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ROUND TWO: REQUEST FOR PROPOSALS
Invitation to Round Two Request for Proposals for the Downtown Mixed-Use Development Project 
Issue Date:     May 8, 2017
Due Date:     June 30, 2017
Owner Name:    City of Lakewood, Ohio
Owner Contact Information:  Katelyn Milius, City Planner
     12650 Detroit Avenue, Lakewood, Ohio 44107
Phone:     216-529-6634
Email:      Katelyn.Milius@LakewoodOH.net

Submissions are due by 12:00pm EDT on June 30, 2017. Submissions should reach the address 
below by the deadline stated. Late submissions may be rejected.

Deliver Proposals To: 
Department of Planning and Development
City of Lakewood
12650 Detroit Avenue
Lakewood, Ohio 44107

Questions
All questions should be submitted by e-mail to Katelyn Milius, contact information provided 
above.  The first round of questions is due by May 23, 2017.  The second round of questions is due 
by June 19, 2017.

Round Two 
The objective of Round Two of the process is to select a private developer or development 
team that will develop the Site consistent with the City’s Community Vision and Development 
Objectives. Additionally, the development must be consistent with the Commercial Design 
Guidelines and fitting with the compact, walkable character of Downtown Lakewood. The 
Planned Development Zoning Chapter 1156 provides more information on the process and design 
elements. The Commercial Design Guidelines and Chapter 1156 are linked on the Resources 
page. 

Resources can be found at www.onelakewood.com/DowntownRFQ/. 

 
2



DEVELOPMENT OBJECTIVES
The development objectives are included below for your reference.  Development teams should 
carefully consider how they are addressing these objectives in Round Two of the process.

In summary, the development objectives for the Site include:

• A transformative mixed-use development that meets community housing, employment, 
shopping, and service needs, including growth opportunities for existing Lakewood 
businesses.

• Creatively integrate visionary architecture engaging and complimentary of the character 
and quality of Lakewood’s building stock, including design characteristics of the original 
Hospital building.

• Relate to and activate the streetscape to generate street level activity, and provide a safe, 
inviting pedestrian experience.

• Serve multiple modes of transportation on site, while meeting realistic vehicle parking needs.

• Design Lakewood’s fi nest multi-functional outdoor community gathering space.

• Position the development to respond to shifting market conditions.

• Recognize and restate the historical signifi cance of the site for the community in built form.

• Support environmentally sustainable development practices, including innovative storm 
water management techniques and energy effi cient building practices that go beyond 
code requirements.

• Sensitivity to the directly adjacent single-family neighborhood.

• Promote joint venture partnership structures to achieve a catalytic economic development 
project that builds upon the real estate development momentum in Downtown Lakewood.

• Attract diverse businesses that provide residents with a wide range of opportunities.

• Provide housing types that compliment available community housing options.

• Business terms that deliver tangible returns on public investments, including job creation, tax 
revenue, and property values.
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CONTENT OF PROPOSALS
In order to be considered for selection, offerors must submit a complete response to this RFP. 
Proposals must be on standard 8 ½” by 11” paper. All supporting documentation must be on 
paper no larger than 11” by 17”. Three (3) copies of each proposal along with an electronic copy 
of the proposal on CD or flash drive in PDF format must be submitted to the City as a complete 
proposal.  Please make an effort to minimize the file size of the PDF.
Each proposal submitted in response to this RFP must contain, at a minimum, the following 
information:
1) Cover Letter

a) Include contact person’s name, title, phone number, and email address.
b) The letter must be signed by a principal or authorized officer including a statement that 
the officer may make legally binding commitments for the entity. In the case of a joint venture 
each developer taking a financial responsibility should sign the letter.

2) Executive Summary
a) Summary of design concept
b) Product mix
c) Monetary value of the project
d) Schedule
e) Any other items you deem important to your proposal

3) Team 
a) Show team structure in an organization chart and how communication with the team will 
be handled.  Please indicate who will represent your team at public meetings.
b) Provide resumes for key team members and briefly describe their direct responsibilities for 
this project.
c) Provide the Project Manager’s project commitments outside of this proposal and percent 
availability to manage this project.
d) Identify a point of contact for each firm who the city would contact on a regular basis.

4) Conceptual Design
The proposal should present a concept of the project that demonstrates the Development 
Team’s understanding of the City’s Development Objectives and how they are specifically 
addressed in the proposed development.  The Community Vision should also be considered.  
Please do not include any drawings or photographs of facades or other features that are not 
included in your cost estimate or are not being provided by your development team.  Any 
features that are shown that are not included in the Downtown Development should be clearly 
called out.
Items to address in the conceptual design include:

a) Programming: 
A range of square footage may be provided for each of the proposed program components.

