Agenda Item #: 5 E .:'L

PALM BEACH COUNTY
BOARD OF COUNTY COMMISSIONERS
AGENDA ITEM SUMMARY

Meeting Date: December 15, 2009 [ ] Consent [ X1 Regular
[ 1 Ordinance [ 1 Public Hearing

Department: Facilities Development & Operations

. EXECUTIVE BRIEF

Motion and Title: Staff requests Board directior on the Request for Proposal (RFP) for the
disposal of certain real estate interests on the Wedge property within the West Palm
Beach Transit Oriented Development (TOD) District.

Summary: On November 17, 2009, the Board requested that County Staff schedule the
recommended draft of the completed RFP for review prior to advertisement. The draft RFP
has been circulated to all partners and County Staff has incorporated comments made.
The three areas that County Staff believes the Board should focus its attention on are;1)
the incorporation of a requirement for workforce and/or affordable housing, 2) the scope
of the Financial Feasibility and Market Approach Analysis included in the Phase 1
submittal; and 3) the weighting of selection criteria in both RFP phases. If the RFP is
approved for advertisement, the RFP would be advertised on January 10th and 17",
2010. (Admin) Countywide (HJF)

Background & Policy Issues:

Workforce/Affordable Housing

Staff is recommending an approach which requires the Wedge property to provide an
appropriate share of workforce/affordable housing units (i.e. minimum of 30 such units)
either by constructing same or cashing out with the cash going to toward
workforce/affordable housing elsewhere in the TOD District. This also gives the developer
as well as the County the ability to determine if workforce/affordable housing works on

this particular property or is better suited to exist on another block within the TOD
District.

The 30 workforce/affordable housing units that need to be provided for on the Wedge
property was determined by using the County’s workforce/affordable housing policy of
15% of all proposed residential units and applying that to the 200 units which were
envisioned for the Wedge block through the charrette process. That same charrette
process envisioned a total of 1,400 residential units for the entire TOD District. We also
used the County policy of $81,500 per workforce/affordable housing unit to establish the
financial contribution per such unit in the event that payment is proposed in lieu of
constructing workforce/affordable housing units as part of the development proposal for
the Wedge property. So the issue is whether the Board wants to proceed with the
application of existing workforce/affordable housing policy to this particular project or
modify the approach for this specific property.
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ll. FISCAL IMPACT ANALYSIS

A. Five Year Summary of Fiscal Impact:

Fiscal Years 2010 2011 2012 2013 2014

Capital Expenditures
Operating Costs

External Revenues
Program Income (County)
In-Kind Match (County

T

NET FISCAL IMPACT

# ADDITIONAL FTE
POSITIONS (Cumulative)

auin

Is Item Included in Current Budget: Yes No

Budget Account No: Fund Dept Unit Object
Program

B. Recommended Sources of Funds/Summary of Fiscal Impact:

¥ This item and the disposal of the County’s real estate interest in the Wedge
Property will have no fiscal impact. However, in early 20086, it was represented to
the Board that participation in the TOD would likely result in revenues to the
County including covering the then $8M investment in the new DOH Admin
Building (which was subsequently approved as a 12M contribution). In December
2006, the projected costs to the County for participation in the TOD were
estimated at an additional outlay of between $2M and $13M depending on the
outcome of a number of assumptions listed identified and considered by the BCC.
In addition, the item identified a potential accelerated funding requirement of $46M
again depending on the outcome of assumptions previously delineated.

C. Departmental Fiscal Review:

ll. REVIEW COMMENTS

A.  OFMB Fiscal and/or Contract Development Comments:

W {2-9- 07 ‘QLMMAM"/‘»?
OKMB gg/&/%k? Contract Develop t and Co

A O 4, s,
1 0\ ‘tQm ey wubbf:qohaﬁéw

B. Legal Sufficiency: \

12/14/07

Aséistéz(/Co/unty Attorney
[N

C. Other Department Review:

Department Director

This summary is not to be used as a basis for payment.
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Background and Policy Issues Continued:

The CRA has expressed concern over the value of the housing and how it may impact the
purchase price/lease revenue derived and certainly the requirement will have an impact on
the bottom line but Staff believes it appropriate in terms of;

e supporting the Board’s efforts toward affordable housing,
e to ensure a use that supports transit ridership, and

e supporting an appropriate mix of uses that contribute to the ultimate success of the
TOD District.

Financial Feasibility and Market_ Approach Selection Criteria

County Staff believes that evaluating the financial feasibility of the project, including
market demand for and projected absorption of the proposed uses, proforma analysis of
costs, sources of project revenue, and overall assumptions as to profitability is a critical
element of the selection from the beginning of the process and has included a

requirements that the Proposer submit a Feasibility Analysis as part of the Phase 1
submittal.

While there is no disagreement over the scope of the Analysis, the CRA has requested
that the Phase 1 requirement present the issue in a more narrative format, with the
specific, detailed analysis being completed as part of the Phase 2 submittal when the
more detailed development plan is complete and the Analysis can reflect the most current
market conditions and development plan.

County Staff understands that the Analysis submitted in Phase 1 will necessarily be
preliminary and subject to change based upon more detailed information developed during
Phase 2 of the process. However, Staff feels strongly that the uses proposed and
“locked in” as part of Phase 1 must be supported by an analysis of the historical
absorption and current market conditions. In addition, the framework for analyzing the
overall financial feasibility of the project will be established in the initial Analysis, which
framework will help the County identify marginal assumptions or high risk elements of a
Proposal and serving as the basis for analyzing subsequent updates and changes

proposed and the impact of those updates/changes on the projected success of the
project.

Staff believes that it has addressed the concerns raised by the CRA by acknowledging
that the initial Analysis will be preliminary and by allowing the Proposer to update his
analysis in Phase 2 with respect to those factors that are likely to be modified during the
preparation of the Phase 2 submittal such as; timing, square footage of uses previously

identified, costs of development, funding sources, payment to County, and contributions
to CRA and SFRTA.

Weighting of Selection Criteria

The weighting of the selection criteria reflects the Board’s priorities and interest in the
proposals and needs to appropriately mirror the Board'’s objectives for proceeding with the

RFP. No notable issues remain among the Partners with respect to the weighting of the
selection criteria.



- RFP NO. 2009-104-RCH

Request For Proposals (RFP) To Lease or Purchase

Property Known as the Wedge Property Within the City of West Palm Beach and
the Proposed Transit Oriented Development i

Requested by,
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SECTION 1

REQUEST FOR PROPOSAL (RFP) GENERAL INFORMATION

A.

Purpose

The Palm Beach County Board of County Commissioners is soliciting proposals from
qualified parties to lease or purchase approximately 2.0 acres together with the lease or
purchase of approximately 3.7 acres of air rights over the County’s Intermodal Transit

Center. The County desires to lease and/or sell the property to enhance pedestrian and

mass transit opportunities and to stimulate the developme West Palm Beach
Transit Oriented Development (TOD) District.
Background

This RFP is being issued by the Boa

cooperation with several public agencies in

(WPB), the West Palm Beach

" Throughout the RFP process, coordination between County and the
County’s Partners will be conducted seamlessly to the Respondents, unless a specific
Respondent is instructed to work directly with a Partner. Due to the high level of
internal coordination that will be required between the County and the Partners, and
the desire to have the process seamless to the Respondents, the County will act as the
single point of contact for all matters relating to this RFP, representing the County as

well as the Partners. As such, all references in this document are to the County
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although the County’s representations, obligations or direction in negotiations may be
those of the Partners and ultimately become the responsibility of, or obligation to, a

specific Partner.

