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INTRODUCTION
The City of Belmont (“City”) is pleased to announce a development opportunity on three City
properties (“Project Sites”) located on El Camino Real at Hill Street (two sites within the proposed
Belmont Village Specific Plan Area), and Middle Road (one site in the C3 zoning district), all in
downtown Belmont. The City seeks experienced affordable housing and mixed-use development
teams meeting the qualifications described in this RFP that have demonstrated their ability to
design, build, and manage quality affordable housing projects in Silicon Valley or in the wider Bay
Area region, to submit proposals for one, or more, of the project sites. This RFP is a solicitation
of creative proposals that best serve the public good, meet local affordable housing needs, and
make the best public use of valuable City assets (“the Project”).
The City seeks proposals that demonstrate an understanding of the Belmont community and its
housing needs, the unique opportunities of downtown Belmont and the surrounding
neighborhoods, and that would provide a high quality affordable housing development on one
or more of the Project Sites. The City welcomes proposals that include all sites, or individual sites.
Proposals for the two Hill Street sites must conform to the proposed Belmont Village Specific Plan
(BVSP) available to view at the following web page (hard copies are available for a fee):
http://www.planbelmontvillage.com. Proposals for the Middle Road site must conform to C3
zoning requirements. A map of the Project Sites’ boundaries and assessor’s parcel numbers, as
well as a Vicinity Map, is provided in Exhibit A of this RFP.
The City anticipates that the RFP process will take approximately three months, after which time
staff will recommend a developer(s) (the “Developer”) to the City Council for negotiation of the
appropriate development agreement. While the dates and schedule stated in this RFP represents
the City’s preferred timetable, it shall not be considered binding upon the City. In addition, the
submission of a proposal in response to this RFP shall not be binding upon the City nor construed
as a contract with or commitment by the City.
The Project Sites will be offered “as is” to the selected Developer(s), who shall have full
responsibility for obtaining all required approvals for their project, including environmental
studies, site survey, environmental remediation, if needed, site preparation, permits, and any
other predevelopment costs. Any property tax liability following Developer(s) taking possession
of the Project Sites shall be the sole responsibility of the Developer(s).
BACKGROUND
Belmont is a residential community located mid-way between San Francisco and San Jose in the
Bay Area. Approximately 4.6 square miles in size, the City is uniquely situated just north of
Silicon Valley. Belmont was incorporated in 1926 as a general law city. The City is governed by a
five-member City Council and is administered by a City Manager, providing a full array of
municipal services. The population is currently estimated at 27,073.
The City, in its capacity as Housing Successor to the former Belmont Redevelopment Agency,
acquired numerous housing assets from the Agency upon its dissolution. Those assets include
several occupied affordable housing units, group homes, and other real property (vacant and/or
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underdeveloped) located in the City. The housing assets are tracked in the City’s Affordable
Housing Successor Agency Fund which accounts for housing-related activities that were formerly
administered under the Low and Moderate Incoming Housing Fund. As such, any sale or
disposition of said assets must be for the benefit of affordable housing in accordance with state
law.
In 2014, City Council considered the City’s Housing Program and gave direction regarding the
future disposition and development of these housing assets. The asset disposition and
development strategy supports the goals of increasing the City’s overall supply of housing and
the production of affordable housing opportunities, consistent with the City’s Housing Element
and ABAG/MTC’s Regional Housing Need Allocation (RHNA) state-mandated process for the
eight-year period cycle from 2015 to 2023.
The City is also in the midst of preparing a 2035 General Plan Update and Belmont Village Specific
Plan (BVSP) which, upon adoption, would modify the current zoning to allow greater
development opportunities in the BVSP and along the El Camino Real (see Exhibit A Project Sites
Map).
GOALS & OBJECTIVES
The City’s primary goal is to dispose of the Project Sites in a manner that encourages production
of affordable housing within the City, in accordable with State law. The City has identified the
following objectives for the Project:
Development Objectives
The City seeks knowledgeable, financially sound and experienced providers of affordable
housing that will meet the current and future needs of lower-income residents. The City wishes
that proposed projects provide a mix of units affordable to lower-income households at various
levels, and include units that could be reserved for and/or generally available to special needs
