Phone: 626.308.2800
Fax: 626.458.2830
City Hall: 425 South Mission Drive, San Gabriel, California
Mail: P.O. Box 130, San Gabriel, California 91778-0130
Web: SanGabrielCity.com

September 24, 2018

Request for Proposals
Mission District
Comprehensive Economic Analysis and Market Study
1

Introduction
1.1
Summary of request
The City of San Gabriel seeks a qualified consulting firm with expertise in the area
of commercial real estate development and analyzing the economic feasibility of
development scenarios. Consulting firms are invited to submit a proposal to
conduct a comprehensive economic analysis and market study for the Mission
District. Of particular importance, is Mission Drive, generally bounded by Broadway
on the north and Mission Road on the south. The City is looking for a study that
will provide a macro analysis of the district and provide recommendations on
future development potential and economic viability. Further, the City desires the
study to provide detailed recommendations on the highest and best use for
parcels, both privately held and owned by the City, as well as provide specific
development scenarios for the Mission District. Proposals should be submitted in
accordance with the requirements of this solicitation, which are contained herein.
1.2

Purpose
Creating a thriving business district in the City’s historic Mission District is a San
Gabriel City Council priority. The purpose of the study is to identify and evaluate
current and future commercial development opportunities, in order to help the
City to prioritize potential development opportunities. Potential developers
interested in investing in the Mission District will benefit from the data, as
development scenarios will provide valuable insight on whether a potential project
will sustain future market conditions. Moreover, the City will benefit from knowing
how to capitalize on the existing cultural assets such as the Mission Playhouse and
San Gabriel Mission. The recommendations in the study shall serve to encourage
new investment and help stimulate the area.

1.3

Long-term Vision for the Area
The long-term vision for the Mission District is to create a more economically
vibrant, arts and entertainment destination without losing the historic charm.
Further, it is the City’s desire to create a well-balanced downtown where thriving
commercial businesses complement the cultural institutions and historic nature of
area.

Page 1 of 6

1.4

Background
San Gabriel, 10 miles northeast of Los Angeles, is the birthplace of the Los Angeles
region and the site of the historic Mission San Gabriel Archangel (1771). San Gabriel
is a place of unique homes and neighborhoods. The community has substantial
commercial land and possesses a rich, diverse demographic base. Strong municipal
services and specialized programs, such as the award-winning community
engagement programs and business friendly practices, distinguish San Gabriel as
one of the region’s leading communities in which to live and work.
As the birthplace of the Los Angeles region, the Mission District is an iconic area in
Southern California. The district includes many valuable cultural and regional
institutions including the San Gabriel Mission Archangel, San Gabriel Mission
Playhouse, the City’s historic theater, the City’s Community Recreation Center and
Adult Recreation Center, including the Grapevine Arbor, and the San Gabriel Valley
Medical Center, among others. Additionally, the City owns a variety of assets
ranging from a Park and Ride lot at Mission Drive and Broadway to office and
warehouse space on McGroarty Street.
In July 2004, the San Gabriel City Council adopted the Mission District Specific Plan
that identified key opportunity sites, both City-owned and privately held, within
the district. To date, these sites have not been fully capitalized and remain
underutilized. The City made several aesthetic and infrastructure improvements to
the Mission District; however, since the adoption of the Specific Plan, private
development has been minimal.
1.4.1

1.4.2

2

City Owned Assets Map, Attachment A
 Community Services Building
 Park and Ride Lot
 The Mission Playhouse and Parking Lot
 Recreation Center and Padillo Room
 The Grapevine Park
 Lunas
 McGroarty Sites
 City Hall and parking lot
Other Key Mission District Sites, Attachment B
 Maya Lodge Masonic Building
 San Gabriel Mission Basketball Courts
 The Hayes House, San Gabriel Historical Association Museum, and the
Old Jail

