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VIEW LOOKING WEST WITH TOWN GREEN ON LEFT AND PARCEL A MIXED-USE BUILDING ON RIGHT

INTRODUCTION
With this RFQ the Town of Windsor, California seeks a developer with excellent
qualifications to help us realize our Civic Center vision. The selected developer will be
expected to deliver a mixed-use development that achieves the Town’s goals for Block
A of the Civic Center Visioning Plan. The selection process consists of two parts. Part
1 requires submittal of a statement of qualifications, from which the Town will select a
short list of developer candidates. In Part 2, developer candidates on the Town’s short
list will be asked to interview and submit a more detailed proposal in response to an
RFP.
This RFQ grows out of Windsor’s plans for a vital downtown area, including rethinking
its Civic Center area north of the Town Green. The Station Area/Downtown Specific
Plan, adopted in 2012, https://www.townofwindsor.com/DocumentCenter/View/14025,
established a framework for an expanded downtown core. The Windsor Civic
Center Visioning Plan (February 2017), http://townofwindsor.com/DocumentCenter/
View/19518, provides more detailed and current urban design guidance for land north
of the Town Green. The RFQ pertains to Block A, as defined in the Visioning Plan, a
0.64-acre parcel that currently includes the Huerta Gymnasium and surface parking.

D E V E LOPE R R F Q F OR C IV IC C E N T E R B LOC K A

BACKGROUND AND PROJECT DESCRIPTION
DOWN TOWN WINDSOR
Windsor is located about seven miles north of Santa Rosa along US 101 in central Sonoma County.
Originally settled as an agricultural community in the 1850s, Windsor incorporated in 1992 and
has grown to a population of about 27,000. Windsor has made a strong commitment to downtown
“placemaking,” with the creation of a Town Green in 1999 and a small district of walkable streets
and mixed use development in the decade that followed. The Town Green has become a popular
community gathering place, with live music and a farmers’ market. The planned Sonoma Marin
Area Rail Transit (SMART) will connect downtown Windsor with Santa Rosa, San Rafael, and—via
ferry connection from Larkspur—the larger Bay Area. In that context, two recent local planning
efforts have focused on enhancing the identity and vitality of the downtown area, and realizing the
opportunity represented by underused land in the Civic Center.

BLOCK A
This RFQ seeks a developer for Block A, the block directly north of the Town Green. Duvander
Lane and Joe Rodota Way bound the site on the west and north, respectively, while an access
roadway defines the site’s southern and eastern edges, facing the Town Green and the library. The
28,000-square foot site is currently occupied by the Huerta Gymnasium and surface parking lots to
the Gym’s west and east.

WINDSOR ’S OBJE CTI VE S F OR THE SI TE
Mixed use development with ground floor retail and upper story uses potentially including a hotel
is desired on Block A, to activate the northern edge of Town Green and complete the notion of an
active “Town Square.” The Town’s objectives for the site can be best understood in the context of
the two recent planning efforts, summarized below.

WINDSOR STATION AREA/DOWNTOWN SPECIFIC PLAN
The Windsor Station Area/Downtown Specific Plan pertains to a 390-acre area centered on the
future SMART rail station. The Specific Plan establishes the community’s vision for a mixed-use,
pedestrian-scaled, transit-oriented district around the Town Green – a “loop” of active uses that
would enhance Windsor’s identity and sense of place and become a regional draw. Land use
policies which will guide decision-makers considering this project include:
•

Redevelop the Civic Center site with multi-use, multi-storied development that re-defines the
Town Green’s northern edge with active uses (LU-3),

•

Attract a hotel with active ground-floor uses and a pedestrian-friendly design, ideally as part of
the Civic Center redevelopment (LU-18).

With regard to Block A, the Specific Plan gives the western part of the site a Public Use
designation and designates the eastern part of the site as Town Center with an Entertainment

3

4

TO W N O F W I N DS OR

BLOCK A AN D T H E CI V I C CEN T ER V ISIO NING ST U DY BLO CK PL AN
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WIN D SO R STAT I O N AR E A / D OWN TOWN SPE CIF IC PL AN L AND USE

Overlay. The General Plan Update, currently underway, will apply the Town Center Mixed Use
designation to Block A.
The Specific Plan’s development standards and design guidelines are intended to result in
buildings that create an active frontage along the Town Green; a pedestrian-friendly and successful
retail environment; and engaging architecture. Please refer to the Town Center development
standards on pages 3-18 through 3-26 of the Specific Plan, (https://www.townofwindsor.com/
DocumentCenter/View/14025) and to the design guidelines on pages 3-29 through 3-40.

