing units and 535 public parking spaces. The City has requested that the housing project 
incorporate a preference program for public employees across the various agencies in the 
County.  The City and MidPen Housing are now working towards the submittal of the entitlement 
application for the project. 
 
 
 



B. Outstanding Obligations 
There are three outstanding bond issuances from the former RDA.  All three have been 
refinanced since the dissolution of the RDA. 

1. 2015A Refunding Tax Allocation Bonds (tax exempt) - $31.210M outstanding; last 
refinanced in 2015; outstanding until 2032 with next refunding opportunity in 2025. 

2. 2015B Refunding Tax Allocation Bonds (taxable) - $4.140M outstanding; last refinanced 
in 2015; outstanding until 2022 with no additional refunding opportunities. 

3. 2017A Refunding Tax Allocation Bonds (tax exempt) - $18.835M outstanding; last 
refinanced in 2017; outstanding until 2025 with no additional refunding opportunities. 

 
C. Litigation 
Not applicable 
 
D. Last and Final ROPS 
The Last and Final ROPS was approved by the Department of Finance on April 6, 2016.  The first 
amendment to the Last and Final ROPS was approved by the Department of Finance on December 
13, 2017. 
 
Conclusion 
The San Mateo City RDA does not expect to bring any items to the Oversight Board in 2018/19. 
 
Attachments 
1. RDA Dissolution Status Detailed Report – San Mateo City RDA 
2. RDA Dissolution Status Presentation – San Mateo City RDA 
3. Department of Finance Approved LRPMP – San Mateo City RDA 
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ATTACHMENT 10
ILLUSTRATION OF PRIVATE PARKING AT 407 S. B STREET
ACCESSED THROUGH 4TH AND RAILROAD PARKING LOT

Parcel Map of 407 South B Street (APN 034 179 020)

Image of Private Parking at Rear of 407 South B Street
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REDEVELOPMENT PLAN
FOR THE

SAN MATEO CITY DOWNTOWN REDEVELOPMENT PROJECT 

REDEVELOPMENT AGENCY OF THE CITY OF SAN MATEO 

As amended by the City Council of the City of San Mateo by Ordinance No. 21  on 
October 21, 1996.  Original adoption by 
Ordinance No. 25 on July 8, 1981, 
amended by Ordinance No. 1 on 
January 19, 1994. 
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 REDEVELOPMENT PLAN
 FOR THE

SAN MATEO CITY DOWNTOWN REDEVELOPMENT PROJECT 

I. [§100]  INTRODUCTION 

This is the Redevelopment Plan (the "Plan") for the San Mateo City Downtown Redevelopment 
Project (the "Project") in the City of San Mateo (the "City"), County of San Mateo, State of 
California, and consists of the Text, the Redevelopment Plan Map (Exhibit "A"), and the 
Proposed Public Work Improvement Projects (Exhibit "B").  This Redevelopment Plan was 
prepared by the Redevelopment Agency of the City of San Mateo (the "Agency") pursuant to 
the Community Redevelopment Law of the State of California (Health and Safety Code Section 
33000 et seq.), the California Constitution, and all applicable local laws and ordinances.  As of 
the effective date of the ordinance or ordinances approving Amendment No. 1 to the Plan 
(“Amendment No. 1”), this Plan shall mean the Plan, as amended by Agency Ordinance No. 
1994-1 and the ordinance or ordinances approving Amendment No. 1. 

 The proposed redevelopment of the Project Area as described in this Plan conforms to the 
 current General Plan for the City of San Mateo and to the Downtown Specific Plan. 

This Redevelopment Plan is based upon a Preliminary Plan formulated and adopted by the Planning 
Commission of the City of San Mateo (the "Planning Commission") by Resolution No. 2, 
adopted on February 9, 1981. 

This Plan provides the Agency with powers, duties, and obligations to implement and further the 
program generally formulated in this Plan for the redevelopment, rehabilitation, and 
revitalization of the areas within the boundaries of the San Mateo City Downtown 
Redevelopment Project as shown on the Redevelopment Plan Map (the "Project Area").  This 
Plan does not present a specific plan or establish priorities for specific projects for the 
redevelopment, rehabilitation, and revitalization of any area within the Project Area.  Instead, 
this Plan presents a process and a basic framework within which specific development plans 
will be presented, priorities for specific projects will be established, and specific solutions will 
be proposed, and by which tools are provided to the Agency to fashion, develop, and proceed 
with such specific plans, projects, and solutions.  This Redevelopment Plan shall provide a 
means to implement the Downtown Specific Plan. 

The purposes of the California Community Redevelopment Law will be attained: (1) through the 
installation of new or replacement of existing public improvement, facilities and utilities in 
areas which are currently inadequately served with regard to such improvements, facilities and 
utilities; (2) by the elimination of areas suffering from economic dislocation as a result of faulty 
planning; and (3) by protecting and promoting sound development and redevelopment of 
blighted areas and the general welfare of the citizens of the City by remedying such injurious 
conditions through the employment of appropriate means.  The major goals of this Plan are 
listed as follows: 

1
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 (1)Eliminate environmental deficiencies in the Project Area including, among others, 
deteriorated and inadequate public improvements; 

 (2)Improve pedestrian and vehicular circulation in the Project Area;  

 (3)Replan, redesign, and develop undeveloped areas which are stagnant or improperly utilized; 

 (4)Strengthen retail and other commercial functions in the Project Area; 

 (5)Strengthen the economic base of the Project Area and the community by installing needed 
improvements to stimulate new private investment, employment, and economic growth; 

 (6)Provide adequate land for parking and open spaces; 

 (7)Establish and implement performance criteria to assure high site design standards and 
environmental quality and other design elements which provide unity and integrity to the 
entire Project Area; and 

 (8)Assembly of land into parcels suitable for modern, integrated development. 

II. [§200]  DESCRIPTION OF PROJECT AREA 

The boundaries of the Project Area are shown on the Redevelopment Plan Map, attached hereto as 
Exhibit "A" and made a part hereof, and are described as follows: 

That certain area in the City of San Mateo, County of San Mateo, State of California, described as 
follows: 

 NOTE:For the purpose of this description, the Bayshore Freeway in San Mateo is assumed to 
be in a general Northerly-Southerly direction. 

 PROJECT SUBAREA A 

 (1)Beginning at a point that is the intersection of the Southerly line in Baywood Avenue with 
the Westerly line of El Camino real; thence, 

 (2)Northerly along the Westerly line of El Camino Real to the Westerly prolongation of the 
Northerly line of St. Matthew's Avenue; thence, 

 (3)Easterly along said line to the Westerly boundary of San Mateo County Assessor's Parcel 
No. 32-311-220; thence, 

 (4)Northerly along said Westerly boundary and the Westerly line of Assessor's Parcel No. 32-
311-230 to the Northerly line of said Parcel No. 32-311-230; thence, 

 (5)Easterly along said Northerly line to the Easterly line of Assessor's Parcel No. 32-311-130; 
thence,

2
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EXHIBIT "B" (Revised 1996) 

PROPOSED PUBLIC WORK IMPROVEMENT PROJECTS

DOWNTOWN PROJECT

1. Key Site Purchase/Lease 

2. Transit Center

3. Traffic Improvements 

4. Utility Conversions for 
Undergrounding

5. Public Facilities

6. Park Improvements 

7. Parking Sites/Structures/Repair

8. Downtown Entry Features 

9.Beautification/Streetscape/Landscaping/ Lighting 

10. Sewer System Upgrades 

NOTE:  The listing of projects shall not be deemed 
limitations on the Agency to carry out and 
implement the Redevelopment Plan. 

i:\housing\masters\redevel\dntwnpln 
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San Mateo City Charter and Municipal Code
Up Previous Next Main Search Print No Frames

Title 27 ZONING
Chapter 27.64 OFF-STREET PARKING AND LOADING
ARTICLE 1. OFF-STREET PARKING

27.64.100 PARKING ASSESSMENT AND SPECIAL DISTRICTS. 

     (a)   Downtown Specific Planning Area—Central Parking and Improvement District (CPID).
(1)     Minimum Parking Requirements. Where a parcel of real property is located within the 
Central Parking and Improvement District, new projects to be located on said parcel shall meet the 
off-street parking requirements as follows:

MINIMUM PARKING STALLS REQUIRED

STALLS PER 1,000 GROSS SQUARE FEET OF FLOOR AREA
EXCEPT WHERE OTHERWISE INDICATED

Use Employee/Resident Visitor/Customer Total

(A) Hotels, excluding accessory 
restaurants and bars

1 per 5 units 1 per 5 units 2 per 5 units

(B)       Indoor Theatres and Cinemas
Weekly matinees 1 per 50 fixed seats 1 per 5.5 fixed seats 1 per 5 fixed seats
Weekend matinees and evenings 1 per 50 fixed seats 0 1 per 50 fixed seats

(C)       Offices

Financial 1.3 0.8 2.1

General 2.4 0.2 2.6

Medical 3.1 0.2 3.3

(D) Residential uses (within the Retail 
Core Subarea as defined in the 
Downtown Specific Plan)

Studio 1.0 per unit 0.2 1.2 per unit
1 bedroom 1.3 per unit 0.2 1.5 per unit
2 bedrooms 1.5 per unit 0.2 1.7 per unit
3 or more bedrooms 1.8 per unit 0.2 2.0 per unit

(E) Restaurants and bars, excluding fast 
food restaurants

1.4 2.5 3.9

(F) Retail stores 1.4 0.5 1.9

(G) Services 1.4 0.5 1.9

27.64.100 PARKING ASSESSMENT AND SPECIAL DISTRICTS.

6/20/2014http://qcode.us/codes/sanmateo/view.php?topic=27-27_64-1-27_64_100&frames=on
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(H)     Other Uses. All uses not specified above shall provide the off-street parking facilities 
as specified in Sections 27.64.160 through 27.64.270.

(2)     New Projects. New projects shall include the following:
(A)     New construction of buildings on a vacant or previously-built-upon parcel;
(B)     External expansion of existing buildings or established uses including all added floor 
area that creates need for additional parking;
(C)     New use in an existing building or structure with or without substantial internal 
renovation that results in a requirement for additional parking under the provisions of this 
chapter.

(3)     All new projects that enter into parking agreements with the CPID shall be subject to the 
assessment defined in current CPID resolutions. New projects as defined in subsections (2)(B) or (C) 
will be required to provide additional parking in the amount that the parking requirement caused by the 
expansion or new use exceeds the parking requirement established on June 19, 1986 as follows:

(A)     Properties within the Primary Benefit Zone shall provide required parking or pay 
parking in-lieu fees if the additional parking required exceeds 10 parking spaces; otherwise, a 
new project under subsection (2)(B) or (C) will cause the project property owner’s parking 
deficiency under the current CPID assessment resolution to be increased by the number of 
additional parking spaces required by the new use or expansion or the number of existing and 
required parking spaces eliminated, or both.
(B)     Properties outside the Primary Benefit Zone shall provide required parking or pay 
parking in-lieu fees for any additional parking required as a result of a new project under 
subsections (2)(B) or (C) or the elimination of existing and required parking spaces, or both.

(4)     Limited Parking Zone (LPZ). Restrictions on parking in the limited parking zone in addition to 
other requirements of this chapter are as follows:

(A)     All Uses. New vehicular access to loading facilities, parking lots or structures and 
buildings is prohibited along street frontages within the limited parking zone. Existing curb 
cuts along street frontages in the LPZ shall be eliminated, unless the following requirements 
are met:

(i)      Curb cuts are needed for access to parking or loading facilities and do not 
negatively affect retail continuity or pedestrian safety; and
(ii)      A site plan and architectural review for the access is approved.

(B)     Residential Uses. Parking shall be provided as follows:
(i)      On-site, provided that vehicular access from a street in the limited parking zone is 
prohibited unless no other access is feasible and no remote parking facility such as 
leased spaces is available or can be made available within 200 feet;
(ii)      On a site outside the limited parking zone; or
(iii)     By lease or agreement with the City or CPID when a CPID parking facility is 
located within 200 feet.

(C)     Nonresidential Uses. Parking may be provided on-site in an amount not to exceed the 
required number of visitor stalls, subject to the approval of a special use permit. On-site 
parking in excess of the required visitor stalls may be allowed subject to approval of a special 
use permit where a new project meets one (1) of the following:

(i)      The parcel has primary access from a street outside the limited parking zone; or

Page 2 of 427.64.100 PARKING ASSESSMENT AND SPECIAL DISTRICTS.
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(ii)      The parcel is located on a corner site which has a minimum lot area of 22,000 
square feet or one-half the land area of the block in which the use is located, whichever 
is less.

(5)     Parking Expansion Zone. Parking provided in addition to the minimum parking requirements 
may be leased to the CPID on a long term basis as public parking in accordance with a current CPID 
resolution.
(6)     Employee and Resident Parking.

(A)     New projects within the CPID shall provide required employee and resident parking by 
one (1) or more of the following means:

(i)      On-site, if located outside the limited parking zone;
(ii)      Off-site through construction or lease of private spaces, subject to approval of a 
special use permit; or
(iii)     By CPID lease, in-lieu fee payment, or parking agreement, as defined by a 
current CPID resolution, subject to availability.

(B)     Any nonresidential use outside the limited parking zone may reduce employee parking 
in accordance with the following:

(i)      Demonstration by the applicant that the amount of floor area per full-time 
equivalent employee exceeds the following due to unusual circumstances:

Retail/Service 1 per 450 sq. ft. General Office 1 per 250 sq. ft.

Financial 1 per 540 sq. ft. Medical Office 1 per 210 sq. ft.

Restaurants 1 per 520 sq. ft.

     A reduction in the employee parking requirement may be granted equal to the percentage difference between 
the lower employee density demonstrated by the applicant and the employee density standards delineated above.

(7)     Visitor and Customer Parking. New projects within the CPID may utilize the spaces provided by 
the CPID for the visitor and customer parking requirement, subject to assessment as defined by a 
current CPID resolution and availability of spaces.
(8)     Loss of Metered Parking. New projects which result in the loss of on-street metered CPID 
parking spaces shall compensate the CPID for the loss of metered parking by one (1) of the following:

(A)     Provide replacement stalls on-site within 200 feet of a new residential use or within 
500 feet of a new non-residential use, to be made available for use by the public;
(B)     Compensation to the CPID for the cost of providing replacement parking, in 
accordance with a current CPID resolution; or
(C)     Approval of a special use permit by the Planning Commission, based on the finding 
that the improvements which necessitate the loss of metered parking spaces improve overall 
street circulation.

     (b)   Downtown Specific Planning Area—Outside the Central Parking and Improvement District. Minimum 
off-street parking requirements for residential and non-residential uses shall be as specified in Sections 27.64.160
through 27.64.260.
     (c)   25th Avenue Parking District. Where a parcel of real property is located within the boundaries of the 25th 
Avenue motor vehicle off-street parking assessment district, a building or structure not to exceed one (1) story in 

Page 3 of 427.64.100 PARKING ASSESSMENT AND SPECIAL DISTRICTS.

6/20/2014http://qcode.us/codes/sanmateo/view.php?topic=27-27_64-1-27_64_100&frames=on

Attachment 3

Item 10 - Att 3 - Page 79 of 194



height may be constructed and maintained on said parcel without provisions for, or maintenance of, off-street 
parking facilities for all executive and commercial uses. Off-street parking facilities shall be installed and 
maintained for each story in excess of one (1) story, so that the total number of parking spaces provided for the 
additional story or stories, shall meet the off-street parking requirements as specified herein.
     (d)   Hillsdale Station Area. Where a parcel of real property is located within the Hillsdale Station Area Plan 
boundary, off-street parking is subject to the Station Area Parking Requirements listed in the Plan. In addition, all 
new development on such properties must prepare a Trip Reduction and Parking Management Plan as detailed in 
the Hillsdale Station Area Plan, including, but not limited to, Table 6-1, Station Area Parking Requirements. (Ord. 
2011-5 § 7; Ord. 2009-7 § 32; Ord. 1993-17 § 1; Ord. 1993-12 § 1; Ord. 1992-15 § 25; Ord. 1990-19 § 1; Ord. 
1989-19 § 4; Ord. 1989-10 § 2; Ord. 1987-29 § 5; Ord. 1986-13 § 1; Ord. 1981-27 § 44; Ord. 1979-7 § 11; Ord. 
1978-18 § 95; Ord. 1973-8 § 1; Ord. 1969-26 § 2; prior code § 151.03(C))

View the mobile version.