Planning and Other City Information
Community Development staff will provide the selected consulting firm the necessary
planning documents such as the current allowable land use information/zoning per the
Mission District Specific Plan (MDSP) and links to the MDSP and General Plan. Additionally,
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staff will provide appraisal reports on various key sites in the Mission District conducted in
April 2018. Staff will further provide information on development activity in the vicinity of
the Mission District. In June 2018, staff presented to City Council a comprehensive Mission
District programming opportunities list, which identifies ideas for stimulating the district.
The City desires the selected consulting firm to review the list and provide input, as
appropriate, Attachment C.
3

Scope of Work
The successful firm will provide a study that encompasses the following as outlined in 3.1.
Should the recommended development scenarios not be consistent with the current
Mission District Specific Plan, firm shall include recommend changes to the specific plan,
if consistent with the vision and goals for the Mission District and City Council priorities.
There is no guaranteed level of work implied in this request for proposals.
3.1
What We Need
3.1.1 Analysis of current economic factors and market conditions
3.1.2 Future development and financial potential
3.1.3 Highest and best use for individual parcels
3.1.4 Property acquisition options
3.1.5 Housing development options
3.1.6 Parking options
3.1.7 Incentive options
3.1.8 Alternative financing options and strategies
3.1.9 Arts and entertainment district strategies
3.1.10 Programming options
3.1.11 Deliverables
 Community/Stakeholder meetings & presentations (min. of twocommunity and City Council)
 Draft study
 Final Study (detailed report in easy to read language, jargon-free)
 PowerPoint presentation
 Conceptual maps, schematics, renderings, etc., if available
3.2
What We Do NOT Need
3.2.1 Growth trend analysis from past years
3.2.2 Workforce development strategies

4

Firm Qualifications
San Gabriel seeks the following firm qualifications:
4.1
Education, experience and background in the following disciplines:
 Commercial real estate
 Public asset management
 Real estate valuations
 Public policy
 Financial pro formas/Economics
 Public private partnerships (P3)
 Market analysis
 Sustainable development
 Land use
 Urban design
 Economic development strategies
 Historic preservation
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5

4.2

Demonstrated success in recent similar projects, including delivery of work
products at an appropriate level of detail, on schedule and within the approved
budget.

4.3

Adequacy of the consultant’s staff to perform the work, including sufficient
depth of staff to ensure completion in the event the assigned principals or
project managers are unable to perform their duties. Quick turnarounds of work
products are desired.

4.4

Approach or method(s) proposed by the consultant for the work required; the
primary elements of the work shall be identified, including a schedule and/or
timetable.

4.5

Effective written reports in plain English that are jargon-free and
understandable. Design and graphic capability to produce attractive and userfriendly marketing materials, if necessary, is desirable.

4.6

Outstanding communication and work skills, including the ability to work in a
team environment within a public atmosphere that is demanding. An easygoing
and efficient personal style will be a desirable trait for firm selected.

4.7

Ability of the consultant to provide new and innovative approaches to
familiar tasks in a compressed timeframe.

4.8

Solid working knowledge of the community, its culture, processes and
institutions, or the ability to obtain such knowledge.

4.9

Documentation of errors and omissions insurance, other insurance as required
by City policy, and equal employment opportunity as required by law.

Evaluation and Selection Process
5.1
Proposal Review
Candidates and firms will be evaluated by a team of Community Development
Department personnel. The best qualified firms or individuals may be invited to
participate in an interview.
5.2

Interview
The Community Development Director, Economic Development Manager and
other City representatives may interview qualified firms. Each firm will be given an
hour, with the first 15 minutes allocated for a brief presentation by the firm.
Examples of recent similar projects are encouraged. We are looking for a firm with
a successful track record and work well with the business and residential
community, staff, Council and Commission members.
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6

5.3

Selection Process
The individual or firm found most qualified may be recommended to the City
Council for consideration of contract approval. Nothing in this request for
proposals implies a contractual obligation to hire any firm. Once selected, the firm
may be invited to meet with City staff and City Council Members to ensure
expectations regarding the analysis and process is understood by both parties (City
and firm).

5.4

Other
Selected individual or firm must acquire a San Gabriel Business License and comply
with the City’s Purchasing Standards.

