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I. Introduction 
 
 This Amended Long-Range Property Management Plan (“LRPMP”) for the San 
Carlos Successor Agency (the “Successor Agency”) has been prepared pursuant to 
Section 34191.5 of the Health and Safety Code.  The Successor Agency owns two 
remaining parcels of real property:  1245 San Carlos Avenue and 616 Laurel Street 
(together, the “Successor Agency Parcels”).  The initial long-range property 
management plan was contained in the Cooperation Agreement between the Successor 
Agency and the City of San Carlos (the “City”) approved by the Successor Agency on 
April 8, 2013, by Resolution 2013-032. 
 
II. Inventory Information 
 
 A. Date of Acquisition and Purchase Price 
 

Property Address Date Acquired Purchase Price 
1245 San Carlos Avenue 12/15/2010 $2,800,000 
616 Laurel Street 3/31/2011 $2,200,000 
 
 B. Purpose for Which Property Was Acquired 
 
  The Successor Agency Parcels were acquired by the former San Carlos 
Redevelopment Agency (the “RDA”) to be assembled with adjacent parcels and 
redeveloped into a mixed-use project including a public parking structure, retail space, 
public space and condominium units.   
 
 C. Parcel Data and Current General Plan Designation and Zoning 
 

Property 
Address 

APN Lot Size General Plan 
Designation 

Zoning 

1245 San Carlos 
Avenue 

050-132-180 7,360 s.f. Mixed Use, 
Medium Density 

Mixed Use 
Downtown Core 

616 Laurel 
Street 

050-132-230 8,725 s.f. Mixed Use, 
Medium Density 

Mixed Use 
Downtown Core 

 
  Allowable uses under the General Plan designation include commercial 
uses and residential development of up to 50 units per net acre.  The Redevelopment 
Plan for the San Carlos Redevelopment Project provides for conformance with the goals, 
objectives and policies of the San Carlos General Plan. 
 
 D. Estimate of Current Value 
 
  The current market “as is” value of 1245 San Carlos Avenue is estimated 
to be $2,000,000.00 or less because the building is now vacant.  The property was fully 
leased and generating income when it was purchased by the RDA.  An appraisal was 
conducted in June 2008 with an opinion of value at $2,400,000. 
 
  616 Laurel Street was acquired for and is designated/restricted for use for 
a governmental purpose – a public plaza serving the proposed mixed-use development 
described in Section II.B above.  Consequently, it has no current market value. 



 E. Estimate of Lease, Rental, or Other Revenues Generated by the 
Property, and Description of Contractual Requirements for Disposition of 
those Funds 

 
  The buildings on both of the Successor Agency Parcels are vacant and 
there are no contractual arrangements that would generate revenues from the 
properties.   
 
 F. History of Environmental Contamination 
 
  1. 1245 San Carlos Avenue 
 
   An environmental site assessment performed in 1997 for a person 
other than the City of San Carlos (the “City”) disclosed the presence of certain building 
materials that were suspect for asbestos, given the type and age of the materials, but did 
not confirm that such materials contained asbestos.  Investigation of the building 
adjacent has led to detection of low concentrations of PCE in soil, groundwater, and 
higher concentrations in soil vapor and indoor air.  It has been recommended that, 
through redevelopment of the site, the soils will be removed, managed separately and 
disposed appropriately, thereby mitigating the primary source of vapor intrusion. 
 
  2. 616 Laurel Street 
 
   The City/RDA had an environmental investigation conducted on 
the building which determined there were significant levels of asbestos in the building 
materials and extensive use of lead-based paint.  The abatement cost to dispose of 
these materials was estimated at $75,794.00. 
 
 G. Potential for Transit-Oriented Development and Advancement of Planning 

Objectives of the City and Successor Agency 
 
  The Successor Agency Parcels are one block away from the San Carlos 
Caltrain station and, together with adjacent parcels owned by the City, have been the 
subject of planning for transit-oriented development for more than ten years.  A 
proposed mixed-use project on the Successor Agency Parcels and City properties has 
been a prominent component of the former RDA’s Five-Year Implementation Plans in 
previous planning cycles.  It has been one of the City’s top five Economic Development 
Plan priorities since 2007 and is a strategic objective in the City Council’s Strategic Plan.   
 