households, which may include seniors, disabled adults, homeless or at-risk households, or other
types of households defined as having special housing needs in the City’s Housing Element
and/or Consolidated Plan. However, The City understands that site constraints and other factors
may preclude the development of all three Project Sites as one project, and may also preclude
the provision of all affordable units. Toward that end, the following outlines the options for
development, in declining priority/preference:
1. Development of all-affordable housing projects on each site (no moderate-income
housing included).
2. Development of mixed income housing projects, including affordable units.
3. Development of mixed use projects, including affordable housing.
4. Acquisition of properties for market-rate housing and/or commercial development.
Proceeds from such a sale would be used to develop additional affordable housing
elsewhere, consistent with State law.
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Regardless of the proposal, the project(s) must comply with State law pertaining to
Redevelopment Successor Agency requirements. The City expects to provide the land to
qualified Developers of the Site(s), either through sale or other possessory interest.
High-Quality Development
Development of the Project Sites must include high quality design, materials, and construction.
Their architectural character must meet community expectations by engaging the community
both physically and aesthetically. The Project Sites must comply with the standards of
architecture, materials, and construction defined in the Plan. Applicants are encouraged to
consult with the City of Belmont Planning Division with questions relating to the development
standards.
Sustainable & Energy Efficient
In addition to high-quality development, the City expects that the Projects will achieve
sustainability and energy efficiency goals that exceed the minimum requirements of the
California State Building Code. The Projects should use environmentally-friendly and sustainable
principles in project design and construction.
Distinctive Community Character and Input
The Projects should be attractive and compatible with the character of the neighborhood and
larger community, both aesthetically and functionally, and consistent with land use and zoning
requirements. Proposals should include ways to involve the community in the development of
the sites and the physical design of the projects.
Local Preference
To the extent possible, the Projects should include a preference for both Belmont residents and
employees in accordance with State and federal laws.
Compressed Timeline
The City seeks to have the Project Sites developed as soon as is practicable. Therefore, proposals
will be judged on the practicality of timeliness and the Developer’s demonstrated adherence to
time schedules, as well as its ability to obtain all necessary plan approvals, financing and
construction commitments so that construction may commence as soon as possible. The City
expects that Developers will also apply for the State density bonus if necessary to accommodate
the proposed project on the site, while complying with City development standards.
Eligible Applicants
Eligible proposers under this RFP may include one entity or a team of several entities, including
any of the following: for-profit or non-profit housing Developers, joint ventures, resident
services providers or other services agency. Applicants that include several entities must include
a lead entity which has demonstrated experience and capacity in the development and
management of affordable housing, and must have successfully completed affordable housing
projects of similar size and complexity as the proposed project(s), within San Mateo County
(preferred), the Bay Area, or another county in Northern California within the past fifteen years,
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to be eligible to submit a proposal. Applicants with prior experience building residential projects
in Belmont are encouraged to submit proposals.
Labor and Contract Requirements (Prevailing Wage)
The Project Sites were acquired with former Belmont Redevelopment Agency Low-Mod Set
Aside funds, and are therefore subject to prevailing wage requirements that will be monitored
and enforced by the City. The prime contractor is responsible for compliance of all
subcontractors, including lower tier subcontractors. Prevailing Wage requirements are located
on the State of California’s website at:
http://www.dir.ca.gov/OPRL/statistics_and_databases.html.
Non-Discrimination in Contracts
All approved Projects are subject to the non-discrimination requirements of the California Health
and Safety Code Section 33436, et seq., requiring that nondiscrimination and non-segregation
clauses be included in all deeds and contracts relating to the subject development or property
transactions.
SITE INFORMATION
Site Descriptions
The Project Sites include three individual sites for potential development as affordable housing:
Site A: A single parcel of approximately 8,223 square feet located at the southwest
corner of Hill Street and El Camino Real (900 El Camino Real). This site has an average
slope of just under 9%. This site is within the boundaries of the proposed BVSP.
