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  INTRODUCTION 

1.1 The City of Omaha (hereinafter, also referred to as the “City”) is soliciting responses to this 
Request for Proposals “RFP” for the acquisition, demolition, design, financing, construction and 
operation of a mixed-use project.  

 
1.2 This RFP is made pursuant to Nebraska Community Development Law and the Downtown 

Redevelopment Plan (hereinafter, the “Redevelopment Plan”), providing for the acquisition and 
redevelopment of the Project Site (hereinafter, also referred to as the “Site”), approximately 
nine (9) acres, as hereinafter described. 

 
1.3 The Site affords an excellent potential for a mix of uses.  The City is willing to consider 

respondents’ ideas for the Site. 
 
1.4 For over 30 years Omaha’s leaders have pursued a vision of revitalizing Omaha’s downtown.  As 

Omaha has grown into one of the most vibrant cities in the Midwest, Omaha’s government and 
corporate leaders have worked hand-in-hand over the decades to form effective public/private 
partnerships to construct numerous public facilities in downtown Omaha.  The Gene Leahy Mall, 
Heartland Park, Durham Museum, Orpheum Theater, CenturyLink Center Omaha, T.D. 
Ameritrade Park, Holland Performing Arts Center, Lewis and Clark Landing, Bob Kerrey 
Pedestrian Bridge and numerous other projects are successful examples of the commitment of 
Omaha’s public and private leaders to the revitalization of downtown Omaha. 

 
1.5 In the last dozen years, this strong commitment has resulted in over $2 billion in public and 

private investment in Omaha’s downtown.  The City envisions the development of the Site, as 
described in this RFP, as the next critical step in the continued growth of Downtown Omaha. 

 
1.6 Omaha’s Downtown Master Plan recognizes the special significance of the Site. The plan states 

that redevelopment of the Site would serve as a catalyst project for the downtown core and 
would help spur additional development.   The Site is large enough to be attractive to the 
national development community, could be developed in phases and would help Downtown 
reach the desired level of activity.  The Site has the potential to include options for a variety of 
residential typologies (townhouse, loft, flats, etc.), office space, neighborhood retail, courtyards 
and parking. 

 
1.7 This RFP requires that Respondent to propose a highly qualified and financially capable 

Development Team.  The Development Team must include a developer, architect, engineer, 
contractor, equity owners, lender/underwriter and legal counsel. The evaluation criteria shown 
in Section 9 will give favorable consideration to Development Teams with significant experience 
in developments similar in scope and quality to the proposed Project, who demonstrates they 
have sufficient financial resources and experience to finance and complete the Project in 
accordance with a fixed schedule. 

 
1.8 The City will give priority to proposals that are privately funded. Proposals requiring substantial 

use of public funds or credit will be accepted but will be evaluated in light of the additional risk 
and burden placed on public entities being asked to provide the additional funds.  The 
Redevelopment Plan provides that the use of tax increment financing (hereinafter, also referred 
to as “TIF”) is an appropriate incentive for the Project. 
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1.9 After a Development Team is selected, there will be an additional due diligence period prior to a 
Memorandum of Understanding (“MOU”) with the Development Team. Ultimately, the selected 
Development Team shall enter into a subsequent negotiated Development Agreement with the 
City to procure the development of the Project within an established, acceptable development 
plan, schedule and financing plan.  

 
2. BACKGROUND 
 
2.1 About Omaha 

Rated as the #1 Least Financial Stress for 2013 by CredAbility, Omaha is on the rise. Home to five 
(5) Fortune 500 companies, boasting a low 3.6% unemployment rate and a cost of living index of 
89.6, the Omaha metropolitan area has weathered the recent recession remarkably well. 
 
Located on the west bank of the Missouri River, Omaha is the 43rd largest city and 59th largest 
metro area in the country. The eight-county Omaha Metropolitan Statistical Area “MSA” has a 
population of 865,350 with over 1.2 million people living within a 60-minute drive of the city. 
 
From its establishment in 1854 to today, Omaha has always served as a transportation hub and 
center for business. The City’s strong AA+ credit rating and State’s solid financial position 
provides a firm foundation for business development and growth. The City’s location at the 
intersection of Interstates 80 and 29 provide easy access for business and leisure travelers alike. 
Eppley Airfield (OMA), located five (5) minutes from downtown, is a major regional hub handling 
approximately 150 flights per day with non-stop service to sixteen (16) major U.S. cities. 
 
In addition to being included in the top ten (10) of numerous business ratings, Omaha also ranks 
in the top ten (10) for livability and quality of life. From a world-class zoo to world-class art and 
entertainment, Omaha offers a wide variety of cultural, sports and entertainment amenities. 
 
The City is home to opera companies and a professional symphony orchestra, as well as an 
active theater community that supports local and Broadway theater productions.  Omaha is also 
home to several major art and history museums including the Joslyn Art Museum and Durham 
Western Heritage Museum, which have national partnerships with the Smithsonian Institute. 
 
Omaha has long been, and continues to be, the home of the NCAA Men’s College World Series. 
The City has also served as the host for the 2008 and 2012 U.S. Olympic Swim Trials, first and 
second rounds of the NCAA Men’s Division I Basketball Tournament, NCAA Women’s Division I 
Volleyball Championship finals and the NCAA Division I Wrestling Championship.  In 2013, the 
City was also the host to the U.S. Senior Open and the U.S. Figure Skating Championships. 

