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INTRODUCTION
The City of El Monte (“City”), as the Housing Successor Agency (“Housing Successor”) to the former El
Monte Community Redevelopment Agency (“Agency”), is pleased to announce this request for proposals
(“RFP”) to develop an affordable housing project. The RFP is being released and circulated to solicit
proposals from qualified nonprofit and/or for-profit developers who desire to partner with the City to carry
out local affordable housing, community development, and land use goals.
The City currently owns an approximately 0.20-acre vacant site at 11448 Lee Lane (APN 8567-023-900)
between Ramona Boulevard and Peck Road (“Project Site,” identified in Exhibit 1). The City will sell or
lease the Project Site to a chosen developer to construct a new 100% affordable housing development.
The City declared the Project Site as Exempt Surplus Land pursuant to Government Code Section
54221(f)(1)(F)(i) on June 1, 2021. As such, the selected project must meet specific affordability
requirements, described in later sections of the RFP. The City may contribute funds to a project that
meets the local goals and selection criteria outlined in this RFP.
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Exhibit 1: Project Site (11448 Lee Lane)

The City seeks to engage a prospective community partner and assess their development qualifications
based on selected criteria, including, but not limited to:
•

Expertise and experience of the development entity and team in designing and constructing high
quality affordable housing projects;

•

Vision and design for a market-feasible affordable housing project that implements the City’s
vision for the community and promotes the community character of El Monte;
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•

Economic viability and financial strength of the proposed project, including marketability and
feasibility; and

•

Financial and organizational capacity of the team to successfully complete the project in a timely
manner, including the ability to secure financing and leverage other funding sources to build the
highest quality housing project.

All proposals shall be submitted by no later than 5:00 PM on August 2, 2021. Late proposals will
not be accepted. See the “Submittal Requirements and Schedule” section for more detailed instructions.

INFORMATIONAL CONFERENCE CALL AND QUESTIONS
The City will be hosting an informational conference call on July 1, 2021 at 2:00 P.M. and July 20,
2021 at 10:00 am to provide an overview of this RFP and answer clarifying questions from prospective
development

teams.

To

participate

in

the

conference

call,

please

send

an

e-mail

to

alawrence@webrsg.com using the subject line “11448 Lee Lane RFP Questions” and with contact
information (name, title, company, phone number, e-mail address) for representatives from your
organization that will participate on the call. An e-mail with dial-in instructions will be sent to the
participants. For substantive, technical questions about the information contained in this RFP, please
plan on participating on the informational conference call.
Questions regarding this RFP and not addressed in the informational conference call must be submitted
in writing no later than July 20, 2021, at 3:00 P.M. After that, questions may not receive a response. A
list of the questions and answers will be sent to call participants and those that have submitted questions
on July 22, 2021. Please send questions to:
Alex Lawrence, Associate
RSG, Inc
17872 Gillette Ave, Suite 350
Irvine, CA 92614
Phone: (714) 316-2104
Email: alawrence@webrsg.com
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PROJECT SITE AND NEIGHBORHOOD
PROJECT SITE
Covering 0.2 acres and zoned General Commercial (C-3) for high-density commercial development, the
Project Site can accommodate four residential units. There are no existing structures located on the
Project Site that would need to be demolished.
Exhibit 2: Zoning Information
11448 Lee Lane
Zoning

C-3

Lot Size (AC)

0.2

Lot Size (SF)

8,712

Maximum Height

3 Stories; 40 Feet

Maximum FAR

0.60

Maximum Lot Coverage

45%

THE NEIGHBORHOOD
The Project Site would provide residents with access to local and regional amenities. The Project Site is
located less than ¼ mile from a major bus stop, 1/2 mile from the 10 Freeway, 2 miles from the 605
Freeway, and 1 mile from the El Monte Metrolink Station. It is situated three blocks away from Columbia
Elementary and Intermediate School (0.6 mile) and less than 1 mile from El Monte High School. Within
walking distance (0.5 mile) are public amenities such as City Hall, El Monte Police Department, and the
El Monte Union High School District office. The Project Site is also within 1 mile from the El Monte Senior
Center, Community Center, Library, Aquatic Center, and numerous parks such as the Tony Arceo
Memorial Park.
Neighborhood residents enjoy convenient access to Five Points Plaza Shopping Center (1.1 miles) and
El Monte Mall and Shopping Strip (0.8 mile), which feature dining and retail establishments such as
Northgate Market, CVS Pharmacy y más, Starbucks, Food 4 Less, Superior Grocers, and Subway. The
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Project Site is also located 2.4 miles from the Greater El Monte Community Hospital and is near
Walgreens Pharmacy (0.2 mile) and El Monte Pharmacy (0.4 mile).