WINDSOR CIVIC CENTER VISIONING PLAN
The Windsor Civic Center Visioning Plan (http://townofwindsor.com/DocumentCenter/View/19518)
provides more detailed direction for the future of the area north of the Town Green between
Windsor Road and Old Redwood Highway. It represents the Town’s most current objectives for the
Civic Center area, including Block A, and will be incorporated into the General Plan Update.
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E X ISTIN G BU I LD I N G S I N T H E CI V I C CEN T ER AR E A

Today, the area includes the Town Hall, the police station, the School District offices, the Library,
and the Huerta Gymnasium, as well as parking lots and natural features (undeveloped land),
including heritage oak groves that are protected and highly-valued by the community. The existing
buildings contain important civic uses, but they do not have a strong relationship with the adjacent
Town Green or contribute effectively to a vital downtown district.
The Visioning Plan lays out a pattern of eight future blocks (A through H), based on the area’s
natural features and on the way the site relates to adjacent streets and paths in the Town Green. It
provides design guidance on massing, height, setbacks, street wall, façade articulation, groundfloor use, entrances and access, and the public realm, which echo the Specific Plan while providing
an array of visual examples. Additional design guidance focuses on the use of high-quality building
materials that showcase the regional agrarian landscape and vernacular architecture and wear well
over a long period of time. These qualities will be expected of future development on Block A.
Block A is slated for mixed use development, which should feature ground-floor retail and may
also include a small, specialty hotel, a small conference facility, compact residential use such as
millennial studios, and office, business incubation or co-work space. If a hotel is included, it is
envisioned as a unique or place-defining hotel. Retail must create an active frontage along the
Town Green. The Civic Center Visioning Plan’s retail analysis argues that in order for the site

D E V E LOPE R R F Q F OR C IV IC C E N T E R B LOC K A

CI VIC CEN T ER V ISI O N I N G PL AN : L AND USE DIAGR AM
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The qualities
portrayed in the
Visioning Plan’s
design guidance will
be expected of future
development on
Block A.
CONTEXT SPECIFIC ARCHITECTURE AND USE OF BUILDING MATERIALS IN SONOMA COUNTY

USE OF HIGH QUALITY BUILDING MATERIALS AND MASSING TO
ACHIEVE A SCALE AND CHARACTER APPROPRIATE TO ITS CONTEXT

SPECIAL FEATURES AND PUBLIC REALM

MIXED USE BUILDINGS WITH GROUND FLOOR RETAIL USES ACTIVATE THE STREETS

D E V E LOPE R R F Q F OR C IV IC C E N T E R B LOC K A

to become a regional draw, it must offer truly unique dining or discretionary goods, and retail
spaces must be carefully designed and provisioned to attract the most sophisticated operators.
Development is expected to require a 1-level basement parking structure to fulfill parking
requirements, or another strategy if basement parking is found infeasible.
A 20-foot easement will be placed across Block A to create a visual and pedestrian connection
between the Town Green and the future Town Hall. Therefore, development should be in the form
of two separate buildings rather than one long structure. Buildings should be set back from the
property line by 6 feet to create a loggia space and accommodate outdoor dining facing the Town
Green. Dining or a bar could also be provided on a roof terrace.
Buildings on Block A should be a minimum of two stories and a maximum of 4 stories or 57 feet
tall. The ground floor should be designed to accommodate successful retail, and should have
features that create a lively pedestrian environment. The Visioning Plan provides a conceptual
model for a 4-story building with parking provided on-street and below grade. The General Plan
Update, consistent with this vision, will allow for an FAR of 4.0 on Block A, not including any
rooftop use.
We expect applicants to refer to the Civic Center Visioning Plan in full and seek to reflect its goals
in a future development proposal.

