SANTA CLARA COUNTY CIVIC CENTER CAMPUS

REQUEST FOR STATEMENT OF QUALIFICATIONS FOR:
Developer to Assist with Master Planning,
Pre-Development and Property Development
CONTACT:

David Barry, Senior Facilities Architect
Facilities and Fleet Department, Capital Programs Division
(408) 993-4645
david.barry@faf.sccgov.org

REQUEST FOR QUALIFICATIONS
SANTA CLARA COUNTY CIVIC CENTER CAMPUS
The Offering
On December 4, 2012, the Santa Clara County Board of Supervisors approved Ordinance NS300.854 authorizing the possible lease, sale, joint development or other disposition, through the
surplusing of County-owned property, where applicable, and the issuance of requests for
proposals or competitive bidding in a manner prescribed by the Board of Supervisors, of
approximately 55 acres (or portions thereof) of County-owned real property in the Civic Center
for purposes of public, residential, commercial, industrial and/or cultural use or development.
Development Opportunity
 Large contiguous parcels of land in the Silicon Valley
 Proximity to regional access: freeways, Mineta San Jose Airport, VTA station
 Freeway identity and close to major regional amenities
 City of San Jose willingness to consider rezoning
 Former 10 acre San Jose City Hall property is included
Constraints
 Need for land use entitlements
 Historical considerations
 Physical and environmental constraints
 County facilities must be integrated and allow for future growth
 Army encumbrances with Federal Department of Defense restrictions on use of the
former Private George L. Richey U.S. Army Reserve site. The property is in the process
of transfer to the County at no cost for reuse by the Office of the Sheriff and Emergency
Management as a Regional Law Enforcement Training and First Responder Readiness
Center.
Developer Qualifications
The County seeks a developer or organization that has demonstrated the following, including
the ability to assemble a team of professionals:






Successful development of complex sites in an urban setting, including the “campus
concept” of development for emerging and existing Silicon Valley industries;
A history of actively engaging the community;
Expertise in obtaining local entitlements;
Experience working with buildings eligible for listing in the National Register of Historic
Places; and
Experience in the design and programming of governmental complexes

The successful developer will create a compelling vision that is a benefit to the community, the
City of San Jose, the County, and the business communities that may be operated, served or
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housed on the Public-Private Campus. The County is open to entertaining any number of
development proposals, including the former San Jose City Hall site, subject to compliance with
historic resource laws, the California Environmental Quality Act, and any other federal, state, or
local laws or regulations. With regard to the former San Jose City Hall site, the County seeks
proposals that would allow the County to understand options for adaptive reuse, in addition to
whatever other proposals and development alternatives may be put forward.
Desired Development Products
The County is soliciting proposals from entities interested in:





Establishing a long-term site development plan: integrating both public facilities and
private development on its Civic Center Campus;
Assisting the County in achieving the highest and best use;
Maximizing the value of the County’s real property assets; and
Aiding the County in making choices regarding appropriate treatment of the former San
Jose City Hall.

The County expects that the successful developer will be capable and has the experience and
expertise to achieve approvals as early as possible. The desired deliverables are:


Phase 1: Preparation of flexible, market-driven, mixed use master plan that would
identify the proposed land uses, location of those land uses, intensity and density of
development and development standards. The key is to create a master plan that
attracts users and developers as soon as parcels can be made available. The product of
this effort would constitute a Project for CEQA purposes. This phase includes certifying
the EIR, adopting General Plan Amendment, Zone change, and potentially a
Development Agreement with the City of San Jose. (See Attachment C for additional
information.)



Phase 2: High level site development phasing plan and financing plan addressing
demolition, clean-up, infrastructure costs, and County facilities, including a specific site
development plan for the former San Jose City Hall property.



Phase 3: Conveyance of property for near term development.

The County is open to entertaining any other form or complexity of development, including but
not limited to, proposals that take on the scope of a campus concept that integrates
sustainability, health & wellness, access to transportation and housing into the design. Campus
concept designs often consider space (and the configuration and organization of it) as a tool for
achieving: (1) collaboration, (2) social interaction, (3) learning and (4) focus in the
work/live/travel environment.
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In the RFP responses that the County will invite after selection of developers in the RFQ stage,
the County will look to the selected developers to propose an entitlement strategy and
transaction structures demonstrating to the County the risk adjusted returns it would achieve
under various scenarios. As this process progresses, the County will want to receive proposals
that encompass all three Phases listed above.
For Phase 1, the County seeks a proposal in which the successful developer spends the
necessary funds without any County funds or, alternatively, a proposal that the County funds all
or a portion of the technical studies for Phase 1. The County recognizes that capital resources
are needed to fund entitlement costs and to create value. The County desires for the successful
developer to demonstrate to the County what would be the County’s optimum return on its
investment and its assets. For example, is the County’s return higher with the County investing
funds necessary to create developable sites or with the private sector investing those funds?
The selected developer will set out:


