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RFQ SUMMARY

RFQ TITLE

DEADLINE FOR
SUBMISSIONS

SUBMIT TO:

LABELING

DIRECT ALL IN-
QUIRES TO:

DOCUMENTS
AVAILABLE ON
BID DISTRIBU-
TION WEB SITES:

FORMAT OF
SUBMITTALS

QUESTIONS AND
REVISIONS TO
RFQ

Judge Doyle Square

2:00 P.M. CST, Friday, February 15, 2013
Late, faxed, electronically submitted or unsigned submissions may be rejected.

City of Madison Department of Planning & Community & Economic Development
Office of the Director

Room G-100, Madison Municipal Building

215 Martin Luther King Jr. Blvd.

Madison, WI 53703-3346

All submissions must be packaged, sealed and clearly labeled.
Proposer’s Name and Address
TITLE: Judge Doyle Square

Steven A. Cover, Director

City of Madison Department of Planning & Community & Economic Development
Telephone: 608-266-4807

Fax: 608-266-8739

Email: scover@cityofmadison.com

State of Wisconsin VendorNet System: www.vendornet.state.wi.us

Demandstar by Onvia: www.demandstar.com

1. One (1) signed Original and fifteen (15) hardcopy submissions typed and securely bound on 8.5 by 11-inch paper,
otherwise identical to the electronic version.

2. One electronic proposal in a PDF format stored on a common media (CD, DVD, or flash drive), identical in content
and sequence to hardcopy proposals submitted. Email is not an acceptable method of submission.

1. Submit questions no later than the due date specified in Section 6.

2. Only written answers will be binding upon the city.

3. Inthe event that it is necessary to provide additional clarification or revision to the RFQ, the city will post addenda to
its bid distribution websites. It is the proposer’s responsibility to regularly monitor the websites for any such postings.
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SECTION ONE

Judge Doyle Square is a two-block area in downtown Madison, Wisconsin. It is the
site of the Madison Municipal Building (MMB) (Block 88), Government East (GE)
parking garage (Block 105) and has been identified by the city as a location with
significant redevelopment potential.

Blocks 88/105: Judge Doyle Square

This two-block area within the city has a rich and long history. In 1909 John Nolen
created the Lake Monona Approach, a plan to tie the new Wisconsin State Capitol
to Lake Monona by way of a Capital Mall lined by significant buildings. Later, in
1929 the Federal government built the United States Courthouse and Post Office
on the east side of the mall between Doty Street and Wilson Street as the first of
a series of civic buildings.

Judge James E. Doyle was a United States federal judge in the District Court of the
Western District of Wisconsin, as well as a leader in the Democratic Party. Judge
Doyle was nominated by President Lyndon B. Johnson on April 29, 1965 and

was confirmed by the United States Senate on May 21, 1965. He served as chief
judge from 1978-1980 and presided for much of his career in a courtroom on the
second floor in the United States Courthouse.

In 1979, under Mayor Paul Soglin, the
City of Madison purchased the Fed-
eral courthouse building and Federal
functions were relocated elsewhere.
Renamed the Madison Municipal Build-
ing (MMB) by the City, the building
was placed on the National Register of
Historic Places on November 27, 2002.
The building was also designated a City
of Madison landmark by the Madison
Landmarks Commission and Com-

mon Council. To this day, the building
houses municipal offices. Judge Doyle’s
courtroom is now known as Room 260
and much of the history of the room
remains.

It is time that there be a sense
that the majestic phrases of the
constitution — due process of
law, the equal protection of the
laws - have real meaning for
every person within our bor-
ders. It is time to form a more

perfect constitutional union.

Judge James E. Doyle Sr. (1973)

.u

Madison Municipal Building (ca. 1929)
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Madison Municipal Building (2012)

The 520 space Government East parking garage was constructed in 1958, and is
located on Block 105 (east of Pinckney Street, between Doty Street and Wilson
Street). It has served a variety of parking functions over the years, but currently
offers about 80% of its spaces to the public on an hourly basis while about 20% of
the spaces are reserved for monthly pass holders. The GE garage is approaching
the end of its useful life and it has become financially challenging for the City to
continue to invest in its ongoing maintenance.

Government East Parking Garage, 2012
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The Judge Doyle Square (JDS) site is
bounded by Martin Luther King, Jr. Bou-
levard on the west, Doty Street on the
north, Wilson Street on the south and
on the east by a group of buildings that
front mainly on King Street. See figure
page 4. Pinckney Street runs through
the site and defines Block 88 from
Block 105. The eastern portion of Block
88, which is currently a surface park-
ing lot for the MMB and the GE garage
on Block 105 are currently identified in
the Madison Downtown Plan (2012) as
potential redevelopment and infill sites.

Judge Doyle Square is an
exciting opportunity to connect
Monona Terrace and John
Nolen Drive with the Capitol
Square though a mixed- use,
urban scale development.

