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Report No.

SUBJECT: Feasibility Study for the Formation of
Business Improvement District.

For Agenda of: September 25, 2018
Department: Community Development
Originator: Qo^mrp-unity Development

ATTACHMENTS: Exhibit A-Letter Proposal from
New City America Inc. Dated August 24, 2018
Budget Action

Yes:

REPORT TYPE: ACTION X

No: X

^ni

Approved:
Finance Review:

INFORMATIONAL

ITEM TYPE: CONSENT PUBLIC HEARING EXISTING BUSINESS NEW BUSINESS X
RECOMMENDATION:

Approve commencement of feasibility study (investigative phase) with New City America for the
formation of a Business Improvement District in the Downtown Millbrae Area/Central Business District.
BACKGROUND:

In May 2018, the City of Millbrae City Council adopted as one of their top ten priorities the
commencement of a study to determine the feasibility of establishing a Business Improvement District
(BID) in the Downtown/Central Business Dista'ict (CBD) area of Millbrae. This is an important first step
as there are tremendous opportunities to take Downtown Millbrae to the next level if property owners get
behind such an effort.

Prescribed under the Property and Business Improvement District Law of 1994; Streets and Highways
Code Sec.366000-36671; property or business assessments are levied in exchange for services not
currently provided by the City. While the services provided depend on the needs of the area, typical BID
services include maintenance, security, signage, parking and transportation management, social services,
special event coordination, tree planting or other capital improvements, marketing and promotion, longrange visioning, and business attraction and retention.
As described in a paper by the London School of Economics,

The motivation for property owners to establish a BID and thereby impose a compulsory levy on
themselves is that the expected commercial return will exceed their personal contribution...In promoting
their commercial self-interest, property owners will be prepared to invest in their surroundings to the
extent that it benefits their property. In practice this means that property owners will only be willing to

join a collective scheme - such as a BID - if there is agreement on which aspects of local environmental
decline need to be tackled and how this should be approached.

In California, BIDs and similar improvement areas are governed by two state laws: the Parking and
Business Improvement Area Law of 1989 (which allows assessments to be levied on businesses within a
district) and the Property and Business Improvement District Law of 1994 (which allows assessments to
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be levied on owners of real property within a district). These laws set the general procedures for
establishment, assessment, and public review ofBIDs. Proposition 218, approved by the California
voters on November 6, 1996, which became part of the California Constitution (Articles XIIIC and
XIIID) adds additional requirements for establishing property-based assessment districts.

Approximately 60 to 80 percent of all BIDs nationwide are property- rather than business-based. The
type of BID fomiation in Millbrae will be determined through the initial feasibility phase. The work
program is divided into two phases. Phase 1 is the investigative phase. If this Phase 1 yields positive
results and there is support to establish the BID, we will commence with Phase 2. The second phase will
include the actual formation of the district. The findings of Phase 1 will be presented to the City Council
upon completion with updates as we proceed. Phase 2 will not proceed without future approval of the
City Council.

ANALYSIS:

Successful BIDs depend on the active involvement of its member businesses and property owners. No
BID will succeed without the active support of the City, property owners and businesses working
together and who are willing to undertake the work to seek a positive change within the downtown.
There must be a vested interest in making the investment for long-term economic stability of the area.
The work program is divided into two distinct components, an investigative phase and a formation
phase. If the investigative phase yields results that support the formation we will move with the
formation phase. . The investigative phase will commence immediately and take approximately six
months to complete.

The strategy for working in Downtown Millbrae BID/CBD in Phase 1 is as follows:
1. Meet with Downtown Millbrae property owners to explain the assessment district (Community
Benefit District) CBD formation process and the relevant timeline to achieve these goals. Give
examples of other successful Downtowns that have used Special Benefit Districts to accelerate
their reinvention and redevelopment.