P OTEN T I AL USE S O N BLO CK A

ROOF TOP CAFE

HOTEL

RETAIL
BASEMENT PARKING
PEDSTRIAN EASEMENT

RESIDENTIAL STUDIOS
MIN 15’

CONCEP T UAL SE C T I O N T H R O UGH M I X ED USE BLO CK

HOTEL
HOTEL
HOTEL
RETAIL
BASEMENT PARKING
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WINDSOR 2040 GENERAL PLAN UPDATE
The Town of Windsor is in the process of completing an update to its General Plan. The General
Plan Update integrates the Civic Center Visioning Plan framework into the Community Design and
Land Use Element. As part of the update, the entirety of Block A is proposed to be designated as
Town Center Mixed Use and a special provision allowing roof top uses to be excluded from sites
FAR calculation is proposed to be added. In addition, it is proposed that the Street Classification
Map will identify a new local street connection along the southern perimeter of Block A. Adoption
of the updated General Plan is anticipated to occur in December 2018.

ENVIRONMENTAL ANALYSIS
A program-level Environmental Impact Report (EIR) is being prepared for the Windsor 2040
General Plan Update. The EIR will analyze impacts associated with the Civic Center Visioning
Plan framework, including development assumptions, the change in General Plan land use
designation to Block A, and the addition of a new local street connection. It is expected that future
development within the Civic Center Visioning Plan area will be able to “tier” off of the General
Plan EIR, helping to streamline project-level environmental review. A Draft EIR is anticipated to be
released in summer 2017, with certification of the Final EIR scheduled to occur concurrently with
adoption of the updated General Plan in December 2018.

MAR K E T CON TE X T
Two large residential development projects are underway in central Windsor. Vintage Oaks on the
Town Green, located directly across Old Redwood Highway, will have a total of 387 townhomes
and stacked flats, and is expected to go to construction in Spring 2018. The development will
add substantially to Windsor’s inventory of rental housing. The Mill Creek project would add 360
housing units to a site along Bell Road about a quarter-mile south of the Block A project site. A
small mixed use (residential and retail) project is also in the pipeline, and a downtown hotel project
is anticipated to be submitted.
Applied Development Economics (ADE) analyzed the market for office, retail, and hotel space in
2016, in support of the Windsor Civic Center Visioning Plan. Recent trends have seen continued
improvement in the office market conditions in the sub-market that includes Windsor, with lease
rates ranging from $1.75 to $2.15 per square foot for Class A, and from $1.35 to $1.55 for Class B
spaces. The office vacancy rate saw a slow and steady decline between 2013 and 2015. By the first
quarter of 2016, vacancy had dropped to 8.2 percent, the lowest rate of any of Sonoma County
sub-market, suggesting that the area is seeing more demand and is increasingly attractive to office
space users.
The first quarter 2016 vacancy report for the retail market in Windsor shows a total gross leasable
area of 1.48 million square feet and a 3.1 percent vacancy rate that compares favorably to Santa
Rosa, Healdsburg, and the County overall. However, the Town Green area is included in the
category of “Neighborhood and Above Center” in which Windsor shows a 5.7 percent vacancy
rate. The recently-opened Bell Village shopping center, directly across Old Redwood Highway
from the Civic Center area, includes 77,000 square feet of retail with a premium grocery store,
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restaurants and retail businesses.
ADE obtained aggregate data for seven hotels comprising 784 rooms located in Windsor, the
Sonoma Airport Area and northern Santa Rosa. All of these hotels fall into the upper end classes
of hotel properties. Between March 2011 and March 2016, occupancy rates improved substantially
from 59 percent to 77 percent. Healthy occupancy rates are generally considered to be 65 percent
and above. The new Holiday Inn in Windsor, scheduled to open in 2017, will add 100 rooms to the
local inventory, and based on these trends, is expected to be absorbed. Average daily room rates
increased steadily during this period and with the increasing occupancy rates, revenue per room
has seen double-digit growth in every year until the last one, when the occupancy rate stabilized.
Discussions with hotel developers suggest that while an independent boutique hotel on the Town
Green may serve a different market than the new Holiday Inn or another hotel Downtown, it would
be prudent to assume that any single property needs to reach sustainable occupancy before the
next can be added. The ADE report is summarized on pages 51-53 of the Civic Center Visioning
Plan, and is available as a standalone document upon request from the Town of Windsor.