Mayor Paul R. Soglin

00 0000000000006 OCOCOCGOGIOSIOSINOS

In 2010, the City recognized the development opportunity of this area and initi-
ated a master planning project to form a bold vision for the South-East area of
the Central Business District. Future planning for this area will place an emphasis
on transit-oriented development (TOD), which will include enhancements to
pedestrian, bicycle, local and intercity bus, and potential intercity passenger rail
transportation. The redevelopment will include parking on both blocks and pub-
lic improvements to create a lively, welcoming streetscape and urban environ-
ment as well as to better connect Judge Doyle Square to the Capitol Square, the
Monona Terrace Community and Convention Center and John Nolen Drive.

T

SOUTH PINCKNEY STREET

EAST DOTY STREET

EAST WILSON STREET

Judge Doyle Square: Conceptual Development Plan (Kimley-Horn, 2012)



In 2011 and early 2012, a planning team led by Kimley Horn and Associates de-
veloped a master plan for Block 105, and the City separately studied with Marcus
Hotels and Resorts and Urban Land Interests options to develop additional hotel
rooms on Block 88 to support the Monona Terrace Community and Convention
Center. In July 2012, the Madison Common Council received the work products
from those two planning initiatives along with staff recommendations, and direct-
ed that this Request for Qualifications/Request for Proposals process be initiated.
The Council also directed that a hotel feasibility study be prepared to accompany
the RFQ.

An Ad Hoc Committee has been appointed to oversee the solicitation of quali-
fications and proposals and the selection of the private development partner

for Judge Doyle Square. The selection process will be in two phases: (1) Request
for Qualifications (RFQ), from which it is anticipated that a short list of qualified
teams will be selected; and (2) Request for Proposals (RFP), for the project design,
construction, financing, ownership and management.

Following is information on the City of Madison’s goals for the project, specifica-
tions and terms of the project, RFQ submission requirements, and evaluation and
selection criteria.

g
[
Al

Monona Terrace Community and Convention Center

SECTION TWO

Judge Doyle Square is a prominent site in the heart of the City’s central business
district and represents a significant opportunity to add another dynamic and high
quality, tax generating element to Madison’s vibrant downtown. The City’s vision
is to make Judge Doyle Square a destination for residents, employees and visitors
by expanding and unifying the restaurant and entertainment district on the south
side of the Capitol Square. The City desires that the project create a significant
mixed-use development comprised of employment, hotel, residential, retail and
restaurant uses combined with bicycle and parking facilities. Using Pinckney Street
as the axis, Judge Doyle Square is the opportunity to create a pedestrian friendly,
urban environment that improves the linkage of the Monona Terrace Community
and Convention Center to the adjoining hotel, retail, restaurant and entertainment
district.

Theprojectgoalsare: 00 0 0000000000000 00C0OCOCGOGOGEOGOEOSIOSOIOS

Economic Development

e Continue to grow the busi-
ness of the Monona Terrace
Community and Convention
Center.

¢ Unlock the development
potential of two City-
owned, tax-exempt parcels
to significantly expand the
City’s tax base and employ-
ment, consistent with the
Project Requirements found
in Section 3 of the RFQ.

¢ Unlock the development
potential of the sites
through careful selection
of uses (such as leaning
toward residential/hotel
uses that consume less
parking) and by providing
sufficient parking to achieve
desired density.

Form follows function — that has
been misunderstood. Form and
function should be one, joined in

a spiritual union.

Frank Lloyd Wright

Monona Terrace Community and Convention Center
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Block 88 Preliminary Hotel Concept Plan (Marcus/ULI, 2011)

¢ |ncrease economic and retail
activity from additional conven-
tion attendees.

Hotel

¢ Add hotel rooms within easy
walking distance of the Monona
Terrace Community and Con-
vention Center.

* Provide an additional 250 room
block for the Monona Terrace to
grow its book of business.

¢ Develop hotel facilities that sup-
port and complement Monona
Terrace.

Residential

e Attract additional residents to
the central business district to
increase the vitality of the area.

Block 105: Above-Ground Residential
and/or Commercial Elements

Office, Retail, Restaurant and Entertainment

e Seek to stretch the downtown retail/business district from the Capitol
Square and King Street toward the Monona Terrace and Wilson Street and
activate the street levels for pedestrians and bicyclists on Doty, Wilson, and

Pinckney Streets.

Engaging Street-Level Mix of Uses and Public Space

¢ Draw residents and visitors to an eclectic mix of retail and restaurants that
engage the sidewalk with activity to enhance the destination quality of the
southeast area of the Capitol Square.