FINANCIAL ASSISTANCE AND AFFORDABILITY
REQUIREMENTS
FINANCIAL ASSISTANCE
The City may consider contributing the Project Site and/or funds to the project based on the developers’
proposals and proformas. If any gap financial assistance is requested, Developers are asked to specify
the amount of assistance needed.
Developers are encouraged to pursue other federal, State, and County funding sources such as:
•

9% Tax Credits

•

4% Tax Credits

•

Veterans Housing and Homeless Prevention Program (VHHP)

•

Affordable Housing and Sustainable Communities Program (AHSC)

•

Multifamily Housing Program (MHP)

•

Project Based Vouchers (PBV’s)

•

Mental Health Services Act (MHSA)

AFFORDABILITY REQUIREMENTS
The Project Site is subject to the Surplus Land Act, as amended by AB 1486 in 2019. The City declared
the Project Site as Exempt Surplus Land pursuant to Government Code Section 54221(f)(1)(F)(i) on June
1, 2021. As required under this provision of the Surplus Land Act, any project developed at the site must
meet the following affordability requirements.
• 100% of units are restricted to persons of low and moderate income;
• 75% of units are restricted to lower income households; and
• All units are restricted a minimum of 55 years for rental and 45 years for ownership.

Pursuant to the Surplus Land Act, proposed projects that do not meet this affordability requirement will
not be considered.

6

City of El Monte
Request for Proposals
Affordable Housing Development
11448 Lee Lane

THE CITY OF EL MONTE
El Monte is a thriving City located in the San Gabriel Valley approximately 12 miles east of downtown
Los Angeles (See Exhibit 3). The incorporated City limits currently encompass 9.65 square miles. The
605 Freeway runs along the border of the El Monte and the 10 Freeway traverses the city, connecting El
Monte residents to the San Gabriel Valley, Orange County, and Los Angeles County employment
markets.
El Monte has a growing population of 115,517 family-oriented residents, with an average household size
of 3.8 and median age of 35.7. The City has a median household income of $49,003 and has 31,223
housing units, of which 11,966 (38%) are owner-occupied and 17,947 (57%) are occupied by renters.
Furthermore, 58.9% of the adult population has a high school degree or higher.
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Exhibit 3: City of El Monte

CITY AS THE HOUSING SUCCESSOR
The City is the successor housing entity to the former Agency. The majority of the City’s assets were
transferred from the former Agency when it dissolved pursuant to the Dissolution Act (enacted by
Assembly Bills x1 26, 1484, and related legislation). When the City assumed the Agency’s housing assets
and functions, the former Agency transferred several real estate property interests to the City, including
the Project Site.
COMMUNITY HOUSING NEED
The City’s 2014-2021 Housing Element identifies several housing needs based on El Monte’s
demographics and housing stock. According to the Housing Element, the City of El Monte experiences
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housing issues related to overpayment1, overcrowding, and accommodation of special needs. More
specifically, these needs include (among others):
•

recognizing that there is a concentration of low-income households among large families and
seniors;

•

recognizing that access to affordable housing is crucial for elderly and disabled populations; and

•

recognizing that there is a need for both affordable homeownership and rental opportunities.

The City seeks a Developer that will develop a Project that addresses some or all of the above issues.
Although the City has a need to assist senior housing, proposals are not limited to age-restricted housing
but will be considered.
The City’s Housing Element Annual Progress Report reflects that the City’s greatest outstanding RHNA
requirement in the current cycle is for lower income units. The City has also been allocated 2,650 lower
income units and 1,233 moderate income units in the 6th RHNA Cycle. The City encourages developers
to consider and address the City’s outstanding RHNA requirements when deciding on a proposed mix of
units by income level. This information can be accessed in HCD’s 5th Cycle Annual Progress Report
Permit

Summary

Table,

found

here:

https://hcd.ca.gov/community-development/housing-

element/docs/annual_progress_report_120920.xlsb.

SELECTION CRITERIA AND DEVELOPER
RESPONSIBILITIES
Selection criteria include:
§

The completeness of the submitted proposal;

Overpayment refers to households spending more than 30% of income on rent or mortgage payments,
leaving insufficient funds for other necessities such as food, health care, clothing, and utilities.
1
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§

Expertise and experience of the development entity and team in designing and constructing
similar high-quality affordable housing projects in a timely manner;

§

Vision and design for a market-feasible affordable housing project that implements the City’s
vision for the community and promotes the community character of El Monte;

§

Completeness and competitiveness of proposed financial structure and project cost estimate
identified in the preliminary development pro forma;

§

Economic viability and financial strength of the proposed project, including marketability and
feasibility, as well as reasonableness of financing and cost assumptions; and

§

Financial and organizational capacity of the team to successfully complete the project, including
the ability to secure financing and leverage other funding sources to build the highest quality
housing project.

