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Request for Proposals
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Introduction

The City of Fort Wayne identified east Superior Street as an area for potential
development in the 2002 Downtown Blueprint for the Future. As part of the
Headwaters District (previously named the Old Canal District) the Downtown
Blueprint identifies the potential for a physical link between the Landing and Barr
Street Districts, and calls for a mix of recreational and commercial uses, providing
enhanced pedestrian access to Headwaters Park. Subsequently, the area has been
considered for urban mixed-use infill to complement the existing restaurants in the
area, build residential density, and improve the connectivity of downtown.

Purpose

The Request for Proposal includes property owned by the Fort Wayne
Redevelopment Commission (FWRC) located at the northeast corner of Superior
and Clinton Streets. The property is bordered by Superior Street on the south,
Clinton Street to the west, Duck Street on the north, and Barr Street to the east.

The City of Fort Wayne and the Fort Wayne Redevelopment Commission solicits
responses to this Request for Proposals (RFP) from qualified Developers interested
in providing development services for the financing, design, construction and
operation of the proposed development (Project).

The purpose of this RFP is to solicit creative responses for the development of the
property described above. The RFP evaluation process will include a review of the
proposals received, followed by interviews and a ranking of proposed developments.
The FWRC intends to enter into a Development Agreement with the top-ranked
Developer (Developer / Respondent), at which time the two parties will negotiate
agreements as necessary to procure all those services required for the development
of the Project within an established development plan, timeline, and financing plan.
Respondents are to propose a development team that includes architects,
construction professionals, operating management and other parties as may be
required for completion of the Project.

Scope

3.1 The City seeks, at a minimum, the development of a multi-story, multi-use, and
multi-tenant building fronting Superior Street. It is expected to include restaurant
and retail tenants and complement the existing Wayne Textile Building, the current
home of Club Soda, at the southeast corner of the proposed property.
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3.2 The FWRC's larger goals through the development of the Project are to
continue the implementation of the Downtown Blueprint for the Future through infill
development of an urban nature. The development of a significant project at the site
is expected to contribute to the urban fabric of the City, increase the tax base, and
contribute to economic growth of downtown and the City in general.

3.3 The selected Developer is expected to provide a comprehensive plan for the
entire site. A phased development plan is appropriate and encouraged. Appropriate
planned parking should be included. The plan shall meet the requirements
described in the Downtown Design Guidelines.

3.4 The above is not intended to limit creativity or ability to propose an alternative
scale or plan, deemed to better suit the goals of the FWRC. The FWRC is open to
proposals offering distinctive features and amenities that go beyond those outlined
above. The City reserves the right of final approval of the Project scale, features
and amenities.

. Objectives

4.1 Through the RFP process, the FWRC seeks to enter into a Development
Agreement and subsequent negotiated agreements as necessary with a highly
qualified financially capable development firm.

4.2 Respondents are to assemble all of the necessary parties (Development Team)
with proven track records to comprise the development team, including but limited to
architectural and engineering firm(s), and related sub-consultant(s), a highly
gualified and financially capable general contractor for the design and construction
of the project.

4.3 Respondents are to identify a competent operating management structure for
the completed development.

4.4 The FWRC will give weighted consideration to the Development Team with
significant experience in projects of similar scope and quality to the proposed
Project, and who demonstrate it has significant financial resources to support
completion of the Project in accordance with the fixed schedule. The FWRC shall
not be obligated to enter into any contract with any respondent on any terms or
conditions.

4.5 Respondents will be expected to provide information regarding sources of debt
and equity.
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5. Site and Masterplan

5.1 As noted above the site consists of one city block on the northeast corner of
Superior and Clinton Streets in downtown Fort Wayne, immediately adjacent to and
south of Headwaters Park.

5.2 Developer teams are requested to provide a concept masterplan, via their
architectural partner(s). As this is an undeveloped parcel, respondents have the
ability to contribute their creative vision to the architectural fabric of downtown Fort
Wayne. Because the property is adjacent to Headwaters Park, and will provide
urban infill for an improved pedestrian connection to the park, the respondents have
the opportunity to make a strong urban statement in addressing both Headwaters
Park and the nearby river.

5.3 Masterplans are expected to take into account the following:

5.3.1 Club Soda’s continued operation in the Wayne Textile building. Adequate
provision for their customer’s parking needs must be taken into account in the
development plan for the remainder of the block.