i)  Mixed-use development 
• Clearly state – Total building size (GSF) 
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• Clearly state – The amount of street level commercial space (GSF) 
• Clearly state– The amount of office space (GSF)- 
The Lakewood market analysis suggested there is 73,000 sq. ft. of net new office demand 
for the entire city of Lakewood.  Please provide information to support the feasibility of the 
square footage proposed.
• Clearly state – The # and type of dwelling units (i.e. apartment, condo, for sale, for rent)
• Clearly state – The amount of space dedicated to uses other than commercial, office, and 
residential (GSF)
ii)  Explain your parking philosophy and any creative parking strategies that may be 
utilized for the site that may include the following: 
• Clearly state – # of publicly available parking spaces 
• Clearly state – # of private parking spaces 
• Describe any modern parking management systems or smart technology that will be used
• Identify any contemplated parking structures (including plans for long-term ownership, 
maintenance and capital repairs), and address the approach towards parking fees 
iii) Support your proposed mix of uses with your market analysis or letters of interest from 
tenants or brokers representing tenants, which, at your request and clearly marked, can be 
made confidential.  How does your proposal respond to the 4ward Planning Market Study?
iv) Public Space
• Clearly state – The amount of public space dedicated on the site
• Discuss proposed programming of the space 

b) Urban design guidelines or renderings and diagrams that support design decisions: 
• Traffic circulation in and around the site
• Pedestrian circulation in and around the site
• Building frontage 
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• Public vs. private streets, walkways, and plazas  
d) If the project is to be phased, both a narrative of the phasing shall be provided along with 
a site plan depicting the phasing.  It is important that the periods of transition between the 
phasing be explicitly explained.
e) Provide a depiction of how the proposed site fits into the surrounding context.  
f) How do you plan to address traffic on the site?  How would the surrounding neighborhood 
be impacted?

5) Sustainability
a) Please indicate how you address the development objective that states, “Support 
environmentally sustainable development practices, including innovative storm water 
management techniques and energy efficient building practices that go beyond code 
requirements.”
b) What performance metrics will you be using to meet the development objective? Will this 
be a third party verification?
c) Explain how this will impact your pro forma.

6) Schedule
Provide a design and preliminary construction schedule, including all public meetings and time for 
City review and comment on plan submissions.  Please refer to the Planned Development Zoning 
Chapter 1156, linked as a resource, to understand the timeline associated with this process.  
Describe your proposed method of collecting community input. 
7) Financials
Financial information listed below, at your request and clearly marked, can be made confidential.

a) A pro forma financial analysis that demonstrates the feasibility of the proposed project. 
Please include a breakdown by project component showing the sources and uses of funds.  
This would include cost and revenue from parking, retail, office, apartments, proceeds from 
any proposed for-sale housing, and any other uses included in the project.  Development 
teams should be prepared to show rate of return on the project (i.e. Internal Rate of Return 

• Parking 
• Loading and service 
• Street hierarchies 
• Building character and materials 
• Structure height 
• Building elevations and shadow considerations
• Seasonal design considerations
• Details, fixtures, and other elements that define 
the character of the site
• Any exterior art features or other open space 
amenities included in the proposal
c) Provide scaled Site plan indicating:
• Building dimensions
• Setbacks
• Road and alley widths
• Sizes of public space
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Interviews and a public presentation with each development team will be held the week of 
July 24, 2017.  Please hold the evenings of this week in your calendars. The public presentation 
will consist of a brief presentation to the City’s Architectural Board of Review and the Planning 
Commission.  Specific times and location will be sent out as soon as they are available. 

INTERVIEWS AND PUBLIC PRESENTATION

and/or cash-on-cash return), as well as developer fees, if any, that are associated with the 
project.
b) An offer to purchase the Site, including the purchase price offered by the Developer or 
proposed annual lease amount and desired terms. 
c) The City has funds to offset the costs associated with demolition and hazardous material 
abatement of the existing hospital.  Please indicate whether the developer prefers to do 
the demolition and any cost savings this would provide, decreasing the costs of fill and 
compaction based on the final plan for the site.  
d) Outline the proposed financing structure, including anticipated sources of equity (including 
whether such equity is on hand or will need to be raised) and debt (if any), and clearly state 
any requested public financing or other support.
e) Outline the estimated tax benefit to the City of Lakewood. This may include:  tax base 
enhancement, the creation or retention of jobs, the provision of retail goods and services, an 
estimate of the taxable real estate value upon completion and annual real estate taxes.

8) Ownership
a) Outline the contemplated ownership (short-term and long-term) of the project elements.
b) Identify any anticipated transfers for which you will request pre-approval.
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Teams will be evaluated on the scoring system listed below and on a qualitative feedback 
section by each Panel member.  Evaluation of RFP responses will be based upon the following:
1) Project Team (20 points)

a) Team’s approach to facilitate project coordination and delivery.
b) Project management and availability.
c) Proposed public participation process and demonstrated experience facilitating public 
involvement processes.

2) Conceptual Design (35 points)
a) Degree to which the preliminary development concept and site design meets the 
Development Objectives.
b) Market targeted (housing type, retail, office, parking, etc.).
c) Sustainability Objectives

3) Project Financing, Market Analysis, Schedule, and Ownership (35 points)
a) Demonstrated market viability and long-term commitment to the project.
b) Demonstrated financial ability to complete the project through the pro forma.
c) Timeline and schedule.