 
2.2 Downtown Omaha 

At the center of Omaha’s cultural, entertainment and sports scene is the city’s thriving 
downtown.   With over $2 billion in public and private investment over the last dozen years, 
Omaha’s downtown has become not just the epicenter of activity in the city but of the region. 
 
Omaha’s vibrant Old Market district, with its extensive collection of shops, restaurants, bars and 
art galleries along with the Orpheum Theater, Joslyn Art Museum, Holland Performing Arts 
Center and Durham Western Heritage Museum have long anchored the core of Omaha’s 
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downtown area. In recent years, the expansion of the Bemis Center for Contemporary Arts and 
emergence of the Kaneko Center have further enhanced the area’s reputation and elevated 
Omaha’s art scene to new levels. 
 
The opening of the $291 million CenturyLink Center Arena and Convention Center in 2003 
ushered in a new era for Omaha’s North Downtown and riverfront areas. The 18,300 seat arena 
with its 240,000 square feet of convention space provided Omaha with a first class facility for 
events, major concerts, floor shows and large-scale conferences and conventions. The 
construction of the CenturyLink Center Omaha also spurred development in the North 
Downtown area between the arena/convention center and the Creighton University campus to 
the west. A total of $161.7 million in new hotels, restaurants, bars, residential units, commercial 
and child care projects were built in the area during a six year period following the ground 
breaking of the arena/convention center. Notable amongst these developments was the 
construction of the Saddle Creek Records complex which includes two (2) blocks of residential 
and commercial uses, including the Slowdown indie music venue and Film Streams Theater. 
 
Furthermore, the completion of the new $131 million T.D. Ameritrade ballpark in North 
Downtown, located immediately northwest of the CenturyLink Center Omaha, continues to 
drive development in the Downtown area. The ballpark, home to the NCAA Men’s College World 
Series, draws over 300,000 fans to the area during a two-week period every June. 
 
The ballpark, together with the arena/convention center, creates a regional “Events District” 
that provides sports and entertainment activities on a year-round basis. As a result, additional 
residential and commercial development is being planned in the surrounding area. The 
proposed $205 million Capitol District will feature a new full-service Marriott Hotel, apartments, 
commercial space and a plaza.  The district will serve as a central link between the Old Market, 
the Events District and North Downtown, as well as an eastern anchor to Capitol Avenue. 
 
With over $159 million in initial development, the gleaming riverfront is home to Lewis & Clark 
Landing, the National Park Service’s Midwest headquarters, the Bob Kerrey Pedestrian Bridge, 
Riverfront Place condominium towers and townhomes, Gallup Corporation headquarters and 
Storz Brewery and Trophy Room. 
 
Omaha’s downtown also serves as home to several prominent businesses. Companies such as 
Union Pacific, First National Bank of Omaha and Con Agra have made a commitment to Omaha 
by locating their company headquarters downtown.  Most recently, Gavilon completed 
construction of their corporate headquarters. This $44 million investment provided infill 
development downtown and reaffirmed the strength of downtown as a place to do business. 
 
Creighton University, a member of the Big East conference also calls downtown Omaha home. 
Creighton, with more than 7,700 students, has seen numerous expansion projects on its east 
campus, which neighbors the Site.  Some of those projects include the Hixson Lied Science 
Building, Morrison Stadium which houses Creighton’s decorated soccer program and the Harper 
Center which serves as a central location for students living on campus, commuting and visitor’s 
to the campus. 
 
In addition to these developments the Metropolitan Area Transit Authority and the City of 
Omaha are currently studying the creation of a downtown mass transit circulator system.  
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Although a final route has yet to be determined, initial studies have suggested that the route 
would run from the University of Nebraska Medical Center campus in midtown along Farnam 
and Harney Streets to 10th Street, north to Cuming Street and along Cuming Street to 16th Street. 
This system could potentially provide easy connections throughout the downtown and midtown 
areas for residents and visitors. 
 
The emergence of the new North Downtown developments, together with the growth of the 
Old Market to the South and the Midtown Crossing complex has created a vibrant urban core 
that is quickly becoming a major destination for Omaha residents and visitors alike. 

 
2.3 Project Site Development Concepts  
 

Many of the major developments in downtown Omaha all find their roots in the 1974 
Downtown Master Plan. Over time, additional plans were developed to help guide, support and 
build upon the general themes outlined in the 1974 plan. These additional plans created 
financial incentives that helped fuel the $2+ billion worth of public and private investment in 
downtown and along the riverfront. (See the Downtown Northeast Redevelopment Plan, the 
Convention Center/Arena Redevelopment Plan, the ASARCO Redevelopment Plan, the Riverfront 
Redevelopment Plan, the BRIDGE 21 Master Plan and the North Downtown Master Plan). 
 
In 2009, a new Downtown Omaha Master Plan (the “Downtown Plan”) was approved that pulled 
together several important concepts contained in earlier plans and outlined a new, unified 
vision for Omaha's expanding downtown.  The plan envisioned the downtown area as a series of 
unique districts that connect and complement one another. 
(http://www.cityofomaha.org/planning/urbanplanning/images/stories/Master%20Plan%20Elem
ents/downtown_omaha_2030_web.pdf) 
 
The “Downtown Core District” was the heart of the study area for the 2009 Downtown Plan.  
The City’s most dense area is home to both large and small businesses, civic venues and 
residential units. This area has experienced a significant amount of redevelopment during the 
last several years, including the Omaha World Herald Freedom Center, First National Bank of 
Omaha Center, the Union Pacific Corporate headquarters, the Slate apartments and the Wire 
development.  Even with all of this development, there is an opportunity to continue to enhance 
the area. 
 
