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MerloneGeler
Partners

LETTER Of INTENT

10: LOS .\L1OS SC] IOOL 1)ISTRICT September 4, 21)19

Attn: Jeffrey Haier, Superintendent
201 t a)vmgton Road
Los Altos, CA 94f)24
Fax: 650-917-t)i 18
1 v-mail: )l)aier.1asdsch0o1s.org

Re: Purchase of TDR Units Los Altos School District

\1er1one Geler Partners IN..] ..P. or affiliate (“Buyer”) is pleased to submit this Letter of Intent (“LOI”) in order to express
otif interest in accuiring I 5fl,flt)0 FAR square feet of fransterable I)evelopinent Rights (“TI)Rs”) from the ].MS Altos School
i)istrict (“1)istrict” or “Seller”).

\Ve appreciate the efforts the District has invested in partnefmg with the (ity of i\Iountam View (“City”) to) develop a novel
that would (i) Lcilitate the l)istrict’s acquisition of a netv site for a school facility (the “School Site”), Qi) enable the

creation of new public recreational facilities for the Cit’ on the School Site pursuant to a shared use program, (Iii) allow the
Disict n) sell l1)Rs to interested purchasers for use on specific sites and civ) allow Pufc:hasefs to pursue early “gatekeeper”
approval tot proposed projeCts seeking to aiv IDR to) the receiving site.

\Vc further understand and acknowledge that this I Oi may be relied upon by the Cit in determining whether to grant
“gatekeeper” status for any proposed prOjeCt or projects seeking to use fl)Rs purchased from the District. Ovef the course
of the is.nning months, we look forward to workint with the I)istricr and the Cit to help l)rln this vision forward and
make it a success.

In furtlwr:ince of the objectives outlined above, Buyer is prepared to enter into a purchase and sale agreement with the
I)istrici for the acquisition of ‘ll)Rs (the “fl)R Purchase Agreement”) that would include the term and conditions
contained in tht, L( )l.

‘Ihe basic business terms ire as follows:

Buyer. Ier1one Geter Partners IX. I P. or affiliate (“MGP IN” or “Buyer”).

2. Seller. I ,os \lto, School District (“1 )istrict” or “Scllcr”t.

3. Reccitint’ Properties. Four (-F parcels owned by Buyer \vitlun what Is known as Block 3 of Phase II of San Antonio
Village located generally at the S’t\ corner tit San \ntonio Road and ( alifornia Street. Buyer’s obligation to close
on the ‘I’DRs purchase would be conditioned upon the City of Niotintain ‘\iew granting approvals requested b’
M( P IX for oltice development utilizing 15t)J)Ott ll)R units and such approvals becoming final and vested
pursuant to a Development \greement iGovt. Code 65X64 et seq.) for at least ] 5 years. Mt P 1K may elect at

any time, subject to) the rcc1uired future land use approvals by the City, to reallocate some or all of the ll)Rs to
other propertics. subject to Section (e) below.

4. TDR L’nit Price. Purchase Price tot each unit of TDRs siudil be One hundred and Thirty dollars (Sl30.0tt. One
unit of i’I)R equals one square toot ott gross tioor area ot improvements.
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5. Purchase Price and Quantity. Buyer shall purchase 150,000 TDR units from the District for a total value of $19.5
million. Purchase price to be paid in cash at Closing of the TDR Purchase Agreement.

6. Conditions Precedent to the Closing of the TDR Purchase Agreement. The Closing of the IDR Purchase
Agreement shall be subject to the following conditions precedent:

(a) The District shall have acquired fee title to the School Site property within the City sufficient to accommodate
its mandate to develop a new SChC)Ol within the District’s service area.

(b) Upon taking tide and pursuant to an requirements imposed by the City, the District shall record a covenant
against the School Site property restricting allowable development rights on the School Site.

(c) The District shall comply with any additional requirements imposed by the City in order to document the
creation of TDRs originating from the School Site as well as document the transfer of TDRs to the receiving
property or prOperbes.

(d) Developer shal] have obtained all City approvals required for development on the receiving property or
properties that is reliant upon at least the number of 1DR units identified in Section 3 above. Such City shall
authorize MGP IX to develop otily office uses on any receiving properties. The City’s approvals shall have
become final approvals no longer subject to appeal, referendum, or legal challenge under CEQ;\ or the Planning
& Zoning Law.