 H. Brief History of Previous Development Proposals and Activity 
 
  1. 1245 San Carlos Avenue 
 
   Following RDA purchase of two properties adjacent to the City 
surface parking lot known as “Wheeler Plaza” in 2001, the City and RDA explored 
several development proposals for the combined site but did not proceed at that time.  
Following adoption of the City’s Economic Development Plan in 2007 and subsequent 
RDA Implementation Plans, City/RDA staff became very active in evaluating 
development scenarios and feasibility, which eventually led to the purchase of the 
adjacent 1245 San Carlos Avenue property and the process that identified the developer 
of the combined site, as discussed in more detail in Section III below. 



  2. 616 Laurel Street 
 
   This property was vacated by a local grocer which moved to a 
better facility that allowed for expansion and modernization.  The existing building is in 
disrepair and contains asbestos and lead-based paint.  Before the RDA acquired the 
property, a developer had proposed to renovate the building but sought a significant 
financial contribution from the RDA to purchase a subdivided interest in the property.  
There have been no other offers to purchase or develop the property. 
 
III. Disposition and Use of 1245 San Carlos Avenue and 616 Laurel Street 
 
 A. The Wheeler Plaza Project 
 
  Both 1245 San Carlos Avenue and 616 Laurel Street are proposed to be 
involved in the development of the Wheeler Plaza Project.  The Wheeler Plaza Project 
generally consists of (1) a parking garage with at least 427 parking spaces housed on 
three levels, with a below-ground level containing approximately 190 parking spaces for 
use by residents of the residential units and two levels, one ground level and one above-
ground level, containing at least 237 parking spaces for use by the general public; (2) 
approximately 9,855 square feet of ground level retail or restaurant space; (3) 108 
residential condominium dwellings and landscaped courtyard space to be constructed on 
top of the commercial space and parking garage; and (4) related landscaping and public 
and private improvements. 
 
  A site map of the Wheeler Plaza Project is attached as Exhibit A.  On the 
Map of the Site, 1245 San Carlos Avenue is identified as the “Successor Agency Parcel” 
and 616 Laurel Street is identified as the “Temporary Parking & Public Plaza Property.”   
 
  The development of the Wheeler Plaza Project is governed by a 
proposed disposition and development agreement (the “DDA”) between the City and 
Silverstone Development – Northern California, LLC (the “Developer”).  The DDA calls 
for the Developer to construct the Wheeler Plaza Project within a certain time frame, 
according to a specific scope of development and pursuant to specific conditions.   
 
 B. 1245 San Carlos Avenue 
 
  1245 San Carlos Avenue is proposed to be sold to Silverstone 
Development – Northern California, LLC (the “Developer”) for one dollar ($1.00) and 
developed, along with adjacent City-owned property, as the Wheeler Plaza Project. 
 
  The Successor Agency will authorize the sale of 1245 San Carlos Avenue 
to the Developer in a proposed amended Cooperation Agreement between the City and 
the Successor Agency (the “Amended Cooperation Agreement”).  The Amended 
Cooperation Agreement instructs the Executive Director of the Successor Agency to 
execute a grant deed conveying title to 1245 San Carlos Avenue to the Developer.  The 
grant deed for 1245 San Carlos Avenue will be delivered into escrow along with grant 
deeds for the three City parcels also being sold to the Developer.  In the event the DDA 
is terminated for any reason prior to the conveyance of 1245 San Carlos Avenue to the 
Developer, the grant deed for 1245 San Carlos Avenue would be returned to the 
Successor Agency and destroyed.   
 



  The City is not retaining 1245 San Carlos Avenue for future development.  
Fee title to 1245 San Carlos Avenue will be conveyed directly to the Developer for 
development of the Wheeler Plaza Project.  The City will oversee the development of the 
Wheeler Plaza Project through the provisions of the DDA.  The separate Amended 
Cooperation Agreement is a mechanism to provide for the sale of 1245 San Carlos 
Avenue from the Successor Agency to the Developer without entangling the Successor 
Agency in the overall DDA. 
 
  The purchase price of one dollar ($1.00) for 1245 San Carlos Avenue is 
based on a financial proforma prepared for the overall Wheeler Plaza Project by the 
City’s economic development advisor.  The proforma estimates that the project is 
expected only to break even and that there is no room for more than nominal 
consideration for the properties being conveyed to the Developer by the City and the 
Successor Agency.   
 