Page 4 of 427.64.100 PARKING ASSESSMENT AND SPECIAL DISTRICTS.

6/20/2014http://qcode.us/codes/sanmateo/view.php?topic=27-27_64-1-27_64_100&frames=on
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City of San Mateo

Downtown Area Plan
Approved by City Council on May 18, 2009
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16 CITY OF SAN MATEO DOWNTOWN AREA PLAN 

CHAPTER 2 PRIORITIES FOR THIS DOWNTOWN PLAN

Examples of Mixed-Use Development
Housing/Office Above Ground Floor Retail

PROVIDE FOR NONTRADITIONAL HOUSING 
OPPORTUNITIES WITHIN THE RETAIL CORE.

younger demographic, such as those employed by start-

area. More diverse housing types are necessary in 
downtown to strengthen market support for downtown 
retail, restaurants, and entertainment businesses. Look at 
providing housing for households that will utilize downtown 
businesses and is within proximity to transit station to 
reduce vehicle trips and vehicle ownership.

nontraditional housing designs, such as loft spaces. The 
City will also need to address parking issues for smaller 
sites, consider allowing overnight parking in City facilities 

Mountain View

Santana Row, San Jose

Emeryville

Aerial of Former “Kinko’s” Site

DEVELOPMENT OF THE FORMER KINKO’S SITE.
The City owned property bounded by 4th, 5th, Railroad 
and Claremont Street represents a unique opportunity to 
provide a catalyst for downtown development on the east 
side of the railroad tracks.

Residential use has been examined and analyzed for 

to the economy since that analysis.  As a result, prior 
to initiating any efforts at redeveloping this site, the City 
should commission further analysis to determine the 
most appropriate use for the property.  Any proposed 
development of the site should consider a range of 
alternatives to address potential right-of-way impact 
generated by the establishment of High Speed Rail. 
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24 CITY OF SAN MATEO DOWNTOWN AREA PLAN

CHAPTER 3 DOWNTOWN SUB-AREAS

Central Claremont
Background

Future Conditions

South Claremont
Background

Future Conditions

The Metropolitian

Grant Street 
Condominums
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CITY OF SAN MATEO DOWNTOWN AREA PLAN   25

CHAPTER 3 DOWNTOWN SUB-AREAS

   
  
   
   

Gateway
Background

Future Conditions

Humboldt Square
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Redevelopment Agency of the City of San Mateo 
Downtown and Shoreline Merged Project Area 

FIVE-YEAR IMPLEMENTATION PLAN 

FOR FY2010/11 THROUGH FY2014/15 

DOWNTOWN SAN MATEO’S NEW BRAND GATEWAY SIGNAGE TO SHORELINE PARK 

As Adopted by the Board of the Redevelopment Agency on: April 4, 2011 
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Downtown and Shoreline Merged Redevelopment Project Area 
Five-Year Implementation Plan (FY2010/11 to FY2014/15) 

Page 16 of 34 

A. FIVE-YEAR GOALS AND OBJECTIVES 
 
The Five-Year Goals and Objectives 
establish a framework for the 
Redevelopment Agency’s activities and 
programs for the fiscal years 2010/11 thru 
2014/15.  The goals and objectives will 
continue to serve as a guide to the Agency 
in its efforts to eliminate the physical and 
economic blighted conditions identified in 
the Downtown and Shoreline Merged 
Project Area. 
 
1. MERGED PROJECT AREA GOALS AND 

OBJECTIVES 
 

a. Eliminate environmental deficiencies 
in the Project Area including, among 
others, contaminated soil and 
deteriorated and inadequate public 
improvements; 

b. Improve pedestrian and vehicular 
circulation in the Project Area; 

c. Plan, redesign, and develop 
underdeveloped areas and/or 
parcels that are stagnant or 
improperly utilized; 

d. Strengthen retail and other 
commercial functions in the Project 
Area; 

e. Strengthen the economic base of the 
Project Area and the community by 
installing and/or implementing 
needed improvements and programs 
to stimulate private investment, 
employment, and economic growth; 

f. Provide adequate land for parking 
and open spaces; 

g. Establish and implement 
performance criteria to assure high 
site design standards and 
environmental quality and other 
design elements which provide unity 
and integrity to the entire Project 
Area; 

h. Assembly of land into parcels 
suitable for modern, integrated 
development. 

i. Provide public safety support of 
residents within the Project Area. 

 
2. GOALS FOR DOWNTOWN 

 
The Downtown Area Plan, which 
includes the Downtown 
Redevelopment Project Area, 
provides specific goals and objectives 
for the Downtown area. The 
Downtown Area Plan goals support 
and reinforce the activities and 
programs planned by the Agency 
during the upcoming 5-year Plan 
period.  The City Council and 
Redevelopment Agency Board may 
adjust the priorities based on various 
factors including the status of High 
Speed Rail development, the City and 
Agency’s financial standing, or further 
state takeaways or other state actions 
which may impact the Agency’s ability 
to carry on projects.  For example, 
the development of 480 E. Fourth Ave 
(aka the former Kinko’s site) has been 
deferred until more is known about 
the development of High Speed Rail 
through the downtown area.  In the 
meantime, the deteriorated building 
has been demolished and new parking 
will be added to the 4th Avenue 
Parking Lot.  The following priorities 
are listed in the Downtown Area Plan, 
which was adopted in May 2009, and 
are included here for reference:  
 
a. Establishment of a public plaza. 
b. Provide for nontraditional housing 

opportunities within the Retail 
Core. 

c. Development of the former 
Kinko’s site (aka 480 E. 4th Ave) 
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Downtown and Shoreline Merged Redevelopment Project Area 
Five-Year Implementation Plan (FY2010/11 to FY2014/15) 

Page 17 of 34 

d. Replacement or reconstruction of 
Central Park Tennis Court 
Garage. 

e. Fourth Avenue pedestrian 
improvements. 

f. Implement a new financing 
mechanism for Downtown 
parking. 

g. Support the Downtown San Mateo 
Association in creation of a 
Property Based Improvement 
District for Downtown 
improvements and maintenance. 

h. Support Sustainable 
Transportation Initiatives. 

 
3. GOALS FOR SHORELINE 
 

The Shoreline Parks Master Plan, which 
includes portions of the Shoreline 
Project Area, elaborates and expands 
upon the goals and objectives for the 
Shoreline area. These goals both 
support and reinforce the activities and 
programs planned by the Agency during 
the next five years. 

 
a. The establishment of a waterfront 

development usable by all the 
people in San Mateo. 

b. The establishment of a variety of 
uses so various needs, interests, and 
activities will be accommodated. 

c. Maintain a safe dike. 
d. Provide for adequate flood control. 
e. The establishment of protected 

waterways. 
f. The establishment of as much open 

space as possible. 
g. Development at the lowest possible 

cost to the taxpayer. 
h. The reduction of bay fill to an 

absolute minimum. 
i. Establishment of a final boundary to 

prevent any further development on 
the bay shore. 

j. Guide development of the remaining 
vacant or underutilized sites to 
maintain the area's role as a site for 
high-quality development that 
supports key industries in the City. 

 
 
B. FIVE YEAR ESTIMATED REVENUES 

(FY2010/11 - 2014/15) 
 
This section describes the estimated Agency 
revenues and the sources of the revenues, 
expenditures, and the amount of funding 
expected to be available to implement 
Agency activities.  During the upcoming five 
year Implementation Plan period, the 
Agency is anticipated to receive 
approximately $64 million dollars in gross 
tax increment revenues.  In addition to the 
tax increment, the Agency also has other 
sources of revenue, such as interest 
revenue, that are estimated to provide an 
additional $1 million dollars to the Agency. 
 
After deducting Affordable Housing Funds, 
other taxing agencies pass-through 
payments, the bond debt services, and 
County and Agency administrative funds, 
the Agency will have approximately $2.4 
million dollars in net revenues over the 
next five years to use toward the Agency 
80% for redevelopment projects and 
programs, assuming there are no further 
state takeaways or other unforeseen 
changes. 
 