The Site contained in this RFP is located within the “Downtown Core District” and is identified in 
the Downtown Plan as a mixed-use development site.  The Site has the potential to include 
options for a variety of residential typologies (townhouse, loft, flats, etc.), office space, 
neighborhood retail, courtyards and parking.  The following is an excerpt from the plan outlining 
the development concepts for the site (Note the reference to the land occupied by the 20th 
Street off-ramp is not included as part of the Site for this RFP): 
 

“DC-3:  Capitol Heights – Capitol Heights is a new downtown neighborhood on the 7 
blocks that are currently occupied by the Civic Auditorium and the 20th Street off-ramp. 
This project would provide a substantial number of new residential units for Downtown 
Omaha, but would occur only if the Civic Auditorium is torn down in the future.  The Civic 
Auditorium is currently utilized by a number of functions, but will lose two of its primary 
tenants when Creighton University completes its new woman’s field house.  With this in 

http://www.cityofomaha.org/planning/urbanplanning/images/stories/Master%20Plan%20Elem
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mind, and the prospect of the high cost of substantial near-term renovations, a decision 
on whether or not to keep the Civic Auditorium will occur early in the planning horizon. 
 
If the decision is made to tear down the auditorium, and funding is available to relocate 
the 20th Street off-ramp, one of the largest redevelopment sites in Downtown would be 
made available.  With substantial changes in elevation, this site is not without its 
challenges.  However, the site is large enough to be attractive to the national 
development community, and would help Downtown reach its desired level of activity 
insisted upon during the Visioning Process.  Key elements of the neighborhood could 
include the following: 

• Capitol Heights Plaza, located at the intersection of Capitol Avenue and 20th Street, 
as the focal point for the neighborhood 

• Ceremonial Capitol Avenue axis terminating on Central High School 
• Options for a variety of residential typologies (townhouse, loft, flats, etc.) 
• Interior semi-public courtyards 
• Office tower site at the corner of 17th and Capitol Avenue 
• Neighborhood retail on the ground floor of key buildings 
• Parking provided on-street and in structures 
• Ability to be completed in phases” 

3. PROJECT SCOPE 
 
3.1 The City of Omaha seeks the development of a high-quality, mixed-use project.  Due to its 

location and size, the Site (see Section 4) provides the opportunity to develop uses that can 
complement and enhance the attractiveness of the area for out-of-town visitors, existing 
businesses and residents alike.  As outlined in the Downtown Plan, the City envisions a dense, 
urban development containing a combination of retail, residential, civic and/or office uses 
designed to maximize the use of this site. 

 
3.2 The 2009 Downtown Omaha Master Plan identified a strong demand for residential, office and 

retail uses in the downtown area. Given the size of the site, the City’s desire to maximize the 
development of the Site and a recent surge in downtown development, it is expected that the 
Site will be a prime location for additional mixed-use development. 

 
3.3 The RFP for the Project is not intended to limit Respondents’ creativity or ability to propose a set 

of features and amenities.  The City of Omaha is open to proposals that offer distinctive features 
and amenities that go above and beyond those outlined above and put forward a finer class of 
development that would set Omaha apart from other destinations. 

 
3.4 All proposals submitted should have supporting documentation justifying the uses and need. 

Respondents may utilize analyses previously completed for the City on the downtown area or 
other market studies or analysis showing demand for a specific use type in the downtown area. 

 
3.5 The Omaha Park 5 parking structure is to remain on the site with ownership and control of the 

garage remaining with the City.  The 454 stalls in the structure may potentially be utilized by the 
developer as part of the development on a first right of refusal basis.  
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3.6 The selected developer will be responsible for the demolition and preparation of the site. 
 
4. PROJECT SITE 
 
4.1 The City of Omaha has had ownership of the Site for nearly 60 years. The Project Site is bounded 

by 17th Street on the east, Chicago Street on the north, 19th Street on the west and Capitol 
Avenue on the south. The City of Omaha will provide Respondents access to the Site for a site 
evaluation. 

 
4.2 The Site as described in Section 4.1 is approximately nine (9) acres in size.  The Site is presently 

home to the Civic Auditorium which consists of the Arena, Music Hall, Assembly Hall, Mancuso 
Hall and Exhibit Hall.  In addition, the Omaha Park 5 parking structure, surface parking and 
landscaping make up the balance of the site. As noted in Section 3.5, the City of Omaha will 
retain ownership of the Omaha Park 5 structure. Boundary and Topographic surveys have been 
completed for the Site. The can be found in Appendix B. 

 
4.3 The City of Omaha has had an appraisal completed on the Site (effective date November 15, 

2012). A copy of the appraisal can be found in Appendix C. 
 
4.4 The City of Omaha has had a Phase 1 Environmental Site Assessment completed on the Site. The 

report was issued on December 4, 2012. A copy of the Phase 1 Environmental Assessment 
Summary can be found in Appendix D.  A copy of the entire Phase 1 Environmental Assessment 
can be made available by request to the City of Omaha 

 
4.4 The Site currently has a base zoning of Central Business District (CBD). This zoning is an 

appropriate zoning classification for the Site and will allow for all uses contemplated for the Site.  
The general area surrounding the Site is zoned CBD and sites not zoned as such have routinely 
been rezoned CBD as new development occurs.  The CBD zoning regulations can be found in 
Chapter 55 of the Omaha Municipal Code and online at: 
https://library.municode.com/index.aspx?clientId=10945. 