5.3.2 Northern Indiana Public Service Company (NIPSCO) has an agreement
with the City of Fort Wayne to use a portion of the proposed development area
as a temporary staging site for an environmental clean up project immediately to
the east of the Project site. The planned timeframe for the NIPSCO project is
approximately December 2008 through May 2009.

6. Financing

6.1 Itis the FWRC’s goal to minimize the level of public financial participation in the
Project. Respondents are urged to consider creative development and financing
structures to accomplish these ends.

6.2 Proposals should include a financial plan that details the assumptions used in
the recommended development plan. The assumptions should be supported by
appropriate market research. In addition, a financing plan and Project schedule
must be submitted. As part of the submission, the developer shall identify expected
financial sources that could be considered to support the project.

7. Incentives

7.1 The FWRC and the City of Fort Wayne have several incentive options
available to support the development of the Project. They include
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7.1.1 Tax Abatement may be available for the increased taxes
associated with the improved assessed value of the property.

7.1.2 Other potential incentive sources include:

7.1.2.1 Downtown Incentive Pool — matching Facade Grant
(up to $30,000)

7.1.2.2 Dedicated infrastructure and streetscape
improvements.
7.1.2.3 Personal Property Tax Abatement available for all

technology related expenses.

7.2 Ultimately, once the RFP respondents are short-listed, it will be the
developer(s) responsibility to devise the final financing structure.

. Proposal Content

8.1 Transmittal Letter, addressed to the Fort Wayne Redevelopment
Commission, to the Attention: Sharon Feasel, One East Main Street — Room 840,
Fort Wayne, IN 46802. The letter is not to exceed one page in length and should
include:

8.1.1 An offer to negotiate, indicating the Respondent’s
understanding and agreement to comply with the terms of this RFP, and
all related addenda, and stipulating that the proposal set forth remains
effective for a minimum period of 180 days. In at least one copy, an
original signature of a partner, principal or officer of the Respondent, with
a statement indicating the signatory is authorized to submit the proposal.

8.1.2 Identification of the Respondent’s firm, its ownership,
officers, directors or partners, and sub-contractors, as well as a single
contact person for all correspondence and notifications. Full and complete
disclosure of the Respondent and its ownership and control is mandatory.

8.2 Development Team Qualifications

8.2.1 Legal name and officers, directors and partners of each
member of the Development Team, at a minimum, including the
developer, architect, construction manager, or general contractor, and all
other known team members.

8.2.2 A summary of qualifications, relevant experience and
references for each Development Team member, specifically addressing
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matters related to the Project Scope and Objectives expressed in this
RFP, as well as providing detailed descriptions of comparable projects.

8.2.3 A description of the managing entity that will develop and
operate the Project (e.g. corporation, LLC, joint venture, etc.) and a list of
other owners of the interest that may provide equity to the ownership
entities and the estimated percentage of ownership of each. The FWRC
requires competent management to operate and market the Project.

8.3 Physical Development Proposal

8.3.1 An overall conceptual plan showing any new buildings in
relation to the existing buildings and infrastructure on the site.

8.3.2 Amount of square feet and distribution of space in
buildings.
8.3.3 A breakdown of multi tenant space by category and size.
8.34 Proposed parking arrangements.

8.4 Concept Description — Respondents should include gross floor area of

each use at all elevations and major entrances, and the interrelationship of the
proposed Project with the surrounding area and amongst its components. A
narrative statement shall accompany the diagrams and summarize their content, the
factors taken into consideration in developing the layout, and other information the
Respondent believes would be helpful in understanding the presentation.

8.5 Project Schedule — Respondents shall provide a project schedule, from
authorization, through negotiation, and to opening, assuming a development
agreement is consummated with the FWRC by September 30th, 2008.

8.6 Project Financing — Respondents shall provide the following exhibits
regarding planned financing:

8.6.1 A detailed development budget.

8.6.2 A statement of net operating income for the proposed
project, assuming completion of construction and opening of the Project in
the planned timeframe based upon the project schedule submitted
(section 8.5 above).
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8.6.3 An analysis of the Project’s cash flows from operations,
project costs, debt service, profit requirements, and the residual value of
the Project, for the purpose of evaluating the net present value of the
proposed project.