  Inclusion of 1245 San Carlos Avenue in the Wheeler Plaza Project 
maximizes the value of the parcel when estimates of increased property tax shares 
resulting from the development of the Wheeler Plaza Project are taken into account.  
The development of the Wheeler Plaza Project will generate over $70 million of 
incremental assessed value, which is far greater than the liquidation sale of 1245 San 
Carlos Avenue would generate.  Exhibit B attached to this Amended LRPMP provides a 
preliminary estimate of annual property tax shares as a result of the development of the 
Wheeler Plaza Project for the larger taxing entities of the former RDA.  These estimates 
are compared to taxing entity shares of a sale of 1245 San Carlos Avenue at its 
estimated value of $2,000,000.  The long-term financial benefit of the Wheeler Plaza 
Project to the taxing entities is clear. 
 
 C. 616 Laurel Street 
 
  Under the Amended Cooperation Agreement, 616 Laurel Street will be 
transferred to the City as a governmental use property, to be developed by the City as a 
public plaza following the completion of the parking garage portion of the Wheeler Plaza 
Project.  The former RDA purchased this property with the intent of integrating the site 
into the Wheeler Plaza Project.  In community meetings held regarding the conceptual 
design of the Wheeler Plaza Project, citizens expressed a desire for a community plaza 
that would link the new parking garage with the existing Laurel Street commercial area. 
 
  The public plaza will serve as both an active community gathering space 
and a pedestrian connection to the public parking garage portion of the Wheeler Plaza 
Project.  During construction of the Wheeler Plaza Project parking garage, 616 Laurel 
Street will be used as a temporary valet parking lot for downtown business patrons.  
Following the completion of the parking garage portion of the Wheeler Plaza Project and 
community meetings to determine site planning and layout, the City will undertake the 
construction of the public plaza. 
 
  As with 1245 San Carlos Avenue, if the DDA is terminated for any reason 
whatsoever prior to conveyance of 616 Laurel Street to the City, the grant deed for 616 
Laurel Street will be returned to the Successor Agency and destroyed. 
 
  By letter dated July 25, 2013, the California Department of Finance 
approved the transfer of 616 Laurel Street to the City for use as a public plaza. 



 D. Termination of DDA 
 
  If the DDA is terminated prior to conveyance of the Successor Agency 
parcels, the Successor Agency would retain ownership of 1245 San Carlos Avenue and 
616 Laurel Street and prepare a new LRPMP for these properties. 
 
IV. Separate List of Governmental Purpose Properties 
 
 As noted in Section III.C above, 616 Laurel Street is proposed to be transferred 
to the City as a governmental use property, to be developed with a public plaza, and the 
California Department of Finance approved such a transfer by letter dated July 25, 2013. 
 



Exhibit A 
Map of the Site of the Wheeler Plaza Project 
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The	  “Site”	  includes	  the	  Successor	  Agency	  Parcel,	  the	  Wheeler	  Parcel,	  
1249-‐1265	  San	  Carlos	  Avenue	  and	  657	  Walnut	  Street.	  



Exhibit B 
Preliminary Estimate of Annual Property Tax Shares Resulting from  

Development of the Wheeler Plaza Project 
 
 

 
 