2. With direction from Downtown Millbrae property owners and the City Manager's office,
commence working with all the key players to create a property/business owners and
stakeholders based Downtown Millbrae CBD Steering Committee. The first task of the Steering
Committee would be to set boundaries for a CBD study area in Downtown Millbrae;
3. Work with that new Downtown Millbrae CBD Steering Committee to oversee a mailed survey to
all property owners in the proposed district ascertaining their conceptual support for the creation
of a special benefits district;

4. Use of the survey to reveal the levels of survey support and/or opposition to the creation of this
new financing mechanism district;

If there does seem to be support for this new Downtown Millbrae Assessment District (CBD), we would
discuss the timeline for the district fonnation process, which would be formed ideally by July 2019.If
this item is approved. New City America is scheduled to attend the October 19, 2018 City Council
meeting to discuss the process and BID formation in greater detail.
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FISCAL IMPACT:

There is no budgetary impact as this project was budgeted in FY 18-19 Capital Improvement Program.
The budgeted amoimt was $100,000. This Phase 1 contract is proposed at a not to exceed cost of $45,000.
COUNCIL ACTION:

Approve commencement of feasibility study (investigative phase) with New City America for the
formation of a Business Improvement District in the Downtown Millbrae Area/Central Business District.
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EXHIBIT A

NEW.CITY
WiiiiiiiiiiS.
August 14th, 2018
Mr. Tom Williams
City Manager City
ofMillbraeSent
via e-mail:

SUBJECT: Proposal for the Investigation and Formation of a New Downtown Millbrae
Property Assessment District (Community Benefit District)
Dear Tom:

Thank you for meeting with me and your staff on Monday the 13th to talk as well as tour
Downtown Millbrae. Based upon our meeting and walk through Downtown, it appears there
are tremendous opportunities to take Downtown Millbrae to the next level - if the property
owners get behind such an effort. As we discussed, I will submit a proposal for consideration
that would bring the property owners together and have them determine if the time is right
for consolidating and attracting new development and business to the Downtown district.

The proposal will be divided into two distinct components, an investigative phase and a
formation phase if the investigation yields results that support the formation.
New City America has created and managed more districts statewide, and in particular in San
Diego, Los Angeles and the Bay Area, than any other company over the past 20 years. We are
the only company which can simultaneously do the following:

Investigate and establish PBIDs and Community Benefit Districts;
Help to set up the new Board of Directors and management corporations of the
entities who will run the district;

Manage the district until such time that a full time Executive Director has been hired;
Manage districts if that is the mutual desire of the parties;
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We currently managed 5 districts statewide: Little Italy/San Diego, Liberty Station/San Diego,
Downtown Glendale/Glendale, Downtown San Leandro/San Leandro and North Beach/San
Francisco. Furthermore, we have created 20 such districts in the City of Los Angeles, 9 districts
in San Francisco, 9 districts in Oakland, 2 in the Peninsula area, 1 in Berkeley and 2 in the
Central Valley and 1 in Monterrey County.

New City America has managed the Little Italy district in the past 20 years winning awards and
acknowledgements as follows:
• Was named one of the best examples of neighborhood revitalization in the US
today (CNN Money Magazine);
Was designated in April 2010 as the "Smart Growth Community of the Decade" by
the Urban Land Institute San Diego/Tijuana Chapter.
Was named the 10th most popular neighborhood for Millennials in the US today (Forbes
Magazine, April 2014);
Was identified as a "Smart Community" when San Diego was designated as National
Geographic International Television series on World Smart Cities. This special ran
Nationwide;

•

Was named the most kid friendly neighborhood in Downtown San Diego by Red
Tricycle Magazine in May 2015
Was featured in Entrepreneur Magazine as one of the most dynamic growing districts in
the US today;

New City America is the only company outside of New York City that has demonstrated its
knowledge of "A to Z" in conceptualizing a program, developing a strategy and creating the end
result through a new financing mechanism and organization to achieve equivalent urban
business district goals. Furthermore, we understand the value of a central public benefit
corporation which manages multiple revenue sources to speed up the revitalization process.
Our strategy for working in Downtown Millbrae PBID/CBD would be as follows:
1. Meet with Downtown Millbrae property owners to explain the assessment district
(Community Benefit District) CBD formation process and the relevant timeline to
achieve these goals. Give examples of other successful Downtowns that have used
Special Benefit Districts to accelerate their reinvention and redevelopment.
2. With direction from Downtown Millbrae property owners and the City Manager's office,
commence working with all the key players to create a property/business owners and
stakeholders based Downtown Millbrae CBD Steering Committee. The first task of the
Steering Committee would be to set boundaries for a CBD study area in Downtown
Millbrae;
3. Work with that new Downtown Millbrae CBD Steering Committee to oversee a mailed
survey to all property owners in the proposed district ascertaining their conceptual
support for the creation of a special benefits district;
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4. Use the survey to reveal the levels of survey support and/or opposition to the
creation of this new financing mechanism district;