The property being offered for sale and/or lease is a County-held, triangular shaped
parcel known as “the Wedge”. The property encompasses the majority of the larger

“Wedge” block. The property is located on the east side of Clearwater Drive, on the

south side of Banyan Boulevard and west of the South ) ail Corridor (also

known by its former ownership — the CSX Railroad) 3 municipal limits of the

between the Federal Transportation Autt ' WPB.
Conditions of the FTA grant funding as In® Participation
Agreement (JPA) that pertai remain in place, thereby
encumbering and impacting the de§ Of particular note is the

potential requirement - ionalt y Act (NEPA) review and

From the time the Wedge property was purchased, development of the property in a

manner that would accommodate and promote multiple modes of transportation were
contemplated. A public/private mixed use development has always been thought to be
the most effective use of the property and the best way to support and increase transit
ridership. To that end, both the County and SFRTA began their efforts to enhance

transit and multi-modal transportation opportunities within downtown West Palm
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Beach, beginning with 1) the double tracking and construction of an elevated
pedestrian crosswalk to facilitate interactions between the Wedge, the station, other
transportation opportunities, and downtown West Palm Beach, and 2) the construction

of the County’s Intermodal Transit Center (ITC).

As these public transit projects were being implemented, TCRPC and the City led an

effort to plan for a larger TOD District. The vision for this District expanded beyond

A-1 and A-2). After much input from the vart terests, and

the community, a concept for¥ eated and is now reflected

exhibits are y portions of the City of West Palm Beach land development

regulations which are specific to the TOD subdistricts and are therefore encouraged to

review the entire code for all applicable City requirements.

The Wedge property, while physically separated from the remainder of the TOD
District by the railroad tracks and Tamarind Avenue, needs to be developed with the

success of the entire TOD District in mind. Capitalizing on its direct and immediate
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proximity to mass transit, elevated intensity entitlements, and permissible mix of uses,
the property’s development potential and opportunities are significant. At the same
time, the project goals for the entire TOD District must be central to any proposal for
development of the Wedge property such that the property bears an appropriate share
of the key public uses envisioned as components of the larger TOD District that
require financial subsidy. These key public uses include workforce housing, transit

infrastructure, and transit-related parking.

The expansion of mass transit utilization and introd of compatible uses via

passenger areas; connects multiple modes of local and regional mass

transportation to one another; and provides easy transit access for pedestrian and
automobile patrons. These modes include County bus service (Palm Tran), regional
commuter rail (Tri-Rail), Amtrak, Greyhound, and the WPB downtown trolley
circulator. Palm Tran currently uses 13 of the 18 bus bays in operating ten (10) routes
from the ITC, which leaves existing accommodations for future expansion. The ITC

was constructed pursuant to FTA guidelines using funding from FDOT and FTA.

There are a number of permits, approvals and other documents that apply to the ITC
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(Exhibit “J-1 - J-16”), some of which contain conditions or requirements that will
impact the development contemplated pursuant to this RFP. As aforementioned, the
potential requirement for a NEPA review and action is a critical consideration for the
development of the property.

C. Timetable

The anticipated schedule and deadlines for the RFP are as follows:

Activity Date, Time and Location
Issue RFP Advertised in the Palm Beach Post on

Sunday, January 010 and Sunday,

Pre-Proposal Meeting February 10,

1W-49, 2633

Phase I Proposal Deadline 111, 2010,

$y thereafter, the proposals will be
ened and the names of the Respondents
] opublicly be read aloud. Proposals
ved after the due date and time are late,
11 not be considered, and will be returned
to the Respondent unopened.

Estimated 30-60 days depending on quantity
and quality of proposals

Will be published within 5 business days of
completion of the Evaluation Process

Estimated 90-120 days after publication to
allow proposers to prepare Phase II Final

Selection submittals

Phase IT Evaluation Process Estimated 30-60 days for this process to be
completed

Publication of Phase II Evaluation Will be published within 5 business days of

Results completion of the Evaluation Process

FTA and Partner Review of Selection Estimated 30-60 days depending on time
required for FTA review

Presentation to Board of County 1 Day

Commissioners
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D. Contact Person
The Contact Person for this RFP is Ross C. Hering, Director, Palm Beach County

Property and Real Estate Management (PREM) Division. His mailing address, fax and

e-mail address are:

2633 Vista Parkway

West Palm Beach, FL 33411-5605
Telephone: (561) 233-0217

Fax No.: (561) 233-0210
E-mail: rhering@pbcgov.org

Except during the Pre-Proposal Conference, expl desired by Proposer(s)

regarding the meaning or interpretation of this from the contact
person in writing (letter, fax or e-mail). date of
release of this RFP until award of the contrac i #or personnel

the contact person and/or in

herein, will ermitted without prior written approval from the County Attorney’s

Office and the PREM Division. Such approved alterations will be distributed by way
~of written addendum to all Proposers known to the Contact Person.

E. Pre-Proposal Meeting
The purpose of the Pre-Proposal Meeting is to: 1) review the intent and requirements
of the RFP in detail with potential Respondents, 2) discuss the format and
requirements of the submittal in relation to the County’s evaluation of the proposals,
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and 3) receive input from potential Respondents as to how best to modify the RFP for
clarity, consistency and for closer alliance to information typical to industry standards.
Respondents are encouraged to thoroughly read the RFP prior to the Pre-Proposal
Meeting and send as many professional representatives as necessary to participate
meaningfully as to the business terms as well as technical aspects of the response. The
Pre-Proposal Meeting is intended to be the only time that changes to the RFP (by non-

County entities) will be considered and subsequently issued as an addendum. As such,

attendance at the Pre-Proposal Meeting is highly recon d and encouraged,
although not a mandatory prerequisite for responding
F. Lobbying — “Cone of Silence”
Proposers are advised that the “Palm Beaglf ( Obbyi istraion, Oxdinance”
(see Exhibit “P”) prohibits a proposer or résenti roposer from
communicating with any Cof

proposal (i.e. a “Cone of Silence’ , i all be in effect as of the

deadline to submit rminate at the time the Board

member, unless specifically prohibited by the applicable competitive solicitation

process. A breach of this “Cone of Silence” may result in the disqualification of a

Respondent’s submittal.
G.  Proposal Security and Bonds
The Respondent with the Proposal determined by the Board of County Commissioners

to be highest ranked will be required to submit a Proposal Security within five (5)
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business days of the Board’s decision and prior to commencing negotiations. Failure
to produce a Proposal Security within the timeframe will result in the Proposal being
rejected and the County commencing négotiations with the second highest ranked
Proposal. The Proposal Security (in the form of, at proposer's option, cashier's check,
certified check, money order or bond in favor of the County) in the amount of
$100,000 shall secure the Proposer’s obligation to negotiate in good faith and to enter

into a contract with the County on the terms set forth in its Proposal and to furnish

performance bonds as described hereunder covering the f{ dperformance of the

contract and the payment of all obligations arising ¢ Should the Proposer

in its Proposal

ance, the

Proposal Security shall be forfeited to the Cott ed damages,

not as penalty. If a Proposer for the project, the proposer
may be suspended or debarred fro
years, in accordan : asing Ordinance. The County

will have th il Security of Proposers until either (a) the

Contract has bec | d msurance have been furnished, or (b) all

amount as thefounty may prescribe. Bonds may be secured through the Proposer's

usual sources provided the surety is authorized to do business in the State of Florida.

