AGENDA FOR A SPECIAL MEETING OF
THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF DELAND
HELD ON THURSDAY, MAY 20,2010 AT 5:15 P.M.
CITY COMMISSION CHAMBERS, CITY HALL
120 SOUTH FLORIDA AVENUE

CALL TO ORDER
ROLL CALL
OLD BUSINESS:

1. Presentations from Responders to RFP No. 10-7 for Redevelopment of Downtown Parcel
and Interviews of Applicants.

ADJOURNMENT

The City of DeLand may take action on any matter during this meeting, including items that are not set forth within
this agenda.

Public participation is encouraged on any matter on the agenda. If you desire to be recognized by the Mayor, please
fill out a Speaker’s Card and present it to the City Clerk.

Minutes of the DeLand Community Redevelopment Agency meetings are not transcribed verbatim. If any person
decides to appeal a decision made by the CRA with respect to any matter considered at a public meeting or hearing,
he/she will need a record of the proceedings including all testimony and evidence upon which the appeal is to be
based. To that end, such person will want to ensure that a verbatim record of the proceedings is made by a court
reporter, at the person’s own expense.

In accordance with the American Disabilities Act, persons needing a special accommodation in order to participate in
the proceedings should notify the City Clerk’s Office at least 48 hours in advance of the meeting: 626-7132.

Assisted Listening System receivers are available for the hearing impaired, and can be obtained from the City Clerk.
If you wish to obtain more information regarding the CRA Agenda, please call the City Clerk’s Office: 626-7132.

We respectfully request that all pagers and cell phones be turned OFF during CRA meetings.
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SUMMARY/HIGHLIGHT:

The CRA is requested to hear presentations and conduct interviews regarding the two proposals
that were submitted in response to RFP No. 10-7, Redevelopment of Downtown Parcel, and
select a proposer with which to commence negotiations. Because the CRA is acting as the
Selection Committee, it is necessary that the meeting be conducted in accordance with state and
local purchasing requirements and the ranking system outlined in the RFP.

The following format for the meeting has been agreed to by both proposers.

I. Introductory comments.

Approximately 15 to 20 minutes. Both proposers will be present in the Chambers. Comments
will include a brief history; purpose of meeting; and how the meeting will be conducted.

II. Interviews.

Approximately one hour per proposal team. Only one team will be in the Commission meeting
room at a time; the second team to be interviewed will await their turn in the Henry DeLand
Conference Room. The first proposer will give a presentation; then the public and CRA members
will ask questions of the proposer. The firms will have equal time to present (a maximum of
25minutes) but the question-and-answer time may vary. Staff will have a hand held microphone
in the audience to facilitate the meeting. After the first interview is completed, the proposers will
switch positions and the interview process will be repeated. The CRA may conduct a follow-up
session with the first proposer, if new questions arise during the second interview that place the
first group at a disadvantage because they were not asked the question.

III. CRA Discussion, Ranking and Selection

Ranking forms are attached. Directions are at the top of the form. Evaluations shall be based on
the predetermined set of criteria only. No other criteria or additional information may be used.
All criteria must be scored. If scoring “0” in any category, deficiencies need to be identified and
comments provided as to the reason for a “0” score. Keep in mind that all scores and comments
become a part of the solicitation file and are considered public information. Committee members
should always have a reasonable, rational and consistent basis for their scores, and be prepared to
explain them in the event of a protest. Following CRA discussion; the form should be
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completed, signed and submitted to City Clerk Julie Hennessy who will tabulate the results. Each
member’s math will be checked to assure an accurate total. The totals will be entered into a
spread sheet, and the high score and the low score for each proposal eliminated. The remaining
five scores will then be added to arrive at a total. The proposer with largest total would be the
selected firm. In the unlikely event that there is a tie in the scores, there are two options available
for breaking the tie: following additional discussion, the CRA may repeat the ranking process
until the tie-is broken; or the CRA may refer the matter to the City Commission who would rank
the proposals.

