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THE PROJECT

Introduction

The Brownfield Redevelopment Authority (BRA), City of Kalamazoo, Michigan, seeks a
development partner to redevelop the River West site. The site is owned by the BRA and
consists of approximately 4.5 cleared developable acres on the west bank of the Kalamazoo
River at the intersection of Harrison and Gull Streets. It is located northeast of downtown
Kalamazoo in the city’s riverfront redevelopment area. The BRA considers River West to be a
signature site that will set the standard for the next stage of revitalization in the riverfront area.

The BRA and the City have been active in the area with increasingly complex individual projects
over the past ten years. Now the BRA is embarking on larger projects which are intended to use
the riverfront as an amenity to leverage transformational development in this area. We seek a
developer with the resources and expertise to develop this high-profile site in a way that takes
advantage of its urban riverfront setting. The BRA will transfer the River West property to the
preferred developer once a purchase and redevelopment agreement has been negotiated.

Located at the intersection of 1-94 and US 131 midway between Detroit and Chicago,
Kalamazoo is a city of approximately 75,000. It is home to five institutions of higher education,
including Western Michigan University and Kalamazoo College. The student population exceeds
58,000. Local philanthropists have recently developed the “Kalamazoo Promise” in which
graduates of the Kalamazoo Public Schools are provided with college tuition.

The BRA's highest priority in this RFQ is the redevelopment of the River West site. However,
the BRA has assembled additional parcels of land in the riverfront area which are in varying
degrees of readiness for redevelopment. Privately-held parcels are also potentially available.
Developers are invited to consider larger projects that include these sites, but initial
development must include the River West site. Additional development could include phasing of
larger projects after the successful development of the River West site.

The enclosed maps illustrate the project site. Additional information is available on our website
at www.kalamazoocity.org/riverwestrfq.

Existing Conditions
The River West site, the project block on the west bank of the Kalamazoo River at Harrison and
Gull Streets, consists of:

o Several small cleared parcels, BRA-owned, with a history of residential use.

e Site of the former KTS Industries, nhow demolished, BRA-owned, with a history of heavy
industrial use for several decades.

e A trailway and amenities, currently under construction in the floodplain. Ownership will be
retained by the City or some other public entity. The area will be a hub for a regional trailway
system currently being developed and will include links to the Kal-Haven and Portage Creek
trailway systems.

e Precision Heat Treating, a privately-owned, heavy manufacturing use on the project block,
will continue at this location and is not a part of this RFQ. However, the BRA is prepared to
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explore with Precision Heat Treating and the developer improvements to the site to make
the parcels complementary.

Our Vision

Since 1999, the BRA and the City have been engaged in an extensive planning process,
including community input, for redevelopment in this area. This resulted in the City of
Kalamazoo Riverfront Redevelopment Plan, prepared by Hamilton Anderson Associates, Inc.,
and endorsed by the BRA and the City Commission in April 2003. The plan will be supported by
zoning changes and an overlay for the river area which is currently being drafted.

Our vision for the Riverfront Redevelopment Area is a mix of high-density commercial, office
and residential uses of high quality design and materials which complement (but not necessarily
imitate) the downtown. Within these parameters, we are open to the creativity of a qualified
developer regarding the highest-and-best use of the River West site. Project goals, based on
the vision and on the requirements of the Clean Michigan Initiative (CMI) grant from the
Michigan Department of Environmental Quality, which funded the site preparation, include:

Increased tax base.

Job creation/retention and/or an increase in the number of residents in the area.
Development of an urban character, scale and density.

Quiality (although not necessarily traditional) design and materials.

Connections to the river, the trailway, downtown and the neighborhoods.

Land uses we would consider are:

Market rate multi-family residential, ownership or rental.

Affordable residential as a small component of a larger project.

Office.

Retail.

Mixed use.

Warehouse and/or light industrial as a small component of a larger project.

Incentives
As a partner, the BRA will explore the use of project incentives, as appropriate. These include,
but are not limited to:

Purchase price flexibility.

o Provision of a Baseline Environmental Assessment (BEA) for liability protection; a Due Care
Plan, coordinated with the developer so as to be specific to the proposed redevelopment.

e Support for applications to funding programs as available, such as an application to the
state for a Brownfield Single Business Tax credit equal to 10 percent of investment.

e Grant applications for green design/features.

e Brownfield tax increment financing for eligible expenses, including infrastructure and
streetscape improvements.

e Gap financing.
An assigned project manager to facilitate city processes.

o Additional tools suggested by the developer that have been useful on similar projects.
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RFQ SUBMISSION REQUIREMENTS

Successful respondents will submit ten original copies, one unbound copy, and one
electronic copy on CD (no DVDs) of the following materials:

1. COVERLETTER

The cover letter should include a clear statement of interest in the development of the site,
including a general recognition and acknowledgement that interest is predicated on the basic
goals and objectives as articulated by the BRA. It should be on letterhead, signed by the
person(s) authorized to negotiate with the BRA.

2. EXECUTIVE SUMMARY (3 pages maximum)

The Executive Summary should provide information on the developer and the project team,
including:

3.

Development entity.

Principal or CEO and Lead Team Member.

Authorized contact person and title, with contact information, including address, phone, fax
and e-mail.

Structure of organization/team, including organization chart.