No later than 14 days prior to the commencement of construction, the successful

Proposer shall furnish the following to the County, on the forms provided in the

bidding documents:

1. Public Construction Bond in the amount of 100% of the construction cost of all
improvements proposed for the Wedge property.
2. Guarantee
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Such Public Construction Bond shall incorporate by reference all of the terms and
conditions of the Contract, including but not limited to the Proposer and surety's
obligation for liquidated damages as well as surety's acknowledgment regarding any

and all provisions addressing or regarding "no damages for delay”.

The surety company, in addition to the above requirements, shall be currently listed

with the United States Department of Treasury for an amount greater than the contract

amount. The Proposer, at the time of his execution of the tion contract, shall

required bonds on

Kurrent copy of his Power of

considered, ill be returned to the Respondent unopened.

I. Standard Terms of Contract
The County has standard terms of contracts which differ from those utilized by the
private sector and which are not subject to negotiation. Such standard terms that will
be included in any Contract executed with the successful Proposer will include,
without limitation, an inability to indemnify private parties and pay attorney fees in the

event of disputes and/or litigation. In addition, the County has certain minimum
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insurance standards which the successful Proposer will have to comply. Those
insurance requirements will be determined by the County’s Risk Management
Department and are likely to be substantially more expensive to comply with than

would normally be required in private transactions.

Since the County will be making a selection in part based on the

Respondent’s/developer’s specific qualifications, any Contract will contain language

that any assignment of the Contract will require the C approval after the

County has determined, in its sole opinion, oposed assignee has
qualifications equal to or greater than that of the

J. Postponement/Cancellation
The County may, at its sole and absolute dis i parts of any
and all proposals; re-advertise el this RFP process; or waive

any irregularities in this RFP or in'{ i ult of this RFP.

K. Cost Incurred by

e certain Respondents to make oral presentations, and possibly

pport of their proposal or to exhibit or otherwise demonstrate

M.  Proprietary/Confidential Information

Respondents are hereby notified that all information submitted as part of, or in support
of, proposals will be available for public inspection after the opening of proposals as
scheduled herein or later modified, in compliance with Chapters 119 and 286, Florida

Statues, commonly known as the “Public Records Law™ and the “Government in the

Sunshine Law”, respectively.
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N.  Non-Discrimination
Palm Beach County does not discriminate on the basis of race, disability, color, sex,
sexual orientation, gender identity or expression, religion, ancestry, age, marital status

or national origin. Palm Beach County provides equal housing opportunities to all

individuals.
O.  Rules; Regulations: Licensing Requirements

The Respondent shall comply with all laws, ordinances, and regulations applicable to

as amended by Executive Order No. 11375, ed by the Pepartment of

Labor Regulations (41 CFR, Paf

R. Disclaimer

All documents and information, whether written, oral or otherwise, provided by
County relating to this RFP are being provided solely as an accommodation and for
informational purposes only, and County is not making any representations or
warranties of any kind as to the truth, accuracy or completeness, or the sources thereof.

County shall have no liability whatsoever relating to such documents and information
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and all parties receiving the same shall not be entitled to rely on such documents and
information, but shall have a duty to independently verify the accuracy of the

information contained therein.

SECTION I1

SELECTION PROCESS

A.

Overview

To maintain efficiency and fairness throughout the REES ation and review

process, and to minimize initial burdens on Responde lection process for this

project approach, development concept,

Preliminary Response will be ili ommittee to identify the five

Proposals (“Finalists”) which bes

Selection) requires inali \ and specific details in support

r Responsiveness

of the public opening, a staff representative of PREM and the
City of West Balm Beach together will conduct a strictly objective (“pass/fail”’) review
to determine if each proposal is responsive to the RFP. A responsive proposal is one
which has been signed, has been submitted by the specified submission time, and

which has addressed all required elements of the RFP as identified in the Preliminary

Response Proposal Checklist attached as Exhibit “B” to the RFP. In the review for
responsiveness, there will be no evaluation of the content or quality of the responses,

only that the proposal is complete and all required elements completed. Proposals
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deemed to be non-responsive will be rejected without being presented to the Selection
Committee for consideration. As such, a Respondent(s) who fails to comply with the
required and/or desired elements of this RFP does so at their own risk. The list of
responsive proposals will be posted at the PREM Division, and the non-responsive
Respondents will be notified in writing.

C. Selection Procedure

The Selection Committee will review and consider only those proposals which are

determined to be responsive. The Selection Committee wi te each responsive

Proposal using the documentation submitted pursua ormat for Preliminary

containing

Exhibit “E”. The Selection

for review and comment prior to the Proposals being recommended for selection by

the Board of County Commissioners. The comments of the FTA will be included in

the presentation to the Board of County Commissioners.
The Proposal which receives the highest rank (highest point total and lowest numeric
rank number) by the Selection Committee shall be recommended to the Board of

County Commissioners for selection. However, the Board of County Commissioners
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may conduct an independent review of the Proposals that proceed to Phase 2 Final
Selection and the Selection Committee rankings prior to voting on a final selection and

giving direction to commence negotiations.

The Respondent with the Proposal determined by the Board of County Commissioners
to be highest rank will be required to submit its Proposal Security within five (5)

business days of the Board’s decision and prior to commencing negotiations. Failure to

produce a Proposal Security within the timeframe will re the Proposal being

rejected and the County commencing negotiations second highest ranked

the Respondent whose proposal receives the
changes to the County’s requirements or the
hich would, by their nature, affegt the basis of the competitive
n extent that would change the relative ranking of the Proposal.
In addition, a hange made after selection is strictly subject to acceptance/approval
by the County. Inability or unwillingness to abide by the original proposal will be
regarded as a default and reason for the County to terminate negotiations with that
Respondent. If the Respondent with the highest ranked proposal cannot successfully
negotiate an agreement, the County may terminate said negotiations and begin

negotiations with the Respondent having the next highest ranked proposal. This

process may continue until County approval of an agreement or all Respondents have
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been rejected. No Respondent(s) shall have any rights or claims against the County
arising from such negotiations.

D. Proposal Security
As previously discussed above, the Proposal determined to be the highest ranked by
the Board of County Commissioners will be required to submit its Proposal Security
within five (5) business days of the Board’s decision and prior to commencing

negotiations.

E. Rights of Appeal

This RFP is exempt from the Purchasing Code, and ere 1S no administrative

written objection to a substantive requiremen Pre-Proposal
Meeting shall waive any rig : challenge such substantive
requirement. Respondents may a
for an award direct]

the Board of €

SECTION IiI

Preliminary Responsg’Proposal Checklist, Exhibit “B”, indicating that each requirement has

been addressed together with the Proposal addressing all items included in Exhibit “D”.

While poor formatting, poor documentation, and/or incomplete or unclear information may

not be cause to reject a proposal as non-responsive, such substandard submissions may

adversely impact the evaluation of the proposal.
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SECTION IV

PROPOSAL SELECTION

A.  Selection Committee
Both the Preliminary Response and Final Selection Committee will consist of eight (8)
representatives: three (3) from the County representing the Departments of Facilities
Development & Operations, Engineering and Public Works, and Palm Tran; one (1)

from the City of West Palm Beach; one (1) from the West Palm Beach Community

Redevelopment Agency; one (1) from Treasure Coast Regi ing Council; one

(1) from Florida Department of Transportation; om the South Florida

During the Phase 1 Preliminary Response Slecti sals shall be

cvaluated on the following crité 7 re than the maximum points

i8election Criteria

Evaluation Maximum Points to be Awarded

5 Points

20 Points

55 Points

information contained in Exhibit “D”, Format for Preliminary Response, Section 3.

2. Financial Feasibility and Market Approach. The Selection Committee will
evaluate the information contained in Exhibit “D”, Format for Preliminary
Response, Section 4.