 
4.5 In addition to the CBD base zoning, the Site is also subject to an area of civic importance (ACI) 

overlay district. This urban design overlay district that is intended to create a high-density urban 
pattern of development. The overlay district for this Site is listed as an ACI-1, Property Line (ACI-
1 (PL)). This district is intended to be used in downtown settings to ensure that new 
development adheres to the general character of the downtown area. The regulations for the 
ACI -1(PL) overlay district can be found in Chapter 55 Section 609 of the Omaha Municipal Code 
and online at https://library.municode.com/index.aspx?clientId=10945. 

 
4.6 Projects in the ACI-1 (PL) overlay district must also conform to certain urban design standards 

contained in Chapter 55, Section XXII of the Omaha Municipal Code. This section of the code 
contains additional site design guidelines for sidewalk areas, build-to/set-back lines, ground-
level transparency, screening of service areas, green parking areas, parking structures, site and 
building access, location of utilities, signs, retaining walls and landscaped berms. The section 
also contains large retail building and general building design guidelines. Chapter 55, Article XXII 
can be found online at: https://library.municode.com/index.aspx?clientId=10945. 

 

https://library.municode.com/index.aspx?clientId=10945
https://library.municode.com/index.aspx?clientId=10945
https://library.municode.com/index.aspx?clientId=10945
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5. FINANCING 
 
5.1 It is the City of Omaha’s goal to minimize the level of public financial participation on the Project 

and to attain the most distinctive, highest-quality and marketable project possible. 
 
5.2 Subject to demonstrated evidence that financial assistance from the sources and in the amounts 

requested are required to achieve the objectives for the Project, the City of Omaha will consider 
financial plans that incorporate public assistance.  The City of Omaha may consider, but is not 
limited to, the following: 

a. Favorable terms for the acquisition of all or a portion of the Project Site. The Site has 
been appraised at $10,015,000 (after demolition). The actual sale price will be 
dependent upon the size and scope of the project and the degree to which the proposal 
furthers the City’s Development Objectives. 
 
b. The City of Omaha will make available the use of Tax Increment Financing in an 
amount necessary for the viability of the Project. 

 
5.3 The selected proposal need not be the proposal with the lowest request for public assistance. 

The amount and nature of the public assistance requested will be judged in relation to the size 
and quality of the proposed project. However, the amount of requested public assistance and 
associated public financial risk will be key factors in selecting the final proposal (See Section 9 
for scoring methodology). 

 
5.4 A financial plan and project schedule must be submitted. For those financing plans proposing 

financial assistance, the financing plan must clearly state the amount(s) and anticipated funding 
source(s). In describing the finance plan, Respondents must completed Appendix F. 
Respondents should also include supplemental information as deemed necessary to explain the 
finance plan and its underlying assumptions. Financial plans with secured financial commitments 
will be a key factor in selecting the final proposal (See Section 9 for scoring methodology). 

 
6. SUBMISSION REQUIREMENTS 
 
6.1 To facilitate review by the Selection Committee, proposals must be submitted in accordance 

with the following format: 
 
6.2 Transmittal Letter - The proposal must be attached to a Transmittal Letter not to exceed one (1) 

page in length. The transmittal letter must include the following: 
a. Identification of the Respondent and a single contact person for all correspondence 
and notifications should be identified. 
 
b. An original signature of a partner, principal or officer of the Respondent, with a 
statement that the signatory is authorized to submit the proposal. 

 
6.3 Acknowledgment of Addenda – Respondents must sign and return with your proposal all 

addendum cover sheets. 
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6.4 Development Team Qualifications – The proposal must include the following information 
regarding the development team: 

a. Identification of the Development Team. This should include, but not be limited to, 
the following:  the developer, architect, engineer, major equity owners, 
lender/underwriter, contractor/construction manager and legal counsel. 
 
b. Organization and Management Approach. This should include the identification and 
role of key individuals who will be involved in the implementation of the project, their 
background and experience. Resumes of key personnel should also be included (may be 
as an appendix to your proposal). 
 
c. Description of the Developer’s previous relevant development experience. Only 
projects that are completed, under construction or contracted for development should 
be included. Any projects currently in negotiation should not be included and will not be 
considered in the evaluation. The proposal must define if the project is attributable to 
the Developer or a principal prior to joining the Developer. Provide a brief description 
showing location, date, type of project, construction cost and financing of each project. 
Also include the current status of each project and the specific role of the Developer in 
the project. In the evaluation process, weight will be given to Developers with a 
demonstrated track record in developing high-quality, mixed-use projects.   
 
d. Description of Key Individuals previous relevant development experience. Only 
projects that are completed, under construction or contracted for development should 
be included. Any projects currently in negotiation should not be included and will not be 
considered in the evaluation. Provide a brief description showing location, date, type of 
project, construction cost and financing of each project. Also include the current status 
of each project and the specific role of the Key Individuals in the project. In the 
evaluation process, weight will be given to Key Individuals with a demonstrated track 
record in developing high-quality, mixed-use projects.   
 
e. The name, title, address and phone number of three (3) references having first-hand 
knowledge of the Developer’s performance on projects. Each reference should, if 
possible, relate to a different project. Only references from clients or owners will be 
considered. References from project partners, such as architects, contractors, etc., will 
not be considered. 
 
f. The Developer should complete and include a copy of the “Legal Status and Financial 
Capability of the Development Team” (Appendix F). 