CHALLENGES
Development on Block A will be part of a larger program that includes the phased relocation of
public facilities as well as additional private development. As illustrated on Figure 6, the relocation
of the Huerta Gymnasium to make way for development on Block A is the first of a series of “linked
sequences.” Later phases are expected to include the relocation of the police station and town hall
from the site north of Block A, which would then become shared surface parking.
Development of the site faces at least two notable challenges. The first has to do with the
relocation of Huerta Gymnasium and/or its individual programs, which could be relocated to a
single new facility or a combination of appropriate facilities. The Town will be interested in ideas
candidate developers have for this aspect of the project.
Parking is also anticipated to be a challenge. We anticipate that parking will be provided below
grade on Block A, but this requires further geotechnical analysis. Developers should demonstrate
an understanding of these challenges, and bring ideas for solving them.

OPTIONS THAT MAY BE CONSIDERED
Developers responding to this RFQ may anticipate an arrangement whereby Block A is groundleased or purchased from the Town. In this case, at the proposal stage the Town will be interested
in a strategy for establishing needed public infrastructure serving the development (e.g., new
streets and streetscape treatments), and also for relocating the Huerta Gymnasium and/or its
individual programs.
Developers may also consider a strategy that addresses the Town’s objectives for the Civic Center
district as a whole. Such a strategy could involve a public-private partnership (P3) in which the
respondent would act as a master developer, building the future public buildings for a fee and
completing the private development component(s). This approach could create efficiencies that
may lower the total cost, and advantages from the standpoint of delivering shared parking areas

11

12

TO W N O F W I N DS OR

CI VIC CEN TER V ISI O N I N G PL AN : POTEN T IAL PHA SING
This page shows the anticipated first (top) and final (bottom) phases of remaking the Civic Center.
RELOCATE THE HUERTA GYMNASIUM AND ALLOW MIXED USE DEVELOPMENT TOWARDS NORTH EDGE OF TOWN GREEN

PHASE 1

BLOCK A DEVELOPMENT WOULD OCCUR AT THE FIRST STAGE OF A LARGER PROCESS

FINAL

“BUILDOUT” AS ILLUSTRATED IN THE CIVIC CENTER VISIONING PLAN STUDY

WINDSOR CIVIC CENTER VISIONING STUDY

Mixed Use
Development

DEPENDENT SEQUENCES FOR DEVELOPMENT

Huerta
Gymnasium
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at each stage of phased development. The Town is open to a larger partnership, and ideas for how
the proposer team would approach that.
A developer’s experience in delivering projects that include public benefit components, and
which may involve public-private partnerships, will be taken into consideration. At the next stage,
developers on the Town’s short list should anticipate presenting a structure that will help to
achieve the Town’s vision.

STATEMENT OF QUALIFICATIONS
The Town of Windsor is seeking a developer partner to deliver a project that “completes the
Town Green.” Placemaking is central to this effort. This means not only high design quality, but
attentiveness to community process, strategic leasing, and financing that will carry the project
to long-term success. We will be looking for qualifications that demonstrate the Applicant’s
experience in each of these areas. Please aim to be thorough, but also keep your responses direct
and relevant. We ask that, at a minimum, your Statement of Qualifications include the following:
A. Cover Letter. The cover letter should highlight your experience, your capability, and your
understanding of the Town’s goals for the site and how you would achieve them. Identify and
introduce the project lead firm and key personnel. If you will be partnering with other firms, please
identify them and describe their anticipated contributions.
B. Development Team. Provide an overview of participating firms, identifying key personnel and
their roles and responsibilities and time commitment to the project. Describe the skills and project
experience of these personnel that are most relevant to the conditions of this project. Include
resumes of key members and any partners who will contribute to critical elements of the project,
including members of the design team. If relevant, please identify existing relationships with equity
partners or prime tenants and/or operators (e.g. hotel operator, co-work space operator, etc.) that
could be a strong fit for this project.
C. Approach to the Project. Describe how you expect to approach this project. What factors will
lead to the long-term success of mixed-use development on Block A, and contribute to the Town’s
vision for its Civic Center area? How will your experience inform your strategy? We would also like
to understand how this project fits within the context of your company’s business plan.
D. Relevant Project Experience. Provide information on up to five projects that are relevant to
Windsor’s vision for future development on Block A and demonstrate the successful completion of
high-quality mixed use developments with successful and sustained operational outcomes. While
no one project may be analogous in its entirety, portions of past assignments should be selected
to provide insight into your skills, expertise and work style. We will be especially interested in
projects that the proposing team has collaborated on previously.
E. Financial Capability. Please include documentation that shows the developer’s capability to
complete the project. Briefly identify how you propose to finance the project (equity, debt, or a
combination), and provide current financial statements demonstrating adequate equity resources,
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and reference letter(s) or other written evidence of financial support from lending institutions,
aligned with how you intend to structure this project. More detail would be expected as part of a
later proposal.
F. References. Provide at least three (3) references, including name, title, organization, telephone
and email address for previously executed projects of a similar scope or program. The reference
must be able to speak of direct experience with the key team member(s) proposed for this Project.
Please deliver five bound copies, one unbound copy, and one electronic copy on CD or a thumb
drive, no later than 4:00 PM on February 27, 2018. Postmarks will not be accepted. Copies shall
be addressed to:
John Jansons, Town Manager
Town of Windsor
9291 Old Redwood Hwy., Bldg. 400
P.O. Box 100
Windsor, CA 95492-0100

