
  

 

 

 

 

REQUEST FOR PROPOSALS – DEVELOPMENT OF 

AFFORDABLE OR MIXED INCOME HOUSING 

UNITS ABOVE PARKING RAMP #6 



  

      

INTRODUCTION 

 The City of Rochester and Destination Medical Center Economic Development Authority invite developers 

to submit proposals for an affordable or mixed income housing development constructed in the air rights 

above the Rochester Parking Ramp #6.  The City is seeking a developer who possesses a high degree of 

competency in affordable housing and downtown development projects, can physically and aesthetically 

integrate the development with the parking ramp, and can provide affordable housing or mixed income 

with at least 50% of the units being affordable to persons at 60% of the area median income. 

PROJECT OBJECTIVES 

The successful project will promote the ideals of smart growth to create the following: 

 Provide affordable housing opportunities for persons at 60 % area median income 

desiring to live close to employment, shopping, entertainment, without the necessity of 

relying on an automobile 

 Encourage the most efficient use of the downtown location  

 Establish a quality of sustainable design that will set a standard for future development 

in the area and integrates well with the current facility 

 Create a project that  contributes to the goal of a walkable downtown 

 Implement innovative solutions/alternatives  to address and reduce parking demand 

BACKGROUND 

The City of Rochester is the third largest city in the State of Minnesota with a population of over 115,000 
and anticipated to grow by 50% over the next 20 years. Rochester is home to major employers including 
Mayo Clinic and IBM. The City’s credit rating is AAA, and the City has a 2019 annual budget of $284 
million. Rochester has been recognized as an All-American City, a Gold LEED certified City and is 
consistently recognized as one of America’s most livable cities. The City has averaged 516 residential and 
commercial building permits the last 5 years with a value of $274 million per year. Over 3 million people 
visit Rochester each year. The City partners with the Rochester Downtown Alliance to create a vibrant 
downtown, with over 330 downtown businesses and 37,000 people working and 3300 residents living in 
the downtown . The city is looking to partner with a developer to create additional, housing 
opportunities to meet a growing need in our downtown district. 



The Rochester Parking Ramp #6 is a new, 6 level, 631 car parking ramp located on 1st Avenue SE and 

between Center Street and 1st Street SE in Rochester, MN.  (See Attachment A – Site Location Map). The 

parking ramp was designed by Collaborative Design Group, Inc, Minneapolis, MN.  The block includes 

Parking Ramp #6 to the east, the Broadway Residences and Suites on the southwest corner, and the Hilton 

Hotel development, which is under construction, on the northwest corner.  A portion of the ramp has 

been constructed over the railroad spur line that runs through the east side of the site. There are 

approximately 3-5 make-up trains per week using the spur line, serving 2-3 businesses on the spur. 

Ramp #6 serves hourly rate customers visiting downtown, downtown employees with monthly passes, 

hotel guests and attendees of the nearby convention center. The ramp is connected to the municipal 

downtown skyway system.    

The ramp is designed to support a maximum of 10 stories of residential construction (assumes steel 

frame/composite deck) in the air rights of the easternmost bay.  In anticipation of the development 

project, Collaborative Design Group developed concept plans for housing alternatives.  These plans 

include single- and double-loaded corridor options and would provide 15,675 total square feet and 10 

housing units per floor, for a total of 100 units.  These alternatives are included as Exhibit  B and are 

intended for illustrative purposes only. 

Structural loading information for the easternmost bay of the parking ramp is provides as follows: 

The foundation and column capacity along grids RE and RF/RG/RH for future development 

above.  Columns RE/14,1 RF/14,1 and RG/14,1 have been designed for an additional unfactored load of 

774 kips each. 

Columns RE/13,12,11,10,9,8,7,6,5,3  and RH/13,12,11,10,9,8,7,6,5,3 have been designed for an additional 

unfactored load of 1302 kips each. 

PROJECT DESCRIPTION 

The project consists of the development of up to 10 residential floors to be constructed in the air rights 

of the easternmost bay of the Rochester Parking Ramp #6.  Potentially, up to 40 parking stalls on the sixth 

level of the ramp may be available to the proposed development.  The number and availability of stalls 

would need to be negotiated with the City of Rochester. The new structure will connect to the street level 

next to 1st Avenue SE, east of the railroad spur line.  Provisions for vertical circulation and utility access to 

serve the future development have been incorporated into the current ramp design. The design of the 

building exterior must complement the aesthetics of Parking Ramp #6. 