5.5

Tentative Timeline
 Date of RFP release
 RFP Q & A
 Deadline for submittals
 Notification of interviews, if necessary
 Interviews
 Notification of selection
 City Council Contract Approval
 Contract Execution

September 24, 2018
October 1, 2018
October 26, 2018
November 2, 2018
Week of November 5th
November 16, 2018
December 4 or 18, 2018
By December 31, 2018

Submittal Requirements
6.1
Contact information: submit primary contact information, including name,
address, email and other means of reaching the firm.
6.2

Firm profile, including size of organization, functions and capabilities, and firm
philosophy

6.3

Relevant experience and skills: focusing on specific needs identified in this
proposal

6.4

Project approach, where applicable, including an outline of how study will be
conducted

6.5

Resumes of key firm personnel demonstrating experience and capabilities in the
subject areas requested

6.6

References, include a minimum of three references in RFP package

6.7

Submit a minimum of four hard copies of the proposal and one electronic copy

6.8

Breakdown of cost including hourly rates (Project budget not to exceed $75,000)
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6.9

Additional submission requirements (i.e., insurance)

6.10

Please submit proposals by October 26, 2018 to:

Angelica Frausto-Lupo
Economic Development Manager
City of San Gabriel
425 South Mission Drive
San Gabriel, California 91776
afraustolupo@sgch.org
Should you have any questions, please contact Angelica Frausto-Lupo at
(626) 308-2826, ext. 222 or via email at afraustolupo@sgch.org.
Thank you!

Attachments:
A. City Owned Assets Map
B. Other Key Sites Map
C. Mission District Programming Opportunities List
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ATTACHMENT A
City Owned Assets
Map

Community Services
A
Playhouse Parking Lot

B
A. Park & Ride Lot
B. Community Services
C. Playhouse Parking
Lot
D. Mission Playhouse
E. Padillo Room
F. 343 S. Mission Dr.
G. 630 W. Santa Anita
H. 410-416 McGroarty
I. San Gabriel City Hall

C

Park and Ride Lot

Mission Playhouse
D
E

Lunas

Padillo Room/
Senior Center/
Grapevine Arbor

F

America Fuji
Health Ware, Inc.

Autunno

G

ED/NIS

I
H

City Hall

ATTACHMENT B
Other Key Sites
Map
A. Maya Masonic
Lodge
B. SG Historical
Assoc. Museum &
Hayes House
C. SG Mission
Basketball
Courts

SG Historical Assoc.
Museum & Hayes House
Maya Masonic Lodge
B

C

A
SG Mission Basketball
Courts

ATTACHMENT C
Mission District Programming Opportunities
Staff seeks Council direction on which items, if any, to pursue to help stimulate the Mission
District. When possible, estimated costs have been included.
Real Estate, Development & Housing
#

Opportunity

Status

Potential Next
Steps

Estimated
Cost

1.

Comprehensive
Economic Analysis

Release RFP

$60-80k

2.

Review and amend
MDSP

Table for now

$50-60K

3.

Playhouse Parking
Lot Development
RFP
Pursue a P3

Reached out to four firms regarding
potential study to determine interest and
estimated cost
Include dance studios and other related
uses for a true arts district; Developers
have said MDSP needs increased density
A draft RFP has been prepared for the
development of the Mission Playhouse
parking lot
Potential projects include Playhouse
Parking Lot & other city-owned assets;
Staff met with two firms that specialize in
P3--A & M and CBIZ
Staff has reached out to hospital to
inquire about plans; businesses share that
parking is a concern for potential tenants

Council to
provide
direction
Consider for MP
Parking lot
development

Unknown
at this time

Could be a
priority after the
economic
analysis
Could be an
option if RFP is
released
N/A

$50-60K

4.

5.

Parking analysis
including agreement
with hospital

6.

Purchase Maya
Masonic Lodge

7.

Purchase SG Mission
Basketball Courts
Consider more
housing options on
Mission Drive
Expand City Hall and
create a true civic
center
Incubator

8.

9.

10.