3

- Respondent and Developer Qualifications. The Selection Committee will

evaluate the information contained in Exhibit “D”, Format for Preliminary

Response, Section 3.
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Each Selection Committee member will numerically rank the Proposals based on the
points assigned in each criterion. The Proposal with the highest number of points will
receive that Committee Member’s highest ranking (lowest numeric rank value). The

rankings of all Committee Members will then be totaled. No greater than the five (5)

Proposals with the lowest overall numeric rank will continue to the Phase 2 Final

Selection.

C. Phase 2 Final Selection Criteria

During the Phase 2 Final Selection, proposals sha ated on the following

criteria and be awarded not more than the each criterion as

indicated below.

Phase 2 Final See

Evaluation Criteria ints to be Awarded

1. Master plan and uses includin:
operational compatibility with f
commodationsy

15 Points

15 Points

15 Points

10 Points

Master plan and proposed use(s) including; 1) operational compatibility
with the ITC; 2) parking accommodations for SFRTA and Tri-Rail; 3)
support/springboard for development of remainder of the TOD; 4) mass
transit ridership potential; and 5) support for economic development and

community redevelopment objectives. The Selection Committee will
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evaluate the information contained in Exhibit “E”, Format for Final Submittal,
Section 2 in assigning points to this criterion.

2. Purchase/Lease Terms and Revenue to Mass Transit Providers. The
Selection Committee will evaluate the information contained in Exhibit “E”,
Format for Final Submittal, Section 3 in assigning points to this criterion.

3.  Development Team Qualifications. The Selection Committee will be based on

the information provided in Exhibit “D”, Format for Final Submittal, Section 4

in assigning points to this criterion.

4.  Project Financial Feasibility. The Selec ittee will evaluate the

information contained in Exhibit “E”, F ttal, Section 5 in

assigning points to this criterion.
5. Contingencies to Closing. The ami i nsider the

information provided in@xhibit “E”, Forma

Final Submittal, Section 6 in

assigning points to this crit

negotiations with the Respondent that submitted the highest ranked proposal.

D. Contract Award
The lease or contract award recommendation, if any, shall be made for the Respondent
whose proposal best satisfies the County’s requireménts as determined by the
Selection Committee after the Selection Committee completes its negotiations with the

Respondent that submitted the highest-ranking proposal. Respondents acknowledge
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that the Selection Committee is only making an advisory recommendation to the Board
of County Commissioners, and the Board of County Commissioners can therefore rank
proposals independent from the Selection Committee and award whichever proposal it
determines to be in the County’s best interest. In the event that no Respondent submits
a proposal that is acceptable to the County, the County will have the option to extend
the proposal response period, issue a revised RFP, or postpone or cancel the RFP.

Palm Beach County has the option to accept or reject any or all proposals for any

reason whatsoever, in the County’s sole and absolute discreg is RFP does not by

itself obligate the County. The County’s obligation ence only if a contract

is approved by the Board of County Co . ty will not be

responsible for any work done by the Respiidents, exen work done ith, if a

rejection, re-advertisement, postponement or ¢ on eccurs prior # the lease or

contract execution by the Coun
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EXHIBITS

A-1  WPB TOD District General Location Map
A-2  WPB TOD District General Property Ownership Map
Preliminary Response Proposal Checklist

Minimum Project Requirements

B
C
D. Format for Preliminary Response — Phase 1 Short List Selection
E Format for Final Submittal — Phase 2 Final Selection

F

Traffic Study Requirements

G-1.  Disclosure of Beneficial Interest (Landlord) with Exhibit A and B

G-2. Disclosure of Beneficial Interest (Seller) with Exhibit A and B
FTA Grant Agreement

FDOT Joint Participation Agreements

J. Intermodal Transit Center Approvals and Permits
J-1. DAC Case No. 07-10 Final Order dated Ma
J-2. PPRC Formal Site Plan Review (No. 06

2007 and Related Plans

J-3. Plat (Book 110 Pages 191-192)
J-4. DAC Case No. 08-06 Final
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EXHIBIT “B” TO THE RFP
PRELIMINARY RESPONSE PROPOSAL CHECKLIST

— (NITIALS) 1. Proposal Section 1, submit the information identified as Items 1A-1F in
Section 1 of Exhibit “D” to the RFP. MAKE SURE THAT THE

PROPOSAL EXECUTIVE OVERVIEW IS SIGNED BY THE
RESPONDENT.

—(NITIALS) 2. Proposal Section 2, submit an executed Exhibit “G-1” or Exhibit “G-2”, as

applicable, to the RFP, “Disclosure of Beneficial Interest.”

—(INITIALS) 3, Proposal Section 3, submit the information i

—(NITIALS) 4, Proposal Section 4, submit the 4 i Items 4A-B in

—— (INITIALS) §,

—(INITIALS) 6,

n 7, an exccuted Exhibit “O” to the RFP, “Drug-Free

ce Certificate.”

— (INITIALS)  § cuted Original/Copies, submit one (1) complete hard package of all

required information including any required executed originals, and submit
ten (10) hard copies of the complete package. In addition to the preceding,

Respondent shall also submit an electronic file of the complete package.
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EXHIBIT “C” TO THE REP
MINIMUM PROJECT REQUIREMENTS

In 2006, the County began the design of the ITC with a vision for a public/private transit
related development for the remainder of the site. With the future public/private development
in mind, the ITC was designed to: 1) minimize the amount of property required for the ITC,
2) utilize the least developable portion of the irregularly-shaped parcel, and 3) provide space
within the ITC for footers/pilings to be installed in support of future vertical construction over

the ITC without such installations causing an interruption to mass transit service or ITC
operations.

SFRTA public parking also exists on the site and was constructed pursuant to an agreement
between SFRTA and the County. This agreement recognizes the requirement for replacement
parking in the event of future development, including the potential for those replacement
spaces to be accommodated within structured parking. SFRTA d lag charge its patrons for
parking, and adherence to this policy is a requirement of all BfSposers, whether provided
through physical and/or operational methods. The existing 3§ elevated crosswalk was
designed for connections to both surface level improvemen potential connections
to elevated crossovers of the proposed private devel I
approval of an access easement agreement.

Respondents may submit proposals for develops
property only and/or for development (through
ITC. The County will not consider a fee-simple sale o

All proposals will be required to evalual
1) the acquisition of the real property ri
and state JPA, and 2) the federal requirem
The County has provided herewith cop
State/FDOT JPA Agre

provide a narrative [ general approach to achieving compliance
with these develop; i

revenue for mass transit and/or enhance mass
&d both public providers of mass transit service operating
RTA/Tri-Rail) by funding the land acquisition and
urface parking. Because of these previous funding
ability to influence the outcome of the RFP, although not
fion, the SFRTA may have legal remedies that are separate from
d which may influence the outcome of the RFP. As such, it is
critical that all PropQ nderstand the delicate partnerships of the various parties that have
brought the Property 4& where it is today and maintain open communications with each at all
times during the RFP. Proposers may contact the agencies directly (and in the case of the
SFRTA, Proposers may not contact the person designated as the Selection Committee
member) at any time during the RFP. Any information provided by an agency, who is a

partner to this RFP, represents the opinions of the individual agency and not the County or the
Selection Committee.