The project site is within walking distance to amenities including the Historic Third Street shopping district, 

the Peace Plaza, the Rochester Art Center, the Farmers Market, award winning public library, Convention 

Center, Historic Chateau Theater and the downtown food co-op. The project is very near to the 100+ mile 

multi-use trail system, including the Art Walk public art initiative. The project site is also within walking 

distance of several municipal parks including Mayo Park, Central Park and Soldiers Field Park. 



Zoning and Land Use:  The site is currently zoned Central Development Core – Central Business District.  

This district permits a broad range of uses with a floor area ratio of 6.0.  The concept of 10 floors of 

residential use was approved in 2016 as Incentive Development Preliminary Plan #R2016-018 CUP. ( See 

attached Exhibit C – Resolution of  Incentive Development Plan approval). The Incentive Development 

Final plan process will need to be completed as part of a future project. 

Surrounding land uses: 

North: commercial 

South: commercial  

East: commercial  

West: commercial, residential 

 

Utilities/Planned Roadway and Infrastructure Improvements:   The site is served by municipal water, 

sanitary sewer and storm sewer.  Electricity is provided by Rochester Public Utility.  Gas is provided by 

Minnesota Energy. 

DESIGN GUIDELINES 

In conjunction with the Destination Medical Center (DMC) initiative, a set of design guidelines have been 

developed for use in evaluating development proposals.  They outline the basic design principles the 

project should strive to achieve.  They can be accessed at 

http://www.rochestermn.gov/home/showdocument?id=. 

SUSTAINABILITY The City of Rochester is recognized as Minnesota’s first Gold LEED certified City.  It is 

important to both the City and Destination Medical Center Economic Development Authority that new 

construction within the DMC zone incorporate sustainability elements within the project. A project will 

be more strongly considered if it meets one of the Sustainable Building Certification Standards and exceed 

the other standards as follows : 

i. LEED for New Construction and Renovation; Certified Silver, Gold or Platinum. 

ii. State of Minnesota B3 Guidelines; Certified Compliant. 

iii. Green Star; Certified Silver , Gold or Platinum 

iv.  Green Communities; Certified 

Projects must also meet the standards set forth below: 

a. Predicted and actual energy use and greenhouse gas emissions - meet SB 2030 b.

 Energy Standard through design and operation 

b.  Predicted and actual use of potable water: 30% below Energy Policy Act of 1992 levels 

http://www.rochestermn.gov/home/showdocument?id


 c. Predicted and actual use of water for landscaping: 50% reduction from consumption  of 

traditionally  irrigated site 

d. Utilization of renewable  energy:  Evaluation  of  2%  of  on-site  renewables; 

installation if cost-effective using SB 2030 guidance 

e. Electric vehicle charging capability: install conduit that allows charging stations to be 

installed at a future date 

f. Diversion of construction waste from landfills and incinerators: 75% diversion rate 

g. Indoor Environmental Quality: Low VOC materials includes paints, adhesives, sealants, 

flooring, carpet as well as ASHRAE thermal and ventilation minimums 

h. Stormwater Management: Quantity and quality  requirements, including infiltration  rate, 

suspended  solid  and phosphorous reductions 

i. Resilient Design: Document a design response to several identified potential shocks such as 

utility interruption, extreme rainfall and transportation interruption. Design Team shall 

integrate the identified strategies into the design of the project. 

j.      Participate in the City of Rochester's Voluntary Benchmarking Program for a period of three 

years after construction is completed to report energy and water consumption of the project 

k.  Performance standards outlined above must be verified by a third party proposed by the 

Developer and acceptable to the City of Rochester 

POTENTIAL DEVELOPMENT ASSISTANCE 

The project site is a City owned parking facility.  If warranted by the proposal, the City will work with the 

selected developer on a potential vacating of air rights to allow construction over a right-of-way and any 

other potential assistance in the negotiation of a development assistance agreement as may be deemed 

appropriate by the City.  Options we are willing to explore with a development partner include: 

1. Land write down;  

2. Tax increment financing based on level of affordability provided;  

3. Collaboration on access to Opportunity Zone utilization;  

4. Collaboration on access to New Markets Tax Credits;  

5. Support of housing tax credit and housing revenue bond applications;  

6. Support for the Rochester Area Housing Coalition;  

7. Continued coordination and collaboration on the previous entitlements that have been secured 

for the site.    

 

 



PROPOSAL REQUIREMENTS 

The proposal must contain the information provided below.  The City reserves the right to seek 

clarification of responses and waive minor irregularities and informalities. 