Bicycles

e Promote and enhance the . .
utilization of bicycles as a viable Increasing the mode split for

mode of transportation through bicycles to 20% by 2020 is a
the creation of a sustainable,

secure bicycle center that meets challenging goal. A bicycle
the needs of both the current
bicycling community and the new  center will reinforce our civic

cyclist. . . q

e Enhance Pinckney Street as an commitment to achieve it.
important connection for bicy- b ined?
clists and pedestrians. o be Determined:

Block 105: Bicycle Center Concept (Mobis, 2012)
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Design and Density

* Incorporate exciting urban design,
architectural themes and appropri-
ate scale and massing to create a
project design that is compatible
with surrounding buildings includ-
ing historic structures.

e Develop the sites at an urban
density compatible with surround-
ing buildings (up to the Capitol View
Preservation Height Limit).

Underground Parking Concept
(Kimley-Horn, 2012)

¥y
T
“

AT T T

Pinckney Street Bicycle/Pedestrian Connectivity

Block 105: Building Scale and Massing Concept (Potter-Lawson, 2012)

Parking

¢ Replace the Government East public parking facility with a new parking
facility that serves the public parking needs in the area and the above grade
development. ¢ Transform the Pinckney Street linkage of the Capitol Square to Monona

* Design the parking structure to provide a customer-friendly parking experi- Terrace into a destination quality urban space.

ence, while activating the at-grade uses. Intermodal Connectivity
¢ Ensure the project, which has a 75+ year horizon life cycle cost, is affordable _ ) ) ) o .
for the Parking Utility to continue in its mission to provide service to the * Ensure high quality pedestrian and bicycle connectivity to Madison Metro,

public. intercity bus and potential future passenger rail service.
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SECTION THREE

Your response to the Judge Doyle Square Request for Qualifications must include
the following program and project elements.

Land Use

The project proposal must be a mixed-use development covering the entire de-
velopment parcels on Blocks 88 and 105 and include the following elements:

e A hotel component with a minimum of a 250 room block committable to
support the Monona Terrace Community and Convention Center.

e Retail and restaurant type uses at grade on Wilson, Doty and Pinckney
Streets.

e A bicycle center : =
e A parking plan for both blocks to support the entire development. Building Scale and Massing Concept (Potter-Lawson, 2012)
Other land uses are encouraged but are not mandatory:
e Office and commercial spaces Design/Density
¢ Residential housing
« Community spaces The massing concept for the redevelopment is envisioned to be relatively dense,
e Public open spaces and thus maximize the amount of above-grade development. Ideally, a mix of

land uses should be provided above grade. Retail and restaurant uses on the first
floor (at the street level) are recommended. These land uses will help to gener-
ate activity that will enliven Pinckney Street and create a sense of place (as well
as a unique destination). The Judge Doyle Square should be weighted heavily

A preliminary market analysis must be included to justify the land use mix and
density. Any staging or timing aspects of the proposed development plan must
also be included.

The following elements must be addressed for the individual land uses includ- ~ toward the pedestrian experience. The design of the project should also address
ed on your project proposal_ the foIIowing design objectives:
060 006000600006006060606060660660606606066606606660660660606606606066060666se e Create a mixed use urban environment that includes public space and a
dense mix of active retail and restaurant uses, other commercial develop-
Madison is one of the most striking examples that could be ment like offices or a hotel, and high density residential.
e Establish generous sidewalk widths to create a public space which will
selected in the United States of a CitY which should have a accommodate outdoor retail and restaurant uses, landscaping and other

urban amenities as well as provide strong pedestrian connectivity and

distinct individuality, marked characteristics separating it accessibility. To optimize this design opportunity, the project should create

from and in many respects elevating it above other cities a street-level setback from the property line of approximately five feet at
street level to create an enhanced pedestrian environment. This results in a
John Nolen sidewalk width of approximately 15 feet on Wilson Street and Doty Street.
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¢ |dentification of the national affiliation (hotel flag) and the national sales
force and reservation system for the hotel use(s).

¢ |dentification of the parking requirements for the hotel use(s).

¢ |n 1999, the City granted a development right to Marcus Hotels, Inc. in Block
88. This development right remains in place only as long as the bonds issued
by the City’s Community Development Authority are in place. The selected
developer is required, for a
period of 120 days, to negotiate
exclusively with Marcus regarding
Marcus’ operation and manage-
ment of the hotel component of
the project. If these negotiations
are unsuccessful, the developer
may solicit proposals to operate A quote on hotel rooms and
and manage the hotel from third
parties, and may enter into an Monona Terrace" - from
agreement with a third party for
operation of the hotel, but only

Engaging Street-Level Mix of Uses and Public Space

. , , : the hotel consulting report
e Incorporate exciting urban design, architecture themes and appropriate scale

and massing to create a project design that is compatible with surrounding on t:rms substa?]tially the s%?med yet to be completed ?
buildings including historic structures. as those terms that were offere
e Leverage the potential of Pinckney Street from the Capitol Square to Lake to Marcus.