 
6.5 Basic Concept of Development Proposal – The proposal must include a description of the 

following: 
a. Ownership and general financial structure proposed for developing and operating the 
project. 
 
b. Development Objective – including how it meets design guidelines and how the 
project will help ensure continued development downtown. 
 
b. Anticipated size and composition of the potential market for the Project. 
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c. Key characteristics and amenities that are necessary to serve the projected market. 
 
d. Other factors or information that may be helpful in understanding the proposed 
development project 

 
6.6 Design Concept of Development Proposal – The proposal must include the following information: 

a. A written description of program elements, space allocation, phasing (if applicable) 
and level of amenities for each element. 
 
b. A “Site Plan” at an appropriate scale that includes: footprints of buildings, open 
spaces, general location of pedestrian ways, driveways, parking, service area, landscape 
features, etc. and other information deemed relevant by the Respondent. 
 
c. Building plans with comprehensive descriptions of the use type, square footage, 
number of units and other information deemed relevant by the Respondent. 
 
d. Elevations of the project from the north, east, south and west. Respondents may also 
provide such additional elevations as deemed relevant. 
 
e. The need, if any, to modify the surrounding street network. 

 
6.7 Project Schedule – Respondents should provide a project schedule from authorization to 

negotiate through the opening of the project, assuming that a Development Agreements with 
the City is executed by June 30, 2015. If a multi-phase development is proposed, please include 
the development schedule for each individual phase. 

 
6.8 Financial Proposal – Respondents should describe the proposed financing for the development 

of the Project. If there are alternative project financing scenarios or approaches, full information 
for each alternative is required. The proposal should contain the following information: 

a. Provide a description of the proposed approach to funding the proposed 
development, clearly detailing financial responsibilities of the Developer and the City of 
Omaha. 
 
b. Describe in detail the amount, nature and source of all proposed public contributions 
to the project development, including without limitations, the amount and nature of 
any public equity contributions, loans and credit enhancements, as well as any terms 
regarding such contributions and timing.  
 
c. Describe in detail the amount, nature and source of all proposed private contributions 
to project development, including without limitation, the amount and nature of any 
public equity contributions, loans, and credit enhancements, as well as any terms 
regarding such contributions and timing. Respondents shall: 

 
1. Provide a list of owners of interest that may provide equity to the ownership 
entities and the estimated percentage of ownership of each. 
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2. Identify any equity support and/or subordination of fees to be made by the 
Development Team members in support of the Project. 
 
3. Provide a plan and demonstrate ability for obtaining both the remaining 
equity capital and, as required, debt financing necessary to undertake the 
development including the rates of return these sources are likely to require.  
Respondents are encouraged to present evidence of equity capital and debt 
financing commitments from financial institutions, partners and other resources 
as part of the response. 

 
d. Provide evidence that the Development Team has demonstrated the capacity to 
provide bond coverage for a project of this magnitude. 
 
e. Respondents shall fill out the development budget (Appendix G) in its entirety. The 
respondent may provide as an attachment a more detailed estimate to supplement the 
development budget as long as the Respondent ensures to cross reference the line 
items in Appendix G. 

 
6.9 Business Offer – The Respondent should, in addition to the information requested in Sections 

6.2 - 6.8, provide the City with a business offer that includes the following: 
a. An offer for the acquisition of the Project Site, except for the parking structure as 
referenced in Sections 3.5 and 4.2.  
 
b. Provide a summary of the financial and other assistance that you require or desire of 
the City of Omaha or other governmental entities as part of your proposal. 
 
c. Provide a detailed description of any other material conditions, specifications or 
restrictions upon which your offer is made. 
 
d. Provide a detailed description of any other material terms or conditions not 
otherwise specified in your proposal which you will seek in the Development 
Agreement.  

 
7.0 ADDENDA AND SUPPLEMENTAL INFORMATION 
 
7.1 The City of Omaha may, in its sole discretion, supplement this RFP with Addenda. Addenda to 

the RFP shall be provided shall it become necessary to make revisions, request additional 
information or respond to written inquiries relating to the RFP. All addenda will be put online at 
the Douglas County Purchasing website (http://www.douglascountypurchasing.org/).  

 
7.2 It may be necessary for the City of Omaha to request supplemental information from individual 

Respondents after proposals have been submitted and reviewed. Such information will be 
requested in writing to the specific respondent. This information will become part of the original 
proposal submitted by the specific respondent and will be used by the City of Omaha in 
evaluating the proposal. 

 
 

http://www.douglascountypurchasing.org/
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8.0 AWARD PROCEDURES 
 
8.1 The City of Omaha will designate a Project Selection Committee for evaluation of all proposals 

received in response to this RFP. 
 
8.2 The Project Selection Committee will evaluate the proposals based on the factors described in 

Section 9. Committee members will review the materials submitted in response to the RFP and 
conduct individual development team interviews. Committee members will rate each proposal 
by assigning a point score for each of the 5 factors within in the range of points as described in 
Section 9. Point scores assigned by each committee member will be based on the Committee 
member’s reasonable judgment as to the degree to which the proposal complies with the 
evaluation criteria.  

 
8.3  After the assessments have been completed by individual Committee members, an average 

point score will be computed. The committee reserves the right to exclude from such calculation 
any point scores that appear unreasonable and distort the results of the other point scores. The 
Committee’s overall rating of each proposal will be the cumulative sum of the average point 
score of the 5 factors, as calculated by the Committee. The proposal with the highest overall 
rating will receive first consideration by the Committee. 