SAN CARLOS ELEMENTARY  /  21.27% SHARE

Net Impact of Wheeler Plaza Project

Year If Property If Wheeler Net Revenue

Sold / No Plaza Project To District

Wheeler Plaza Developed

$2M Land Sale $1 Land Sale

$0 Development $72M Development

Year 1 425,423$                  289,608$                  (135,815)$                 

2 4,339                        24,371                      20,031                      

3 4,426                        75,509                      71,083                      

4 4,515                        153,943                    149,429                    

5 4,605                        157,792                    153,187                    

6 4,697                        161,737                    157,040                    

7 4,791                        165,780                    160,989                    

8 4,887                        169,925                    165,038                    

9 4,985                        174,173                    169,188                    

10 5,084                        178,527                    173,443                    

11 5,186                        182,990                    177,804                    

12 5,290                        187,565                    182,275                    

13 5,395                        192,254                    186,859                    

14 5,503                        197,061                    191,557                    

15 5,613                        201,987                    196,374                    

16 5,726                        207,037                    201,311                    

17 5,840                        212,213                    206,373                    

18 5,957                        217,518                    211,561                    

19 6,076                        222,956                    216,880                    

20 6,198                        228,530                    222,332                    

Total 524,535                    3,601,475                 3,076,940                 

NPV 2,189,771                 

Return 62%



SEQUOIA HIGH SCHOOL  /  17.89% SHARE

Net Impact of Wheeler Plaza Project

Year If Property If Wheeler Net Revenue

Sold / No Plaza Project To District

Wheeler Plaza Developed

$2M Land Sale $1 Land Sale

$0 Development $72M Development

Year 1 357,814$                  231,357$                  (126,457)$                 

2 3,650                        20,498                      16,848                      

3 3,723                        63,509                      59,786                      

4 3,797                        129,479                    125,681                    

5 3,873                        132,716                    128,842                    

6 3,951                        136,033                    132,083                    

7 4,030                        139,434                    135,405                    

8 4,110                        142,920                    138,810                    

9 4,192                        146,493                    142,301                    

10 4,276                        150,155                    145,879                    

11 4,362                        153,909                    149,548                    

12 4,449                        157,757                    153,308                    

13 4,538                        161,701                    157,163                    

14 4,629                        165,744                    161,115                    

15 4,721                        169,887                    165,166                    

16 4,816                        174,134                    169,319                    

17 4,912                        178,488                    173,576                    

18 5,010                        182,950                    177,940                    

19 5,110                        187,524                    182,413                    

20 5,213                        192,212                    186,999                    

Total 441,175                    3,016,899                 2,575,724                 

NPV 1,829,544                 

Return 58%



SAN MATEO JUNIOR COLLEGE  /  7.77% SHARE

Net Impact of Wheeler Plaza Project

Year If Property If Wheeler Net Revenue

Sold / No Plaza Project To District

Wheeler Plaza Developed

$2M Land Sale $1 Land Sale

$0 Development $72M Development

Year 1 155,381$                  7,008$                      (148,373)$                 

2 1,585                        8,901                        7,316                        

3 1,617                        27,579                      25,962                      

4 1,649                        56,226                      54,577                      

5 1,682                        57,632                      55,950                      

6 1,716                        59,072                      57,357                      

7 1,750                        60,549                      58,799                      

8 1,785                        62,063                      60,278                      

9 1,821                        63,615                      61,794                      

10 1,857                        65,205                      63,348                      

11 1,894                        66,835                      64,941                      

12 1,932                        68,506                      66,574                      

13 1,971                        70,219                      68,248                      

14 2,010                        71,974                      69,964                      

15 2,050                        73,773                      71,723                      

16 2,091                        75,618                      73,527                      

17 2,133                        77,508                      75,375                      

18 2,176                        79,446                      77,270                      

19 2,219                        81,432                      79,213                      

20 2,264                        83,468                      81,204                      

Total 191,580                    1,216,629                 1,025,049                 

NPV 701,020                    

Return 28%



SAN MATEO COUNTY GENERAL  /  27.15% SHARE

Net Impact of Wheeler Plaza Project

Year If Property If Wheeler Net Revenue

Sold / No Plaza Project To District

Wheeler Plaza Developed

$2M Land Sale $1 Land Sale

$0 Development $72M Development

Year 1 543,024$                  24,490$                    (518,534)$                 

2 5,539                        31,108                      25,569                      

3 5,650                        96,383                      90,733                      

4 5,763                        196,499                    190,736                    

5 5,878                        201,411                    195,533                    

6 5,995                        206,446                    200,451                    

7 6,115                        211,608                    205,492                    

8 6,238                        216,898                    210,660                    

9 6,362                        222,320                    215,958                    

10 6,490                        227,878                    221,389                    

11 6,619                        233,575                    226,956                    

12 6,752                        239,415                    232,663                    

13 6,887                        245,400                    238,513                    

14 7,025                        251,535                    244,510                    

15 7,165                        257,823                    250,658                    

16 7,308                        264,269                    256,961                    

17 7,455                        270,876                    263,421                    

18 7,604                        277,648                    270,044                    

19 7,756                        284,589                    276,833                    

20 7,911                        291,703                    283,793                    

Total 669,535                    4,251,874                 3,582,339                 

NPV 2,449,925                 

Return 28%














































































































































