Monona by developing public spaces, capitalizing on natural views to Lake
Monona and achieving connectivity for pedestrians and bicyclists.

e Make Judge Doyle Square a destination for residents, employees and visi-
tors by unifying the emerging restaurant and entertainment district in the
southeast quadrant of the Square with the Monona Terrace Community and
Convention Center.

e Design the parking structure to provide a customer-friendly parking experi-
ence, while optimizing first floor uses.

Hotel

¢ A description of the type of hotel product(s) to be developed, the type and
amount of meeting space to be included, if any, and an analysis of how the
hotel component will complement/compete with Monona Terrace. The City
believes its most significant meeting space need is for additional break-out
meeting rooms.

¢ Specific information as to how hotel customers will access Monona Terrace
either through a skywalk, underground or current sidewalk system.

¢ |dentification of the committable room block for Monona Terrace and a
description of how your plan conforms or deviates from the hotel market
study included in the RFQ.

Monona Terrace Community and Convention Center
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Office, Retail and Commercial

e Amount and description of space (what type of office, retail, etc.).

¢ Anticipated lease rates and terms (or sale rates and terms if a condo rela-
tionship)

e Level of current interest in space by prospective tenants (letters of interest
versus early discussions).

¢ Designation of prospective tenants as new or relocation from within/outside
of Madison

e Qverview of employment from prospective tenants (estimate of the number
of employees, wages, etc.).

¢ Parking requirements.

Residential

¢ Number and mix of units by tenancy type, bedroom size and unit amenities.
¢ Anticipated range of sales prices or rental rates.
e Parking requirements

Block 105: Bicycle Center Concept (Mobis, 2012)

BicyCIecenter 00 000 000O0OCOEONOGOEOEONOEOEONOOONO Parking

¢ The bicycle center conceptual e The City prefers the parking for the development be placed below ground.
plan identified the need for There is currently strong However, the City will consider visually appealing above ground parking as
approximately 3000 square feet long as there isn’t any structured parking facing the sidewalk.
of secure indoor bicycle parking demand for higher_end
and other cyclist amenities, which STRIPING PLAN - LEVEL U1
may include the following: rental apartments in

e Secure bicycle parking - /

e Bicycle and personal lockers this area . oo 6 so6les _oeo

. . e |f..

. g!cyc:e repa.||r5 i T T T el

° HEN EL3 B L i MR IUNLEST 0 STRIPING PLAN

. B!cycle rEtT ljebrzlcers] . Judge Doyle Square Phase 1 = =10 Tl
| Icycle rT(r_] ak ke sharing Master Plan (Real Estate Focus 8 i 4 L i =[]0 ITET

[ ]
n,temet 105 . Group, 2011) o i | (Y | O . W — i

* Bicycle wash station ] S EEEE T =nREAL

e The bicycle center needs to be o T e

. . . i T e e ]
architecturally integrated into A e o o % =SS
. IS MRS N EE ] Bl n

the project. | | b H == R EYE

¢ The City’s potential future involvement in the conceptual Bicycle Center is @ == =T e = ——
. . . Tgbnl B~ 1] - = —_—
limited to only the front-end/capital costs. An operating model should be SO B 1 N T MR N WASTER PLAN
selected that doesn’t require ongoing City financial assistance. A statement | R ! RN
confirming this arrangement must be included in your RFQ submission. bl

Underground Parking: Preliminary Schematic Floor Plan, Level U1 (Kimley-
Horn, 2012)
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The design of the parking should:

¢ Include approximately 520—600 public parking spaces to replace the Parking

Utility’s 520 stall Government East parking garage. {@ .
¢ Replace the 40 spaces of municipal fleet parking currently located on 9 a3 2
Block 88. u e
¢ Meet the Parking Utility’s #1 customer concern of security by ensuring W -
measures like lighting and cameras are at a very high level. :”_i :
e Minimize customer queuing time. g«:ﬁ \
* Consider special events with common peak hour exit times like a Monona I ‘ 9
Terrace weekly event. ) N

WILSON STREET

—
||

e Consider street capacities and conditions and provide a good parking experi-
ence with particular attention paid to entry/exit efficiency.

e Have a 3-way entry/exit on Wilson Street at Block 105, a minimum of one
entrance and one exit lane on Wilson Street at Block 88, a minimum of one

entrance lane and one exit lane on Doty Street at Block 105, and a minimum Sila Plan
of one entrance and one exit lane on Doty Street at Block 88. No entry to the STBEK Gl Gk e e
parking facility shall be located on Pinckney Street. Madison, Wisconsin '

e Build an adequate supply of parking at an affordable rate for the Parking Util-
ity, but no more than necessary while remaining out of the permanent water
table (both due to costs) in order to support the potential multiple uses for
above grade development (i.e. public, city fleet, hotel, residential, office).

e Include a revenue system that provides choices of a variety of payment
options for customers in order to provide both a safe and efficient entry/exit
and payment process.

e Include a preliminary staging plan to maintain the current parking supply dur-
ing the construction phase.