(e The parties recognize that execution of a TDR Purchase Agreement may not occur until after the District
acquires the School Site and is contingent upon a variety of factors. including actions undertaken by the City
to authorize a memorandum of understanding or other similar agreement between the District and the City
regarding the IOR program.

7. Closing. Ihe 1’DR Purchase Agreement shall provide that Closing on the transfer of LDR units shall occur within
thirty (30) after all conditions precedent have been satisfied. Upon Closing of the TDR Purchase Agreement, the
District shall convey the TDRs to Buyer and Buyer shall pay the TDR Unit Price to the District. Notwithstanding
the foregoing, in no case shall Buyer l)e required to execute the TDR Purchase Agreement prior to October 1, 2t)l 9,
unless Buyer elects to proceed prior to that date.

8. Additional Terms:

(a) Buyer shall not be required to secure an government approvals or permits for a development using the TI)Rs
in order to enter into the li)R Purchase Agreement and acquire the fl)Rs.

(b) Buyer shall have the right to file a “gatekeeper” development application with the City any time after submittal
of this signed and accepted LOl to the City.

(c) Buyer may use the purchased TI)Rs c)n one receiving property of multiple receiving properties and for one or
multiple development projects subject to) securing any necessary City approvals and subsequently entering into a
Dcvelcptnent Agreement with the City to memorialize the use of JDRs.

(d) The TDRs shall be conveyed in perpcftiitv to Buyer, without expirv and shall be freely transferable to other
landowners within the City of Mountain View, subject to the limitations that tmty be imposed by the City upon

transfer of the lDRs ironi he District to the Buyer.

(e Buyer shall be responsible at its own cost for obtaining approvals from the City for any development application
that utilizes some Of all of the purchased 1’DRs. If the City does not grant the required approvals for a development
or if Buyer decides to not proceed with a City approved development, Buyer may propose a different development
using the TDRs on the same receiving propef or different receiving propern if authorized by approval of a
subsequent Gatekeeper application.

9. Commissions. Buyer and I)istrict hereby acknowledge that there are tic) brokerage commissions to be paid by either
par.

137839349.4



It). Gatekeeper. 1he parties understand that there arc matw factors that will influence the District’s decision to proceed
with the 11)R program, incIudint, I)U1 not limited to, seleeiion and acc1uisittun of a School Site as well as the City’s
willingness IC) partller with the District to provide a handing contribution in exchange for recreational improvements
that would be available to the public, in the event that either the I)istrict: or the City elect not to proceed with the
H)R program br au reason prior It) the Closing C)t the lL)R Purchase \tZreerncnt, the parties recognize that the
City m:iv teVOl’L II IV tekeeper aUthf)riZatiOul I)r\RlcI liv the City in reliance on this I ( )l.

II. Non—bindin&r L( )J. Ibis non-binding 1()I is intended It) address a portion of the basic terms and conditit ns
under \Vhicti the tindersignt’d would cuter 111k) a 1DR Purdiase \gfc’Cmcflt tO purchase the T1)Rs. This LOl shall
only serve to form part of the basis for the TDR Purchase greemem, which must be agreed Uf)fl and executed
by the District and Buyer and which, in addition to the above, would mctucle all of the terms and conditions for
he sale o the I DRs. it is the express intention ol the parties and despite any subse1uent netotiations, actions

taken hereafter bt any party. or an actual or claimed reliance, this LOl does not give rise to aIIV legally binding
contractna] obligations of Huver or Seller. The pi’eparation, negt ttiatyon, exeCtutk)fl and delivery of a 1i.)R
Purchase \greemvnt (or other binding agrcen1cnt acceptable to the parties isa condition precedent to the
creation of any legally binding contractual relationship with respect to the purchase and sale of any TI )R5.

Please ft-el free to contact me with any 9uesuions you may have. \‘\c look Forward to working with the Los \ltos School
I )istricr to implement this Innovative plan.

Sincerely,

IJerlone ( eier Partners IX. LP.