how fair market value would be determined,



method for County to participate in appreciation of value with entitlements and passing
of time, and



how consideration to the developer might be structured, such as, entitlement
management fee versus right of first offer, entitlement incentive fee, and similar other
issues.
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Summary of Existing Conditions, Location and Size
With the acquisition of the former San Jose City Hall site, Santa Clara County has a new
opportunity to re-evaluate the Civic Center Campus and its relationship with the communities it
serves. The County’s parcels encompass 55 acres and include County operations,
administration, judicial and correctional uses. Over half the building stock is more than 40 years
old, and many of those buildings require upgrades. The County also is on track to acquire a no
cost Public Benefit Conveyance of the former Private George L. Richey U. S. Army Reserve site
from the Federal Department of Defense. The property is to be used by the Office of the Sheriff
and Emergency Management as an administrative headquarters and Regional Law
Enforcement Training and First Responder Readiness Center.
Despite some of the Civic Center site’s constraints, the size of the site and its proximity to
downtown San Jose, shopping, and access to transit provides a good opportunity for the County
to create a new, sustainable master plan that can reshape the function and feel of the Civic
Center as well as the local neighborhood.
At completion, the County desires that total civic center governmental office space (CCOB) to
be in the range of 600,000 to 1,175,000 square feet, including retention of existing essential
operations and parking. However, the County is open to entertaining any and all concepts for
how, where, and in what form this County space need would be realized.
The principal private sector development opportunities are in the area bounded by North First,
West Mission Street, North San Pedro Street, and West Younger Avenue. Occupying a portion
of this area are the CCOB-East (1972), the CCOB-West Wing (1958), the former San Jose City
Hall and Annex, and a County Health Building. See Maps 4, 5 and 6 on the Santa Clara County
Civic Center potential sites, building information, and parking.
The County worked with its consultants to develop preliminary highest and best use and
massing studies. These documents can be found on the County web site at
www.sccgov.org/civiccenter.
City of San Jose General Plan and Zoning
The Civic Center is currently designated Public/Quasi Public and zoned R-1-8 (8 single family
dwelling units per acre). Representatives from the County have already met with the City of San
Jose to discuss potential development of the site and entitlement processes.
The selected developer will be responsible for securing any new entitlements required by the
City of San Jose Planning Code and for payment of development fees, unless determined
otherwise by the County.
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Selection Process and Potential Transaction Structure
The County will establish a short list of developers based on responses to this RFQ. The short
listed developers will be sent a Request for Proposals (RFP). The County will select the
developer who provides the best value and vision based on the criteria set out in the RFP.
The County desires to retain ownership and would ground lease the property in a manner that
will allow financing for the proposed property reuse. However, the County is open to proposals
for other forms of transactional relationships. There is no one pre-determined transactional
structure.
The County will maintain ownership and maintain responsibility for the property until close. The
developer would be responsible for all of its own costs of negotiation, community support,
entitlement and CEQA compliance and all other acquisition and development costs. Also, the
selected developer will be required to make payments as described below.
Earnest Money Deposits and Payments
Each RFQ respondent must include with its submittal an earnest money deposit in the amount
of ten thousand dollars ($10,000), payable to the County in the form of a cashier’s or certified
check. Responses submitted without the earnest money deposit will be deemed nonresponsive. Short listed developers to the RFP will be required to add fifteen thousand dollars
($15,000) to their deposit (for a total of $25,000). Upon selection for exclusive negotiations, a
Respondent will be required to increase its earnest money deposit by seventy-five thousand
dollars ($75,000) for a total of $100,000.
The earnest money cashier check deposits will be held until the County has authorized
exclusive negotiations with a Respondent, after which the County will deposit the earnest
money deposit of the selected Respondent.
Earnest money deposits will be refunded, without interest, to each Respondent not selected for
exclusive negotiations. The earnest money deposit of the Respondent selected for exclusive
negotiations will be non-refundable, whether or not exclusive negotiations result in a
Development Agreement.
The selected Respondent will also be required to make a Development Agreement payment to
be negotiated during the exclusive negotiation period.
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Developer Obligations
The County and the selected developer will enter into an Exclusive Negotiating Agreement
(ENA) to finalize business terms and developer obligations. Final business terms and developer
obligations will be based on minimum terms agreed to by the developer in response to the RFP.
Final business terms and developer obligations will be incorporated into a Development
Agreement (DA) that will supersede the ENA as the governing document for the transaction. For
illustrative purposes only, the following is an outline of a possible structure of developer
obligations.
Possible Structure of Developer Obligations (For Illustration Only)
Phase 1 – Entitlements,
 Developer manages the entitlement process as directed by County
including CEQA:
 Prepare master plan and specific plan for site as directed and
Developer advises County but
approved by County
the County makes all
 Prepare business plan to achieve entitlements from City of San
decisions.
Jose
 Create site development program and financing plan as directed
and approved by County
 Coordinate CEQA process as directed and approved by County
 Negotiate with City of Jose, as necessary
 Prepare tentative parcel maps
 Prepare development agreement with City as directed and
approved by County
 Manage all consultants
Phase 2 – Site Development
Program:
County no longer controls all
day to day activities; developer
does, excluding those
responsibilities that the County
determines shall remain with
the County.