Of particular note are the requirements of the National Environmental Policy Act (NEPA).
The County and SFRTA have conducted mandatory NEPA reviews and received approvals to
proceed with their respective projects. There are requirements of those approvals that survive
the completion of those projects and will therefore impact a proposed development either
during the development phase and/or on an on-going basis. The Respondent will be required
to demonstrate how the proposed project will allow for continuous compliance with these
approvals. The Respondent may be required to submit an application for NEPA review for
the entirety of its project, including any impacts the proposed development may have on the
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County’s and SFRTA’s existing approvals. The County and the SFRTA hereby make no
representations that approval of a Respondent’s proposal will not require further
environmental remediation of the property on which the ITC and/or SFRTA parking lie. All
such application procedures and any ensuing remediation will be undertaken at the
Respondent’s cost with no recourse to Paim Beach County or its partners. Further, any
remediation or work required on the ITC property shall produce NO interruption in the
continuous operation of the ITC or related mass transit service.

Due to: 1) the existence of grant agreements (both County and SFRTA) with the FTA which
impact any development of the Wedge, 2) the importance of understanding how the
requirements of the FTA and other applicable Federal regulations may impact the Project and
the County’s review, and 3) the involvement of the FTA in the RFP review process, the

County is requiring that the Proposer engage a consultant recognized for their experience and
expertise in Federal, specifically FTA, requirements.

MINIMUM RFP REQUIREMENTS

Only proposals (regardless of building and/or site aspe ing'§ ollowing minimum

requirements shall be rendered responsive and sul idSseby the Selection
Committee.

1. Comply will all requirements of both the F
land acquisition.

2. Comply with all requirements o
3 Comply with all existing governme
4, Comply with all F St : d regulations.

5. Maintain

compliance “wi : i s throughout the development of the
j completion.

50 parking spaces on behalf of the SFRTA for use by, and at
patrons. Additional parking spaces for use by, and at no charge

ran employees is required to replace any of those 40 employee
urrently exist on the northern +/-2.0 acres of the property and are

the proposed development; for a combined minimum requirement of
not greater than 290 parking spaces.
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EXHIBIT “D” TO THE RFP
FORMAT FOR PRELIMINARY RESPONSE

Each proposal must contain the following information in order to be determined responsive and
evaluated by the Selection Committee. The format for the response to the RFP shall be as
specified in this exhibit. The Respondent may submit such additional information, in the
applicable Section, as Respondent considers pertinent to indicate the financial and/or operational
capabilities of the Respondent relative to the specific proposal.

Section 1. Overview of Proposal

This section shall include an executive narrative overview of the proposal and include the
following information about the Respondent:

1A. Name of Respondent/Firm

1B.  Principal Office/Mailing Address
1C.  Contact Person Representing Respondent/Firm
1D.  Telephone Number of Contact Person
1E. Fax Number of Contact Person

1F.  Email Address of Contact Person

This executive overview must be signed by the

Section 2. Disclosure of Beneficial Interests Stateme

This section shall include a completed nterest Statement included as
Exhibit “G-1” or Exhibit “G-2”, as appli
modification. Exhibit “G-1” shall be used s involving JiHfe lease of property. Exhibit
“G-2” shall be used for proposals involving

Palm Beach County re
by Respondent. "
entities listed in E

ation/references that is submitted
tain credit information on individuals and

Section 3.

mation required to demonstrate compliance with the
graphic representations shall be on 8.5” x 11” paper with

4” x %6”) for any scaled drawings. Respondents may provide
y to demonstrate compliance.

additional in tion necess

If the Responden ¢ Selection Committee to include in its consideration the impact

of simultaneous de Pment of other properties which are located within or adjacent to
the TOD District (“Additional Property”), the Proposer may do so providing that: 1) the
Respondent is the Owner or contract purchaser of the property that is being included for
consideration at the time of proposal submittal, and 2) the Respondent includes the
Additional Property in its responses to Sections 3 and 4 of this Exhibit.

Preliminary Master Plan Concept

A.  Provide a conceptual master plan concept for the proposed building(s) and improvements
on the “Wedge” property (at a scale of +/- 1:50), as well as a master plan(s) showing the
relationship of buildings/improvements proposed on the “Wedge” and the larger TOD
District (at a scale of +/- 1:200). |

B. Indicate the anticipated use(s), tenant mix, and development intensity (building height
and estimated square footage, number of residential units, maximum enrollment, number
of rooms, etc. as applicable) and number of parking spaces.
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C.  Show integration of the project with both the ITC and SFRTA elevated pedestrian rail
crossing.

D.  Provide a narrative indicating how the conceptual master plan concept would meet City
and County planning objectives for the TOD District, including the ability to act as a
catalytic anchor to generate additional redevelopment in the area; to incorporate physical
and/or programmatic elements that enhance the transit-supportive nature of the area; and
to serve as an exemplary model of sustainable development practice.

Section 4.  Financial Feasibility and Market Analysis

The County desires to ensure the financial feasibility of the Project and market
demand/acceptance thereof for the benefit of the larger TOD District. In addition, as has been
described in this RFP, development of the “Wedge” property requires Proposers to address
financial obligations to State and Federal agencies. As a component property within the larger
TOD District, development of the “Wedge” property also requires ruction of, or payment
of the cash equivalent for, an appropriate share of workforce/aff; e hdusing. Therefore, the
requirements of this Section are established to uphold an onstrate adherence to the
underlying intentions of this RFP in an objective manner, B same time ensuring the
integrity of proposals selected to proceed to Phase 2 Fina

A. Obtain at its cost and expense and submit ;
Analysis prepared by a recognized consuli
analysis. The Analysis shall:

1) examine historical absorption of the propose est Palm Beach
area,

2) project future demand and ab

3) project lease/sale revenues;

its Proposal, a Fe ty and Market
d inch i

7) provide an of project costs, revenues, funding
ination for the Project as proposed.

| be preliminary and based upon the broad
. However, identification of potential cost and
stgicture of the project is essential to analyzing the

¢ proposed project. Changes to the Analysis in Phase 2

OHld be Based upon information developed and obtained subsequent
Ptoposal and clearly explained.

onsultants are advised that the County will obtain an independent

pysis, and each Proposer will be responsible for reimbursing the County
h review, as established in item B. below.

1)  Provide a check in the amount of $5,000 for performance of an independent
review of the Financial Feasibility and Market Analysis.

Section 5.  Respondent and Developer Qualifications

The ability of the Respondent to demonstrate a commitment to the successful design, completion

and operation of the proposed project, as well as assemble a team of professionals with

experience in support of those objectives, will also be a significant criterion for consideration by

the Selection Committee in both phases of review. As a result, the following shall be submitted
in the Preliminary Response:

A. Identification of the Respondent and master developer (if different). For each, 1) identify

relevant and specific experience in projects of similar size, nature and complexity, and 2)

provide a professional resume for each of the identified individuals.
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B. Identification of experience(s) of the individuals identified in A. above working as a team
on any other project. The Selection Committee will assign more points to teams with
experience in projects which include a public/private collaborative, transit-oriented
developments, vertical expansion atop operational facilities and projects involving
federally imposed requirements/funding.

C.  Annual reports for other projects that have been completed by the Respondent and/or
master developer, which shall include at least two completed projects in any of the
following four (4) categories that have been occupied and operational for no less than two
years: 1) public/private collaborative; 2) vertical expansion of an occupied building or
site; 3) construction on publicly-owned property that is subject to Federal regulations; or
4) a major transit improvement project.