Encourage developer of the Playhouse
parking lot to purchase and include as
part of the potential project
Staff reached out to Mission, not
interested in selling at this time
Having residents in the immediate area
may help support the businesses in the
MD.
Include a one-stop permit center

Create a business or food incubator at
416 McGroarty; improvements for a
business incubator or co-working space
may be more palatable as a kitchen build
out could be cost prohibitive

N/A

MDSP allows
mixed use
developments
Council to
provide input

Unknown
at this time

Table for now

$100-150K

Placemaking Efforts
#

Opportunity

Status

Potential Next
Steps

Estimated
Cost

1.

Brand the MD as arts
and entertainment
destination
Signage program
specific to the MD

Contract with a design firm; Imperative to
pull Valley Blvd. tourists into the MD;
Include marketing campaign
Update existing markers or create new
markers/gateways into the district,
wayfinding signs
Need larger scale, more impactful art or
sculptures; Tiles on the ground &
sidewalks are not visible from the street,
don’t generate a buzz for tourists
Year round family friendly programming
(i.e., concerts, movies, etc.) will help bring
a constant flow of people into the district

Release
RFP/solicit bids

$25-35K

Release
RFP/solicit bids

$40-$50K

To be discussed
as development
projects come
forward
Consider as a
more
immediate
option
Consider as a
more
immediate
option

Unknown
at this time

Consider as a
more
immediate
option
Council to
provide
direction
Table for now

$200

2.

3.

Public art features

4.

Weekly Farmers’
market or street
festival

5.

More lighting in the
area

6.

Community Buy-In
and Outreach

7.

Permanently close
Mission Drive to thru
traffic
Pipe music through
the area

8.

Twinkle lights were recently installed on
trees for holiday season and will remain
year-round; consider laser lights to create
ambience and change with seasons as a
low-cost attraction
Need bottom up, grassroots efforts to
ensure community support of MD
development options; encourage
ownership and investment of the area
Woonerf concept to encourage
walkability, added social space, street
furniture, etc.
This will help create ambiance in the
district

$15,000

$15K-$30K

Unknown
at this time
Unknown
at this time

Business Development, Attraction & Retention
#

Opportunity

Status

Potential Next
Steps

Estimated
Cost

1.

Need anchor
restaurants

Ongoing efforts

Absorbed
as normal
ED activity

2.

Continue to
encourage private
investment

Destination restaurants with more
outdoor dining to activate the area and
help pull in tourists from Valley Blvd.
(*See below for a list of businesses
recently contacted.)
Requires ongoing relationship building
with property and business owners

Ongoing efforts

Absorbed
as normal
ED activity

3.

Continue to build
relationships with
institutions and
independent cultural
assets
Establish PBID, BID,
BIA

Continue to build relationships with San
Gabriel Mission Archangel Pastor and
parish leaders, San Gabriel Valley Medical
Center, Ramona Museum of California
History, etc.
PBID would require active property
owners; a BID (business improvement
district) or BIA (business improvement
association) would be a good option once
there are more retailers

Ongoing efforts

Absorbed
as normal
ED activity

Table for now

$55K-$65K

4.

*The following list represents restaurants located throughout Los Angeles and Orange Counties
contacted by economic development staff to consider expanding into San Gabriel:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.

Tempo Urban Kitchen
Horchateria Rio Luna
Broken Spanish
Sonorita Prime Tacos
Vaka Burger
Domestic BBQ
Horse Thief (BBQ)
The Park's Finest
(BBQ)
Poached Kitchen
The Nest-A Breakfast
Joint
Pizzeria Mozza
Bizzara Capital
Mexican

13. The Back Abbey
American
14. Amazebowls Acai
15. Salt & Ash
16. Slapfish
17. Jimmys Famous
American Tavern
18. Brio Coastal Bar and
Kitchen
19. Green Tomato Grill
20. Bardot
21. Olive Pit Grill
22. Pita Hot
23. Badmaash
24. Fresh Griller

25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.

Spitz
Restauration
California Fish Grill
George's Greek Café
Roe Seafood
Guisados
The Kebab Shop
Side Chick
Cook's Tortas
Cascabel
Crave Café
Dripp
EAT
Olive & Thyme
NoHo's Pizza and Grill