Block 88 Preliminary Hotel Concept Plan (Marcus/ULI, 2011)

e We expect the loading dock area of MMB will be removed. If the removal
of the current MMB loading dock is a component of the preliminary plan, a
description of the proposed interface (zero lot line) between the public MMB
and the private uses should be included. The City is currently conducting a
schematic design study for the renovation of the MMB for City offices.

e MMB is on the National Register of Historic Places and is a City of Madison

Madison Municipal Building (MMB) designated landmark. Any construction on Block 88 must be sensitive to the
context of this National Register building.

e The City encourages the proposer to include an at grade connection from the
mid-block entrance to MMB on Martin Luther King Jr. Boulevard through the
MMB to the private development. Additionally, the City may be interested in
the shared use of meeting rooms/spaces developed adjacent to the MMB.

e The Mayor and City Common Council have taken the position to maintain the
MMB in City ownership for city offices.

e The Mayor and City Common Council indicated that a proposal that chooses
to utilize the MMB for some other purpose would not automatically be dis-
qualified. Such a proposal to use the MMB for another purpose would have
to be an exceptional proposal to change the City’s preference to remain in
the MMB. In the event that a proposal was to utilize the MMB for another
purpose, the proposal would have to include new City office space within the
blocks 88/105 development or an equivalent distance from the City-County
Building.
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SECTION FOUR

The Judge Doyle Square Request for Qualifications requires the following ele-
ments be included in your RFQ response.

A. Identification of the development venture and team

1. ldentify the legal name of the proposer and the officers who would be
legally authorized to bind the development venture to the development
contracts.

2. Identify the key entities comprising your team, describing briefly their
respective backgrounds and history.

3. Identify the key project team members (names and titles) and affiliates who
would become directly responsible for the various aspects of the proposed
development.

4. Identify the development manager for your team. Provide resumes of all
key team members to be involved in the project. A principal or partner level
individual shall be the contact provided for all issues related to the RFQ.

5. Describe the proposed organizational structure for the project team plan-
ning to undertake the Judge Doyle Square project, their roles, reporting
responsibilities and team interface with City of Madison project manage-
ment.

6. Include a brief statement of the availability of key assigned personnel
to the team.

B. Experience to successfully undertake this project

1. Demonstrate the team’s capability, experience in planning, designing and
constructing mixed-use urban scale projects similar to the proposed Judge
Doyle Square. Include information for each land use element of the pro-
posed project.

2. Demonstrate the team’s capability in managing the completed mixed—use
urban scale projects similar to the proposed Judge Doyle Square.

3. Demonstrate your team’s experience with public/private partnerships.

4. Disclose any alleged significant prior or ongoing contract failures, contract
breaches, tax delinquencies, any civil or criminal litigation or investigation
pending within the last five years which involves your firm and the key
team members identified above. List any contracts in which your firm and/
or key team member has been found guilty or liable, or which may affect

your performance. Describe any bankruptcy filing by your firm or key team
member or an entity they controlled in the last ten years.

5. Disclose any potential conflict of interest due to any other clients, contracts
or property interests.

C. Preliminary project concept(s)
1. Provide a preliminary site plan(s), a building massing concept plan(s)
and a perspective(s)for any options you are considering for the proposed
Judge Doyle Square development. The preliminary project concept(s) must
address the Project Requirements identified in Section 3 of the RFQ.

D. Financial capability to complete the project

1. Provide evidence that the development venture has the financial stability
and capability to undertake the development. A lender preliminary com-
mitment letter will be considered a demonstration of the development
venture’s financial capacity.

2. Provide a preliminary estimate of the expected range of total project cost.
To the extent possible, the development venture should also provide the
financing approach(s) it wishes to use and the preliminary roles it expects
the public and private partners to have in developing Judge Doyle Square.

3. Identify any constraints that the phasing of the Judge Doyle Square develop-
ment may have on your financing capability or financing plan.

E. Professional and project references
1. Include a list of contacts from no more than five organizations, from recent
projects, similar in scope and size. Selected organizations may be contacted
to determine the quality of work performed and the personnel assigned to
the project.

If you are selected to submit a Request for Proposals for Judge Doyle Square, in
addition to the RFQ items above, your response to the RFP will likely include:

1. Detailed project design and outline specifications.

2. Detailed financial plan showing how the project is to be financed, including
letters of interest or commitment from potential lenders/partners.

3. Property management plan including any potential anchor tenants or major
users or operators within the project.

4. Detailed construction budget (hard & soft costs).

5. Preliminary market analysis.

6. Detailed 10-year operating pro forma showing all significant income and
expenses by line item.

7. A community engagement plan for the project.
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SECTION FIVE

Instructions to Proposers
and Selection Process

General

It is the responsibility of each proposer, before making a submission, to examine
the RFQ thoroughly, and to review background documents cited in the RFQ. Clari-
fications about this RFQ must be made in writing in accordance with the General
Conditions provided in Section 6.