Table 4 on page 18 & 19 describes the 
Agency’s projected funds available for each 
year, as well as, the cumulative amount 
available during the five-year 
Implementation Plan. The Agency will 
leverage these funds whenever possible 
with other resources from the City, State 
and federal government. 
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REDEVELOPMENT AGENCY OF THE CITY OF SAN MATEO 

Request for Qualifications for Site Development 
480 East 4th Avenue, San Mateo, CA 

Optional Additional Site:  400 East 5th Avenue 

RFQ Issue Date: April 27, 2009 

Proposal Due Date:         Thursday, June 11, 2009 by 5:00 PM 

City of San Mateo        Laura Snideman 
330 West 20th Avenue Economic Development Manager 
San Mateo, CA 94403 lsnideman@cityofsanmateo.org
www.cityofsanmateo.org          650-522-7240 
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2

REDEVELOPMENT AGENCY OF THE CITY OF SAN MATEO 

Request for Qualifications for Site Development 
480 East 4th Avenue, San Mateo, CA

Optional Additional Site:  400 East 5th Avenue 

April 27, 2009

I. Introduction 

a. Background 
The development of this Redevelopment Agency-owned site represents a unique 
opportunity to bring new life to one of the larger properties in historic Downtown San 
Mateo and create a new destination on an entire 1.1 acre block.  The 
Redevelopment Agency of the City of San Mateo (the “Agency”) acquired this site in 
1998 to temporarily accommodate Downtown parking needs during the construction 
of a new 12-screen movie theater and 380-space parking garage.   

While the primary goal of this RFQ is to select a use for 480 East 4th Avenue, an 
additional site across the street may also be available should it benefit development 
of 400 East 4th Avenue.  The second site, across the street from the primary site, is 
an additional 1.2 acres. 

The Agency seeks developers who are experienced, creative, and capable of 
developing this highly visible site. 

b. Project Objectives 
The Agency is seeking a Statement of Qualification from developers that have the 
capacity to propose and successfully implement a development for the property that 
will:
 Provide revenue generation to the Agency and/or economic benefits to the City 

of San Mateo 
 Complement and enhance the existing uses in the Downtown 
 Reduce auto-dependence 
 Be highly attractive and compatible with the character of the community, both 

architecturally and functionally 
 Utilize environmentally-friendly principles in project design and construction 
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3

A variety of uses have been suggested for the site, ranging from for-sale 
condominiums to a children’s museum to an “art house”-style movie theater showing 
independent, foreign, or other similar films.  Creative uses of the site are encouraged 
although part of the evaluation process will be understanding the potential financial 
return to the Agency.  A long-term ground lease is preferred, but options to purchase 
the property will also be considered.  Ideally, the proposals will include the estimated 
value of the development to the Agency under both scenarios. 

II. Site Information 

a. Location 
The City of San Mateo is located approximately midway between San Francisco and 
Palo Alto on the San Francisco Peninsula.  Three major highways, Highway 101, 
Highway 92, and Highway 280 all serve the City.  This site is between Highway 101 
and El Camino Real (State Route 82). The site is also equidistant, approximately 6 
miles, from both the San Francisco International Airport and the San Carlos Airport, a 
general aviation airport and heliport. 

Located in Downtown San Mateo, the site is part of the largest and most vibrant 
Downtown on the Peninsula.  Surrounding uses include the prime restaurant and 
retail core of the Downtown; residential homes including single-family houses, small 
apartment complexes, and luxury senior housing; and various commercial uses 
including warehouse, auto repair, and service businesses.  Approximate distance 
from the site to various points of interest include: 

 Highway 101 on/off ramps   6 blocks, 0.4 miles 
 Caltrain Station    3 blocks, 0.2 miles 
 Movie theater     1.5 blocks, 0.1 mile 
 Draeger’s gourmet grocery store  1.5 blocks, 0.1 mile 
 Central Park (16-acre park)   2 blocks, 0.2 miles 
 Highway 92     1.2 miles 

Optional site:  400 East 5th Avenue is located across the street from the primary site. 

See the attached map. 

b. Property characteristics 
This site is an entire block of approximately 50,000 square feet (1.1 acres) featuring 
220 linear feet on both 4th and 5th Avenues, and approximately 230 linear feet on 
Claremont and Railroad Avenues.  Fourth Avenue is a particularly important auto 
and pedestrian corridor connecting El Camino Real, the core of the Downtown, 
residential housing, and Highway 101.  The APN is 034-183-060.  The site is flat and 
has all utilities in place.  The site also has an existing building of 12,780 sq. ft. that is 
expected to be replaced by the new development. 
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4

Some basic demographics in the surrounding area are shown below: 

1-mile radius 2 mi. radius 3 mi. radius 
Total Population 37,373 77,077 123,666

Households 14,515 31,172 50,572
Household Size 2.53 2.44 2.42

Owners (%) 47.6 53.1 54.9
Renters (%) 48.7 43.7 41.8

Household Income  $78,977 $86,662 $94,819
Age 38 39.4 39.7

Tapestry Segment (Rank 1) Trendsetters Urban Chic Urban Chic 
Tapestry Segment (Rank 2) Urban Chic Trendsetters Trendsetters 
Tapestry Segment (Rank 3) Pacific Heights Pacific Heights Laptops & Lattes 

Optional site:  400 East 5th Avenue, APN 033-281-140, is approximately 54,566 sq. 
ft. or 1.25 acres.  It is rectangular in shape, has approximately 130 feet of frontage 
on 5th Avenue, and abuts the railroad right of way.  It has been deemed a strong 
candidate for a public parking garage during various planning processes.  Temporary 
buildings on site currently house a Worker Resource Center, funded by the City of 
San Mateo and operated by Samaritan House.  
http://www.samaritanhouse.com/new/programs/worker_resources.shtml

c. Zoning & Land Use 

 General Zoning & Allowable Uses – Both properties are zoned CBD/S (Central 
Business District Support).  The CBD/S zoning district allows for a variety of uses 
including mixed-use, multi-dwelling housing, office, medical offices, hotel, 
restaurant, retail, parking, and other types of uses.  More information is available 
by accessing the San Mateo zoning code online at:  
http://www.cityofsanmateo.org/index.asp?NID=794

 Downtown Plan Requirements – Both sites lie within the study area for the 
Downtown Specific Plan adopted in 1993.  However, a new Downtown Area plan 
is under consideration and compatibility with the proposed plan is desired.  
Information regarding the update effort is available online at 
http://www.cityofsanmateo.org/index.asp?nid=1113.  In particular, please note 
that the existing Downtown Specific Plan (dated 1993) and zoning code 
established a requirement for ground floor retail for all new developments on the 
East 4th Ave side of the property.  However, staff is recommending eliminating 
this requirement as part of the update of the Downtown Plan.  The new 
Downtown Plan is scheduled for City Council review in Summer 2009.   

 Housing Requirements & Density Bonus – Should housing be proposed, a 
minimum of 15% of the units shall be below market rate units.  Information on the 
City of San Mateo inclusionary zoning requirements and general program 
parameters may be found at 
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http://www.cityofsanmateo.org/DocumentView.asp?DID=1359.  In addition, a 
Density Bonus Ordinance has been proposed and the draft version is available at 
http://www.cityofsanmateo.org/DocumentView.asp?DID=4181.

 Parking requirements – Both properties are located in the downtown parking 
district.  Required parking for new developments will be based on the proposed 
uses.  Refer to zoning code table 27.64.100 for minimum parking requirements.  
http://www.cityofsanmateo.org/index.asp?NID=806  Public parking in excess of 
these requirements is encouraged and could be an opportunity for a public-
private partnership.  Ninety-five public spaces are currently provided on 480 East 
4th Avenue and 73 spaces are available at 400 E 5th Avenue. (An additional 85 
spaces are currently not available due to the temporary Worker Resource Center 
structures.)

 Green Building & Energy Efficiency Requirements – The City of San Mateo 
recently adopted voluntary green building guidelines that follow the U.S. Green 
Building Council’s (USGBC) LEED Silver guidelines for municipal and 
commercial buildings and Build It Green’s Green Pont Rated (GPR) guidelines 
for multi-family developments.  Information regarding the City’s Green Building 
efforts and resources are available on-line at 
http://www.cityofsanmateo.org/index.asp?NID=1417.  The City Council agreed to 
consider a recommendation for mandatory green building requirements, possibly 
sometime in or after July 2009.