Developer Information 

 Developer name and contact information, including e-mail addresses 

 The name of the individual who will have primary responsibility for this project 

  Ownership (corporation, LLC, partnership etc.), name of owners/officers, number of years in 

business under this name, scope of business (development, property management, consulting 

services etc.), and location of primary office and subsidiary offices. 

 List projects, similar in size and scope, completed within the past 5 years, including location, 

approximate size, cost (land, hard costs and soft costs), overview of project financing, including 

any public involvement, and the name of the individual who managed the project 

 Photo of each project referenced above 

Development Team 

Identify and provide brief resumes for key members of the development team including the project 

manager, the architect, consultants, sub consultants, financial partners, and lenders, if known. 

Project Cost/Financing 

Provide a preliminary estimate of the market value of the completed project and explain how it would be 

financed.   

Development Program and Design 

Provide a narrative describing what you may see as unique challenges for this development, along with  

the approximate size of the project expressed in square feet, number of units, affordability of units, and 

number of stories.  Proposers are encouraged to include supplemental collateral materialsthat 

demonstrate their vision for the project. 

Schedule 

Provide a preliminary timeline identifying key milestone dates in the development process. 

Bankruptcy/Litigation 

Please indicate whether you, a parent corporation or any subsidiary or affiliated entity has defaulted on 

a loan or other financial obligation or filed for bankruptcy or had an involuntary bankruptcy, within the 

past five years.  Please indicate whether you, a parent corporation or any subsidiary or affiliated entity 

are party to any criminal or civil litigation that could potentially impact your financial capability to 

undertake a project.   



GENERAL PROPOSAL CONDITIONS 
 
Format: Please provide one electronic copy in PDF format and one unbound hard copy of your proposal   
For ease of review, proposals should contain a table of contents and should have consecutively 
numbered pages.  Proposals should be limited to 25 sheets or less (50 pages, assuming two sided) not 
including cover letter, table of contents or dividers.  Font size shall not be less than 11.  Please respect 
the time constraints of those who will be reviewing the proposals and adhere to these requirements.  
Failure to do so may affect the scoring of your proposal.  
 
Submit your entire Proposal to the City Clerk’s Office:   

 City Clerk 
201 4th Street SE, Room 135 
Rochester, MN 55904 

 
Due Date, Time, and Location:  Proposals shall be delivered not later than 2 p.m., Central Time, on June 
14, 2019. 

  
Duration of Proposals: Proposals submitted in response to this RFP are irrevocable for 90 days following 
the deadline for submission of Proposals.   
 
Public Information and Use of Proposals by the City: All materials submitted in response to this RFP are 
subject to the provisions of Minnesota Statutes, Section 13.591, Subdivision 3(b).   After award of a 
contract, materials received will generally be considered public information.  By submission of a 
Proposal, Respondent releases the City from any liability resulting from the City’s disclosure of such 
materials and the information contained in them.  The City has the right to use the content of any 
Proposal received in response to this RFP. Proposers understand that any and all parts of the submitted 
proposal may become part of any subsequent contract between the City and the selected proposer. 

 
Expenses:  The City assumes no liability for payment of expenses incurred by Respondents in preparing 
and submitting Proposals in response to this RFP.  

 
 Right to Amend RFP : The City reserves the right to amend all or any portion of this RFP and its 
requirements and RFP Documents.   
 
  Additional Rights Reserved by the City 
 

The City reserves the right to: 

 Reject any and all Proposals received in response to this RFP. 

 Select for Contract negotiation, and award the Contract to, the Respondent whose 
Proposal is the most advantageous to the City, as determined by the City in the exercise 
of its sole discretion whether or not the proposal best meets the City’s objectives. 

 Waive any irregularities or inconsistencies in Proposals received. 

 Consider and/or accept a written modification (requested by the City) of a Proposal if 
the Proposal itself was submitted on time, and the modified Proposal is more favorable 
to the City. 

 Approve or disapprove any sub-consultant proposed to be used by a Respondent. 



 Negotiate any aspect of a Proposal with any Respondent and negotiate with more than 
one Respondent at the same time. 

 Terminate negotiations and prepare and release a new RFP, or take such other action as 
the City deems appropriate if negotiations fail to result in a Contract within a time 
acceptable to the City in its sole discretion. 

 Clarify or seek from Respondents additional information on any Proposal.  

 Modify or eliminate the interview process. 

 Re-scope the Project. 
 