 
8.4 The recommendation of the Committee will be transmitted in writing to the Mayor of the City of 

Omaha for negotiation of necessary redevelopment and financing agreements. Such 
agreements shall be forwarded to the City Council pursuant to the Nebraska Community 
Development Law. 

 
8.5 Negotiation of necessary redevelopment and financing agreements will take place with key City 

employees, including, but not limited to, the Mayor, the Deputy Chief of Staff for Economic 
Development, the City Attorney and directors of the Planning and Public Works Departments.  
Such agreements will be forwarded to the City Council pursuant to the Nebraska Community 
Development Law. 

 
8.6 This RFP does not commit the City of Omaha to procure or award a contract for the scope of 

work described herein. The City of Omaha reserves the right to reject any and all proposals and 
to advertise for new proposals.  

 
8.7 From the date the RFP is issued until a determination is announced regarding the selection of 

the consultant, contact regarding this project between potential consultants and individuals 
employed by the City of Omaha is restricted to only written communication with that person 
designated as the point of contact for this RFP. 

Once a consultant is preliminarily selected, that consultant shall not communicate with City 
staff/employees until a contract is signed.  The following exceptions to this restriction are: 
1. Written communication with the person designated as the point of contact for this RFP;  

2. Contacts made pursuant to any pre-existing contracts or obligations; 
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3. City staff/employees and/or consultant’s staff present at a Pre-Proposal Conference (if 

scheduled) when recognized by City staff facilitating the meeting for the purpose of addressing 

questions; and, 

4. City staff/employees designated to negotiate, discuss or finalize a contract. 

Violation of these conditions may be considered sufficient cause to reject a consultant’s 
proposal and/or selection irrespective of any other condition. 

 
9. EVALUATION CRITERIA 
 
9.1 Proposals will be evaluated using the scoring matrix outlined in Section 9.2.  The highest score a 

proposal can receive is 100 points. Points are awarded based on 5 evaluation factors. Those 
factors include: Proven Ability of Development Team (0 – 25 points), Scope and Quality of the 
Development (0 – 25 points), Financial and Business Offer (0-25 points), Individual Development 
Team Interview (0-15 points) and Thorough, Relevant and Organized Responsiveness to RFP (0-
10 points) 

 
9.2 The following scoring matrix expands upon the criteria Committee members will use in 

evaluating and assigning points to proposals.  
 

CRITERIA POINTS 
AVAILABLE 

POINTS 
EARNED 

Proven Ability of Development Team to successfully develop a 
project similar in size and scope 

0-25  

1. Development Team Identified 0-5  
2. Experience of the Developer  0-10  
3. Experience of the Key Individuals 0-10  

Scope and Quality of the Development 0-25  
1. Development Objective – design guideline, ensures 

continued development, ownership 
0-5  

2. Site Plan – elements and space allocation, shows 
need/demand for elements proposed, phasing 

0-10  

3. Transportation and Pedestrian Impacts 0-5  
4. Distinctiveness and Overall Project Quality 0-5  

Financial and Business Terms 0-25  
1. Demonstrated Capability to Secure Financing (Note: 

Proposals with financing commitments will rate higher 
than those not demonstrating the commitment) 

0-10  

2. Nature and Amount of Public Financial Participation and 
Risk (Note: Privately funded proposals will rate higher than 
those seeking large amounts of public assistance) 

0-10  

3. Overall Attractiveness of the Financing Plan and Business 
Offer  including Appropriateness of Other Conditions or 
Specifications in the Proposal 

0-5  

Development Team Interview 0-15  
1. Developer and Key Individuals Present 0-5  
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2. Clear and Thorough Presentation of Proposal 0-5  
3. Ability to Answer Questions Regarding Proposal 0-5  

Thorough, Relevant and Organized Response to RFP 0-10  
1. Met deadlines,  proposal follows submission requirements, 

completeness of response to the RFP 
0-5  

2. Degree of Certainty that the Project will proceed in 
accordance with the proposed schedule 

0-5  

TOTAL SCORE 0-100  
 
10. RIGHTS RESERVED BY THE CITY OF OMAHA 
 
10.1 The City of Omaha will accept the proposal which it finds most advantageous to it, which 

determination shall be final and conclusive. 
 
10.2 The City of Omaha reserves the right in its sole discretion to recommend the approval of a 

memorandum of understanding related to this RFP. Any memorandum of understanding to be 
executed in connection to this RFP will be subject to final approval by the Mayor of the City of 
Omaha. 

 
10.3 There will not be a final commitment by the City of Omaha until the Development Agreement 

and related agreements are fully executed.  If negotiations culminate in such Agreements, the 
Agreements shall become final only after they have been approved by the City of Omaha. 

 
10.4 The City of Omaha reserves the right to request additional information from any and all 

prospective Respondents if helpful to clarify any information contained in the proposals. 
 
10.5 The City of Omaha reserves the right, at its sole discretion, to accept or reject any and all 

proposals received as a result of this RFP, to waive minor irregularities and to conduct 
discussions with all responsible respondents, in any manner necessary, to serve the best interest 
of the City of Omaha. 

 
10.6 The City of Omaha reserves the right at any time either before or after proposals are submitted 

to specify additional terms and conditions. 
 
10.7 The City of Omaha reserves the right to keep all responses in connection with this RFP, without 

restriction on future use. 
 
10.8 The City of Omaha reserves the right to modify the selection process set forth in this RFP upon 

written notification to all respondents who have not been rejected at the time of modification. 
 