 Both sites are within the Downtown Project Area of the Redevelopment Agency. 

d. Environmental & Geological Characteristics 
Issues that will need further study and discussion as the project moves forward 
include:

 High-speed rail – The bond measure passed by California voters in November 
2008 begins the implementation of the decision to build a high-speed train 
connection between San Francisco and Los Angeles via the San Francisco 
Peninsula, including through San Mateo.  A further decision has been made to 
use the existing Caltrain corridor.  The sites available for development abut the 
existing train corridor.  However, the specific impact, if any, from high speed rail 
on the sites is unknown at this time.  At a minimum, design consideration needs 
to be made for noise and vibration from the existing use of the train corridor, with 
possible additional consideration for future high-speed rail.  On April 6, 2009, the 
City Council held a grade-separation footprint study session regarding the train in 
Downtown.  The staff report for that meeting may be found at 
http://www.cityofsanmateo.org/DocumentView.asp?DID=4761.  During that study 
session, City Council expressed a preference to accommodate high speed rail in 
a depressed alignment and possible tunnel through the Downtown, in part to 
minimize the impact on properties along the rail corridor.  However, the feasibility 
and cost of this option has not yet been evaluated.  Two recent articles in the 
San Mateo Daily Journal on the topic are available for review through the 
following two links:  
http://www.smdailyjournal.com/article_preview.php?type=lnews&id=108346
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http://www.smdailyjournal.com/article_preview.php?type=lnews&id=108182
Additional information and policies may be found in the draft Downtown Area 
Plan through this link:  http://www.cityofsanmateo.org/index.asp?nid=1113

 Soils report – Several requests for information related to possible soil 
contamination have been received over the past year.  The primary site is across 
the street from an auto repair facility and located diagonally across an 
intersection is a gas station.  Neither site has undergone any recent soils testing 
and no monitoring wells are on either property. 

 Ground water – There is generally a high ground water table in and around the 
Downtown which may impact construction and design, for instance when building 
more than one level of underground parking. 

 CEQA review – Any proposed development will be subject to analysis under the 
California Environmental Quality Act (CEQA) at the appropriate time. 

III. Submission Information 

a. Opportunities for Additional Information 
In addition to the references for additional information provided elsewhere in this 
document, there will be two opportunities to ask clarifying questions regarding this 
RFQ.  Participating in either or both is encouraged but is at your discretion. 

 Site visit:  A site visit will be conducted on Tuesday, May 12 at 10:00 AM.  Please 
meet at 480 E 4th Avenue on the northeast corner of the property near 4th Avenue 
and Claremont.  Business cards from attendees will be collected during the site 
visit.

 Conference call:  A conference call will be held on Thursday, May 21 at 2:00 PM.  
To obtain call-in instructions, please contact Joan Diskin at 
jdiskin@cityofsanmateo.org.

Questions submitted in writing prior to either of these meetings are greatly 
appreciated.  Please submit your questions to Joan Diskin at 
jdiskin@cityofsanmateo.org.  The responses will be addressed to all participants at 
the site visit or on the call. 

b. Content 
A complete package must be submitted in order to be considered.  Submit FIVE (5) 
copies of the package AND one (1) electronic copy on a CD.  Elements to be 
included are: 

Cover letter: A cover letter highlighting the qualifications of the developer or 
development team as related to this project and the proposed use of the site. 

Vision and approach for the project: A narrative description outlining the 
developer’s understanding of the project and general vision, including proposed 
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use, for the project.  The vision statement should address the question, “Why is 
your company interested in this site and where would you like to take it?”  
Development specifics such as exact square footage by use, renderings, and so 
on are not required. 

Financial Benefit to the Redevelopment Agency and/or City:  An initial estimate of 
the financial benefits to the Redevelopment Agency and/or City.  An estimated 
range of financial compensation is acceptable.  A pro-forma is not required. 

Relevant projects:  Descriptions of relevant projects completed by the developer.  
Please limit descriptions of relevant projects to a maximum of five examples.  
Additional projects may be listed in bullet form with the project name and 
location.

Team resumes:  A resume of no more than one page for each proposed team 
member.

Financial capacity:  A narrative describing the developer’s financial strength 
including the ability to conduct any necessary predevelopment studies and 
undergo an entitlement process and sources of equity and credit used on other 
projects.

References:  At least three current references including complete contact 
information for those who have personal knowledge of the developer’s ability to 
manage and successfully complete similar projects.

c. Submission Date and Location 
Responses are due by 5:00 PM on Thursday, June 11, 2009.  Submit them to: 

Laura Snideman 
Economic Development Manager 

City of San Mateo 
330 West 20th Avenue 
San Mateo, CA 94403 

IV. Selection Process 

a. Selection Process 
Proposals will be evaluated and ranked by qualified personnel selected by the 
Agency.  Those developers receiving the highest ranking are likely to be invited for 
an interview.  The Agency may, at its discretion, request that a developer modify or 
supplement their submission with additional information.  The Agency intends to 
identify a developer with which to enter into an exclusive negotiating agreement for 
development of the property. 

b. Evaluation Criteria 
Proposals may be evaluated based upon, but not limited to, the following criteria: 
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 The developer’s experience in completing high-caliber development projects of 
similar scope, complexity, and magnitude 

 The developer’s experience in partnering with a redevelopment agency and 
community on redevelopment projects 

 The proposed use of the site(s), its compatibility with the Agency’s objectives, 
and its suitability to the surrounding area 

 The professional qualifications and experience of the key personnel assigned to 
the project 

 The developer’s financial capability to undertake and successfully complete 
proposed projects 

 The potential financial benefit to the Redevelopment Agency and/or City of San 
Mateo

 References 
 Oral interview 

c. Tentative Project Schedule 

 June 11, 2009   Responses due 

 July – August 2009  Initial evaluation (including interviews) conducted 

 September 2009  Recommend to the Redevelopment Agency Board 
a developer with which to enter exclusive 
negotiations

 October – December 2009   Conduct Development and Disposition Agreement 
(DDA) negotiations 

 January 2010   Recommend a DDA for approval by the 
Redevelopment Agency Board  

V. Disclaimers 

The Agency assumes no responsibility for delays caused by delivery service.  
Postmarking by the due date will not substitute for actual receipt.  

All costs incurred during proposal preparation or in any way associated with the 
consultant’s preparations, submission, presentation, or oral interview shall be the sole 
responsibility of the consultant. 

Consultants are liable for all errors or omissions contained in their proposals. 

The Agency retains sole authority and discretion to evaluate submissions in response to 
this RFQ and may enter into negotiations with the developer the Agency deems to have 
made the most responsive proposal. 

Receipt of proposals in response to this RFQ does not obligate the Agency in any way to 
engage any developer and the Agency reserves the right to reject any or all proposals, 
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wholly or in part, at any time, without penalty.  The Agency shall retain the right to 
abandon the selection process at any time prior to the actual execution of a contract with 
a consultant, and the Agency shall bear no financial or other responsibility in the event of 
such abandonment.  The Agency reserves the right to negotiate all final terms and 
conditions of any agreements entered into. 

If at any point the first-ranked developer declines to proceed, the Agency may, at its 
discretion, enter into a new ENRA or other agreement with the second-ranked 
developer, and so on.

The Agency will acquire the rights to all studies prepared under an agreement with the 
Agency for the site. 
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San Mateo County 
Countywide Oversight Board 

 
Date: October 10 , 2018 Agenda Item 11 
 
To:  San Mateo County Countywide Oversight Board 
 
From: Shirley Tourel, Assistant Controller 
 
Subject: First Amendment to the Purchase and Sale Agreement Between the South San 

Francisco Successor Agency and SSF Miller Cypress Phase 2 LLC  
 
 
Recommendation 
This item is for information and discussion only. No action is required of the Board. 
 
Background and Discussion 
At the September 18, 2018 meeting of the Board, staff from the City of South San Francisco and 
Sares Regis (the Developer) provided an overview of the appraisal and sale price methods for the 
real property at 216 Miller Avenue, South San Francisco.  This item is intended to be a 
continuation of the discussion on the subject matter.  
 
The attachments were prepared by the City of South San Francisco who is the Successor Agency 
to the former South San Francisco Redevelopment Agency. Alex Greenwood, Economic & 
Community Development Director of the City of South San Francisco  will be presenting to the 
Board. 
  
