City of Oceanside
Request for Proposals

For Development of a Mixed-Use
Development and Public Parking Facility
In
Downtown Oceanside, California

Contact:
Kathy Baker
Redevelopment Manager
Economic Development & Redevelopment Department
City of Oceanside
300 N. Coast Highway
Oceanside, California 92054
760.435.3547
760.435.3353 fax
kbaker@ci.oceanside.ca.us

EXECUTIVE SUMMARY

Potential Development
Opportunity:

The Redevelopment Agency of the City of
Oceanside (Agency) is seeking proposals from the
development community for development of an
Agency-owned site. The Agency’s goal for the Site
is a minimum 450-space public parking structure,
and 9,000 sq. ft. of retail space. In addition, the Site
presents an opportunity for development of an
undetermined number of residential units.

Location:

On the West side of Cleveland Street, North of
Pierview Way, East of the railroad tracks, and south
of Civic Center.

Property Disposition:

The Redevelopment Agency will consider a variety
of legal and financial arrangements with the
selected development entity. These may include:
long-term lease, conveyance of air rights or
condominium interest(s), and other possible joint
venture arrangements.

Developer Selection
Process:

Proposals Due:

1.
2.
3.
4.

Submittal of Proposal
Evaluation of submittals by Agency panel
Exclusive Negotiations Agreement (ENA)
Disposition and Development Agreement
(DDA)

Sept. 12, 2005
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I.

SITE INFORMATION
A.

Site Description
The site is known as Lot 23, bounded by Cleveland on the east, Pier View Way on the
south, Civic Center Drive on the north, and the railroad tracks to the west. The site is
70,104 sq. ft. in size, 184’ x 381’ rectangle in shape, and is flat. Uses to the north are
residential, to the east are commercial, to the south will be mixed use in the future, and to
the immediate west are railroad tracks that carry the Coaster and the Amtrak. The site is
two blocks east from the beach.

B.

Environmental Conditions
A Phase I Environmental Site Assessment is required. The site is in proximity of the
former Sea Shell Oil site, which has been properly remediated; however, this site may
have been in the path of some contaminants. In addition, the site was once a railroadswitching yard.

C.

Entitlements: California Environmental Quality Act (CEQA), General Plan,
and Zoning
The site is within the City of Oceanside Redevelopment Agency boundary and is covered
by Redevelopment land use codes. Additionally, the site is within the “9 Block Master
Plan” area of the City’s Local Coastal Plan; a document approved by the California
Coastal Commission.
The “9 Block Master Plan” area allows for development of various commercial and
residential uses. The Plan sets a range of height limits, from 45 to 140 feet, for buildings
within this area. The height limit governing the Site is not specifically designated, but
will fall within this range. Residential uses on the Site should be parked on-site at a
minimum ratio of 2.0 spaces per unit.
The environmental review process will depend on the size and bulk of the building in
relation to surrounding development, traffic impacts, proximity to residential
development, and results of the Phase I Site Assessment. The development team should
have an environmental consultant onboard to prepare either the Mitigated Negative
Declaration or Environmental Impact Report. The project will also require a cultural
resource report addressing the potential for historic and pre-historic resources, a Traffic
Report, a Geology Report, and possibly a paleontological monitor. A Regular Coastal
Permit (issued locally) and a development plan will require approval by the
Redevelopment Design Review Committee (RDRC), the Redevelopment Advisory
Committee (RAC), and the Community Development Commission (Commission).
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D.

Contract Requirements for Development
The California Labor Code requires that prevailing wages must be paid to all workers
performing on-site work on a public project. At a minimum, the public portion of the
project will be considered a public works project and will trigger the prevailing wage
requirements set forth in the California Labor Code, Section 1771, et.seq.

II.