10.9 Financial Information submitted to the City of Omaha is submitted as a confidential disclosure 

and the City of Omaha will endeavor to treat this information as confidential to the extent 
permitted by Nebraska law.  However, the City of Omaha cannot guarantee confidentiality.   

 
10.10   Any proprietary and/or copyrighted material must be submitted in a separate envelope/package 

and submitted with the proposal.  A separate sheet must be provided that clearly states which 
sections have been submitted as proprietary or have copyrighted materials.   
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If the Respondent wishes to have any information withheld from the public, such information 
must fall within the definition of proprietary information contained within Nebraska’s Public 
Record statutes. (Neb. Rev. Stat. §§ 84-712 through 84-712.09)   

 
All proprietary information the Respondent wishes the City to withhold from the public must be 
submitted in a sealed package, which is separate from the remainder of the bid.  The separate 
package must be clearly marked PROPRIETARY on the outside of the package.   

 
Respondent may not mark their entire RFP as proprietary. Respondent’s cost proposals may 
not be marked as proprietary information.  Failure of the Respondent to follow the instructions 
for submitting proprietary and copyrighted information may result in the information being 
viewed by other respondents and the public.  

 
10.11 The City of Omaha reserves the right to incorporate the RFP, any of the selected Respondent’s 

comments in their RFP and/or selected Respondent’s Proposal in the Development Agreement. 
 
11. ADMINISTRATIVE INFORMATION 
 
11.1 No pre-proposal conference is currently scheduled. The City of Omaha reserves the right to hold 

a mandatory pre-proposal conference if it is deemed necessary. 
 
11.2 The RFP and all addenda will be posted to the Douglas County Purchasing’s website at 

http://www.douglascountypurchasing.org/.  
 
11.3 Any explanation desired by a responder regarding the meaning or interpretation of any RFP 

provision or questions must be submitted in writing via email to Eric Carlson, Purchasing Agent 
at eric.carlson@douglascounty-ne.gov 
 
Questions will be accepted until 5:00 P.M. CST on Friday, March 21, 2014. A summary of all 
questions and responses will be issued through written addenda and posted at 
http://www.douglascountypurchasing.org/ by 5:00pm CST Wednesday, April 16, 2014.  

 
11.4 Proposals must be received by the Clerk of the City of Omaha no later than 11:00 A.M. CST on 

Wednesday, June 4 2014 at: 
 
Clerk of the City of Omaha 
1819 Farnam St. LC1 
Omaha, NE 68183 
 
No late proposals will be accepted.  No faxed or emailed proposals will be accepted.  Proposals 
that are mailed or delivered by courier should allow sufficient time to ensure receipt by the City 
of Omaha by the established deadline. 

 
11.5 Respondents must submit the entire proposal to the City of Omaha as follows: 
  1.    Two (2) PDF Format on Electronic Media (i.e. flash drive or compact disc (CD). 

http://www.douglascountypurchasing.org/
mailto:eric.carlson@douglascounty-ne.gov
http://www.douglascountypurchasing.org/
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2. One (1) original (labeled accordingly). The original proposal with original signatures 
and must be clearly marked “Original”. 
 

3. Ten (10) photocopies of their proposal.  

11.6 Respondents must submit their RFP response (Original, Electronic and Copies) in a clearly 
labeled sealed package.  Any additional submissions or alternative RFP responses must be 
submitted in separate sealed packages and labeled accordingly.  The City of Omaha is not 
responsible for submissions not properly identified. 

11.7 Respondents acknowledge and agree that the City of Omaha will not be liable for any costs, 
expenses, losses, damages (including damages for loss of anticipated profit) or liabilities 
incurred by the Development Team or any members thereof as a result of, or arising out of, 
submitting a proposal, negotiating changes to such proposal or due to the City of Omaha’s 
acceptance or non-acceptance of the proposal. 

11.8 Proposals are to be valid and irrevocable for a minimum period of two hundred and forty (240) 
days following the final date for submission of proposals. This term may be extended by written 
mutual agreement between the City of Omaha and the selected Respondent. 

11.9 By submitting a proposal in response to this RFP, the Respondent represents that it will comply 
with all Federal, State and City laws, rules, regulations and ordinances applicable to its activities 
and obligations under this RFP, the MOU and Development Agreement. 

 
12. SCHEDULE 

The following represents the City of Omaha’s current anticipated schedule for reviewing and 
approving the selection of a development team and associated agreements. This schedule is 
subject to change.  All times are Central Standard Time.  

ACTIVITY DATE/TIME 
1 Release Request for Proposal Wednesday, February 19, 2014 
2 Deadline to submit written questions  Friday, March 21, 2014 at 5 P.M. 
3. Response to written questions published Wednesday, April 16, 2014 at 5 P.M. 