COMMUNICATIONS 
 
The City’s Project Manager is the sole City contact person and addressee for receiving clarification 
requests and all other communications about the Project, the RFP, and Proposal submittal. Except for 
communications expressly permitted by this RFP or delegated by the Project Manager, Respondent shall 
not discuss the RFP with other City representatives, or City consultants involved with the Project before 
Contract award or cancellation of the RFP. Any Respondent engaging in such prohibited communications 
may be disqualified at the sole discretion of the City. The Respondent shall identify a sole primary 
contact to send and receive information from the City. This information includes, but is not limited to, 
Requests for Clarification, and receipt of Addenda.  
 

SUBMISSION OR REQUESTS FOR CLARIFICATION 
 
All inquiries and comments regarding the Project shall be made by e-mail to Terry Spaeth, the City’s 
Project Manager, at tspaeth@rochestermn.gov.   Questions must be received by the date and time 
listed under the Tentative Schedule of Selection Process.  Only written inquiries will be accepted. No oral 
requests for clarification or interpretation, whether in person or by telephone, will be accepted.  
 

RFP ADDENDA AND CLARIFICATION NOTICES 
 
If the City determines at its sole discretion that interpretation or clarification of the RFP or any other 
consideration requires a revision of the RFP, the City will prepare and issue a written addendum.  A copy 
of any such RFP revision will be sent by e-mail to all listed Respondents.  The City may issue clarification 
notices listing questions received from Respondents and the responses given by the City.   Any such 
written clarification notice will be sent by e-mail to all Respondents.  The City will not be bound by, and 
Respondents shall not rely on, any oral communication regarding the Project or RFP documents and 
Respondents shall not rely on any City or other communication except the RFP documents, addenda, 
and clarification notices.  To allow receipt of any addenda, clarification notices, or other information 
regarding the RFP, Respondents are solely responsible for ensuring that the City’s Project Manager has 
Respondent’s contact person name and e-mail address. 
 

EVALUATION CRITERIA 

All complete and responsive proposals that are received by the submission deadline will be evaluated by 

the City.  Proposals will be evaluated in accordance with the following criteria: 

 

mailto:tspaeth@rochestermn.gov


Development Team Capability 

 Experience with affordable housing development projects of similar size and complexity 

 Ability to finance projects of similar size and complexity 

 Experience with public/private real estate development projects 

 Experience of Key Project Team Members 

Program and Preliminary Design 

 Extent to which the proposal addresses the goals and objectives of this RFP 

 The extent to which the proposal adheres to the DMC Design Guidelines 

 The level of investment in the project. 

Evaluation of the proposals will include the factors specified below: 

      
 Relevant Developer and Project Team Experience    25 Pts.  
 General Quality and Responsiveness of the Proposal    50 Pts. 

Housing Affordable Unit %       15 Pts.
 Sustainability Elements Proposed                   10Pts. 
  
 Total                    100 Pts. 
 
 
SELECTION PROCESS 

 

Proposals will be reviewed by an Evaluation Committee.  They may establish an interview short list.  

Based on the quality of the proposal and the interview, the Committee will recommend a developer for 

the site.  The recommendation will be submitted to the City Council.  The Council will be asked to enter 

into an exclusive negotiation, option or similar agreement with the developer for a specified period of 

time.   During this time period, City and DMC EDA teams  will negotiate the terms for any necessary 

Agreements for the project.  Agreements will be presented to the DMCC Board and City Council for final 

approvals.  

 

TENTATIVE SCHEDULE FOR SELECTION PROCESS 
 

The City’s intended schedule for selection of the Developer is set forth below. 
  

ACTIVITY DATE (All times MN) 

RFP Release Date   January 15, 2019 

Pre-Proposal Session  April 10, 2019, 2019 

Deadline for RFP Questions  April 30, 2019 

Proposal Due Date June 14, 2019 



Shortlist for Interviews (If Applicable) July 8, 2019 

Interviews July 23, 2019 

Conditional Selection August 6, 2019 

 

CITY OF ROCHESTER DMC TARGETED BUSINESS GOALS 

The development site is an additional component to the City Parking Ramp # 6, which is an 

approved DMCC project. As such, the RFP project is subject to the City of Rochester’s DMC Targeted 

Business Enterprise Utilization Plan. A copy of the Plan is available to view at the following web link: 

https://www.rochestermn.gov/home/showdocument?id=7538 

The DMC statutory requirements related to prevailing wages and American Made Steel are also 

applicable to the project. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 




























































