Following selection of the top ranked firm, city staff would begin the process of negotiating
contract(s) with the top ranked firm. Because each of the proposals is unique, different
negotiation points will be involved dependent upon who is selected. It is reccommended that a
staff committee have an initial meeting with the top ranked firm to discuss items to be covered in
the contract, structuring of the process, and time lines. Staff would then report back to the CRA
regarding these items and the need for any assistance in contract development. Dependent upon
which proposer is selected, assistance may be required in negotiating the contract. For example
an economic advisor with experience in bonds and lease back revenue may be needed if KUD is
selected; whereas, a grants advisor may be helpful, if White- Challis is selected. Following the
initial meeting with the proposer, a more detailed time line will be presented to the CRA. It is
hoped that this CRA meeting could be held in approximately six weeks.

STRATEGIC PLAN FOCUS AREA/ACTION STEP: Consideration of the proposals would
be consistent with two action steps under the strategic focus area to “institute smart growth
principles”. These two actions steps are to pursue downtown residential development and to
promote downtown commercial redevelopment with MainStreet DeLand.

FISCAL IMPACT: Interviewing the two proposers will not require any funds. Existing
personnel and budget funds will be used to set up and conduct the interviews.

RECOMMENDATION: It is recommended that the CRA interview both firms and select the
top ranked firm.

BACKGROUND/DISCUSSION:

The City of DeLand owns 1.86 acres of land located east of Woodland Boulevard between
Church Street and Rich Avenue. This site currently contains two separate parking lots separated
by an undeveloped property (which once housed the old YMCA). The Community
Redevelopment Agency discussed this property at two meetings and on December 21, 2009, the
CRA directed staff to issue a Request for Proposals (RFP) for redevelopment of the site for a
mixed use development that maintained a minimum of 80 public parking spaces and provided
residential units. Upon receipt of the site survey needed to complete the package; the RFP was
released on February 5, 2010, and was sent to an initial list of ten candidates. It was also
advertised and placed on Demand Star, which resulted in seventy additional RFPs being
distributed. The submittal deadline was March 22, 2010. Two proposals were received and are
briefly described below.




Page 3 of 3 May 17,2010
SUBJECT: Consideration of Proposals for RFP No. 10-07 Redevelopment of Downtown
Parcel

White Challis Redevelopment Co.

This proposal provides for fourteen loft condominiums, each having approximately 1,000 sq. ft.,
above 3, 900 square foot of commercial space located at the intersection of Woodland Boulevard
and Church Street; eight 1,250 sq.ft. townhouse units on Church Street and eight townhouse units
off of Rich Avenue. In addition to the covered parking provided for the residential units, 90
public parking spaces are provided in a surface lot accessible from one entrance off of Church
Street and two entrances off Rich Avenue. Five on-street public spaces are also provided on Rich
Avenue. A storm water management system is also proposed. The group is requesting that the
City convey the land at no cost and eliminate all impact and building permit fees.

KUD International, LLC

This proposal provides for a three story building at the intersection of Woodland Boulevard and
Church Street with two floors of office over one floor of retail for a total of 23,500 square feet; a
four story apartment building containing 58 one bedroom units and 23 two bedroom units on
Church street; and a 320 space parking garage with one entrance/exit off Rich Avenue. A
retention pond is also provided. 1.3 acres of the site would be purchased from the City for
$250,000, and at the completion of construction the City would purchase the parking garage
structure for $3,608,000 and would be responsible for operations. The developer would lease
back 163 parking spaces and 157 parking spaces would be available to the public. The developer
would pay all permit and impact fees.

Staff reviewed both proposals and found that they were substantially complete and could be
considered by the CRA. It should be noted that staff did not accept the personal financial
statement of the White Challis principals as confidentiality had been requested and staff could
not meet that request.

ITEM SUMMARY:

The CRA is requested to hear presentations and conduct interviews regarding the two proposals
that were submitted in response to RFP No. 10-7, Redevelopment of Downtown Parcel, and
select a proposer with which to commence negotiations.