Fiscal Impact 
None 
 
Exhibit 
A. Staff Report - First Amendment to the Purchase and Sale Agreement Between SSF SA and SSF 
Miller 



Date:  October 5, 2018  
 
To:  San Mateo County Countywide Oversight Board 
 
From: Alex Greenwood, Economic and Community Development Director 
 
Subject: First Amendment to the Purchase and Sale Agreement between the South San 

Francisco Successor Agency and SSF Miller/Cypress Phase 2, LLC amending the sale 
price of 216 Miller Avenue to $1,118,538 

 
Former RDA: South San Francisco 
 
Background 
Site History 
In 2011, the City of South San Francisco’s Redevelopment Agency purchased a group of vacant, 
blighted parcels in the vicinity of Airport Blvd. & Miller Ave., which previously had been the site 
of the South City Motors Ford dealership. These parcels occupy a highly visible, strategic location 
within the City’s Downtown, and they offer an enormous opportunity to spearhead a new wave 
of Downtown development and investment. For purposes of development planning and 
marketing, the parcels were grouped in to Parcels A, B, C and D, and shown on Map 1: 

Map 1: Downtown South San Francisco 

 
 



Disposition Process 
In 2014, the South San Francisco Successor Agency (“Successor Agency” or “Agency”) went 
through a competitive process to select a developer for the former Ford properties. Ultimately, 
the Agency selected Sares Regis Group of Northern California (“Sares Regis”), which proposed to 
build market rate rental housing on all four parcels.  
 
The Agency and Sares Regis entered into an Exclusive Negotiating Rights Agreement (“ENRA”). 
The ENRA was approved on August 19, 2014, by the Oversight Board to the South San Francisco 
Redevelopment Agency (“SSF Oversight Board”); and it was approved on September 8, 2014, by 
the State Department of Finance (“DOF”). The ENRA resulted in the successful negotiation and 
execution of a Purchase and Sale Agreement (“PSA”), included in Attachment 1. 
 
The PSA called for the parcels to be developed in two phases. Phase 1 would be a 260-unit rental 
housing project involving Parcels A, B and D; and Phase 2 would be a housing project including 
Parcel C with its scope to be clarified in the future (as discussed below).  
 
On February 23, 2016, the SSF Oversight Board adopted Resolution 04-2016 approving the 
transfer of all parcels to Sares Regis pursuant to the terms of the PSA. As set forth in the PSA, 
Sares Regis paid $4,000,000 for Parcels A, B, and D to Sares Regis. Escrow closed and all of the 
properties (including Parcel C) was transferred to the developer in December of the same year.  
 
For Phase 1 of the project, Parcels A and D were entitled for 260 market rate rental apartments, 
which are currently under construction. Parcel B was entitled as a parking lot to help fulfill the 
parking requirements associated with Phase 1.  
 
The PSA contemplated that the remaining parcel – Parcel C, located at 216 Miller Avenue – could 
be part of a second phase of development, either as a 12-townhome project or as part of a larger 
land assemblage. In order to allow Sares Regis to maintain site control and complete negotiations 
with other property owners, the PSA allowed Parcel C to be transferred to Sares Regis at the 
same time as the other three parcels, but with its final purchase price to be determined at a later 
date (as discussed below). After extensive negotiations, Sares Regis was able to gain control of 
the three remaining privately-held lots adjacent to Parcel C, and thus decided to proceed with 
the larger land assemblage option for Phase 2.   
 
Adoption of Downtown Station Area Specific Plan 
In 2015, after three years of intensive planning work and community involvement, the City 
approved the Downtown Station Area Specific Plan (“Downtown Plan”). The Sares Regis project 
was viewed as the very first development project under the new Downtown Plan, and thus would 
play a critical role in implementing the Plan’s vision by “proving” Downtown South San Francisco 
as a viable new market for investment and housing development. To date, Phase 1 has indeed 
served as a catalyst for new development in the Downtown; and today there are 957 housing 
units in the development pipeline generating more than $550 million of new construction. 
 



The City has continued to make a strong, consistent commitment implementation of the 
Downtown Plan, and has taken several policy actions to facilitate the successful development of 
the Downtown (including Parcels A, B, C and D). In November 2017, the City began construction 
of a $61 million project to modernize and expand the South San Francisco Caltrain Station. In 
February 2018, the City approved further changes to the Downtown Zoning to allow up to 180 
housing units per acre in certain areas close to the Caltrain Station.  
 
Phased Approach to Development 
As noted above, Phase 1 consists of residential construction on Parcels A and D and is under 
construction for 260 market-rate rental units. It is expected that Phase 1 construction will be 
complete in 2019. The estimated valuation of the completed Phase 1 project is $140 million, 
which will generate an estimated $1.4 million in property taxes per year. Under the approved 
PSA, two development options were contemplated for Parcel C in a second phase (“Phase 2”) of 
project development. These options included the aforementioned 12-unit townhomes or a land 
assemblage. 
 
As mentioned, the developer worked diligently to assemble the site. This required negotiations 
with private property owners controlling three parcels, located between Parcel B and Parcel C. 
Options to purchase these sites were obtained and, the developer pursued designs for the 
assembled property, for the construction of one large building comprising of 195 multifamily 
residential project in Phase 2. The designs were approved by the Planning Commission in 
September 2018. Concurrently, Agency staff reached final negotiations with the developer and 
presented Developer’s best and final purchase price to the Agency in August. The Agency 
approved this revised purchase price and, the project is now poised for final project approvals, 
pending the outcome of the approval of the final sale price by the County Oversight Board.  
 
Appraisal 
Pursuant to the PSA, an appraisal was required to determine the supplemental purchase price of 
Parcel C. The relevant section of the PSA appears below.  
 

2.3 Supplemental Purchase Price for Parcel C. If the Buyer constructs  Parcel C (whether 
as (i) a 12 unit town home development consistent with the Project Approvals (“12 Unit Project’) 
or (ii) as part of a revised development under the potential Land Assembly Option defined in 
Section 5.6), the additional land value payable to the Seller for Parcel C will be determined either 
by (X) a residual land value appraisal for Parcel C or, at Seller’s discretion, (Y) on a comparison sales 
based appraisal both of which will be prepared by a certified appraiser mutually selected by the 
Seller and Buyer within sixty (60) days of the date Buyer provides written notice of either its intent 
to pursue the Revised Parcel C Entitlements its intent to abandon the Revised Parcel C Entitlements 
and proceed with construction of the 12 Unit Project (“Supplemental Purchase Price”).  In the 
event that the parties do not agree on an appraiser, the Seller shall identify three certified 
appraisers with experience appraising properties in San Mateo County and each Party shall strike 
one appraiser and the remaining appraiser shall be retained to conduct the appraisal. The costs of 
the appraisal shall be shared equally between the Seller and Buyer.  Buyer shall pay Seller the 
Supplemental Purchase Price prior to the earlier of ninety (90) days after completion of the 
appraisal or issuance of the first building permit by the City for Parcel C.  This provision shall not 



apply if Buyer re-conveys Parcel C to Seller pursuant to Section 5.6(e)(v). 
 
The PSA established a process to mutually select the appraiser, but did not determine the 
approach to the appraisal. The language simply allowed for a comparison sales based appraisal 
or a Residual Land Value (“RLV”) appraisal, at the discretion of the Agency. Following discussions 
with Developer, the Agency established that a reconciled comparison sales and RLV approach 
would be the most appropriate appraisal method for establishing the supplemental purchase 
price for Parcel C. 
 
Assembled Site 
Pursuant to Section 2.3 of the PSA, the Agency and Sares Regis mutually selected Vathana Duong 
of Colliers International Valuation and Advisory Services to conduct the appraisal. The appraisal 
methodology looked at comparable sales, as well as the RLV of an assumed 195-unit 
development to determine an unentitled land value for the property. Finally, costs associated 
with soil remediation and liquefiable soil abatement were deducted to arrive at a reconciled “as-
is” value. The appraisal valued Parcel C at $3,700,000. 
 
Stand-alone Site 
At the September 19, 2018 meeting, the Oversight Board directed Agency staff to pursue an 
addendum to the appraisal that considered the value of Parcel C as a stand-alone site. The 
purpose of this variation of the appraisal confirms what the site may be worth to another 
developer should the site not be sold to Sares Regis for the land assemblage project. Agency staff 
worked with the appraiser, Vathana Duong, on an addendum to the original proposal. 
 