Site B: Three contiguous parcels comprising a total of approximately 5,102 square
feet at the northwest corner of Hill Street and El Camino Real (868-876, 884, and 898
El Camino Real). The parcels comprising this site are level. This site is within the
boundaries of the proposed BVSP.
Site C: A single parcel of approximately 5,079 square feet at the northwest corner of
Middle Road and El Camino Real (780 El Camino Real). This site has an average slope of
approximately 13%. This site is within the C-3 zoning district.
The successful proposer(s) shall confirm the exact site area(s) by commissioning a survey of the
Project Site(s) during the due diligence phase. All public utilities including water, sewer, natural
gas, and electricity are within proximity to the site. Proposers may contact the Department of
Public Works (DPW) with any questions regarding utility connections.
Development Standards – Belmont Village Specific Plan
While Belmont’s Downtown Specific Plan (DTSP) is the current controlling document prescribing
development requirements for Sites A and B (at Hill Street), the DTSP is being replaced by the
Belmont Village Specific Plan, which is under review. The projects on Site A and B must conform
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to the proposed BVSP; applicants are encouraged to obtain a copy of the draft BVSP and consult
with City Planning staff with any questions about these requirements.
Site Control/Property Disposition
The properties are currently owned by the City of Belmont. The proposer(s) selected by Council
will be invited to begin negotiations with the City and, if successful, enter into an Exclusive
Negotiating Agreement (ENA) with the City. The ENA will allow the selected Developer(s)
reasonable time, with possibility for limited extension of the term under certain circumstances,
to complete its due diligence on the Project Site(s), conduct initial community outreach and
other predevelopment tasks, prepare conceptual designs, and, once the due diligence phase has
ended, apply for planning permits for the project.
Site Condition/Environmental Conditions
Environmental review of the proposed development for compliance with the California
Environmental Quality Act (CEQA) will be completed by the City after a complete planning
application for the project(s) has been submitted by the selected Developer(s), which is not
anticipated to occur until after an ENA has been executed by the City and selected Developer(s).
If federal funding is included in the proposal’s financing plan, the agency providing those federal
funds will be required to complete federal environmental review under the National
Environmental Protection Act (NEPA). Selection of Developer(s) through this RFP does not
constitute “a project” as defined in CEQA. The successful proposer(s) shall complete a Phase I
of the Project Site(s) during the due diligence phase.
Entitlements
The Developer(s) will be responsible for obtaining all necessary entitlements. The City will assist
with the process to the maximum extent possible, recognizing that ultimate decision-making will
be with the City Planning Commission and City Council. During the Exclusive Right to Negotiate,
the City, in consultation with the Developer, will determine and implement the appropriate
CEQA and/or NEPA review for the project.
Value of Land/Appraisal
A new appraisal shall be obtained to reflect current land values. Development proposals shall
include proposed sale (or other proposed possessory interest) amount and terms.
Legal Matters
All legal rights and obligations between the Developer(s), if any, and the City will come into
existence only when a DDA is fully executed by the parties and then approved by the City Council.
Each respondent to this RFP agrees that the preparation of all materials for submittal to the City
and all presentations are at the respondent’s sole cost and expense, and the City shall not, under
any circumstances, be responsible for any costs or expenses incurred by a respondent. In
addition, each respondent agrees that all documentation and materials submitted with a
proposal shall remain the property of the City.
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SUBMISSIONS
Submittal Deadline
In order to receive consideration, Proposals must be received by the City no later than 5:00 p.m.,
Pacific Standard Time on July 31, 2017, at the address listed below.
Submittal Requirements
Three printed copies of the proposal, including any supporting materials, double-sided and each
copy bound separately, with one cover letter with an original signature from a principal or
executive director of proposer must be submitted; these items will not be returned. If proposer
consists of a team of several entities, an authorized representative of each entity shall sign the
cover letter. All application materials must also be submitted electronically.
Proposals that are not received at the designated address by the specified deadline will not be
accepted. The proposal submittal shall reference "Hill Street/Middle Road Affordable Housing
RFP" and the name and address of the submitting organization(s). The City will not provide any
pre-selection information concerning the status of Proposals other than the acknowledgment
that they were received.
Submissions shall include the following:
1.