RFP 10-07 score sheet

RFP PROPOSAL REVIEW CRITERIA

DEVELOPMENT TEAM QUALIFICATIONS Total points (15 points max.) KUD Int'l e
Each proposal is to receive no more than 15 points total for this category. Write total score for each
proposal in the box provided to the right. Points given are to be based upon the following criteria:
e The development team has put together a complete team able to take the project
from concept to completion and has established a clear delineation of roles.
e The identified individuals who will be working on this project have worked on
similar projects and have the capacity and qualifications to fulfill their
responsibilities.
e Demonstrated experience of the development team in successful financing,
redevelopment, operation and economic performance of projects on time.
e Experience working with the public sector in public/private real estate
development projects.
e Strong references from previous projects completed.
e Indication that the entities within this development team have worked together
successfully on previous projects.
FINANCIAL ANALYSIS AND CAPACITY Total points (15 points max.) KUD Int’ e
Each proposal is to receive no more than 15 points total for this category. Write total score for each
proposal in the box provided to the right. Points given are to be based upon the following criteria:
e Thoughtful cost estimations that are consistent with the project’s timeline for
implementation and expectations of return.
e Credibility of proposed economic assumptions.
e Evidence of financial resources consistent with project’s requirements.
e Demonstrated ability to finance similar sized projects.
e leverage of private or non-CRA funds to cover all costs associated with the
development.
BUSINESS TERMS Total points (15 points max.) KUD Int' nte

Each proposal is to receive no more than 15 points total for this category. Write total score for each
proposal in the box provided to the right. Points given are to be based upon the following criteria:

e The feasibility of the proposed business terms and the amount of public financial
assistance necessary (which could include less than fair market value purchase
price for the property) relative to the public benefit received and the loss of
public parking spaces to the CRA and the City.

¢ Initial conditions or requirements from CRA or the City to complete the project.

o Thoughtful approach to complying with public benefit and development
requirements of the City and CRA.

e Positive impact of the development to the surrounding neighborhood.

Staffuse: ___ Page 1 of 2




RFP 10-07 score sheet

DESIGN/DEVELOPMENT PROGRAM Total points (25 points max.) KUD Int' White

Challis
Each proposal is to receive no more than 25 points total for this category. Write total score for each
proposal in the box provided to the right. Points given are to be based upon the following criteria:

e Thoughtful urban design concept that includes sustainable aspects.

e A Site plan that flows into public rights of way and creates a vibrant street
frontage.

e A number and type of dwelling units and any other type of space to be
constructed. Appropriate urban design concept and density.

e Experience with the product type being proposed.

e Understanding of the regulatory approval process, as reflected in the
development program as well as the project schedule and business terms.

e Quality and compatibility of the proposal with Deland’s architectural guidelines
and surrounding architectural styles in area.

e How well the proposed project integrates with surrounding uses and
demonstrates the development team’s understanding of the current market and
community.

PUBLIC PARKING PROGRAM Total points (20 points max.) KUD Int' e
Each proposal is to receive no more than 20 points total for this category. Write total score for each

proposal in the box provided to the right. Points given are to be based upon the following criteria:

e Astrong public parking program that results in a minimum of 80 public parking
spaces being provided on the site, or a nearby site, at the end of project
construction.

A larger number of public parking spaces are preferred.
e Provision of public parking throughout the construction of the project.
e Public notification program regarding parking changes.

PROJECT “GREEN” ELEMENTS Total points (10 points max.) Kupinel - wihte
Each proposal is to receive no more than 10 points total for this category. Write total score for each
proposal in the box provided to the right. Points given are to be based upon the following criteria:
e Well developed program to incorporate water and energy conservation, water
wise landscaping, “green” building construction, and pedestrian, bicycle and
public transportation friendly elements in the project development.

KUD Int'l White Challis

Final score totals:
{100 points max.}

Signature, CRA Member
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Criteria
1. The development team has put together a
complete team able to take the project from
concept to completion and has established a clear

delineation of roles.

Firm name

KUD

White Challis

Demonstrated that they have completed various

types of projects. Their team includes KUD Int'l
(Project Mgmt), Jack Jennings & Son (General
Contractor), Finfrock ( Parking structure
development), Charlan Brock & Assoc.
(Engineering, Architecture).

White Challis, Developer, will coordinate the
efforts of Cardno TBE (Planning, Engineering,
Landscape architecture), Gerard Pendergast
(Architecture), Felton Construction (General
Contractor) (p. 8)

2. The identified individuals who will be working
on this project have worked on similar projects and
have the capacity and qualifications to fulfill their
responsibilities.

KUD Int'l , Jack Jennings & Son and Charlan Brock
& Assoc. have specifically identified mixed use
projects in their examples of past work. Finfrock
has built parking structures. All entities have
demonstrated experience on project completion.