Prepare site development plans
Manage all consultants and contractors
Update site development plan
Update site development finance plan
Solicit Contractor Bids
Negotiate GMAX contract(s)
Secure site development financing
Oversee/manage construction
Developer has overrun risk
Site development plan schedule to be negotiated

Phase 3 – Disposition:
Development performed under
agreed upon transactional
structure. County no longer
controls day to day activities,
excluding those responsibilities
that the County determines
shall remain with the County.





Identify tenants or users for sites
Development schedule to be negotiated
Development parameters and use restrictions to be negotiated
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Submittal Milestones
RFQ issued
Pre Submittal Conference: 9:30 to 10:30; 70 West Hedding, San Jose;
Lower Conference Room; See project website for details
RFQ submittals due
Short List
RFP Issued

4/29/13
5/15/13
7/19/13
Aug/Sept
September

RFQ Submittal Requirements
The County requests that developers provide the following:
1. A cover letter of interest, up to five pages maximum that encompasses the following:
 Identifies a concept proposal (written, not graphic) that demonstrates a compelling
vision for the community, the City of San Jose, and the County;
 Describes proposed land use, including parking; and whether existing buildings or
structures will be retained.
 Provides a strategy to engage the local community;
 Includes an entitlement strategy;
 Provides a real estate strategy for transaction in terms of consideration to developer
for successful entitlement process, funding of site development plan, and options on
structure of land conveyance to developer (ground lease or other proposed
structure).
 Outlines financing method options.
 Describes the technical team
2. Response to Selection Criteria (Attachment A);
3. Statement of Qualifications describing firm and staff composition (Attachment B);
RFQ Submittal Process
1. The Statement of Qualifications must be received no later than 3 PM on
Friday July 19, 2013 in order to be considered. Submittals should be sent in an
electronic form (a PDF format) on a CD to:
County of Santa Clara
Facilities and Fleet Department, Capital Programs Division
2310 North First Street, 2nd Floor Suite 200
San Jose, CA 95131-1011
Attn: David Barry, Senior Facilities Architect
Email address: david.barry@faf.sccgov.org
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2. For general questions, please call David Barry, Senior Facilities Architect, at
(408) 993-4645.
3. The County will conduct a screening of all submittals. The screening will identify the
respondents who, at the County's sole discretion, best meet the selection criteria and the
County's needs. The County reserves the right to reject any or all submittals, to change
or add to the screening criteria at any time during the screening process, and to change
the preliminary schedule if appropriate.
4. After a review of submittals from all interested candidates, all candidates will be ranked.
The highest ranked candidates will be invited to provide detailed information in response
to the RFP.
5. The County assumes no obligations, responsibilities or liabilities to reimburse any or all
of the costs incurred by parties considering a response to and/or responding to this
RFQ/P. All of such costs shall be borne solely by each Developer and its team. This
RFQ/P does not commit the County to award, nor does it commit the County to pay any
cost or expense incurred in the submission of any bid, or in making necessary studies or
designs for the preparation thereof, nor procure or contract for services or supplies.
Further, no reimbursable cost may be incurred in anticipation of an award.
6. This RFQ/P and the selection process shall in no way be deemed to create a binding
contract or agreement of any kind between the County of Santa Clara and any
respondent submitting a proposal, nor shall any information herein be construed as a
representation or warranty on behalf of the County or as a statement on which the
respondent may justifiably rely in executing a final agreement or creating a relationship.
The legal rights and obligations of each party shall at that time be only those rights and
obligations which are set forth in a written agreement executed by authorized
representatives of the County and approved by the Board of Supervisors.
7. County of Santa Clara officials are subject to several legal and policy limitations
regarding receipt of gifts from persons, firms or corporations either engaged in business
with the County of Santa Clara or proposing to do business with the County of Santa
Clara. The offering of any gift may be grounds for disqualification. To avoid even the
appearance of impropriety, respondents submitting a proposal shall not offer any gifts or
souvenirs, even of minimal value, to County of Santa Clara officers, employees or
advisors.
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8. The County reserves the right to do the following at any time:


Cancel, withdraw, postpone or extend this RFQ or the subsequent RFP in whole or
in part at any time prior to execution of a transaction by the County without the
County incurring any obligations or liabilities. Reject any or all bid(s), without
indicating any reason for such rejection.



Waive or correct any minor or inadvertent defect, irregularity or technical error in a
bid, in the RFQ/P, or the RFQ/P process, or as part of any subsequent contract
negotiation.



Request that a respondent supplement or modify all or certain aspects of their bid or
other documents or materials submitted.



In County’s sole and absolute discretion, with or without reason, terminate the
RFQ/P, and/or at its option, issue a new RFQ/P without liability or obligation of the
County.



Modify the selection process, the specifications or requirements, or the contents or
format of the bids, the RFP or the RFP process.



Extend a deadline specified in this RFQ/P, including deadlines for accepting bids.



Negotiate with any or none of the respondents.



Modify in the final agreement any terms and/or conditions described in this RFQ/P.



Terminate failed negotiations with a respondent without the County incurring liability,
and negotiate with other Respondents.



Disqualify any respondent on the basis of a real or apparent conflict of interest, or
evidence of collusion that is disclosed by the bid or other data available to the
County.



Eliminate, reject, or disqualify a bid of any respondent who fails to submit a
responsive bid as determined solely by the County in is absolute discretion

9. Neither your organization nor any of your representatives shall have any claims
whatsoever against the County or any of its respective officials, agents, or employees
arising out of or relating to a bid, County’s selection of a bid, this RFQ/P or these RFQ/P
procedures.
10. The California Public Records Act limits the County's ability to withhold qualification and
proposal data. If a submittal contains any trade secrets that a Developer does not want
disclosed to the public or used by the County for any purpose other than evaluation of
the Developer's eligibility, each sheet of such information must be marked with the
designation "Confidential." The County agrees that if a "Public Records Act" request is
made for disclosure of data so classified, it will notify the submitter of such data so that
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the submitter will have an opportunity to legally challenge the County’s obligation to
disclose such information. If the Developer fails to successfully obtain a court order
preventing or prohibiting such discloser within the time required for response to the
CPRA request (normally 10 days from the date the CPRA request is made to the
County), then the County will have no obligation, liability or responsibility for withholding
such information and shall produce it in response to the CRPA request.
RFQ Attachments












Attachment A: Selection Criteria
Attachment B: Statement of Qualifications
Attachment C: Land Use Considerations
Attachment D: RFP Submittal Process
Map 1: Bay Area Context Map
Map 2: Santa Clara Valley Context Map
Map 3: Santa Clara County Civic Center – Master Plan Area
Map 4: Santa Clara County Civic Center – Potential Sites
Map 5: Santa Clara County Civic Center – Building Information
Map 6: Santa Clara County Civic Center – Parking
Map 7: Santa Clara VTA Light Rail Map
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Attachment A: Selection Criteria
1. Development Background: please submit the following for prime developer and any key
partners to the extent identified at this time: company name, legal status, company or
corporation number, company address, full names of company officers, addresses, and
brief biographical summaries.
2. Entitlement Experience: Respondent must have at least ten (10) years of relevant
experience entitling, developing, and completing large scale, in-fill projects with a
particular emphasis on (1) the “Urban Village” concept and (2) the “campus concept” of
development for emerging and existing Silicon Valley industries. At least one project
must be comparable in size and scope to this project.
3. Community Relations Experience: Respondent must have the ability to establish
effective working relationships with the City of San Jose, other governmental agencies,
and concerned citizens. Respondent must also have successfully completed projects
with particular emphasis and knowledge of the planning and entitlement process in the
Bay Area at a municipal level. Experience working with buildings eligible for listing in the
National Register of Historic Places is also highly desirable. Please provide a description
of past projects involving: (1) significant public participation, including workshops and
community/industry interaction or concept development meetings and (2) public/private
partnerships.
4. Key Personnel: Respondents must identify the management team and structure and
who will be the day-to-day manager with authority to make decisions and adequate
availability to perform projects, make and implement changes and scope out additional
needs and objectives.
5. Control Cost and Schedule: Experience in controlling costs and delivering on time.
6. References. In addition to the project experience, please provide three references,
including at least two (2) public agencies.
7. Financial Capability to Execute the Project. In the RFP responses that the County will
invite after selection of developers in the RFQ stage, the County will look to the selected
developers to provide evidence of financial strength.
8. Proposed Schedule: Identify a clear Scope of Work that includes, at a minimum, the
identification of Key Project Milestones.
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Attachment B: Statement of Qualifications
Firm Name:
Local Business Address:
Year Firm Established
Telephone:

Email:

Type of Organization: (Check one)

 Sole Proprietorship

 Partnership

 Corporation

 Joint Venture

If a corporation, provide the names of the corporate officer(s) responsible.
NAME
A.
B.
C.

POSITION

Number of employees (average of past 5 years): ______

By:___________________________________________________________________
(Signature)
(Print Name)
Position: ____________________________Date: _____________________________
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Attachment C: Land Use Considerations
Each respondent accepts and understands that any development process and development
plan may necessarily involve any or all of the following:










overall project management,
land use consultation, restrictions and other considerations,
existing government uses or other property encumbrances or entitlement constraints
(including easements or contractual restrictions tied to buildings or property),
economic/market analyses,
intra-agency and inter-agency coordination, consultation or approvals,
environmental assessment, analysis, feasibility, review and compliance,
acquisition of needed land use entitlements,
County budget and funding constraints or resource opportunities, and
compliance with the California Public Contracts Code, where it is or if it applicable.

Some land use and environmental considerations that may impact any development process or
plans may include but are not limited to:












Infrastructure constraints
Drainage and flooding
Cultural resources
Vegetation and wildlife
Hazardous materials
Traffic and circulation
Public services and utilities
Geology and soil conditions
Noise
Historical considerations
Programming of governmental complex

Some preliminary evaluations and studies that may be needed include, but are not limited to:







Examination of rents and vacancies in the local market for transit oriented residential or
commercial development
Research of competing new development projects in the development pipeline.
Estimating local demand for retail, restaurant, service and other commercial uses.
Consideration of other income producing uses (i.e., office, hotel, research center,
cleantech, etc.).
Based upon per square foot unit cost, estimation of the cost of constructing buildings
and improvements.
Understanding the inventory public amenities (plaza, pocket parks, etc.) and their cost
(including cost of replacement or relocation)
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Analyzing the parking replacement cost for each alternative.
Estimating land lease revenue from the development, including net present values of
projected cash flows.
Evaluating construction scheduling and development risks.
Charting a realistic timeline for completion of all critical path milestones and milestones
for successful implementation of civic center development (starting with the planning
stage and ending with initiation of construction).

The County’s expectation is that these evaluations and studies shall be performed by the
Developer and subject to approval by County.
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Attachment D: RFP Submittal Process
Following review of RFQ submittals, the County will provide shortlisted teams with a Request for
Proposal (RFP). Each team will be asked to submit the following:


A conceptual site plan showing layout of proposed project and if any proposed phasing;



Detailed description of the development concept with specifics as to size and type of
project in total;



Conceptual budget of the entitlement process and anticipated timeline:
a. Master Plan Land Use Plan concept approved by County
b. Submittal of Specific Plan, General Plan Amendment and Draft EIR
c. City approval of Specific Plan, GPA, Zoning, EIR,
d. City approval of Development Agreement (if necessary)



Detail on the transactional structure in terms of consideration to developer for successful
entitlement process, funding of site development plan, and options on structure of land
conveyance to developer (ground lease or other proposed structure).



Demonstrate to County what would be County’s optimum return on its investment and its
assets. For example, is the County’s return higher with the County investing funds
necessary to create developable sites or with the private sector investing those funds?
The County seeks to understand how fair market value would be determined, method of
County to participate in appreciation of value with entitlements and passing of time and
how consideration to the developer might be structured, such as, entitlement
management fee versus right of first offer, entitlement incentive fee, and similar other
issues.



A clear statement of conditions when County would receive payments (and timeline
estimate).

The County will evaluate the responses to the RFP based on each respondent’s detailed
proposal, economic assumptions, and the overall contributions to meeting the goals for the
property.
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Map 5: Santa Clara County Civic Center
Building Information
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Map 6: Santa Clara County Civic Center
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Map 7: Santa Clara VTA Light Rail Map