GOALS, OBJECTIVES & DEVELOPER RESPONSIBILITIES
A. Agency Goals:
1. Provide a mixed-use development with a minimum 450-space public parking
structure combined with commercial space, as required by the Local Coastal Plan
and the “9 Block Master Plan”, with the potential for development of an
undetermined number of residential units. The retail and residential uses must
provide their own parking, so that the project is self-sufficient in its parking
needs. There has been an expressed desire by the community for a public
restroom. Developer should analyze the possibility of incorporating a restroom
into the project and the financial implications. In addition, the project must be
sensitive to adjacent three-story residential buildings. The Agency desires the
project be consistent with other existing and planned uses in the area.
2. Feature pedestrian-oriented design features at street level.
3. Use of quality materials and sound design principles that work to establish a
connection with the project’s surroundings. The Agency wants the parking
garage to appear as a commercial/residential building.
4. The Agency seeks to replace existing parking in the downtown area and to
provide additional parking as the site permits. Maximizing the number of parking
spaces that are located below grade is highly desirable.
5. The Agency will consider a variety of legal and financial arrangements with the
selected development entity. These may include: long-term lease, conveyance of
air rights or condominium interest(s), and other possible joint venture
arrangements. The Agency seeks to maximize the value of its real property
interest and minimize its cost for the development and operation of the public
parking facility.
B. Design Objectives:
Responses should demonstrate the capacity and track record of the developer and the
architect/urban design teams to deliver a project of high quality design in an urban infill setting. Of particular interest is that the parking garage component blend in with
an urban village residential and mixed-use architecture, and be sensitive to adjacent
three story residential properties.
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C. Developer Responsibilities:
1. Enter into an Exclusive Negotiating Agreement (ENA) with the Commission and
fulfill all of the requirements and time frames of the ENA.
2. Conduct several workshops with community to obtain input from the surrounding
neighborhoods.
3. Meet with City of Oceanside staff as needed.
4. Hire all necessary consultants for all documents and reports necessary for CEQA
approval.
5. Obtain all required entitlements and approvals for the project.
6. Manage the entitlement process to completion, and pay for all permits and fees as
required.
7. Develop grading plans, improvement plans, and building plans for city review and
approval.
8. Enter into a Development Agreement with the Community Development
Commission and fulfill as required.
9. Manage the construction of the site and utilize a project manager.
10. Interact with downtown businesses throughout the construction of the project.
11. At a minimum, finance and pay for construction of the private portions of the
project.
12. The Agency will consider either: (a) advancing funds to cover the pro rata costs
of the parking facility, or (b) paying for the pro rata costs of the parking facility
upon completion.
13. Pay for all required off-site improvements and infrastructure.
14. Construct the parking structure and all related improvements (on and offsite).
15. Develop the site in accordance with all applicable City and Agency land use
approvals.
III.

PROPOSAL SUBMITTAL REQUIREMENTS

At the final phase, it is expected that a developer or developer team will be selected for exclusive
negotiations leading to a DDA with the Agency. The selected developer or developer team will
be required to prepare conceptual plans as part of seeking Agency Board approval of an
Exclusive Negotiation Agreement (“ENA”). The applicant shall provide written responses and
site plans as requested below:
A. A concept description of the proposed project
1. A description of the proposal that is in keeping with the goals of the Agency.
2. A concept site plan for the development of a minimum 450 space-parking
garage, a portion of which may be subterranean. In addition the site plan shall
contain 9,000 sq. ft. of visitor serving commercial space per the City of
Oceanside Local Coastal Plan.
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3. The site plan shall show each floor of the proposed project, including ingress
and egress access. The site plan shall also include delivery space, garbage
areas and electrical transformer locations.
4. The site plan may also include residential housing to the extent that the
residential uses and its required parking can be built within the height
envelope.
5. The applicant should be mindful of the principles of a “Walkable
Community” and assure that the streetscape contains broad sidewalks and an
urban village ambiance.
6. The number of parking spaces, location of visitor serving commercial spaces,
residential uses by size, type and location, architecture, and how the
sensitivity to the adjacent residential uses should be addressed.
B. Development Costs, Revenues and Financing Proposal.
The developer will present the information requested below, i.e., project description,
development costs, revenue projection, etc., in the attached pro forma template.
Inasmuch as the developer assumptions require explanation, please provide a brief
narrative explaining these assumptions.

1. Financial Proposal. The developer shall propose a specific legal and financial
arrangement with the Agency related to the purchase, lease of the land, or
both; development of the public parking component; operational
responsibilities for the public parking component; and ongoing relationships
among the public and private uses proposed for the development. Inasmuch
as the Agency is willing to consider a variety of arrangements, the Agency
strongly encourages respondents to provide a comprehensive response on
these issues. At a minimum, the developer proposal should identify all onetime and ongoing costs and revenues incurred by the Agency. The developer
should identify its specific threshold return requirements by product type.
2. Development Costs and Revenues. The developer should provide a detailed
cost estimate for all components of the project, the costs of building the 9,000
sq. ft. of visitor serving commercial, the rental receipts from said leases, the
costs of building residential units, the size and type of units, whether for sale
or lease, the anticipated sales/lease rates by product type, and the absorption
period. In addition, all of the cost associated with the development including
but not limited to: site improvements, off-site improvements, soft costs, fees
and permits, entitlement costs, consultant costs and any other information
deemed necessary to evaluate the proposal.
3. Development Schedule of the proposed project. Project schedule to address all
phases of the project including acquisition, entitlements, design, construction,
marketing, and tenant selection(s).
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4. Proposals must include an assurance that the developer will sign a guaranteed
completion date agreement as a part of the DDA and identify who will be the
signer of such agreement.

IV.

RFP SELECTION PROCESS
This Request for Proposals represents the second step in the development of the Site. If
the Commission selects a developer, it is expected that an Exclusive Negotiating
Agreement will be negotiated between parties and ultimately a Disposition and
Development Agreement (DDA). All legal rights and obligations between the selected
developer(s), if any, and the Commission will come into existence only when a DDA is
fully executed by the parties and then approved by the Commission. The legal rights and
obligations of each party shall be only those rights and obligations which are set forth in
the DDA and any other documents specifically referred to in that DDA and executed by
the parties. Respondents to this RFP understand that they must provide:
A.

A detailed proposal that includes the Agency’s goals of developing a 450
space parking garage, 9,000 sq. ft. of visitor serving commercial space, and potential
residential units.