8.6.4 A plan, and demonstrated ability to obtain both equity capital
and, as required, debt financing necessary to undertake the development,
including the rates of return these sources are likely to require.
Respondents are encouraged to present evidence of equity capital and
debt financing commitments from financial institutions, partners, and other
resources as part of the response.

8.6.5 Sources and specific amounts of debt and equity available to
the project.

9. Addenda and Supplemental Information

9.1 Addenda to the RFP shall be provided to Respondents who received the
initial RFP, and reqgistered an interest in presenting a proposal, should it become
necessary to make revisions, request additional information, or respond to written
inquiries relating to the RFP.

9.2 It may be necessary for the FWRC to request supplemental information
from individual Respondents after proposals have been submitted and reviewed.
Such information will be requested in writing to the specific respondent. This
information will become a part of the original proposal submitted by the specific
respondent and will be used by the City in evaluating the proposal and will not be
shared with other respondents during the evaluation and award process.

10. Award Procedures Information

10.1 The FWRC will evaluate all proposals received in response to this RFP.
The FWRC shall make its recommendation based on adherence to the goals,
objectives, and evaluation criteria outlined in this RFP.

10.2 Respondents who submit proposals may be required to make oral
presentations to the FWRC for purposes of clarifying their proposal. The FWRC will
choose the number to be interviewed and schedule them accordingly.

10.3 From those presentations and interviews, the FWRC will rank the
proposals, ordered by those that most satisfy the objectives and goals expressed by
the FWRC in this RFP. The FWRC will pursue negotiations with the top ranked
Respondent with the goal of a Development Agreement by September 30th, 2008. If
a satisfactory agreement cannot be negotiated with the top-ranked Respondent, the
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FWRC will formally end negotiations with that Respondent and pursue negotiations
with the Respondent that next satisfies the objectives and goals expressed by the
FWRC in this RFP. The FWRC will continue this process until either a Development
Agreement is executed, or until the FWRC elects to end negotiations.

10.4 Upon recommendation of a Respondent by the FWRC, the FWRC will
make the final decision for approval of the Development Agreement. In its
consideration of the proposal, the FWRC may request additional information and
presentation(s).

10.5 The selected Respondent must conform to zoning ordinances, and other
applicable codes and ordinances of the City, County and State, including Downtown
Design Guidelines. The FWRC will assist in obtaining all necessary permits and
land use approvals.

11. Evaluation Criteria

11.1 The FWRC will rank the responding firms and their submittals based on
the following criteria:

11.1.1 Demonstrated ability to obtain financing (equity and debt) within 60
days of execution of a Development Agreement.

11.1.2 Quality of response, including clarity and completeness.

11.1.3 Creativity and logic in design concept.

11.1.4 Historic ability to complete comparable sized projects.

11.1.5 Experience developing, owning and/or operating mixed-use, multi-

tenant facilities.

11.1.6 Lowest completion risk to the FWRC, and to the City of Fort
Wayne.
11.1.7 Ability of the project to positively impact the community vision for

Downtown Fort Wayne, as articulated in the Downtown Blueprint for
the Future and the Downtown BlueprintPLUS.
12. Rights Reserved by the Fort Wayne Redevelopment Commission

12.1 The FWRC reserves the right in its sole discretion to recommend the
approval of a Development Agreement related to this RFP. All portions of this RFP
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will be considered part of the Development Agreement and will be incorporated by
reference.

12.2 The Development Agreement will reserve to the FWRC the right to review
and approve the plans and specifications for development with respect to their
conformance with the goals and requirements of this RFP. The FWRC will also
reserve the right to refuse or approve any such drawings, plans, or specifications
that are not suitable or desirable, in its opinion for aesthetic or functional reasons.
These drawings, plans, and specifications may include, but are not limited to the
suitability of the site plan, architectural treatment, building plans, and elevations,
materials and colors construction details, access, parking, loading, landscaping,
identification signs, exterior lighting, refuse collection features, and street and
sidewalk designs.

12.3 The FWRC reserves the right to request additional information from any
and all prospective Respondents if necessary to clarify any information contained in
the proposals.