D.  References (name, title, employer/affiliation, work address, work phone number(s) and e-
mail address(es)) for no less than two (2) public ownership representatives with whom
the Respondent and master developer has developed similar projects in the past

(independently or jointly). The references should be thegderson identified as the
“Agreement Administrator” for those projects. *

E. Letters of intent from financial institutions and/or other
prospective occupants. ;
F. A copy of the Respondent’s audited Financi d/or current fiscal
year-to-date balance sheet and income stateme od 1 ce with generally

accepted accounting principles. (NOTE: \" provided for
Respondent owner-corporations of Res ' ;

gitment/interest letters from

G. A list of names and locations of current cdmmercial rfal estate and

Respondent’s percentage ownership as well as any’iieh facilities currently managed by
Respondent.

H. A statement as to whether the Re
a petition for bankruptcy or been d
of bankruptcy, amount of liabilities, a
I. Provide a list of & i
proceedings br

five (5) years pe of the project over Wthh the dispute arose;
and a descri . -

able, identify the date, type
ent status.

J. company that is currently hsted with the
fdress the willingness of the surety to bond the
suant to the Agreement and shall be in an amount no less

K.

a surety company that is currently listed with the
ount greater than then the estimated construction costs
ment. The letter shall address the willingness of the surety to
0 secure the general contractor’s performance pursuant to the

Section 6. Public En ty Crimes Statement

Include an executed original of Exhibit “N” to this RFP.
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Section 7. Drug Free Work Place Certification

Include an executed original of Exhibit “O” to this RFP.

Executed Original/Copies

Submit one (1) complete package of all required information including any original documents
with required executions, and submit ten (10) additional copies of the complete package. In
addition, Respondents shall also submit an electronic file of the complete package.
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EXHIBIT “E” TO THE RFP
FORMAT FOR FINAL SUBMITTAL

Each Phase 2 submittal must contain the following information in order to be evaluated by the
Selection Committee. The format for the Final Submittal to the RFP shall be as specified in this
Exhibit. The Respondent may submit such additional information, in the applicable Section, as
Respondent considers pertinent to indicate the financial and/or operational capabilities of the
Respondent relative to the specific proposal.

Together, all of the following is the minimum information required to demonstrate compliance
with the Minimum Project Requirements, Exhibit “C”. All graphic representations shall be on
8.5 x 117 paper with a duplicate full size sheet (24” x 36”) for any scaled drawings.
Respondents may provide additional information necessary to demonstaat compliance.

Section 1. Overview of Submittal

This section shall include an executive narrative overvie ittal and include the
following information about the Respondent:
1A. Name of Respondent/Firm.

1B.  Principal Office/Mailing Address.
1C.  Contact Person Representing Respondent/Firm
ID. Telephone Number of Contact Person.

1E. Fax Number of Contact Person. &
1F.  Email Address of Contact Person.

This executive overview must be signed by

ITC; 2) parking ac ony A and Tri-Rail; 3) support/springboard for
: " : sit ridership potential; and 5) support

ee to include in its consideration the impact of
properties which are located within the TOD or adjacent to
i oser may do so providing that: 1) the Respondent is
property that is being included for consideration at the
d 2) the Respondent includes the Additional Property in its

responses.

2A. Master Plan €

The information provided in response to this Section needs to be consistent with the
Master Plan provided in the Preliminary Section, but for the further detail. It shall be the
Selection Committee’s sole opinion as to whether the master plan submitted is
substantially similar to that from the Preliminary Response submittal. Those submittals

which are not found to be substantially similar shall be deemed to not meet the minimum
requirements and will NOT be considered further.

1) Specify the use(s) and tenant mix, intensity (S.F. of buildings, number of residential
units, maximum enrollment, number of rooms, etc. as applicable), and number of
parking spaces. The County’s use of this information will be limited primarily to
ensuripg compliance with the terms of this RFP and resulting Agreement by; 1)
selection, 2) future review and approval of each and every application to any
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governmental entity for any type of regulatory approval, and 3) the design reviews
described below in 2F and 2K.

2) Provide a master plan(s) for the proposed building(s) and improvements on the
“Wedge” property (at a scale of 1:50) as well as a master plan(s) for the relationship
of buildings/improvements proposed on the “Wedge” and the larger TOD district (at a
scale of 1:200). Components of the master plan shall also include the following:

a) Design concept drawings (i.e., height, stories/floors, massing, physical
character) including elevations from the north, south, east, and west which
show the context of the built environment adjacent to the proposed “Wedge”
property development program.

b) Diagrams and street section drawings that indicate the relationship of proposed
buildings/improvements on the “Wedge” property and the larger TOD District
(e.g., parking, vehicular and pedestrian circulation, public open space,
services).

¢) Diagrams and section drawings of parking faci
quantities, and form of ownership/manageme
(e.g., SFRTA, other transit, residential (both
residential, and general parking allotments)

_including locations,
r various types of parking
d owner-occupied), non-

3) Show integration of the project with both the ated pedestrian rail
crossing. -

4) Identify the location and number of all reftdenti i tifying those
that are workforce/affordable as wel} ici i i tal vs. for

sale). If no residential units are proposed, s, i I jot Applicable”

and provide a narrative explanation as to e workforce/affordable housing
minimum requirement of thi

2B.

o implement the vehicular and non-vehicular
oposal.

ization potential of the proposed development program

ng plan identifying all parking to be located within and dedicated to
the proposéd project, as well as typical dimensions and circulation, and assignment
(e.g., spaces to be owned and/or assigned to specific uses, spaces to exist within
common transit parking pool, spaces to exist within common other parking).

2) Ideptify, on the required parking plan, the location and number of spaces to be
assigned to SFRTA for no-cost parking available for mass transit patrons.

3) Prepare and attach a parking operations plan that specifically includes and/or
identifies the following:

a) the location of all SFRTA and Palm Tran e
existing 40 spaces),

b) the location of all SFRTA patron parking (consistent with item 2) above),

¢) a narrative explaining how access to the patron parking will be controlled to

ensure that a minimum of 250 spaces are continuously assigned to SFRTA
patron parking,

mployee parking (i.e. replacement of
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d) whether and how many additional SFRTA patron parking spaces (beyond the
minimum 250) can be accommodated within the Project if fully funded by the
SFRTA,

e) how the SFRTA patrons will be allowed to use the spaces at no cost to those
patrons. In the event that some sort of “validation” process is proposed, the
proposer must clearly identify each and every step required by the patron(s) to
have their parking ticket validated as well as all requirements of SFRTA staff
with regard to the validation process. Proposals with the least requirements on
mass transit patrons and SFRTA staff will receive higher scores on this
criterion. In the event that the proposal suggests that SFRTA patrons enter the
parking structure in the same manner as the occupants/visitors of the proposed
development, the proposer shall clearly describe how the number of spaces
allocated to SFRTA will be guaranteed, monitored and audited at all times
without any interruption, and

f) responsibility for the ongoing maintenance of the 4
Tran employee and patron parking spaces (a ct
of not greater than 290 parking spaces), inc
financial contributions. Proposals with the
Palm Tran will receive higher scores on

4) Include a narrative that explains the te
projected duration of that accommodati
northern +/-2.0 acres of the property. ¢
the Respondent’s sole cost with no recourse

2D. Mass Transit Ridership Poten

A primary goal for development

the ITC while increasing mass tr ity of the Respondent to

ization will be critical to the

oposed development of the Wedge property with the
District.

strategies and/or programs designed to improve transit ridership.
projected increase in transit ridership (i.e. number of new mass
a result of the proposed development. Support the increase by
of ridership increases resulting from other such developments with an

eguivalent x of uses proposed and located in South Florida or in other areas with
similar transit infrastructure in place.

2E. Workforce/Affordable Housing Requirement

In orfier fqr t.he Wedge property to achieve an appropriate share of workforce/affordable
housing within the TOD District, a total of 30 workforce/affordable units are required to
be located on the Wedge property, or an in-lieu payment (“cash-out”) in an amount not

less than $81,500 per unit provided to the County, prior to commencement of
development.