By: f\IGGP IX, LP.
a t ahfornia limited partnership

liv: \ter]ouie ( ‘cier IX, Ii ,C
a t alit in iiitti11haliilitv company

liv: -

Scat t - M Pherson
I xecutive \lanag1ng 1)trcctor

u ten dent

,\i<IIt) to lY l)lsIRI(: I:

effrt-v
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V I L L A G E  A T  S A N  A N T O N I O  C E N T E R

B u i l d i n g  D e s i g n  P a c k a g e



255.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

CONCEPT RENDERING



355.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

CONCEPT RENDERING



455.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVEL 01

TDR TRANSFER SUMMARY:

Phase 1/2 Site Summary

South Phase 1 Site Area (w/ ½ HH ROW		  506,578 SF
North Phase 2 Site Area (w/ ½ HH ROW)		  427,515 SF
North Phase 2 Parcel 4				    (9,631 SF)
                                                                                                924,462 SF

Phase 1/2 Building Summary
FAR Category B (Office/Comm/Retail)

South Phase 1
Comm/Retail/Rest/Mixed Use Retail		  133,975 SF
North Phase 2
Comm/Retail/Rest/Cinema			   152,306 SF
North Phase 2
Office & Office Services				    367,946 SF
Parcel 4 office not included			   (10,000 SF)
                                                                                                654,227 SF

Phase 1/2 Subtotal FAR Category B Only 
Office/Comm/Retail (654,227/924,462) =		  0.71

FAR Allowed 0.75 x 924,462 SF Site =		  693,382 SF

Phase 3 Site Summary

APN 148-22-005 (former Pilling)			   0.218 AC / 9,480 SF
APN 148-22-006 (MGP IX)			   0.322 AC / 14,026 SF
APN 148-22-007 (former Rasmussen)		  0.230 AC / 10,000 SF
APN 148-22-023 (MGP IX Parcel 4)		  0.221 AC / 9,631 SF                                           
                                                                                	 0.99 AC / 43,137 SF

Phase 3 Building Summary - 7 Story Building
FAR Category A (Building Services)			  9,700 SF
FAR Category B (Office/Comm/Retail)		
	 Retail Ground Floor			   14,900 SF
	 Office & Office Services (Floors 1-7)	 167,453 SF
	 Category B Total				    182,353 SF

Total Combined Area				    192,053 SF

Phase 3 Subtotal FAR Category B Only 
FAR Category B (Office/Comm/Retail)

FAR Allowed 0.75 x 43,137 SF Site =                       	 32,353 SF

Density Transfer From Sending Site
182,353 SF – (32,353) =                       		  150,000 SF

RETAIL 



555.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVELS P1-P3



655.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVEL 02

OUTDOOR DECK



755.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVEL 03

OUTDOOR DECKOUTDOOR DECK OUTDOOR DECK



855.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVEL 04

OUTDOOR DECKOUTDOOR DECK OUTDOOR DECK



955.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVEL 05

OUTDOOR DECKOUTDOOR DECK OUTDOOR DECK



1055.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

LEVEL 06

OUTDOOR
DECK



1155.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

PARTIAL LEVEL 07

OUTDOOR
DECK

OUTDOOR
DECK



1255.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

RENDERED BUILDING ELEVATION NORTH

Level 01 -  0’-0”

Level 02 -  20’-0”

Level 03 -  33’-6”

Level 04 -  47’-0”

Level 05 -  60’-6”

Level 06 -  74’-0”

Level 07 -  87’-6”

Roof -  101’-0”



1355.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

BUILDING ELEVATION WEST

Level 01 -  0’-0”

Level 02 -  20’-0”

Level 03 -  33’-6”

Level 04 -  47’-0”

Level 05 -  60’-6”

Level 06 -  74’-0”

Level 07 -  87’-6”

Roof -  101’-0”



1455.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

BUILDING ELEVATION SOUTH

Level 01 -  0’-0”

Level 02 -  20’-0”

Level 03 -  33’-6”

Level 04 -  47’-0”

Level 05 -  60’-6”

Level 06 -  74’-0”

Level 07 -  87’-6”

Roof -  101’-0”



1555.7739.000     /     NOVEMBER 1, 2019    /     MOUNTAIN VIEW, CA     /     VILLAGE AT SAN ANTONIO CENTER

BUILDING ELEVATION EAST

Level 01 -  0’-0”

Level 02 -  20’-0”

Level 03 -  33’-6”

Level 04 -  47’-0”

Level 05 -  60’-6”

Level 06 -  74’-0”

Level 07 -  87’-6”

Roof  -  101’-0”
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