EVALUATION CRITERIA
The following will be considered when selecting applicants:
•

The Applicant’s overall qualifications and record of performance on previous contracts.

•

Specific experience and proven track record in mixed-use development projects that achieve
successful, sustained operational outcomes.

•

Specific experience and a proven track record in the development of projects that exhibit
high-quality design, innovative use of materials, and sustainability strategies to deliver a highperformance building.

•

The judgment, experience, and efficiency of the Applicant and all members of the
development team.

•

The specific qualifications of key personnel and their time commitment to the project.

•

The Applicant’s capability to finance the project and bring it to completion and stabilization.

•

The Applicant’s general approach to the project and its challenges. This is not to be confused
with a detailed scope of work to be developed in the RFP by the selected team.

•

The Applicant’s familiarity with and insights into the site’s strengths and challenges.

•

The ability of the Applicant to work with Town staff and decision-makers in a supportive and
cooperative manner.

•

The Applicant’s willingness/interest to consider participation in public-private partnerships.
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OUR PROCESS
This RFQ requests a Statement of Qualifications with information that demonstrates the Applicant’s
qualifications, and does not include a request for submittal of a detailed proposal. All Applicants
interested in being selected must respond to this RFQ, which is Part 1 of the process.
An Evaluation Committee will review all RFQ submittals. The Committee will include Town staff
and other members of the community or stakeholders. It is anticipated that the Committee will
invite two or more Applicants to prepare a detailed proposal and make a presentation and/or
conduct interviews. The Committee will then select the top Applicant(s) from the submittals. Our
anticipated schedule for Part 1 is as follows:

January 16, 2018: Indicate intention to respond to the RFQ
January 30, 2018: Pre-Submittal meeting
February 6, 2018: Final date for Applicants to submit questions
February 13, 2018: Town of Windsor will post questions and responses to all intended Applicants
4pm, February 27, 2018: Final date for submission of qualifications
March 15, 2018: Town of Windsor to identify up to three finalists to submit detailed proposals and
interview

Based on RFQ submissions, a short list of finalists will be asked to submit detailed proposals
and invited to interview as the next stage: Part 2 of the process. In an RFP the Town will request
proposals for a development program, including proposed transaction structure; estimated project
costs and pro forma; project schedule; and required forms from selected Applicant(s). These
proposals will be evaluated by the Committee. The selected Applicant will be asked to work with
the Committee to refine a detailed program and schedule to complete the project. The Town may
choose to enter into an exclusive negotiating agreement with the selected applicant.
The Town of Windsor reserves the right to amend or withdraw this RFQ, and to withdraw at any
time from the process and negotiations with no recourse for any Applicant. The Town reserves the
right to adjust the timeline, and to waive minor deficiencies in meeting the stated requirements
of the qualifications package. The Town reserves the right to request additional information from
Applicants. The Town of Windsor is not liable to pay or reimburse any costs incurred by Applicants
in the development, submission or review of qualifications packages.
All applications will generally be considered public records which are subject to public inspection.
In the event an Applicant considers its submittal as a proprietary trade secret or otherwise exempt
from disclosure under the Public Records Act, the Applicant must designate its submittal as
confidential. The Town of Windsor will withhold designated applications from public disclosure
only if permitted by applicable law.
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