1) Identify whether the requirement for workforce/affordable housing will be met
through a) construction of workforce/affordable residential units, b) cash-out of the

requirement, or ¢) some combination of construction and cash-out.
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2) Identify the total number of residential units being provided within the proposed
project. Also identify the number of parking spaces and form of assignment for any
market rate residential units within the proposed project. Identify whether these
spaces will be in some form of a common pool and/or owned individually. If no
residential units are proposed, respond with “Not Applicable”.

3) Identify the location and number of workforce/affordable units to be provided within
the proposed project, the gross square footage of each unit, and the total number of
parking spaces and form of assignment allocated to the workforce/affordable units. If
no workforce/affordable residential units are proposed, respond with “Not
Applicable”.

4) Identify the number of workforce/affordable units for which the Respondent is
proposing to cash-out. If no cash-out is proposed, respond with “Not Applicable”.

5) Identify the total cash contribution to the County for workforce/affordable units that

are proposed to be cashed out. If no cash-out is propgsed, respond with “Not
Applicable”.

2F.  Project Impact on Intermodal Transit Center (ITC)

For any Respondent proposing to develop over g information shall
be submitted:

1) Identify all uses and amounts proposeg .
2) For each and every use located above the i the numbergof ingress and
egress trips and frequency in 15 minute cy om 0700 to 0900 and 1530-1730

hours. In analyzing the im: of the Project times outside those identified,
60-minute cycles may be used{ %

5) Graphically jf

the ITC property.
6) Provide ;

by a registered structural engineer in the

mass transit service.
t, the intended operation of the mechanical systems that

ch the Respondent desires County review and approval

he milestones and response to this item is directly correlated to

ed by the Respondent and contingencies identified in Section 6

0 included in the response should be the allowable duration of the

at each milestone (which cannot be any shorter than two (2) calendar

weeks at ea@lPreview) and reflected in the Project Schedule to be submitted pursuant
to Section 2K of this exhibit.

9) Include a conceptual staging and construction phasing plan(s) that demonstrates how
the project will NOT impact the continuous operation of the ITC and mass transit
service. '

10)Identify where all persons requiring access to the site, at any time during the
development process, will park so that ITC and SFRTA parking operations are not
compromised.

11)Provide a narrative as to how the Project will comply with all the on-going
requirements of the City, State and Federal codes as they apply to Palm Tran and the
SFRTA'’s operations.

12)Indicate whether the Respondent is proposing to modify the existing ITC site plan

approval or replace the existing site plan in its entirety incorporating the existing,
necessary on-going requirements.
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2G. Economic Development

1) For each major task included in the Project Schedule, identify the type and number of
full-time positions that will be working on the development of the Project. For each
type of position, identify the average salary.

2) Identify the estimated value of work resulting from the development of the Project.

3) Identify the percentage of local firms will be used in the development of the Project.
Only firms meeting the definition of the local firm as set forth in Palm Beach County
Code Article IV, Part D Section 2-80.41 through 2-80.48 may be used. The
successful Respondent will be required to guarantee that percentage of local
participation in the Contract.

4) Identify the percentage of the total work that will be undertaken by Small Business
Enterprises (SBE) in the development of the Project. Qnly firms meeting the
County’s definition of SBE as set forth in Palm Beach C ©pde Article IV Part C
Section 2-80.21 through 2-80.34 may be counted.

5) Using the information contained in the Financial
identify the number of new full time jobs (in fiv
that will be created as a result of the specific u

and Market Analysis,
nts through buildout)

2H. Community Redevelopment

1) Identify the projected taxes that will be gen
2) Identify the public improvements which are

sed for which the Respondent is
seeking a capital contributio m the Communi

development Agency.

2.  Federal Regulation Analysis an

ember with specialization in

objectives. This narrative shall be in a form
usion in the County’s submittal to the FTA
B selected proposal and specific agreement(s) negotiated
desfondent.

ed by a project team member with specialization in
quisition and development transactions demonstrating and
oposed project will comply with all development requirements.
ments which exist and are not included in the exhibit should be

compliance.

4) Include an évaluation demonstrating and explaining how the proposal complies with
the requirements of the State/FDOT JPA Agreement attached as Exhibit “I”. If the
Respondent is seeking an amendment to the JPA to allow for development of the

proposed project with no repayment of acquisition costs to FDOT, provide a narrative
to serve as justification for a waiver of the repayment requirement.

2J.  Environmental Compliance and Review

1) Include an evaluation, prepared by a project team member with specialization in
preparing and processing NEPA applications, demonstrating and explaining how the
proposal as submitted will be able to comply with NEPA requirements.

2) Submit an affidavit, signed and sealed by a project team member with specialization

in preparing and processing NEPA applications, that he/she has thoroughly reviewed
the County and SFRTA NEPA applications and approvals.
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3) Identify whether the County and/or SFRTA NEPA approvals will require
modification, abandonment, and/or other corrective action to accommodate the
proposed project. .

4) If the County’s NEPA approval will require any action per item 3) above, identlfy the
specific NEPA requirement(s) that trigger such action and the specific actions
required on the ITC property to maintain the ITC’s compliance with the requirements
of the NEPA. For each action identified, explain the operational impact (including
duration and costs) on the ITC.

2K. Project Schedule

Provide a project schedule which incorporates the following tasks:

1) negotiation of agreements with County;

2) County application to, and receipt of approval from, FTA:

3) design phases including each County review milesto
review and approval of plans by the County for i
with the negotiated agreements between the Coun

4) preparation and processing of each and every [ tory approvals and

nd time allocated for each
the ITC and consistency

application;
5) preparation and execution of all eag
proposed project;
6) pursuit and receipt of financial commitments;
7) closing/commencement of pag
8) commencement and completigh e permanent SFRTA public
parking accommodations;
9) commencement and completion
if applicable; and,

n of the

e to Mass Transit Service Providers

t of the Wedge property is to derive a financial return
ability of the Respondent to prepare its proposal in a
le stream of revenue for mass transit through a purchase/lease

il be a significant criterion for consideration by the Selection
lowing shall be submitted:

agreement with ¢
Committee. As

3A.  Provide a compfghiensive plan for financing the proposed project, including all sources of
proposed fun (especially any Federal or State funding sources).

3B. Indicate how the required 250 parking spaces for SFRTA will be provided, including any
proposed funding from public entities. Include any capital contribution required by
SFRTA in support of the minimum parking allocation required by the RFP. Proposals
that have no or the lowest capital contribution required of SFRTA will receive higher
scores on this criterion. Respondents should be aware that the use of Federal funds (either
by the Developer or by SFRTA) will trigger the “federalization” of the project. If this is
proposed by the Respondent, ensure that all responses to this Exhibit assume that Federal
requirements will be applied to the development.

3C. For any proposal that includes a purchase of either the non-ITC (i.e. northern) portion of
the Wedge property, and/or the air rights over the ITC, the Respondent shall identify the
proposed purchase price(s) for those real estate interests. The statement of proposed
purchase price(s) shall specifically identify whether the price(s) assumes that 1) the FTA

will waive reimbursement requirement for its contribution to the land acquisition, and 2)
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the State/FDOT will waive the reimbursement requirement for their contribution to the
land acquisition. '

3D. For any proposal that includes the lease of either the non-ITC (i.e. northern) portion of
the Wedge property and/or the air rights over the ITC, the Respondent shall identify the
proposed annual land rent payment(s) for those real estate interests. The statement gf
proposed land rent payment(s) shall specifically identify 1) when the rent payment(s) Wlll
commence and end, 2) whether the price(s) assumes that the FTA will waive
reimbursement requirement for their contribution to the land acquisition, and 3) whether
the price(s) assumes that the State/FDOT will waive the reimbursement requirement for
their contribution to the land acquisition.