Statement of Interest: Provide a statement of proposer’s interest in development of the
project; highlights of the proposer’s qualifications; proposer’s understanding of the
objectives of the RFP; and a brief description of project team.

2.

Applicant Qualifications: Provide an organizational chart describing the entities and key
personnel on the proposer’s team; CV’s for lead personnel, and a brief description of similar
projects completed by the team in the past fifteen years.

3.

Development Project Experience: Provide up to five (5) examples that demonstrate
successful affordable housing projects in urban environments. If the Developer intends to
propose a mixed-use development, provide at least two (2) examples of projects that
incorporate residential with retail/commercial uses into the development. Please include
the following information for each past project example:
a) location and photographs;
b) Identify the number of units, the mix of units, the unit sizes, number of square
feet and any customer survey/satisfaction information;
c) Present the total development cost; identify the amount of debt and the amount
of equity used to finance project, and economic return(s) achieved;
d) Identify the key development team members. If any team members are different
from the team being proposed for this project, provide an explanation of why the
new team member(s) were selected; and
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e) Identify any community uses incorporated into the project, or other benefits to
the community at large or the specific neighborhood, which were part of or
resulted from the project.
4.

Project Description: Provide a narrative description of the general development concept
proposed for the selected Project Site or Sites, addressing the details noted in the Project
Objective and Site Description Sections of this RFP, such as unit mix, target clientele,
financing plan, etc. Describe how the proposed concept addresses the objectives listed in
this RFP. Renderings or graphic portrayals of the proposed project and/or preliminary site
plans may be submitted but are not required.

5.

Development Parameters:
a) Unit Size and Tenure – The project may include a range of unit sizes, from studios to
multiple-bedroom units. Proposals shall explain the basis for the proposed mix of unit
sizes in the project and its relationship to the target tenant population described in
the proposal.
b) Affordability Requirements – Proposals that provide a majority of units affordable to
very low and/or extremely low income households are encouraged. All units shall be
affordable to lower-income households (no moderate income permitted). Income
levels are defined using the income limits published by the California Department of
Housing and Community Development (HCD) for extremely low, very low, and low
income households in San Mateo County, as published annually by HCD.
c) Length of Affordability Term – The term affordability will be at least fifty-five (55)
years.
d) Target Tenant Population – Proposals shall describe the target tenant population for
the project, which may include any of the following: general households/families (i.e.,
units not subject to age restrictions), seniors, disabled people, homeless people,
youth aging out of foster care, and/or any other special needs groups. Proposals shall
note if any number of the units will be specifically designed and/or reserved for any
type of special needs tenants. To the extent possible, the Projects should include a
preference for both Belmont residents and employees in accordance with State and
federal laws.

6.

Financial Terms and Assumptions
Terms: Proposals shall specify a proposed purchase price for the land, or propose some
other possessory interest. Proposals will be evaluated not only on price, but also on the
quality of the proposal and the desirability of the public benefits of the proposed
development. If any City funds are contemplated in the proposal’s financing plan, the
applicant must indicate what type of funding is proposed, the amount requested, and
proposed use(s) of such funds (i.e., predevelopment, soft costs, and/or construction).
Applicants must also include a timeline indicating when such funds would be required by
Developer.
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a) Assumptions: The following assumptions should be used when preparing the financial
pro forma, unless alternative funding sources are subject to different and more
restrictive terms.


Construction estimates: Use state prevailing wage requirements and local
wage and/or hiring requirements.



Contingencies: Use at least 15% for hard construction costs and 5% for soft
costs



Operating cash flow projections:
Committee (TCAC) standards



Leverage: it is anticipated that the selected developer will obtain the
majority of financing for development of the project from non-City sources
(leverage). Proposals with higher leverage ratios than other proposals will be
evaluated favorably.



Federal requirements: if the proposed financing plan includes federal
funding sources such as HOME, CDBG, or Section 8, include costs and time
for compliance with all applicable federal requirements (Section 3, Davis
Bacon, URA, NEPA, etc.) in project pro forma and timeline.

use California Tax Credit Allocation

b) Financial Capacity (Pro Forma): Describe the general terms applicant proposes for the
land transfer and the approximate amount and form of any City assistance applicant
deems necessary to finance the project.
Under separate cover, proposers shall submit a pro forma analysis, identifying
anticipated construction costs, operating income, operating expenditures,
capitalization rates, and other relevant information. The pro forma will be treated and
reviewed confidentially and will not become a part of the public record.
7.

Property Management Experience: Provide a list of apartments or other relevant projects
that the company currently manages. Include the project location, number of units, number
of affordable units, number of years under company’s management, name and address of
the property owner and current vacancy rates.

8.

Estimated Project Schedule (Milestones): Proposers shall provide a detailed project
development schedule through completion that contains time and performance
benchmarks. Include all phases of the project, including acquisition, entitlements, design,
construction, marketing, and tenant selection.

9.