B. A detailed financial offer for the development transaction with the Agency.
C. Each respondent to this RFP agrees that the preparation of all materials for submittal
to the Agency and all presentations are at the respondent’s sole cost and expense,
and the Agency shall not, under any circumstances, be responsible for any costs or
expenses incurred by a respondent.
D. In addition, each respondent agrees that all documentation and materials submitted
with a proposal shall remain the property of the Agency.
E. During the course of the review of the proposals, m embers of the City’s Technical
Review team will contact references and industry sources, investigate previous
projects and current commitments, interview some or all of the development team
members, and take any other information into account in their evaluation of the
responses. The Agency reserves the right to request clarification or additional
information from respondents and to request that respondents make themselves
available for meetings and presentations as required. Respondents are responsible
for any costs or expenses incurred by any additional requests or requested
information.
V.

EVALUATION CRITERIA FOR PROPOSALS
The City of Oceanside Redevelopment Agency will conduct the selection process and
make a recommendation to the Community Development Commission. The Commission
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is the sole and final decision-maker regarding this selection and it reserves the right to
reject any or all submittals or proposals.
Final selection of a developer(s) will be based upon how they responded to the following
(which are in no particular order of importance):
A. Understanding of the Goals of the Redevelopment Agency
B. Site Plan
1. Maximization of parking while maintaining a quality architectural design.
2. Ability to meet the needs of the Local Coastal Plan with regard to the visitor
serving commercial space.
3. Sensitivity to adjacent residential uses.
4. Operational efficiency of the uses.
5. Ingress and egress to the facility that facilitates smooth flow of traffic
6. Project innovation and creativity.
7. Meeting all City, Agency, and Coastal requirements
C. Experience of the development “team” in successfully completing similar projects in
an urban setting.*
D. Experience with other Agencies, Community, and Neighborhood groups.*
E. Experience of the developer(s)/team in marketing and absorbing the visitor serving
retail space.*
F. Committed interest from retailer tenants.*
G. Net cost or revenue impacts to the Agency from the proposed transaction.
H. Projected returns to the Agency in the form of parking revenues, lease revenue, and
other sources of income.
I. Timeliness of previous construction projects.*
J. Ability of the developer to obtain debt and equity financing.*
K. The overall quality of the project.
L. The level of responsiveness to the requirements of the RFP.
M. Best value to the Agency.
*Developer shall provide current names and phone numbers of references for these areas.
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VI.

SUBMITTAL DEADLINE FOR PROPOSALS
Proposals must be received at the City of Oceanside, 300 North Coast Highway,
Oceanside, CA 92054 no later than Sept. 12, 2005 4:00 p.m.

All responses must be addressed to the attention of Kathy Baker and marked on the
outside “Request for Proposals: Lot 23.” Submittals that are not received at the
designated addresses on or before the specified deadline will not be accepted unless the
delivery deadline is waived by the Agency at its sole discretion.
VII.

SPECIAL CONDITIONS
This RFP does not commit the CDC to procure or award a contract for the scope of work
described herein.
All information submitted in response to this RFP shall become the property of the CDC,
and as such, may be used by the CDC in any manner.
The CDC has sole discretion and reserves the right to reject any and all responses
received with respect to this RFP and to cancel the RFP at any time prior to entering into
a formal agreement. The CDC reserves the right to reasonably request additional
information or clarification of information provided in the Response without changing
the terms of the RFP.
The CDC reserves the right to waive any technicalities or irregularities in any proposal.
Development teams acknowledge and agree that the CDC will not be liable for any costs,
expenses, losses, damages (including damages for loss of anticipated profit), or liabilities
incurred by the development team or any member thereof as a result of, or arising out of,
submitting a proposal, negotiating changes to such proposal, or due to the CDC’s
acceptance or non-acceptance of the proposal.
The CDC shall provide the release of all public information concerning the project,
including selection announcements and contract awards. Those desiring to release
information to the public must receive prior written approval from the CDC’s authorized
representative.
Neither the CDC nor any of its officers, agents, consultants, or employees shall be
responsible for the accuracy of any information provided as part of this RFP. All
respondents are encouraged to independently verify the accuracy of any information
provided. The use of any of this information in the preparation of a Response to the RFP
is at the sole risk of the respondent.
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Any Response to this RFP, and any follow-up written requests for information, will
remain in effect for a minimum of 180 days after the date of submission.
The respondent will not collude in any manner or engage in any practices with any other
respondent(s), which may restrict or eliminate competition or otherwise restrain trade.
Violation of this instruction will cause the CDC to reject the respondent’s submittal. This
prohibition is not intended to preclude joint ventures or subcontracts.
All Responses submitted must be the original work product of the respondent. The
copying, paraphrasing, or other use of substantial portions of the work product of another
respondent is not permitted. Failure to adhere to this instruction will cause the CDC to
reject the Response.
VIII. SCHEDULE
The approximate schedule for selection of a Developer Team is as follows:

Community Workshop

July 13, 2005

RFP responses due

Sept. 12, 2005

Technical Team Review/Public Input

Sept./Oct 2005

Selection of Developer

Nov./Dec. 2005
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