3E. Indicate the level of developer financial commitment to the proposed project.

Section 4. Development Team Qualifications

4A. Identification of the remainder of the project team me cluding the planner,
architect/engineer, landscape architect, environmental tant having experience in
preparing and processing NEPA applications, constru 3mager, property manager,
Federal regulation consultant having experience | L private development
compliance on Federally funded property, and 16 be applicable. For
each team member 1) identify relevant and sp Peri I s of similar size,
nature and complexity, 2) identify the sp igned to the
proposed project, and 3) provide a professt i 1ed project

team members and personnel.
4B. Identification of experience(s) of the project te
working as a team on any other:

m’s experience on any type of
mixed-use development project. is li

s likely to be particularly
ncluding public/private

4C. es8, work phone number(s) and e-
rship representatives with whom
cts in the past. The references should be the
4D. bers, or any of its owner participants has
ever file iti ‘ eclared bankrupt. If applicable, identify the
o } es, amount of assets, and current status.
4E.

bitrations, administrative hearings, lawsuits or criminal
architect/engineer and construction manager during
shall include the name of the project over which the

4F. intent from a surety company that is currently listed with the

for an amount greater than the amount of the bond. The letter
lity of the construction manager/general contractor to secure a bond
less than the estimated value of construction.

shall address
in an amount n®

Section 5.  Project Financial Feasibility

The Proposer shall modify the Financial F easibility and Market Analysis provided in Phase 1 to

update the data pertaining to timing, square footage of uses previously identified (and/or number

of residential units, and/or other applicable measure(s) of intensity) and costs of development.

The Proposer may also update the funding sources, payment to County, and funding required

from CRA and SFRTA, if necessary. All updates/changes shall be clearly identified and

explained. Changes to market absorption rates and proposed uses are not permitted.
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Section 6.  Contingencies to Closing

Identify any and all contingencies upon the Respondent’s obligation to move forward with the
proposed project. The description of the contingencies shall also identify whether the
Respondent may request a time extension to the agreement with County and/or stipulations for
termination. No contingency shall hold the County responsible for compensating the
Respondent for any pre-termination cost/expense. Contingencies may pertain to, but are not
necessarily limited to, the topics identified below:

1) Zoning and site plan approvals by City,

2) Approvals by County required by agreement,
3) Environmental approvals, and/or

4) Financing.

Section 7. Federal Certifications and Assurances

To the extent that the results of the analysis conducted purs
indicates that the proposed project is federalized or otherwi
Proposer shall provide fully executed FTA certifications

Section 21 of this Exhibit
i federal regulation, the
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EXHIBIT “F” TO THE RFP
TRAFFIC STUDY REQUIREMENTS

GENERAL

The intent of the West Palm Beach Transit Oriented Development (WPBTOD) Traffic
Study is to identify the impacts to the local roadway network resulting from traffic that
will be generated by the proposed development. Four “gateway” intersections have been
identified as locations that are crucial to servicing the traffic that is destined for the WPB

TOD and the downtown area for traffic coming from the west. The four “gateway”
intersections are listed below:

- Okeechobee Boulevard at Tamarind Avenue / Parker Street
- Banyan Boulevard at Tamarind Avenue
- Banyan Boulevard at Australian Avenue
- Clearwater Drive at Australian Avenue

TRAFFIC STUDY METHODOLOGY USING C SUB AREA
MODEL ;

The Florida Department of Transportation (E
Area Model (model) that will accommodate ]
lieu of a traditional traffic study and to demonstra

calibrated and run to provide AM and PM peak hou

development scenarios for Blocks latter being the Wedge) as

ette for the WPB TOD.
The Respondent will input the socio e, ‘cific proposal on the
Wedge (the aforementioned assumptio gge having been removed)
for a run of the model to sigmes. The resulting AM and

ed by County staff to project future
movements, base-year peak-hour link
link volumes will be used for the purpose
ased on consensus during model development, the base
ur traffic volumes are not available, daily traffic
hour to daily ratios from adjacent traffic count

g movement volumes will be the inputs for SYNCHRO
intersections by County staff. In applying SYNCHRO,
will be made to intersection signal timing to reflect reduced
ue to delays resulting from nearby railroad crossings.

appropriate adju
effective green-ti

TRAFFIC STUDY METHODOLOGY USING LAYERING METHOD

The traffic study will be prepared using the standard methodology for a site impact
analysis. Trip generation for Blocks A, B, C, and D will be based on the assumed
development scenarios shown in Table 1, which were produced through a planning
charrette for the WPB TOD. The Respondent will provide development level intensities
for the Wedge that are consistent with the proposal. Mass transit modal split will be 9%,
and non-motorized modal split an additional 7%, based on consensus resulting from a
related discussion during efforts by the Florida Department of Transportation (FDOT) to
develop a Mesoscopic Sub Area Model for the WPB TOD (model). Trip distribution will
be based on the distribution derived by the model OR Trip distribution will be as shown
in Table 2. Future AM and PM peak-hour link volumes will be calculated by adding the
proposed development traffic from the methodology above and the base-year peak-hour
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traffic volumes. If base-year (2005 based on consensus during model development)
peak-hour traffic volumes are not available, daily traffic volume will be factored using
peak-hour to daily ratios from adjacent traffic count locations. The resulting AM and PM

peak-hour link traffic volumes will be used to project turning movement traffic volumes
for gateway intersections.

Turning Movement Tools (TM Tools) will be used by County staff to project future
turning movement volumes. Base-year turning movements, base-year peak-hour link
volumes and the projections for peak-hour link volumes will be used. The resulting
future turning movement volumes will be the inputs for SYNCHRO analyses of the
gateway intersections by County staff. In applying SYNCHRO, appropriate adjustments

will be made to intersection signal timing to reflect reduced effective green time due to
delays resulting from nearby railroad crossings.
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TABLE 1

ASSUMED DEVELOPMENT SCENARIOS

FED A g 300,008 g [}
STATE ;] 8 40,000 1] B G
COaNTY C BEOX 15080 80 F20.00% 9

RED ] 050 8000 g 7,008 [3]
WEDGE E 15000 105,008 =0 240,000 13500
TOTAL 15808 1,178,085 1,400 1850008 125008 3091,408

SEIUMPTIONS
FED Tarvpe is 305,000:

Histe piack acoewweeRies County, DOW Fhose §, HOD, S0 Dimmcr Phass §

k]

2

3 Proverte ¥y calonaies of 1508 $F perurt fo sooount for wik e sed comman meas

4 BAXDAPnEe far s under e ookt iz FAR S sach Binck

£ Wiedge se program i deshied fam orgioas TORRG dhansibx

& iee N S recimendeltn ony odver mikes e posuize e Seiing wassng

FOR DISOUSSIGN PURPOSES

TABLE 2

TRIP DISTRIBUTIO

WEST PALM BEACH TOD TRAFFIC DISTRIBU

Roadway From To
Tamarind north

Tamarind Banyan
Tamarind site

Parker Okeechobee
Australian

Australian
Australian

3% 0% 15%
3% 0% 68%
10% 10% 10% 10%
23% 18%  15% 0%
23% 18% 15% 12%
10% 10% 10% 10%
45% 45% 45% 45%
47% 52% 55% 13%
10% 10% 10% 10%
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