4) Community Vision and Public Comment (10 points)
a) Responsiveness to Community Vision goals & objectives.
b) Public meeting and feedback from Architectural Board of Review and Planning 
Commission.

The City has committed financially to making this project a success. More information on the 
City’s commitment and ongoing work is discussed below.
Pre-Demolition Survey
The city is currently conducting a Pre-Demolition Survey in tandem with the Round Two process.  
This survey will be conducted in the first phase in the sections of the hospital that are vacated.  
An initial report will be submitted extrapolating the cost of the full demolition and the additional 
areas of the hospital will be added to the final report when the hospital closes.  The report is 
anticipated to be complete by August 2017. 
Demolition Funds
The City has funds to offset the costs associated with demolition of the existing hospital.  

EVALUATION CRITERIA

CITY INVESTMENT
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Final selection of the development team(s) will occur in the fall of 2017, following the review of 
the Round Two proposals and Round Two interviews with the Panel.
Upon selection of the best final proposal, the City will negotiate final business and performance 
terms (including financing and ownership structure) with the selected development team(s). The 
commencement of negotiations does not commit the City to accept any or all of the terms of 
the proposal, and negotiations may be terminated by the City at any time, in which case the 
City reserves the right to enter into negotiations with any other third party.
These negotiations may result in minor or material changes to the proposal, including both the 
business terms and the project. Successful negotiations will result in an award recommendation. 
Agreements addressing business terms, performance benchmarks and legal requirements will 
be entered into between the parties. The City reserves the right to reject, in whole or in part, any 
or all proposals. If deemed appropriate to achieve the goals for development of the Site, the 
City reserves the right to make no selection and re-issue an RFQ. The terms and conditions of any 
development agreement and any other contracts or agreements resulting from this RFP process 
are subject to approval by the City.

This RFP does not commit the City of Lakewood to award a contract or to pay any costs incurred 
in the preparations or submission of proposals, or costs incurred in making necessary studies for 
the preparation thereof or to procure or contract for services or supplies. The City of Lakewood 
reserves the right to reject any or all proposals received in response to this RFP and to negotiate 
with any vendors or other firms in any manner deemed to be in the best interest of the City of 
Lakewood.
The City of Lakewood reserves the right to negotiate and award only a portion of the 
requirements; to negotiate and award separate or multiple contracts for the elements covered 
by this RFP in any combination it may deem appropriate; at its sole discretion, to add new 
considerations, information or requirements at any stage of the procurement process, including 
during negotiations with vendors; and to reject the proposal of any vendor that has previously 
failed to perform properly or in a timely manner contracts of a similar nature, or of a vendor that, 
in the opinion of the City of Lakewood, is not in a position or is not sufficiently qualified to perform 
the contract.
This invitation to Round Two contains no contractual proposal of any kind; any proposal 
submitted will be regarded as a proposal by the vendor and not as an acceptance by the 
vendor of any proposal by the City of Lakewood. No contractual relationship will exist except 
pursuant to a written contract document signed by the authorized procurement official of the 
City of Lakewood and by the successful vendor(s) chosen by the City of Lakewood.

FINAL SELECTION AND NEGOTIATION

NO COMMITMENT

WITHDRAWLS AND MODIFICATIONS
Proposals may be modified or withdrawn in writing, prior to the proposal closing time specified 
therein. Proposals may not be modified or withdrawn after that time.
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Except as otherwise stated, any and all information submitted may be subject to disclosure 
under public records law. Any future contractual agreements require approval by Lakewood 
City Council.

DISCLOSURE STATEMENT
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RESOURCES
• Community Vision

• Commercial Design Guidelines

• Hotel Analysis, Conducted in 2013

• Cleveland Clinic Family Health Center Approved Plans

• Parking Code: Chapter 1143

• Planned Development Zoning: Chapter 1156

• Phase I Environmental Site Assessment for the Site

• Curtis Block Resources

»  Phase I Environmental Site Assessment for the Curtis Block & Marlowe Buildings

The City of Lakewood has conducted a Phase I Environmental Assessment of the 
Site. The report indicated no environmental concerns that warranted additional 
testing. 

»  Asbestos Survey of Curtis Block and Marlowe Storefront

Asbestos sampling was conducted in the Marlowe Storefront to determine what 
abatement would be required prior to demolition. The Curtis Block was reviewed 
and suspicious materials were sampled that might be affected during a renovation 
project. 

»  Structural Analysis

A structural analysis has been completed evaluating the structural components of 
the building, including opinions of probable construction costs to make necessary 
repairs. 

»  Local Historic Designation

The Curtis Block building has been designated a local historic structure under 
Chapter 1134 of the Lakewood Zoning Code.

• Economic & Real Estate Market Study, 4Ward Planning

• Hospital Floor Plan

www.onelakewood.com/DowntownRFQ/
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