REQUEST FOR PROPOSALS
City of Duluth, Minnesota
Central Entrance - Miller Hill Market Study
Responses due by December 15, 2008

I.  Introduction/Background
The City of Duluth, located on the shores of Lake Superior, has a population of 86,000. It is the fourth largest city in Minnesota and the largest city in northern Minnesota. In June of 2006, the Duluth City Council adopted a new Comprehensive Land Use Plan.  The City is now moving forward with its implementation, including the development of a new zoning code and unified development code. A consultant has been hired to assist the City in this effort, which is expected to be completed by June 2010.  
The Comprehensive Plan recognized that there were areas of the City where uncertainty about market conditions, ownership patterns or infrastructural capacity was particularly high, and that those areas would require additional study to guide possible modifications to the Future Land Use Map. Central Entrance was one of the areas identified for additional study.
The Miller Hill business district, anchored by the Miller Hill Mall, is the largest commercial area in the City and a regional retail destination. Current changes and improvements to Miller Trunk Highway will result in new traffic patterns and changes to existing land uses in the Mall area. The City needs to determine if any new areas that have opened up for development, as well as any changes in market conditions, would require modifications to the Future Land Use Map.

Therefore, for these two reasons, the City of Duluth is developing a small area plan for an approximately 3-mile area along the Central Entrance - Miller Trunk Highway corridor, from Pecan Avenue to Haines Road/City Limits. The study area includes adjacent and nearby properties designated on the Comprehensive Plan - Future Land Use Map as auto-oriented, large scale commercial, neighborhood mixed use and urban residential. 
The City of Duluth wishes to retain a firm to provide the City with a market evaluation that will identify potential residential, commercial and office market demand within the project area based on the Comprehensive Plan - Future Land Use Map designations as well as the availability and size of vacant, underdeveloped and undeveloped sties to meet the demand. The evaluation should also provide a range of rental rates and sales prices based on a reasonable estimate of expected residential, office and commercial uses and an estimate of property and tax proceeds from the potential development. 
The market study will include the following elements:
· Market Analysis
· Fiscal Analysis
II.  Scope of Work

Market Analysis
The research performed in this element should quantify the potential demand for residential, office and commercial development based on the availability and size of vacant, underdeveloped and undeveloped sties in the project area and provide a range of rental rates and sales prices that reflect the current values of the specific uses based on the changes and improvements to Miller Trunk Highway. These include the extension of Burning Tree Road and new connection to Sundby Road, realignment of West Maple Grove Road and elimination of access at Miller Trunk Highway, and connection of Joshua Avenue to West Maple Grove Road.
The market analysis should also indicate if the Future Land Use Map identifies enough land to accommodate future market conditions, especially in the Miller Hill business district. For example, is there enough land designated large-scale commercial in the Miller Hill business district to accommodate the market demand for big box and medium box retail as well as other large-scale commercial uses?

Fiscal Analysis
This element should incorporate the findings from the market research to provide sample projections for residential, office and commercial property valuation and property and sales tax proceeds.  

The estimated budget for this project is $25,000. 
Project Deliverables:
1. Prepare five- and ten-year forecasts of demand for residential, office and commercial uses for the City based on real estate market analysis. Findings should be presented for the entire study area, broken down by sub-area.

2. Evaluate residential product trends by type (i.e. condos, town homes) and estimate capture rates in five- and ten-year intervals in the project area.

3. Define and estimate market demand for regional oriented retail and neighborhood oriented retail and, based on these estimates, project the expected spatial allocation of retail within this area.
4. In addition to retail, define and estimate market demand for other commercial uses, i.e., hotel/motel, family-friendly entertainment uses (e.g., indoor waterpark).   

5. Define and estimate market demand for office use by class (Class A, B and C).

6. Prepare an analysis of city income for the contributions that a total build-out, based on the five- and ten-year demand, of the study area may add to the City.  
7. Provide recommendations on how to effectively market the project sub-areas to achieve the desired development. 
8. Provide an executive summary that describes the feasibility and capacity for the market to provide the level of development described in the Comprehensive Plan for this area including if there is a need for additional land to accommodate the market demand.
The project will be divided into two phases. Phase 1 includes the Miller Hill business district sub-area (from Anderson Road to Haines Road/City Limits); phase 2 includes the Central Entrance sub-area (from Pecan Avenue to Anderson Road). 

Deliverables for Phase 1 will be completed within three weeks of signed contract; phase 2 will be completed within six weeks of signed contract. 

III. Desired Consultant Qualifications

The following are the required minimum qualifications expected for the project team:
· Experience conducting real estate market studies in Minnesota or other similar areas.
· Proposal must identify individual staff to deliver these services. Qualifications and examples of prior work must be provided and relate to the individual(s).  
IV. Submittal Deadline

The submittal deadline for this RFP is Monday, December 15, 2008 no later than 4:30 p.m., Central Time.  Please deliver five copies of the response to the RFP to:

City of Duluth

Purchasing Office
411 W. 1st St, Rm. 100
Duluth, MN 55802-1197

Each submittal shall have the following documentation:

· Cover letter with brief narrative of firm’s approach to the project.
· Brief description of staff experience and resume(s).
· Scope of Work (project approach).
· Deliverable-Based Budget Estimate (include cost estimate for each deliverable).
· Three references for projects that encompassed a related work effort.
· Five complete copies of the above information.
Only complete submittals will be accepted.
Proposed Key Dates

November 24, 2008 
RFP Issued

December 15, 2008 
Proposals Due

December 17, 2008 
Selection of Short List of Finalists

December 18, 2008 
Interviews with Finalists

December 19, 2008 
Selection of Consultant

Dec. 22 - Jan. 2, 2009 
Contract Negotiations

Mid-January 2009 

Contract Execution
Feb/March 2009

Project Completion
V. Intent and Reservation
The City intends to enter into a contract with the chosen consultant. This request for proposals is a solicitation and not an offer of a contract. The City reserves the right to reject any and all responses and proposals, in its sole discretion. The City further reserves the right to issue clarifications, changes in the proposed scope of work, and other directives concerning this request for proposals; to require clarification or further information with respect to any response, and to determine the final terms of any contract.
VI. Questions  
For more information, please contact: 

Cindy Petkac, Land Use Supervisor (218) 730.5331; cpetkac@duluthmn.gov.
Kyle Deming, Planner II (218) 730.5329; kdeming@duluthmn.gov.
VII. Appendix  
Attached is an aerial map of the study area along with a map showing the Comprehensive Plan - Future Land Use Map designations.

Below is a link to the Minnesota Department of Transportation project webpage detailing the Miller Trunk Highway transportation improvement project.

http://www.dot.state.mn.us/d1/projects/hwy53_duluth/index.html
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