   4. Deadline for submitting proposal (opening) Wednesday, June 4, 2014 at 11:00 am 
 
 

5 

Proposal Opening 
Legislative Chambers LC-4 
                 1819 Farnam Street 
                 Omaha, Nebraska 68183 

 
Wednesday, June 4, 2014 at 11:00 am 

6. Interviews with Development Teams start Friday, July 18, 2014 

7. Selected Development Team Announced Friday, August 22, 2014 
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Appendix F 
Legal Status and Financial Capability of the Development Team 

Page 1 of 3 
 

A. Development Entity Information 

1. Official Company/Entity Name:  

2. Mailing Address:  

City/State/Zip:  

3. If at this address less than 1 year, prior address:   

4. Primary contact regarding this information:  

5. Telephone Number: 

B. Development Entity.  The Development Entity named above is: 

 A sole proprietorship ─ Soc. Sec. #  
 A corporation ─ FID #  
 A nonprofit or charitable institution or corporation ─ FID #  
 A partnership ─ FID #  
 A business association or a joint venture ─ FID #  
 A limited liability company ─ FID #  
 A Federal, State, or local government or instrumentality thereof 
 Other / explain:  

C. Date and State of Organization.  If the Development Entity is not an individual: 

1. Date of organization:  

2. State of organization:  

D. Development Entity Principals.  Names of owners, officers, directors, trustees, and principal 
representatives of the Development Entity: 

Name, Address, ZIP Code Description of Interest/Relationship % of Ownership 
Interest 

   

   

   

   

   

E. Development Entity Affiliations.  Is the Development Entity a subsidiary of, or affiliated with, any 
other corporation or corporations or any other firm or firms?      Yes     No 

 If yes, provide the following information:  

Corporation / Firm Relationship to 
Development Entity Common Officers/Directors 

Name  
Address  

  

Name  
Address  
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F. Bankruptcy.  Has the Development Entity or the parent corporation (if any), or any subsidiary or 
affiliated corporation of the Development Entity or said parent corporation, or any of the 
Development Entity’s officers or principal members, shareholders or investors filed for bankruptcy, 
either voluntary or involuntary, within the past 10 years?       Yes     No 

If yes, provide the following information: 

Name Court Date Status 

    

    

G. Loan Defaults.  Has the Development Entity or the parent corporation (if any), or any subsidiary or 
affiliated corporation of the Development Entity or said parent corporation, or any of the 
Development Entity’s officers or principal members, shareholders or investors defaulted on a loan or 
other financial obligation?             Yes     No 

 If yes, explain:  

H. Litigation.  Is the Development Entity or the parent corporation (if any), or any subsidiary or affiliated 
corporation of the Development Entity or said parent corporation, or any of the Development Entity’s 
officers or principal members, shareholders or investors party to any pending criminal or civil 
litigation that could potentially impact the financial capability of the Development Entity to complete 
the proposed development?       Yes     No 

If yes, provide the following information, and attach any additional information or explanation 
deemed necessary:  

Date Filed Court Current Status 

   

   

I. Sources of Funds.  Provide an itemization of the sources of funds to be used to pay for the 
development project. 

1. If a source of funds is a financial institution or investment group, provide a copy of a “letter of 
intent or commitment” to fund. 

2. If a source of funds is from the Development Entity, explain the source of funds such as: cash 
on hand, sale of stock, sale of assets (identify), other (explain). 

3. If a source of funds is from individual owners, partners or shareholders of the Development 
Entity, for the person providing the funds submit Current (within 90 days) personal financial 
statement 

4. If a source of funds is unknown, or from any other source, provide an explanation and any 
appropriate documentation. 

J. Additional Information.  Attach any additional evidence deemed helpful to demonstrate the 
Development Entity’s financial capacity and capability to complete the proposed development. 

If you need to submit attachments in response to, or explanation of, a specific question, please reference 
the appropriate question number on the attachment. 

 

 



Appendix F 
Legal Status and Financial Capability of the Development Team 

Page 3 of 3 
 

 

CERTIFICATION 

I/We* ___________________________________________, certify that this “Legal Status and Financial 
Capability of the Development Team” and the attached evidence of the Proposer’s financial responsibility, 
including financial statements, are true and correct to the best of my (our) knowledge and belief. 

I/We further authorize the MECA / City of Omaha, or any employee or agent acting on behalf of the MECA 
/ City of Omaha, to undertake any investigation deemed appropriate to verify the information contained 
herein. 

 

Printed Name ____________________________           Title ____________________ 

 

Signature ____________________________________ Date ____________________ 

 
*If the Proposer is a corporation, this Statement should be signed by the President and Secretary of the 
corporation; if an individual, by such individual, if a partnership, by one of the partners; if an entity not 
having a president or a secretary, by one of its chief officers having knowledge of the financial status and 
qualifications of the Proposer. 
 

 

 



Item Component Unit QTY Unit Cost Total Cost Notes
A Mixed-Use Component
A.1     Residential Units (Rental) AVG/EA $
A.2     Residential Units (Owned) AVG/EA $
A.3     Office SF $
A.4     Retail SF $
A.5     Other (explain) LS $

Total Mixed-Use Component $

B General Site
B.1     Structured Parking Spaces $
B.2     At-Grade Parking Spaces $
B.3     Landscaping SF $
B.4     Street/Sidewalk Improvements LS $
B.5     Site Utilities LS $
B.6     Other (explains) LS $

Total General Component $

C Soft Costs
C.1     Architecture/Engineering Fees LS 1 $
C.2     Financing Costs (i.e Fees, Interest, etc.) LS 1 $
C.3     Developers Fee LS 1 $
C.4     Administration (i.e. Permits, Legal, Marketing, etc.) LS 1 $
C.5     Project Site Acquisition LS 1 $
C.6     Property Tax LS 1 $
C.7     Contingency LS 1 $
C.8     Escalation LS 1 $
C.9     Other (explain) LS 1 $

Total Soft Costs $

Total Project Development Costs $

*Hard costs to include all construction costs (fees, subcontracts, etc), furniture, fixtures and equipment (FF&E), Associated Ancillary Spaces

Appendix G
Development Budget Form
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