If there does seem to be support for this new Downtown Millbrae Assessment District (CBD),
we would discuss the timeline for the district formation process, which would be formed ideally
by July 2019.
This would be a performance-based contract with a monthly retainer amount of $7,500 plus
direct reimbursable expenses, and during the 6-month investigation phase, would total

$45,000. If the investigative phase yields positive results, we would ask the City Council to
authorize the funds for the formation phase beginning in the Winter of 2019. It is anticipated
that this district would be formed by July 2019, in time for the County of San Mateo's property
tax notification and inclusion of the assessments for the December 2018 property tax billing
cycle. In terms of qualifications, please consider the following relevant facts:
New City America has formed 82 districts throughout the United States over the past
18 years, perhaps more than any other company in the US.
Having an office in San Leandro allows for direct access to business and property owners
for a quick response - as well as the ability to work closely with Downtown Millbrae
property owners. Downtown Millbrae stakeholders and City officials in the
consideration of this newCBD.

This proposal has two phases: investigation of the Downtown Millbrae CBD which will over six
months from September - February and then if supported by the City Manager and
Downtown property owners, a formation stage. I will be the on-site representative and the
main point of contact for this contract throughout the entire process. I can be reached at 888
356-2726.

We hope that you find this proposal to be responsive to your request and look forward to
possibly beginning work soon with the you, your staff and Downtown Millbrae stakeholders for
this critical proposal.
Sincerely,

0^c<_
Marco Li Mandri

President,
New City America, Inc.
New City Public Spaces
www.newcitvamerica.com
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SCOPE OF WORK PROGRAM

Detailed Scope of Work and Budget for the
Downtown Millbrae (CBD) Investigation Process
Phase 1 Tasks - Downtown Millbrae CBD Investigation
Task
1. Prepare a feasibility
analysis for creating a
successful Downtown

Comment

Estimated Time

We would commence the process with
one on one meetings with key property

September
Meet with City officials to
go over the process and
timelinefora possible
district formation timeline.

owners and businesses.

Millbrae Stakeholders

group to include various
options on the district
boundaries.
2. Create a new Downtown

Millbrae CBD Steering
Committee made up of
property owners, conduct
outreach meetings to
obtain feedback from
property owners, business
owners and other key
stakeholders on the CBD
effort.

NCA will work with the stakeholders and

the new CBD Steering Committee and will
present a written survey for response by
property owners. The survey will draw out
support and opposition to the concept of a
special assessments district and provide
critical data for contacting property
owners in the future. At least three
meetings will be held to go over the CBD
outreach concept, survey review and
determination of the final fate of the

September - January
-Database created based

upon presumed boundaries
-Survey mailout out and
tabulated on a parcel map
-Survey questions
prioritized
-Recommendations made

to the Steering Committee
based upon past survey
responses:

investigation

3. Write a report to the City
Manager on the results of
the investigation,
recommended timeline and

feasibility of formation.

If survey response supports the creation of
a new CBD, work with the City Manager's
office to review the various options,
probably the PBID act of 1994, to fund
special benefit services in Downtown
Millbrae.
The report would also include a
description of the priority services, benefit
zones, costs, boundaries, management
structure and baseline services by the City.
The report would be followed up by a
newsletter summarizing the results of the
property owners survey. Additionally
"Property Verification Forms would be
mailed to all property owners to confirm
their property data.

Estimated Costs for
Investigation of Downtown
Millbrae CBD

$ 45,000.00
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Term of Agreement:

January - February

Commencing in September 1st, 2018 and concluding in February 2019, unless continued
through mutual agreement of both parties. Both parties shall retain the right to withdraw from
the agreement with a 30-day written notice. This is a performance-based agreement
Costs:

Retainer payment, $ 7,500.00 per month due and payable on the 15th of each month
commencing on September 25, 2018. This is a month to month contract with a sixth-month
minimum to carry us through the investigative stage of the study. If the CBD Steering
committee and City Manager agree to the formation of the district, the contract will conclude

in August 15th, 2019. It is anticipated that this investigative agreement will not exceed $45,000
for the term of the contract.