The appraisal used the same construction costs, and other information that was used in the 
previous appraisal. The difference in methodology between the two appraisals is that the revised 
appraisal assumes that the site is a standalone development site with no consideration for 
assemblage. It further assumes that although the site is entitled for 12 townhomes, this is not 
the highest and best use of the site. Since the parcel can accommodate 49 units, this was the 
assumption driving the assessed value of the site.  
 
As mentioned above, the appraisal, see Attachment 2, tested the value of Parcel C to determine 
its highest and best use. It was determined that if developed alone, rather than as part of the 
larger land assemblage, Parcel C could accommodate just 49 units. As part of the land 
assemblage, it can accommodate 72 units. The outcome of the appraisal was that the stand alone 
site, with the assumption that the highest and best use is achieved, resulted in a $1,830,000 
valuation. The loss in appraised value between the assembled site and the stand alone site is 
$1,870,000.  
 
Staff Negotiations and Land Price Offer  
During the appraisal process, Sares Regis made an initial offer of $0 for the land. This offer was 
immediately rejected by Agency staff. Agency Staff continued to negotiate with the developer 
and, using the final appraised value ($3,700,000), were successful in increasing the purchase price 
offer from $0 to $1,118,538.  



 
Sares Regis has contested the $3.7 million appraised value of Parcel C arguing against the 
methodology used. They outline their concerns in their Offer Letter, see Attachment 3. Sares 
Regis has offered $1,118,538 for Parcel C, stating the cost of assembling the larger development 
site affects their ability to offer more for the property and justifying their offer by estimating a 
price for the property if sold as a stand-alone site.  
 
Property Tax Revenues  
Per the County of San Mateo Tax Collector, the sites that comprise the full land assemblage for 
the 195 units contemplated by the Phase 2 development are currently generating the following 
tax revenues (for the 2018 tax year): 
216 Miller (APN 012-314-220):  $19,477 
212-214 Miller (APN 012-314-190):  $7,608 
208 Miller (APN 012-314-180):  $14,600 
204 Miller (APN 012-314-110):  $11,800 
405 Cypress (APN 012-314-110):  $5,000 
TOTAL:  $58,485 
 
If the Sares Regis offer is not accepted, and Parcel C reverts to the City, the $19,477 in tax revenue 
for Parcel C would no longer be collected. Should this be the case, the tax revenue for the next 
one to three years would be approximately $39,008. 
 
Finally, Agency staff evaluated the property tax implications over the next ten years of selling 
Parcel C to Sares Regis for $1.1 million versus selling the property as a stand-alone site. If Sares 
Regis’ offer is accepted, the taxing entities could expect to begin receiving new, higher property 
taxes on the 195-unit development three years from now. Whereas, going back out to bid, 
selecting a new developer, and proceeding through the Exclusive Negotiating Right Agreement 
process to arrive at a Purchase and Sale Agreement, followed by construction of the project, 
would delay new, property tax payments on the 49-unit development until five years from now. 
Agency staff conservatively estimates that the property taxes the taxing entities could expect to 
receive over the next ten years to be $7,805,274 if Parcel C is sold to Sares Regis and just 
$2,260,036 if it is sold as a stand-alone site.  



  
Assembled Site 

195 Units 
Value: $90m 

Parcel C plus 
other sites 

(Stand-alone 
developed site) 

Value: $22m 

Parcel C plus 
other sites 

Straight Sale 
Value: $1.83m 

  Annual Annual Annual 
SSFUSD (43.9%) $399,254  $102,332  $25,962  
SMC (25.7%) $233,732  $59,907  $15,198  
SSF (16.7%) $151,880  $38,928  $9,876  
SMC CCD (7.3%) $66,391  $17,016  $4,317  
Other $58,206  $10,348  $3,785  
TOTAL $909,462  $267,540  $59,138  

 
Impact of accepting Sale Price 
Although the proposed sale price in the First Amendment to the PSA is lower than the current 
appraised value, the sales price payment is one-time non-recurring revenue. Worth factoring in 
to the consideration is that, a completed project will achieve a development with an assessed 
value of $90 million. Accordingly, the property tax generated as an assembled site is estimated 
to be $900,000 per year, once the development is complete. As outlined above, this is 
significantly more than the $260,000 annual property tax generated as a stand-alone site, or the 
$1,830,000 million generated as a straight sale. As discussed in further detail below, it is unlikely 
that the parcels between Parcel B and C, would be developed if they are not developed as part 
of an assembled site. 
 
Accepting the current offer, allows the for a continued development momentum in South San 
Francisco’s downtown to be maintained. The City is experiencing significant public and private 
developer, however this is not guaranteed to continue and the City would like to capitalize on 
the current thriving economy.  
 
The developer has committed to using union labor and paying prevailing wage. Since prevailing 
wage is not a requirement, negotiations with a different developer may not render the same 
result with respect to its labor force.  
 
Finally, by allowing for a development that is higher density (195 units vs 49 units) more 
developer fees, such as fire/life safety, school impact fees and childcare impact fees, are 
generated. 
 
Impact of Rejecting Sale Price 
Per the LRPMP, should Parcel C (216 Miller) not be sold as an assemblage with other properties, 
the approach to the sale of the site would be a straight sale. That is, the City would hire a broker 
to market and sell the site to the highest bidder. Some of the properties that have sold in the 



downtown since the beginning of 2016 include the following (for reference Parcel C is 17,500 
sq.ft.): 

1. 219 Miller Avenue: $500,000 (4,500 sq.ft.) – site remediation unlikely 
2. 221 Miller Avenue: $500,000 (3,000 sq.ft.) – site remediation unlikely 
3. 201 – 219 Grand Avenue: $1,200,000 (21,000 sq.ft.) – no site remediation 

 
If the Agency were to proceed with the sale of the site as a redevelopment approach, the sale 
price would likely be dependent on a number of factors: the developer’s ability to assemble a 
new site, the type of development that would occur on the site, whether Below Market Rate 
(“BMR”) units were required, site remediation, and construction costs. 
 
It is unlikely that a different developer would be able to pursue a land assemblage at the same 
size because Sares Regis owns Parcel B and it presently is required to satisfy the parking 
requirements for Parcels A and D that are under construction now. Further, it is unlikely that the 
private property owners that own the sites between Parcel B and Parcel C would accept a lower 
price offer from a different developer, and therefore the cost of assembling the site would be the 
same, if not more expensive.  
 
Further, in September 2018, the City of South San Francisco adopted a new Inclusionary Housing 
Ordinance. This ordinance requires any new residential rental development to include 10% BMR 
units between November 1, 2018 and November 1, 2019, after which the requirement increases 
to 15%. The requirement for new condominium development is 15%. The entitlements Sares 
Regis is currently pursuing are exempt from this requirement, as their application for 
development was deemed complete well before the ordinance effective date (November 1, 
2018). 
 
Although the stand-alone appraisal values the site at $1,830,000 million there are no guarantees 
that an offer of this amount would be made. It is possible that offers lower than this would be 
made. 
 
Finally, the disposition of the site is also time sensitive because construction costs escalate 
continually, roughly one percent every eight weeks. If the sale of the site is delayed considerably 
this would impact a future development’s financial feasibility and diminish the City’s ability to 
secure a development that would further the redevelopment goals codified in the LRPMP. 
 
Next Steps 
Sares Regis has indicated that they have made their best and final offer of $1,118,538. The 
Successor Agency has approved the first amendment to the PSA and accepted the offered price. 
The Oversight Board’s acceptance of the price offer will allow the developer to proceed to the 
next step in their entitlement process and for the first amendment to the PSA to be executed. 
 
Conclusion 
It is recommended that the Oversight Board consider the best and final offer of $1,118,538 from 
Sares Regis and consider, for approval, the first amendment to the PSA. 



 
Attachments: 

1. South San Francisco Successor Agency and Miller Cypress SSF, LLC – Purchase and Sale 
Agreement  

2. Executive Summary – Colliers Appraisal Executive Summary (stand-alone site) (Oct 4, 
2018) 

3. Sares Regis 216 Miller Offer Letter (July 26, 2018) 
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October 5, 2018 
 
City of South San Francisco 
c/o Ms. Julie Barnard 
400 Grand Avenue, Suite 2900 
South San Francisco, CA  94080 

 
 
 
 
 

RE: Multi-Family Development Site 
 216 Miller Avenue 
 South San Francisco, California 94080 
 
Colliers File #: SFO180097 
Ms. Barnard: 
 
This appraisal report satisfies the scope of work and requirements agreed upon by City of South San Francisco 
and Colliers International Valuation & Advisory Services. At the request of the client, this appraisal is presented 
in an Appraisal Report format as defined by USPAP Standards Rule 2-2(a). Our appraisal format provides a 
detailed description of the appraisal process, subject and market data and valuation analyses.  