Pre-Submittal Information Meeting

A pre-submittal information meeting will be held on January 14, 2013 at

1 p.m. in Room 260 of the Madison Municipal Building, 215 Martin Luther
King Jr. Boulevard. Interested parties are invited to attend to learn more
about the Judge Doyle Square development opportunity but the informa-
tion meeting is not mandatory.

RFQ Submittal Date
The RFQ is due on Friday, February 15, 2013 at 2:00 p.m. CST, addressed to:

City of Madison

Department of Planning & Community & Economic Development
Office of the Director

Room G-100, Madison Municipal Building

215 Martin Luther King Jr. Blvd.

Madison, WI 53703-3346

All submissions must be packaged, sealed and clearly labeled with the proposer’s
name and address and titled, Judge Doyle Square.

Response Format

The response to the RFQ shall be complete but succinct and comprehensive and
shall address the Project Goals found in Section 2, the Project Requirements
found in Section 3 and the Information Requirements found in Section 4.

Proposals must be organized with headings and subheadings in the
following order:
Table of Contents
RFQ Form A - Signature Affidavit
RFQ Form B - Proposer Profile Information
RFQ Form C — Proposer References
Chapter 1 — Development Venture and Team
Chapter 2 — Experience of the Team to Successfully Undertake the Project
Chapter 3 — Preliminary Project Concept(s)

This Chapter should address Project Goals found in Section 2 of the
RFQ and Project Requirements found in Section 3 of the RFQ.

Chapter 4 — Financial Capability to Complete the Project
Chapter 5 - Professional and Project References

Format Requirements of Submittals

Proposals must be packaged, sealed and clearly labeled.

Submit one (1) signed Original and fifteen (15) hardcopy submissions typed and se-
curely bound on 8.5 by 11 inch paper, otherwise identical to the electronic version.

Submit one (1) electronic proposal in PDF format stored on a common media
(CD,DVD, or flash drive), identical in content and sequence to hardcopy proposals
submitted. Email is not an acceptable method of submission.

Recycled and environmentally preferable products. Proposers shall make every
effort to submit proposals in the most environmentally preferable way possible by
complying with the following guidelines:

Print double-sided on recycled paper with a minimum post-consumer con-
tent of 30%

Use other products that contain recycled content such as folders, binders,
paper clips, discs, envelopes, boxes, etc.

Minimize or eliminate use of non-recyclable or non-reusable materials,
such as binders, plastic report covers, plastic dividers, vinyl sleeves and GBC
binding. Three-ringed binders, glued materials, paper clips and staples are
acceptable.
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Submit materials in a format that allows for easy removal and recycling of
paper materials.

Unnecessary samples, attachments or documents not specifically asked for
should not be submitted.

Preliminary Evaluation

Received proposals will be reviewed for completeness and compliance with RFQ
guidelines. All incomplete RFQs submitted may be determined nonresponsive and
removed from the evaluation process. To be considered complete, RFQs must include
all required elements, as described in the Response Format section above. In the event
that all proposers do not meet one or more of the requirements, the City of
Madison reserves the right to continue the evaluation of the proposals that most
closely meet the requirements of this RFQ.

Proposal Evaluations, Interviews and On site Visits

The City has created an Ad Hoc Judge Doyle Square Committee to oversee the RFQ
and subsequent Request for Proposals (RFP) processes. The Ad Hoc Committee
will make the final selection and recommendation for the Common Council’s con-
sideration of those teams that will be invited to participate in the RFP stage. The
Ad Hoc Committee will conduct interviews in accordance with the Project Sched-
ule outlined in Section 7. However, the City may make preliminary selection(s) on
the basis of the original proposals only, without interviews of all proposers.

Clarification of Proposals

During the evaluation of proposals, the City reserves the right to contact any or all
proposers to request additional information for purposes of clarification of RFQ
responses, reject proposals which contain errors, or at its sole discretion, waive
disqualifying errors or gain clarification of error or information.

Consideration of Proposals

In making its selection under this RFQ, the City and the Ad Hoc Committee will
consider the submittals, interviews, general qualifications, prior history of perfor-
mance as well as the selection criteria set forth in this RFQ.

Process

At any phase, the City reserves the right to terminate, suspend or modify this
selection process; reject any or all submittals; and waive any informalities, irregu-
larities or omissions in submittals, all as deemed in the best interests of the City.

Communication with the Ad Hoc Committee

Proposers may not contact members of the Ad Hoc Committee at anytime dur-
ing the evaluation process, except at the request of the City of Madison Point of
Contact.

Right to Reject

The City reserves the right to reject any and all proposals and to negotiate the
terms of the RFP stage wiith the selected proposer(s).