Checks will be made out to: New City America, 710 W. Ivy Street, San Diego, CA 92101
New City America has almost 20 staff members working throughout the state. Marco Li
Mandri, President, would be the main point of contact for the City of Millbrae. Our staff will
handle all aspects of the district investigation and formation process.
Marco Li Mandri - Chief Executive Officer, Marco Li Mandri will be the main point of contact for
the Downtown Millbrae Assessment District Project
Shirley Zawadzki - Chief Operating Officer
Laura Li Mandri - Controller and Chief Financial Officer

Monica Montes - Database, survey compilation
Chris Gomez - Design and Layout
Lici Martinez - Clerical support and research
John Li Mandri - Public Space development and design
Jerry Klink- Mapping
Dominic Li Mandri - District Management support
Paula Kwast, Special Events
Joey Li Mandri, Business Liaison
Ryan Huffman, Administration (Glendale)
NCA Personnel who may
work on the Downtown

Millbrae Project
Marco Li Mandri

marco@newcityamerica.com
ShirleyZawadzki
Shirley@newcityamerica.com
Chris Gomez

chris@newcityamerica.com

Title and involvement in

Years in

Years with

this investigation and
formation of a CBD in
Downtown Millbrae

this Field

New City
America

President, Project Manager,
Key personnel of the effort
Assistant Project Manager

23

Since 1994

21

Since 1996

District Management Officer,
Graphics

16

Since 2001

17

Since 2005

14

Since 2003
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Laura Li Mandri

Controller of Corporation,

laura@newcityamerica.com

Administration

Monica Mantes

Database work, meeting

monica@newcityamerica.com coordinator

Jerry Klink
Jerry@newcityamerica.com

Mapping, graphics, public
space design, assist in meeting

3

Since 2006

coordination

Lici Martinez, Clerical

Clerical support, coordination
of meetings

3

Since 2014

Dominic Li Mandri

District outreach

3

Since 2014

The firm is a C Corporation owned 100% by Marco and Laura Li Mandri. We are a family owned
and operated business and have conducted this work since the mid-nineties.

References

Public sector client references within the last 3 years
1. Mr. Jeff Kay, City Manager, City of San Leandro, (formation and management of the
Downtown San Leandro CBD,2013), (510) 577-3352
2. Mr. Kelly McAdoo, City Manager, City of Hayward, (510) 583-4344
3. Ms. Christine Connelly, Deputy Mayor, City of New Bedford MA (508) 979-1410
4. Mr. Felipe Montieg, Deputy Mayor for Economic Development/City of San Diego
(619)236-6550
5. Mr. Kevin Ham, Economic Development Director, City of Vista CA (760) 809-6782
6. Mr. David Graham, Deputy Director of Economic Development, City of San Diego
(619) 236-6330
7. Mr. Jerry Sanders, CEO Greater San Diego Regional Chamber of Commerce (Former
Mayor of the City of San Diego (619) 554-1300
8. Mr. Andre LeRoux, CEO, Smart Growth Massachusetts, Boston MA, (617)263-1257
9. Mr. Conal McNamara, Director of Community Development, City of Whittier CA (562)
567-9320
10. Mr. Aldo Schindler, Economic Development Director, City of Downey, CA (562) 9047168
11. Mr. Chris Corgas, Mayor's Office of Economic Development/City of San Francisco, CBD
Coordinator for the City, (415) 554-6661
12. Ms. Jennifer Hiramoto, Economic Development Director for the City of Glendale
(626) 756-6847
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District Management Corporation References:

1. Little Italy Association/San Diego, CA, - Mr. Steve Galasso, President
(619)234-6767
2. Gaslamp Quarter Association/San Diego CA, Mr. Howard Greenberg, President (619)
254-5012
3. Downtown San Leandro Association, San Leandro, CA - Mr. Gordon Galvan, President
(510)823-2063

4. Top of Broadway CBD/San Francisco, CA - Mr. Joe Carouba, Vice President
(415) 203-1428
5. Downtown Glendale Community Benefit District (501c3), Rick Lemmo, President
(818) 476-0120
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