12.4 The FWRC reserves the right, at its sole discretion, to accept or reject any
and all proposals received as a result of this RFP, to waive minor omissions, and to
conduct discussions with all responsible respondents, in any manner necessary, to
serve the best interest of t he FWRC and the City of Fort Wayne.

12.5 The FWRC reserves the right to keep all responses in connection with this
RFP, without restriction on future use.

13. Administrative Information

13.1 The issue date for this RFP is June 8", 2008. The schedule of events
follows in Section 14 of this document. The FWRC may modify the schedule at any
time for any reason.

13.2 Questions and inquiries will be accepted via email at
[oanne.reising@cityoffortwayne.org. The closing date for submitting questions is
5:00pm (EST) on Monday July 7™, 2008. A summary of all substantive questions
and responses will be provided to all parties receiving the RFP, who have notified
the FWRC of their desire to receive such responses, by registering as a potential
Respondent.

13.3 The deadline for receipt of proposals is 5:00pm (EST) on Tuesday, August
5N 2008. Send five copies of the proposal to:

Sharon Feasel
Fort Wayne Redevelopment Commission
One East Main Street — Room 840, Fort Wayne, IN 46802

Fort Wayne Redevelopment Commission
Page 10 of 13



Request for Proposals
Superior Street Row

13.4 Proposals that are mailed or delivered by courier should allow sufficient
time to ensure receipt by the FWRC by the established deadline.

13.5 Interested developers must submit four (4) photocopies of their proposal in
addition to the original (labeled accordingly). A total of five (5) paper proposals shall
be submitted. One (1) electronic copy of the proposal will also be required in Adobe
/ Acrobat format on compact disc (CD) media. The original proposal must be the
actual document received by the FWRC and must be clearly marked Original.

Faxed and e-mailed responses are not acceptable.

13.6 A list of teams submitting proposals may be made public, however
because this project is designated as a real estate negotiation and contents are
confidential, actual proposal contents will not be made public, to the extent allowable
by law.

13.7 Communication with City of Fort Wayne staff, Redevelopment staff
(except as specified for submission of formal questions, as noted in Section 13.2
above), members of the Redevelopment Commission, and / or members of the
selection committee regarding this process is strictly forbidden. Communication
regarding this process with other local officials is strongly discouraged in order to
protect the integrity of the selection process.

13.8 Development Teams acknowledge and agree that the City will not be
liable for any costs, expenses, losses, damages, (including damages for loss of
anticipated profit), or liabilities incurred by the Development Team or any members
thereof as a result of or arising out of, submitting a proposal, negotiating changes to
such proposal, or due to the FWRC'’s acceptance or non-acceptance of the
proposal.

13.9 Proposals are to be valid and irrevocable for a minimum of one hundred
and eighty days (180) following final date of submission of proposals. This term may
be extended by written mutual agreement between the FWRC and the Respondent
considered recommended for award.

13.10 Respondents should give specific attention to identifying any portions of
their proposals they deem confidential, proprietary information, or trade secrets.

13.11 By submitting a proposal in response to this RFP, the Respondent
selected for award represents that it will comply with all Federal, State, and City
laws, rules, regulations, and ordinances applicable to its activities and obligations
under this RFP and the Development Agreement.
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14. Reference Material and Links

14.1

14.2

Planning framework:

2002 — Downtown Fort Wayne Blueprint for the Future

2005 — BlueprintPLUS — Downtown Fort Wayne Action Plan
2006 — Zimmerman & Volk Downtown Housing Potential Study
2006 — Downtown Parking Management Study

2007 — Plan It! Allen Regional Comprehensive Plan

2007 — North River Now Conceptual Development Plan

The above plans and reports can be found on the City of Fort Wayne website.
Website Links:

City of Fort Wayne: www.cityoffortwayne.org

Downtown Improvement District: www.downtownfortwayne.com

Convention and Visitors Bureau: www.visitfortwayne.com

Ft Wayne-Allen County Economic Dev. Alliance: www.theallianceonline.com

15. Schedule of Events:

15.1

15.2

15.3

154

15.5

15.6

RFP Release Friday, June 8, 2008
Due date for all written questions Monday, July 7, 2008
Proposal Due Date Tuesday, August 5, 2008
Interview Shortlist Respondents Week of August 18, 2008
Development Agreement September 30, 2008
Complete Negotiations ASAP thereafter
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