Basis for Evaluation and Selection

The City of Madison intends to select teams to participate in the RFP stage based
on (1) RFQ proposals that are most responsive to the Project Goals found in
Section 2 and Project Requirements found in Section 3 of this RFQ, and (2) that
contain the combination of features and attributes offering the best overall value
to the City. The City will determine the potential best overall value by comparing
differences in project features and feasibility, and development team attributes,
striking the most advantageous balance for achieving the City’s goals for Judge
Doyle Square.

The submissions must provide convincing evidence that all team members have
sufficient understanding and experience with similar projects to be able to man-
age the project in the initial stages and throughout the term of the relationship.
Public Openings

There will not be a public opening on the due date and time specified in this RFQ.
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Bid Distribution Networks

The City of Madison posts all announcements, addenda notices, and RFQ docu-
ments on two bid distribution networks. All proposers must access documents,
information, amendments or supplements from either one of these websites.

It shall be the responsibility of the proposers to regularly monitor the bid dis-
tribution websites for any such postings. Failure to retrieve such addenda and
include their appropriate provisions in your response may result in your proposal
being disqualified.

e State of WI VendorNet System
(WI state and local agencies post bids on this network.
Registration is FREE.)
http://vendornet.state.wi.us/vendornet/default.asp
e DemandStar by Onvia
(National bid distribution system — FREE if registering for the WI Association
of Public Purchasers (WAPP) consortium.)
ww.onvia.com/WAPP - to register http://www.demandstar.com — website

e Project Website

The City of Madison has also established a project website at www.cityof-

madison.com/planning/judgedoylesquare/ for the Judge Doyle Square

project. You will be able to find source documents on the Judge Doyle

Square planning to date including:

e Downtown Plan for the City of Madison adopted by the City in 2012

¢ Judge Doyle Square Staff Team Report prepared for the Madison
Common Council in 2012

e Block 105 Study prepared by Kimley Horn and Associates team in 2011
and 2012

e Block 88 Study completed by Marcus Hotels and Resorts and Urban land
Interests in 2011 and 2012

¢ Hotel Study prepared for the City by the Hunden Group in 2008

e Hotel Study prepared for the City by Johnson Consulting in 2012

SECTION SIX

Point of Contact for all Inquiries and Clarification of Specifications

The RFQ contact identified below is the sole point of contact regarding the RFQ
from the date of release of the RFQ until selection of the successful proposer(s).

Mr. Steven A. Cover, Director

Department of Planning & Community & Economic Development
Room G-100 Madison Municipal Building

215 Martin Luther King Jr Boulevard

Madison, Wisconsin 53703-3346

Telephone: (608) 266-4807
FAX: (608) 266-8739
E-Mail: scover@cityofmadison.com

Proposers are reminded to carefully examine the RFQ upon receipt. All requests
for clarification, interpretation or correction of any ambiguity, inconsistency,
error, conflict, discrepancy, omission, or other deficiency in this RFQ discovered
must be submitted in writing, fax or email to the contact above at least fifteen
(15) business days before the due date for the submission.

The City will respond to questions in a timely manner. In the event that it be-
comes necessary to provide additional clarifying data or information, or to revise
any part of this RFQ, revisions/amendments and/or supplements will also be
issued via addendum and posted on the websites indicated in the RFQ summary.
Bidders are encouraged to check the website regularly for such postings.

Restriction on Communications

All communications relating to this RFQ must be directed to the person named
above. Any contacts of other City staff will be referred to the Point of Contact.
During the solicitation process for this RFQ, all official communication between
the City and proposers will be made via notices on the bid distribution websites
used by the City (www.demandstar.com and www.vendornet.state.wi.us.)
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Oral Presentations/Site Visits/Pre Submission Meetings

Proposers may be asked to attend pre-submission meetings, make oral presenta-
tions, inspect City locations as part of this RFQ process. Such presentations, meet-
ings or site visits will be at the proposer’s expense.

Acceptance/Rejection

The City reserves the right to accept or reject any or all RFQ submissions, in
whole or in part, and to waive any informalities or technicalities, which at the
City’s discretion is determined to be in the best interests of the City. Further, the
City makes no representations that a contract will be awarded to any proposer
responding to this RFQ. The City expressly reserves the right to reject any and
all RFQ submissions without indicating any reasons for such rejection(s).The City
reserves the right to postpone due dates and openings for its own convenience
and to withdraw this RFQ at any time without prior notice.

Incurring Costs

This RFQ does not commit the City to award a contract, pay any costs incurred in
preparation of the submissions, or to procure or contract for services or equip-
ment.

Proposer’s Responsibility

Proposers shall examine this RFQ and associated documents and shall exercise
their own judgment as to the nature and scope of the work required. No plea
of ignorance of conditions or difficulties that exist or may hereafter arise in the
execution of the work as a result of failure to make necessary examinations and
investigations, shall be accepted as an excuse for any failure or omission on the
part of the proposer to fulfill the requirements of this RFQ.