Subsequent to review of written submittals, the City may conduct interviews. If the City opts to do this,
identical questions will be prepared and distributed to each applicant to be interviewed, as well as
questions that are customized for each applicant. Each applicant’s demonstrated experience,
qualifications, completeness, clarity, communication, and professionalism as demonstrated through its
oral presentation and answers to questions will be used in ranking teams in order of preference. The City
reserves the right to require evidence of managerial, financial, or other abilities prior to award of the
Agreement.

DEVELOPER RESPONSIBILITIES
Once selected, the developer will be responsible for completing the conceptual development plan. A
general description of the developer’s responsibilities includes, but is not limited to, the list below:
§

Site Plan. Development entity will work with City staff and advisors to create a Project Site
development concept. The site plan will identify means of livability, neighborhood compatibility,
and sustainable development and operations.

§

Project Financing. The developer will be expected to secure financing for the project’s hard-costs
and soft-costs including analysis of the need and/or use of the land value as part of the gap
financing in a preliminary development pro forma. Once the Project Site development concept
has been accepted by the City, the development entity will then prepare development and
operating budget proposals. Depending upon the mix of construction and permanent financing,
the budget may need to incorporate prevailing wages for on-site construction work. The developer
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is expected to provide detailed project cost estimates and evidence of financing during the
Exclusive Negotiation Agreement (ENA) phase.
§

Gap Financing. Developers will be responsible for seeking out gap financing sources that will
ensure the project’s feasibility.

§

Project Entitlements. The developer is responsible for securing entitlements. The entitlements
include, but are not limited to, project-level environmental review, design and site plan review,
completion of building plan check process, acquisition of all required permits, and payment of all
applicable fees. The City anticipates that the project entitlement responsibilities will be addressed
during the Exclusive Negotiation Agreement (ENA)/Disposition and Development Agreement
(DDA) phase.

§

Policy and Legal Compliance. The developer will be required to comply with State Law, and all
City codes, permits, and fees.

§

Development Construction. The development entity will construct the approved development. The
construction schedule will depend, in part, on funding availability. The selected developer will be
required to comply with all Federal, State and local requirements, including prevailing wage
requirements, if the final development funding necessitates prevailing wages.

SUBMITTAL REQUIREMENTS AND SCHEDULE
The prospective developer shall submit a minimum of one hard copy and one electronic copy (flash drive
and/or email) of the proposal. Proposals must be received by August 2, 2021, at 5:00 P.M. No submittals
will be accepted after 5:00 P.M. regardless of when the submittal is postmarked. All submittals shall be
addressed to:
Alex Lawrence, Associate
RSG, Inc
17872 Gillette Ave, Suite 350
Irvine, CA 92614
Phone: (714) 316-2104
Email: alawrence@webrsg.com
The proposals shall be signed by an authorized official of the firm and the City reserves the right to reject
any and all proposals. All submittals shall include the initial design concept, developer identification,
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developer experience and qualifications, financial structure, and financial capacity of developer, as
described below.
The City reserves the right to waive any irregularity, informality, or technicality in the proposals if
determined to be in the City’s best interest. The issuance of and response to this RFP is not a guarantee
of award of funds or that the City will proceed with a project. There is no reimbursement for costs
associated with responding to this RFP. Contents of each proposal shall include the following sections.
The sections must be divided by tabs, and the total submittal may not exceed 30 pages, excluding the
“Developer Identification” section in the total page count.

INITIAL DESIGN CONCEPT
Provide the Project Site development concept. Identify your firm’s vision for this development and how it
would fit into your firm’s overall business strategy. Proposals should illustrate the firm’s understanding of
El Monte, the local community, and the importance of a development project at the Project Site.
Applicants shall comply with the City approved Development Code and applicable local modifications.

DEVELOPER IDENTIFICATION
Identify the development entity’s name, street address, mailing address, telephone number, facsimile
number, and e-mail address. Specify the legal form of the organization (e.g., corporation, partnership,
joint venture, other), and identify persons with the authority to represent and make legally binding
commitments for the development entity.
Provide a narrative that details whether your firm develops, or develops and operates, affordable housing
complexes. Please describe the firm’s specialization.
Identify other members of the development team including architects, engineers, contractors, financial or
equity partners, lenders, and any known participating developer entities. Provide relevant experience for
each team member, a description of his or her previous projects, and their role in the cited projects and
this proposed project.
(Not included in total page count)
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DEVELOPER EXPERIENCE AND QUALIFICATIONS
Provide descriptions for at least three previously completed projects similar to the proposed project and
their respective locations. Include project timelines, showing all pertinent dates of the project
development. Include all funding sources utilized for the project. Provide the names and telephone
numbers of project references (private and/or public sector) for each project described.