Jack White - Wall St. Lofts Cardno TBE -

(unknown) Pendergast - Bert Fish Business
Center, restoration of building facade Felton
- Mainstreet Bank, Medicine Shoppes, KFC

3. Demonstrated experience of the development
team in successful financing, redevelopment,
operation and economic performance of projects
on time.

Members of the team have completed numerous
projects. Debt financing by Goldman Sachs,
Morgan Stanley Dean Whitter, JP Morgan Chase
Securities. Zurich Insurance Co. of Pennsylvania
& Liberty Mutual named as possible bond
underwriters. Completed projects: UCF Knight's
Plaza & parking garages- Orlando, Bonnet Creek
Resort - Orlando, SunTrust Plaza - Winter Park,
Tapestry Park - Jacksonville, Maitland Uptown -
Maitland. Several of the groups have completed

projects together.

Completed project(s): Wall Street Lofts,
Daytona Beach - mixed use development.
Financing of the development was
accomplished. For this project bonding is for
value of land; not project. It does not appear
that these groups have worked together

before. The William Lofts - (not yet built), Warren
Harding Building - renovation of existing building, W.H.
Gardiner (ownership of existing building), W.C. Grand (

not yet built). (p. 7)
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4. Experience working with the public sector in
public/private real estate development projects.

It appears that most of their experience has been
with private and educational entities, although
Charlan Brock has demonstrated experience
working with city entities.

Has worked with City of Daytona Beach staff
in the development and renovation of
property. Construction of another project
has not yet started.

5. Strong references from previous projects
completed.

Each partner had provided a list of references for
specific projects (p. 38 - 39). Staff has contacted
references and can provide an oral update.

Reference: Reed Berger - City of Daytona
Beach, Redevelopment Director. Staff has
contacted references and can provide an oral
update.

6. Indication that the entities within this
development team have worked together
successfully on previous projects.

Three of four of the partners has worked on at
least one project together (UCF Knights Plaza).

No indication that entities have worked
together. Jack White developed the Wall
Street Lofts in Daytona Beach; another team
of architects, engineers and contractor built
that project. Individually these entities have
completed projects, however, this is the first
time they will work together. White Challis is
a relatively new company; however staff
learned through references that Mr. Challis,
who is an attorney, has represented Mr.
White on various business proposals over the
years.
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1. Thoughtful cost estimations that are consistent
with the project’s timeline for implementation and
expectations of return.

KUD

White Challis

Proposing the complete project financing
through c.o. Project commencement scheduled
for September of the current year and
completion estimated at March of 2012. This
provides approximately 20 months for design,
permitting and construction. City to own and
operate the garage.

Schedule anticipates commencement in
June of the current year and completion
estimated for the year 2015. Construction
would commence in March 2010 with a
completion date of June 2015 (38 months).

2. Credibility of proposed economic assumptions.

Estimates for the parking garage's ability to
sustain itself and its maintenance costs may be
unrealistic and the numbers should be
supported. Project success will depend on the
ability to attract residents with the appropriate
income to fill all the residential units.

Project success will depend on the ability to
attract residents with the appropriate
income to fill all the residential units.

3. Evidence of financial resources consistent with
project’s requirements.

Availability of resources has been demonstrated.
Financial analysis states that $3.4 million of
developer equtiy is available (p.40). States that
their completion guaranty has been utilized by
major underwriters and that as part of Kajima it
maintains lines of credit of $1.7 billion (p. 41)

Proposal states that sufficient working
capital is available. This has not been
adequately demonstrated. A financial
institution is to be selected should the
project be awarded to White Challis. (p. 9)

4. Demonstrated ability to finance similar sized
projects.

Various methods of previous financing used for a
number of its projects including fund raising, use
of private equity, public sector support, and use
of the company's own equity (p. 42). This group
has provided a list of projects similar in scope to
this proposal and larger.

No previous project of this size has been
attempted by this group. However, financing
of completed project has been
accomplished. Proposes a partnership with
the city to redevelop the property. Previous
projects financed by RBC and Colonial Banks

(p.9).
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5. Leverage of private or non-CRA funds to cover
all costs associated with the development.

$3.6 mil investment of Non-CRA funds for the
parking garage minus the $250K for the garage
City leases back 163 spaces per year to the
developer at a rate of $215 per space/year
($35,045). (p.53a)

Private funds are to be used for the project
except it is asked that impact and permit
fees totalling approximately $442,186 be
waived and that the land is provided at no
cost.
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