Proposer Qualifications

The City of Madison may make such investigations as it deems necessary to de-
termine the ability of the proposer to perform the work, and the proposer shall
furnish to the City all such information and data for this purpose, as the City may
request. The City reserves the right to reject any proposal if the evidence submit-
ted by, or investigated of, such proposer fails to satisfy the City that such proposer
understands the full scope of work and is properly qualified to carry out the
proposed project.

Proposal Content

The evaluation and selection of the team(s) will be based on the information
submitted in the submission plus references and any required on-site visits or oral
presentations. Failure to respond to each of the requirements in the RFQ may be
the basis for rejecting a response.

Withdrawal or Revisions to the RFQ

A proposer may, without prejudice, withdraw a submission prior to the date and
time specified for receipt of submissions by requesting such withdrawal in writing
before the due time and date for submission of proposals. Telephone requests
for withdrawal shall not be accepted. After the due date, no submission may be
withdrawn by the proposer for a period of 90 days or as otherwise specified or
provided by law.

Any proposer may modify its submission by fax communication to the City of
Madison Point of Contact at any time prior to due date for RFQ submissions.

Non-Material and Material Variances

The City reserves the right to waive or permit cure of nonmaterial variances in
the RFQ submissions if, in the judgment of the City, it is in the City’s best interest
to do so. Nonmaterial variances include minor informalities that do not affect
responsiveness, that are merely a matter of form or format, that do not change
the relative standing or otherwise prejudice other vendors, that do not change
the meaning or scope of the RFQ, or that do not reflect a material change in the
scope. In the event the City waives or permits cure of nonmaterial variances,
such waiver or cure will not modify the RFQ requirements or excuse the party
from full compliance with RFQ specifications if the proposer is selected. The
determination of materiality is in the sole discretion of the City.

Multiple Project Concepts

Multiple project concepts from proposers are permitted; however, each must
fully conform to the RFQ requirements. Proposers should submit an “Alterna-
tive Chapter 3” for each additional concept submitted in conformance with the
Response Format requirements in Section 5 of this RFQ.
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Public Information

All information submitted in the response to this RFQ may be made available for
public inspection according to public records laws of the State of Wisconsin or
other applicable public record laws. Therefore, proposers are encouraged to re-
frain from submitting information that cannot be open for public inspection.

Exceptions

Proposer acknowledges that exceptions to any portion of this RFQ may jeopardize
acceptance of the submission. The proposer must clearly indicate the excep-
tions taken and include a full explanation. The City reserves the right to reject a
proposal containing exceptions, additions, qualifications or conditions not called
forin the RFQ.

City Ordinance Provisions

Any proposer selected by the City at the conclusion of the RFP process that
receives City financial assistance for the project shall be required to comply with
the City’s ordinances concerning nondiscrimination, living wage, equal benefits,
accessibility, equal opportunity and affirmative action, as applicable. These
requirements may also be applicable to a chosen proposer’s contractors and
subcontractors who perform work on the project. Any such proposer shall allow
the maximum feasible opportunity to small business enterprises to compete for
subcontracts entered into for work on the project.

Hold Harmless

By participation in this RFQ process, development teams agree to hold harmless
the City of Madison, it officers, employees, and consultants from all claims, liabili-
ties and costs related to all aspects of the development team selection process.
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SECTION SEVEN

Project Schedule

The City of Madison anticipates the following schedule of events for the The preliminary project milestone schedule is as follows:

RFQ/RFP processes:

2012
Issue RFQ

2013
Pre-Submittal Information
Meeting
RFQ Submissions Due

RFQ Interviews and
Recommendations

Introduce Resolution to
Council to Issue RFP

Council Action on
Resolution to Issue RFP

Issue RFP
Receive RFP Responses

RFP Analysis, Interviews
and Recommendations

Introduce Resolution to
Select Team

Council Action on Team
Selection

Deal Negotiation
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Week of December 17

Week of January 14

February 15
February 15 - March 31

First Meeting in April

Second Meeting in April

May 1
June 30
August 31

First Meeting in September

First Meeting in October

October - December

2010 Planning for the development of Blocks 88 and 105 launched.

2012 Phase | of Judge Doyle Square planning completed. City Council
directs hotel feasibility analysis to be updated and an RFQ/RFP be issued
to develop Judge Doyle Square.

2013 Developer selected for Blocks 88 and 105 air rights development.
Parking ramp design gets go-ahead.

2014 Parking ramp construction in Block 88 commences.

2015 Parking ramp construction complete in Block 88. Parking Utility
moves public parking temporarily into Block 88. Other Block 88 construc-
tion commences. Deconstruct the Government East ramp on Block 105
commences.

2016 Phase Il ramp construction begins in Block 105. Block 88 develop-
ment completed.

2017/2018 Phase Il of the ramp on Block 105 completed. Other develop-
ment construction on Block 105 commences.

2018/2019 Block 105 development completed.
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