The subject consists of a 17,678-square-foot, existing asphalt-paved parking lot on an interior parcel on the north 
side of Miller Avenue in downtown South San Francisco. It is owned by a multi-family developer (Miller Cypress 
SSF, LLC, aka Sares Regis Group), who intends to assemble this site with four adjoining lots to form a single 
1.0958-acre development site. (Note): We previously appraised the subject parcel for the client based on the 
developer’s proposal and assuming that assemblage was already completed. The date of that report was July 
16, 2018. 

However, the purpose of this appraisal is to determine the market value for the subject lot by itself, 
exclusive of any assemblage proposal. As of the date of this report, the subject is entitled for 12 
townhome units. 
In a Purchase and Sale Agreement between the City of South San Francisco (the South San Francisco 
Successor Agency) and Miller Cypress SSF, LLC dated February 23, 2016, there was a condition for a 
supplemental purchase price to be paid for 216 Miller Avenue (which was referred to as Parcel C in the 
Agreement). The text of this condition is summarized below. 
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“Supplemental Purchase Price for Parcel C. If the Buyer constructs Parcel C (whether as (i) a 12-unit townhome 
development consistent with the Project Approvals or (ii) as part of a revised development under the potential 
Land Assembly Option defined in Section 5.6), the additional land value payable to the Seller for Parcel C will 
be determined either by (X) a residual land-value appraisal for Parcel C, or, at Seller’s discretion, (Y) on a 
comparison sales-based appraisal. Buyer shall pay Seller the Supplemental Purchase Price prior to the earlier 
of ninety (90) days after completion of the appraisal or issuance of the first building permit by the City for Parcel 
C. This provision shall not apply if Buyer re-conveys Parcel C to Seller pursuant to Section 5.6€(v).” 

Sares Regis Group purchased 216 Miller Avenue (Parcel C) from the city for $250,000 on April 26, 2017 based 
on its existing entitlements for 12 townhome units. 

The subject parcel (at 17,678 square feet) could be developed to a maximum unit density of one unit per 363 
square feet as a stand-alone site, according to the City of South San Francisco’s zoning ordinance. This 
translates to a maximum unit density of 120 units per acre, or a maximum yield of approximately 49 units. As will 
be discussed later in our report, the existing entitlements for 12 townhomes do not represent the highest and 
best use of the subject parcel at this time. Therefore, our land valuation will be based on the subject ’s potential 
as a 49-unit apartment site. 

VALUATION METHODOLOGIES 
The purpose of this appraisal is to develop an opinion of the As-Is value of this 17,678-square-foot parcel. To 
accomplish this, the following valuation methods were used. 

 Sales Comparison Approach 
o Sales of multi-family development land were located and compared to the subject’s site. 

Adjustments were applied accordingly for differences in transactional and property characteristics. 
 

 Residual Land Analysis 
o This is a simple method used by developers to price land by estimating the value of a proposed 

property when construction is stabilized and complete. The costs associated with leasing up the 
proposed improvements are deducted along with overall development costs. The result 
represents the residual value of the proposed project that would be attributed to the land. 

o As part of this method, an As-Stabilized Market Value (using a direct-capitalization calculation) 
was developed based on the hypothetical condition that the proposed project is complete and has 
achieved stabilized operations as of the date of this report. From this value, lease-up costs were 
deducted to arrive at an As-Complete Market Value. Then, construction and entitlement costs 
were deducted to ultimately arrive at a residual unentitled land value. 

The two land estimates are reconciled into a single value conclusion at the end of the report. Then, soil-
remediation costs will be subtracted to arrive at a final “as is” land value. (Note): See Extraordinary Assumption 
section on the next page. 

Our value conclusions have been summarized below. 
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ANALYSIS OF VALUE CONCLUSIONS

VALUATION INDICES

INTEREST APPRAISED
DATE OF VALUE

VALUE $/UNIT
SALES COMPARISON APPROACH $2,940,000 $60,000
RESIDUAL-LAND METHOD $2,824,000 $58,000
RECONCILED UNENTITLED LAND VALUE BEFORE REMEDIATION $2,890,000 $59,000

RAW, UNENTITLED MARKET VALUE

FEE SIMPLE
APRIL 25, 2018

 
 

 

The analyses, opinions and conclusions communicated within this appraisal report were developed based upon 
the requirements and guidelines of the current Uniform Standards of Professional Appraisal Practice (USPAP), 
the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the 
Appraisal Institute. The report is intended to conform to the Financial Institutions Reform, Recovery and 
Enforcement Act (FIRREA) standards and the appraisal guidelines of City of South San Francisco. 

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, and inseparable 
from, this letter. USPAP defines an Extraordinary Assumption as, “an assumption, directly related to a specific 
assignment, as of the effective date of the assignment results, which, if found to be false, could alter the 
appraiser’s opinions or conclusions”. USPAP defines a Hypothetical Condition as, “that which is contrary to what 
is known by the appraiser to exist on the effective date of the assignment results but is used for the purpose of 
analysis”. 

EXTRAORDINARY ASSUMPTIONS 

A detailed soils analysis was available for review. Based on a report prepared by West Environmental Services 
& Technology, the subject's soil has higher-than-average lead concentrations due to 2 former gas stations along 
Airport Boulevard (which have since been removed). The cost to mitigate this ranges from $870,000 to 
$1,250,000. We have made an extraordinary assumption that the total soil-remediation cost will not exceed West 
Environmental’s estimate, and that it applies only to the 216 Miller parcel. This cost range will be incorporated 
as part of our determination of the subject’s “as is” value at the end of our report. 
 
  

ANALYSIS OF VALUE CONCLUSIONS

VALUATION INDICES

INTEREST APPRAISED
DATE OF VALUE

VALUE $/UNIT
RECONCILED UNENTITLED LAND VALUE BEFORE REMEDIATION $2,890,000 $59,000
Total # of Proposed Units 49

LOW $/UNIT HIGH $/UNIT
Less Soil-Remediation Costs ($870,000) ($17,755) ($1,250,000) ($25,510)
Unentitled Land Value $2,020,000 $41,224 $1,640,000 $33,469
"As Is" Value of Subject Parcel $1,830,000 $37,347
Reconciled "As Is" Value of Subject Parcel $1,830,000 $37,347

LESS ENTITLEMENT AND SOIL-REMEDIATION COSTS

"AS IS" VALUE OF SUBJECT PARCEL

FEE SIMPLE
April 25, 2018
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HYPOTHETICAL CONDITIONS 

No hypothetical conditions were employed for this assignment. 

RELIANCE LANGUAGE 

Colliers International Valuation & Advisory Services hereby expressly grants to Client the right to copy the 
Appraisal and distribute it to other parties in the transaction for which the Appraisal has been prepared, including 
employees of Client, other lenders in the transaction, and the borrower, if any. 

Our opinion of value reflects current conditions and the likely actions of market participants as of the date of 
value.  It is based on the available information gathered and provided to us, as presented in this report, and does 
not predict future performance.  Changing market or property conditions can and likely will have an effect on the 
subject's value. The signatures below indicate our assurance to the client that the development process and 
extent of analysis for this assignment adhere to the scope requirements and intended use of the appraisal. If you 
have any specific questions or concerns regarding the attached appraisal report, or if Colliers International 
Valuation & Advisory Services can be of additional assistance, please contact the individuals listed below.  

Sincerely, 

COLLIERS INTERNATIONAL 
VALUATION & ADVISORY SERVICES 

 
Sean Heath, MAI, AI-GRS
Valuation Services Director
Certified General Real Estate Appraiser
State of California License #AG 008315
+1 858 860 3845
sean.heath@colliers.com  

 
Vathana Duong, MAI
Managing Director
Certified General Real Estate Appraiser
State of California License #AG 038248
+1 415 288 7854
vathana.duong@colliers.com  
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