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Section 11 Request for Proposals (RFP) Overview

1.1 Purpose of the Request for Proposals

The Redevelopment Authority of the City of La Crosse is opening a competitive process to secure a master
developer for the Riverside North Project area. The Redevelopment Authority seeks to partner with a master
developer to redevelop approximately 65 acres or some portion of the site, just north of La Crosse's Historic
Downtown. The Redevelopment Authority will select from several short-listed firms through this RFP evaluation
process and a final interview, a master developer team to enter into a development agreement with the City.

1.2 Site Description i Riverside North Project Area

The City of La Crosse Redevelopment Authority adopted and recorded a Redevelopment Project Plan in 1995
known as the Riverside Redevelopment Project. The Redevelopment Project Plan was amended in 1998. The
project plans were created pursuant to Section 66.1333, Wisconsin Statutes. The Redevelopment Authority has
spent over 15 years in acquiring property in the area north of the La Crosse River and west of Copeland Avenue.
The Redevelopment Authority recently acquired another 11 acres and the City and Redevelopment Authority now
own over 65 acres. The three main acquisitions to date include the former Western Wisconsin Ready Mix site,
8.3 acres, the Exxon Mobil Qil site, 25 acres, and the Patros site, 11 acres. In addition, the City owns a large
wetland complex (approximately 15 acres) as well as a former railroad right-of-way.

During the community charrette planning process the "Mobil Oil Site" was renamed the Riverside North Project.
The site consists of approximately 67 acres and several adjacent parcels are under consideration for purchase by
the Redevelopment Authority along Copeland Avenue including a key parcel needed for signalized transportation
access as well as a commercial building currently housing one tenant.

The Riverside North site is bordered by:

North - Causeway Boulevard South - La Crosse River
East - Copeland Avenue (WIS 35) 34,000 cars per day West - Black and Mississippi Rivers
1.3 Market Analysis, Planning Documents, & Other Site Information

The Redevelopment Authority has had interest expressed in this property over the years however the
Redevelopment Authority has resisted uncoordinated development of this area until a master reuse plan was
developed. As part of the charrette planning process, in 2013, the Redevelopment Authority's consultant team
included Maxfield Research Group, of Minneapolis, and the market at that time indicated a demand for 300-500+
residential units in various configurations and rental/price points as well as some waterfront commercial and civic
space and commercial along Copeland Avenue as depicted on the charrette master plan.

1.4 Charrette Master Plan Steering Committee

The Redevelopment Authority formed a Steering Committee consisting of the Redevelopment Authority members
and eight additional members (total of 15) from various city committees and commissions to assist with the
charrette master planning process. The outcome of the work of the Steering Committee, nine different
stakeholder groups and an open community process wherein over 500 people participated in the seven day
charrette and three community forums leading up to the charrette resulted in a plan that has strong community
consensus.



Section 2 - RFP Submittal Instructions

2.1 Schedule

The following is a list of dates for certain activities related to the RFP process:

2.2 Request for Proposals Location

This RFP is posted on the City of La Crosse economic development web site. The address is:
http://www.cityoflacrosse.org/economicdevelopment

2.3 Contacts Regarding Questions
Only the Contacts listed below may be contacted to discuss this RFP.

Jason Gilman, Executive Director (608) 789-7362
gilmanj@cityoflacrosse.org

Andrea Schnick, Economic Development Planner (608) 789-8321
schnicka@cityoflacrosse.org

2.4 Submission of Proposals, (RFP)

Responses shall be submitted in complete original form. No faxed or emailed proposal will be accepted. The
proposal shall be sealed and marked fiMaster Developer - Riverside North Redevelopment RFP0 . Proposers
shall submit ten (10) copies of their RFP in a paper form and one (1) electronic format via e-mail. RFP must be
delivered no later than 5:00 p.m., February 20, 2017 to:

Jason Gilman, AICP

Executive Director, City of La Crosse Redevelopment Authority
400 La Crosse Street

La Crosse, Wisconsin 54601

Proposals received after the above date and time will be returned unopened.

25 Ownership of Proposals

Proposals submitted on time become the property of the Redevelopment Authority upon submission, and the RFP
will not be returned to the Proposers. By submitting, the Proposer agrees that the Redevelopment Authority may
copy the RFP submittal for purposes of facilitating the Redevelopment Authority's evaluation.

2.6 Other Information

Proposers may submit any other information that is not described in this RFP that would be beneficial to the
Redevelopment Authority. If in the Proposerd s o p thenRedevelopment Authority has overlooked anything


http://www.cityoflacrosse.org/economicdevelopment

material or relevant, such item(s) may be brought to the Redevelopment Authority's attention and be included in
the RFP.