Other Items: Include a detailed community outreach plan and proposed tenant selection
plan for the project.
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Public Records
Pursuant to the California Public Records Act, unless otherwise noted, all documents submitted
in response to this RFP will be considered public records and will be made available to the public
upon request. Proposals received may be posted on the city’s website as part of the review
process. Please do not submit any information to the City that you wish to keep confidential.
PROPOSAL EVALUATION AND SELECTION
The Belmont City Council has ultimate responsibility for determining the responsiveness of the
proposals and selecting the preferred Proposer(s), with the assistance of City staff and
consultants, as needed. There is no guarantee that the City will select any of the respondents to
develop the Project and any Proposals shall be submitted at the proposer’s sole risk and cost.
Evaluation Criteria
Staff will evaluate proposals received by the submittal deadline based on the qualifications of
the proposer(s)/applicant(s), how well the proposed project concept(s) addresses the goals and
objectives of this RFP and the City’s Housing Element, Belmont Village Specific Plan, the zoning
ordinance, and other land use and/or policy documents. The staff committee will award points
based on the Scoring Sheet provided at the end of this RFP, as well as on the committee’s
assessment of how well the proposal(s) responds to the criteria below, the goals of this RFP, and
overall positive attributes and expected public benefits of the proposal. The scores issued by the
staff scoring committee shall be advisory to the City Manager, serving as an evaluation tool in
the selection process, but shall not limit the City’s discretion in final selection of a developer(s),
and may not be appealed by the proposers or any other party for any reason.
Selection and Negotiation Process
A staff evaluation committee established by the City Manager for this purpose will review
proposals for completeness and to verify that both the applicant(s) and the proposed project(s)
respond to the requirements of this RFP. Proposals determined to be non-responsive will not be
considered or evaluated. Any proposals deemed ineligible or non-responsive may appeal to the
City Manager for reconsideration at the City Manager’s sole discretion. The City is the sole and
final decision-maker regarding this selection, and it reserves the right to reject any or all
submittals or proposals.
Following Council approval of the ENA, the selected developer(s) will be authorized to work with
City staff to further develop a project proposal, begin the land use entitlement process, conduct
community outreach, and negotiate the DDA. The DDA would establish the preliminary terms
for the sale/other possessory interest (as proposed); loan and regulatory agreements; and other
project prerequisites.
Following Council approval of the DDA, the preferred developer(s) would complete the land use
entitlement process (as needed), finalize its financing of the project, and obtain the City building
permits and other agency approvals. This step is subject to further refinement upon discussion
with the preferred developer.

Page 11 of 12

Limitations/Disclosures
The City, will select a preferred developer(s) based on the responses to the RFP. If negotiations
with the preferred developer do not proceed in a timely or satisfactory manner, an alternative
developer may be selected or the City may reissue the RFP.


Selection of the development team and entering into an ENR in no way obligates the City
to enter into a DDA with the preferred developer. Agreements must be approved by City
Council.



The final selection will be made solely by the City of Belmont. The City of Belmont
reserves the right to request additional information from applicants, reject any and all
submittals, waive any irregularities in the submittal requirements, or cancel, suspend
or amend the provisions of this RFP at any time.

Deadline to Submit:
5:00 P.M. on Monday July 31, 2017
Proposals received after this time will not be considered.
Proposals must be delivered in person or by mail or other delivery service to:

Hill Street/Middle Road Affordable Housing RFP
City of Belmont
Attn: Jennifer Rose, Finance Department
One Twin Pines Lane, Suite 320
Belmont, CA 94002
CITY CONTACTS AND RESOURCES
All questions regarding the RFP must be addressed in writing, addressed as shown below and
"Hill Street/Middle Road Affordable Housing RFP" should appear on all correspondence:
City of Belmont
Finance Department
Attn: Jennifer Rose, Management Analyst
One Twin Pines Lane, Suite 320
Belmont, CA 94002
(650) 595-7453, jrose@belmont.gov
EXHIBITS:
Exhibit A: Project Sites Map

Page 12 of 12

780

Gordon Avenue

Laurel Avenue

Sixth Ave

876, 884, 898 El Camino Real
APNs: 045162070, 045162080, 045162090
Proposed BVSP Land Use:
t
Village Core Active Use Frontage
Overlay
Hill Stree

876
884
898

Old County Road

BVSP

780 El Camino Real
APN: 044222180
Zoning: C3 - Commercial Highway

El Camino Real

ss A

e
v en u

Mi

e
Cypr

d

Road
e
l
d

Hill Street/Middle Road Affordable Housing RFP
Exhibit A: Project Sites Map

900

900 El Camino Real
APN: 045163070
Proposed BVSP Land Use:
Village Core Active Use Frontage Overlay

Belmont

Map
Extent

BSVP

Ralston Avenue
100

200 Feet

E

Scale = 1:5,500

0