FINANCIAL STRUCTURE AND FINANCIAL CAPACITY OF DEVELOPER
Submittals to this RFP must demonstrate that the development firm has the financial capacity and
willingness to carry out the proposed project and to initiate development within 12 months of completing
the DDA. Submittals should include the following information:
§

Identify the team’s capacity to secure the equity and financing required to construct and operate
the proposed development. Include the developer or related entities’ financials and holdings.

§

Provide pro forma and identify the potential amount of gap financing required and the gap
financing resources related to underwriting the cost of development and operations. Identify the
amount of funds requested from the City, if any and including the estimated value of the land
write-down. Define the firm’s experience with securing the other sources of gap financing that
may be used for the project.

§

Include a statement detailing whether the development entity, or any of the named individuals on
the development team, ever filed for bankruptcy or had projects that have been foreclosed. If yes,
please list the dates and circumstances.

The City recognizes the sensitive nature of the financial information requested in this RFP. Therefore,
such information may be submitted under separate cover and labeled “Confidential.” This information will
be used solely for purposes of evaluation and will be kept confidential to the fullest extent allowed by law.
Confidential records may be returned to those not selected, if requested.

SCHEDULE
All proposals submitted in response to this RFP will be reviewed and evaluated based on the information
contained in the respective responses, an investigation of the developer’s past projects and performance,
and other pertinent factors. The City will prepare an analysis of all proposals depending upon the number
and quality of responses. In addition, the City may request to interview a limited number of finalists. The
City reserves the right to request additional information as deemed necessary and appropriate. The City
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will select one developer with whom to enter into an ENA. If negotiations are successful, the City and
developer will enter into a DDA to develop the Project Site. The nature of the ENA and DDA will depend
upon the entity that is selected as well as the type of City assistance (if any) that is negotiated.
The selection process is expected to take approximately four months, or until a proposal is selected and
an ENA is signed. Please note the timeline may be altered at the City’s discretion.
Activity

Date

RFP Issued

June 15, 2021

Informational Conference Call

July 1, 2021 and July 20, 2021

Last Day to Submit Questions

July 20, 2021

Release of Answers to Questions

July 22, 2021

Submittals Due

August 2, 2021

Review of Submittals

August 2021 – October 2021

Interviews (if needed)

TBD

Developer Selection (tentative)

November 2021

DISCLAIMERS
This solicitation does not commit the City to award an Agreement, to pay any cost incurred with
preparation of the proposal, or to procure or Agreement for services or supplies. The City reserves the
right to accept or reject any or all submittals received in response to this request, to negotiate with any
qualified source, or cancel in whole or in part this process at its sole and absolute discretion. Subsequent
to negotiations, prospective development entities may be required to submit revisions to their proposals.
All persons or entities responding to the RFP should note that any Agreement pursuant to this solicitation
is dependent upon the recommendation of the City staff and the approval of the City after all legally
required steps are taken.
The City reserves the right to postpone selection for its own convenience, to withdraw this RFP at any
time, and to reject any and all submittals without indicating any reason for such rejection. As a function
of the RFP process, the City reserves the right to remedy any technical errors in this RFP and modify the
published scope of services. The City reserves the right to request that specific personnel with specific
expertise be added to the team, if the City determines that specific expertise is lacking in the project
team. Submittals and other information will not be returned with the exception of sensitive financial data
upon request by the submitting entity.
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If a Proposer discovers any ambiguity, conflict, discrepancy, omission, or other error in the RFP, he/she
shall immediately notify the City of such error in writing and request modification or clarification of the
document. Any modifications to this RFP may be made by addenda prior to the proposal submittal date.
Clarifications will be given by written notice to all parties who have been furnished or who have requested
an RFP for proposing purposes, without divulging the source of the request for same.
If a Proposer fails to notify the City prior to the date fixed for submission of proposals of an error in the
RFP known to him/her, or an error that reasonably should have been known to him/her, he/she shall
submit a proposal at his/her own risk.
The City reserves the right to abandon the RFP process and/or change its procurement process for the
Agreement at any time if it is determined that abandonment and/or change would be in the City’s best
interest. The City will not be liable to any contractor for any costs or damage arising out of its response
to the RFP.

DISPUTES/PROTESTS
The City encourages Proposers to resolve issues regarding the requirements or the RFP process through
written correspondence and discussions during the period in which clarifying addenda may be issued.
The City wishes to foster cooperative relationships and to reach a fair agreement in a timely manner.
Proposers filing a protest must do so within five (5) calendar days after Notice of Intent to Award. The
protesting Proposer shall submit a full and complete written statement detailing the facts in support of the
protest. Protest must be sent by certified or registered mail or delivered in person to the Procurement
Officer, or designee. The City will provide a decision on the matter. The decision must be in writing and
sent by certified or registered mail, faxed, or delivered in person to the protesting Proposer. The decision
of the City is final. Interpretation of the wording of this document shall be the responsibility of the City and
that interpretation shall be final.
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