2.7 Amendments to the Request for Proposals

The Redevelopment Authority reserves the right to amend this RFP, including dates, at any time. In the event it

becomes necessary to amend, alter or delete any part of the RFP, changes to the RFP will be posted on the City

of La Crosse economic developmentwebsite.1 t i s t he Proposerods respemsshatbi | ity
are posted on the website. The address is: http://www.cityoflacrosse.org/economicdevelopment

2.8 Public Records Law

All RFPs are subject to the Wisconsin Public Records Law.

2.9 Public View of RFPs

To the extent permitted by law, it is the intention of the Redevelopment Authority to withhold the contents of the
RFP from public view, until such times as competitive reasons no longer require non-disclosure, in the opinion of
the Redevelopment Authority. At that time, all RFPs will be made available in accordance with the Wisconsin
Public Records Law. It is intended that RFPs will be withheld until after the RFP process has been completed.

2.10 Incurred Costs

The Redevelopment Authority is not responsible for any costs incurred by the Proposer in the preparation of the
Proposals in response to this RFP.
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Section 3 - Proposal Reguirements (35-40 Pages Maximum with Illustrations)

3.1 Project Planning (5 Pages Maximum)

A.

Provide a gener al narrative of your preliminary
principles will be employed in the first phase. The City understands this is only preliminary and subject to
further market considerations.

Provide a schematic planning program including the proposed process, timeline, scope and intent relative
to the detailed planning required to precede construction.

Provide the market analysis and evaluation program you intend to employ

Provide details on the factors determining the project phasing approach including geographic factors,
infrastructure strategies, investor commitments and site preferences

3.2 Project Plan (10 Pages Maximum)

A.

Provide a schematic plan for the first phase of development (schematic level detail includes general land
use arrangement, conceptual building footprints, circulation design considerations, building density/height
notes and keyed-referenced development styles

Provide a corresponding land use, density, development value plan. The City wishes to understand your
vision as it pertains to the value per square foot of development investment given the sites opportunities
and constraints, understanding this is preliminary and subject to further study.

Provide corresponding development character images or renderings keyed to components of the first
phase of development indicative of team core competency, architectural approach, project context and
project vision.

Provide letters of interest and/or commitment for project components/investors

Provide a narrative and/or illustration indicating real estate investment strategy, noting impact of open
space, parking, communications infrastructure, green infrastructure and other supportive site amenities
and features.

3.3 Project Style, Impact and Innovation (5 Pages Maximum)

A.

Provide a narrative of the project transportation strategy including transit oriented development, critical
modal linkages, transportation demand management strategies, multi-modal features and parking
strategy/intent

Provide a narrative relative to addressing project short and long term market resiliency, inclusive housing
strategy, how the project will address current market demand and the attraction and retention of the
workforce

Provide a narrative on the project proposal response to the natural and built environment including
sustainability vision, resiliency, education and awareness impacts and development design

Provide a narrative on the social impacts of the proposed development including community building,
project inclusiveness, the attraction of people and population and demographic impact.

3.4 Financial Strategy (3 Pages Maximum)

A. Provide a list of intended financial resources for the project and their intended development investment

application and strategies

B. Provide a narrative explaining how the injection of public incentives (capital and other) may add value to

the project (if applicable to your strategy)

C. Provide a project building/use listing with likely investment levels for each project in the first phase,

corresponding to the financial resource list in 3.4 A.

proj e



3.5 Project Management (2 Page Maximum)

A. Provide a narrative describing the short and long term project operations and management strategy.
Include an outline of essential functions of the project management role, the expected City role and
examples of prior projects the team has successfully managed.

3.6 Development Team Information (10 Pages Maximum)
A. Provide a list of principals and staff assigned and committed to this project. Include any conflicting

assignments/projects during the projected project timeline.
B. Provide testimonials or reference letters from public clients for the teams past projects.

Section 4 - How to respond to this RFP

Provide the requested information in Section 3, organized and clearly marked.

Section 5 - Evaluation of RFPs

Evaluation Criteria

The Redevelopment Authority will evaluate the RFPs using the criteria described below.

Category Points

Section 3.1 25

Project Planning

Section 3.2 200

Project Plan

Section 3.3 50

Project Style, Impact and Innovation

Section 3.4 25

Financial Strategy

Section 3.5 50

Project Management

Section 3.6 50

Development Team Information

Initial Total 400

Interview-Presentation 100

Grand Total 500
Evaluation

The RFPs will be reviewed by the Redevelopment Authority evaluation team February 20, 2017 i February 28,
2017. The highest evaluated Proposer from both the RFP and interview shall advance to negotiation with the RDA

for a developer agreement.

Interview
Final Interviews will be held between February 20, 2017 and February 28, 2017. The time and place will be

determined in the upcoming weeks. The selected Master Developer Team will be notified and will be posted on
City of La Crosse Economic Development Website by March 1, 2017. Negotiations on a public-private partnership

and developers agreement will follow March 1, 2017. RFP website:
http://www.cityoflacrosse.org/economicdevelopment
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Appendix A - Community Supported Charrette Master Plan
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Appendix B Location Map and Aerial Photo of Site