List of project team members and their responsibilities and history of working together.

A summary of the team’s qualifications and experience to undertake the proposed
development. This summary will be a consolidated version of the information contained in
Sections 3 and 4.

DEVELOPMENT APPROACH (1-2 pages)

In order to understand the respondent’s approach to development and the creative qualities the
developer would bring to the project, we request a narrative statement of your thoughts and
concepts as to how the site may best be developed to realize the BRA's goals. It is not
necessary to provide detailed site plans or architectural drawings, although conceptual drawings
may help communicate the general approach to the site.

4. RELEVANT PROJECT EXPERIENCE

List the developer’s three most relevant projects, and for each project:

a)
b)
c)
d)
e)

f)

Describe the location, scope of the development program, construction commencement
and completion dates, and construction cost.

Provide a brief description of the development team, and the specific role of the
developer.

Describe how the deal was structured financially. Include total development costs and
identify all sources of financing, particularly the developer's share of debt and equity.
Provide bank references.

If commercial, include a list of tenants successfully placed.

Identify management and ownership upon completion of construction and two years
after completion.

Identify project awards or special recognition received, if any.
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g) Explain how the projects are similar to the proposed project.
h) Provide a project reference person and current contact information.
i) Provide project photographs.

II. Briefly describe additional relevant projects that demonstrate the developer’s experience
with mixed-use development, brownfield development, sustainable/integrated/green design,
public/private development, and/or urban infill development. For all projects described, please
provide a reference and contact information.

5. TEAM QUALIFICATIONS AND EXPERIENCE

¢ In addition to the project information requested above about the developer, list relevant
project information for each team member.

o Describe the team members’ history of working together.

e For each team member, provide project references and current contact information for each
project.

6. MANAGEMENT EXPERIENCE

List the names, scope of responsibilities and professional experience of those individuals
comprising the developer's management team. Respondents may meet this requirement by
submitting resumes or a brief narrative for each member of the management team. Indicate the
management team’s previous experience in the management and implementation of
redevelopment projects of a similar scale to the project being proposed.

7. FINANCIAL CAPABILITIES

Describe and define the financial capabilities of the development team and list the anticipated
sources of capital or equity that will likely support the proposed project. Each respondent may,
at its sole discretion, voluntarily submit audited financial statements or other detailed financial
information for the previous two years as evidence of its financial capabilities. In accordance
with the City’s policy regarding confidentiality, the BRA agrees to keep such documents
confidential through the selection process.

In order to identify which financial statements or information respondent desires to keep
confidential, place them in a separate sealed envelope clearly marked “Confidential Financial
Information” when forwarding the response. The confidential information will be promptly
returned after the BRA renders its decision on the RFQs.

SUBMISSION PROCEDURES

All materials must be received no later than 5:00 p.m. (EDT) Monday, May 1, 2006.

Via U.S. Mail, Overnight Mail or Hand Delivery
River West Development Project

Attn: Martha Aills

City of Kalamazoo Development Center

445 West Michigan Avenue, Suite 101 West
Kalamazoo, Michigan 49007
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Inquiries concerning the RFQ should be e-mailed to aillsm@kalamazoocity.org. All
questions submitted and the answers given will be provided to all parties expressing interest in
receiving such. Any party interested in receiving such questions and answers should
submit an e-mail request to the above e-mail address as soon as possible. Questions and
answers distributed to interested parties will not identify any other respondent on the list, nor will
it identify the party asking the original question. No verbal requests for clarification or
information will be accepted. All requests must be in writing.

Waiver of Protest

By submitting a response to this RFQ, each respondent voluntarily waives its rights to object to,
protest, or seek any legal remedies regarding any aspect of the procedure for this RFQ, the
evaluation and selection by the BRA of the developer, the rejection of any or all of the
proposals, and any subsequent development agreement which the BRA and the successful
developer execute. The BRA is not responsible for any costs incurred by each respondent in
this process. The BRA reserves the right to reject any or all of the responses to this RFQ.

TIMELINE, REVIEW PROCESS AND SELECTION CRITERIA

The following timeline is tentative only, with the exception of the Qualifications Due Date:

e RFQ Issued March 31, 2006

e Prebid Meeting (optional — notify of attendance by 4/10)  April 13, 1:00 p.m.

e Qualifications Due May 1, 2006

o Review completed and developer(s) notified May 15

o Developer(s) presentations Week of June 26

o Developer selection July 20 BRA meeting

e Term sheet September 21 BRA meeting
o CMI grant requirement for development on site September 2008

The BRA Developer Selection Committee, a ten-member panel consisting of BRA, city and
professional members, will review responses to the RFQ. Criteria include:

Project record of developer, team and team members.
Strength of team.

Financial capacity.

Quality and creativity of the concept for the site.
Fulfillment of the River West redevelopment goals.
References.

Following the review of responses, the committee may elect to interview some or all of the
respondents or may otherwise seek clarification or amplification of the materials. Upon receipt of
all materials, the Selection Committee’s recommendations may include:

¢ Rejection of all submittals.
e Selection of one or more respondents to submit formal proposals.
e Selection of one respondent to enter into exclusive negotiations.

All recommendations are subject to approval by the full BRA. The BRA reserves the right to
select based on qualifications and/or a Request for Proposals.
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