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REQUEST FOR PROPOSAL 

FOR THE PURCHASE AND REDEVELOPMENT  
OF CITY OWNED REAL ESTATE 

SECTION 1. BACKGROUND 

The City of Cedar Rapids (“City”) invites developers, end-users and interested parties (collectively 
“Proposer”) to submit a development plan for City-owned properties generally located along 1st 
Avenue West between 1st Street and 3rd Street (“Properties”) with a master site plan for mixed-
use development (“Proposal”).  The City will consider all proposals that contemplate development 
of the property with a project that enhances the Downtown with quality architecture and is 
financially feasible and consistent with the market.   

The City acquired these parcels through the Voluntary Property Acquisition Program and is bound 
by the terms and conditions of the program in the disposition of the Property. Some of the 
conditions include:  

(1) repayment of the Properties’ current fair market value as determined by an appraisal,  

(2) the redevelopment of the property must include flood mitigation measures which provide 
flood proofing/protection at least one foot (1’) above the Base Flood Elevation (BFE) as 
defined by FEMA, and  

(3) developer/owner shall obtain flood insurance and will not be eligible to receive flood 
benefits other than from the National Flood Insurance Program (NFIP). 

RFP information for this site is available online at: 
http://www.CityofCR.com/firstandfirst 
 
Proposals will be accepted until 4:00 PM on February 28, 2020. 
 
Proposals are to be submitted: 

Community Development Department  
ATTN: Caleb Mason 
2nd Floor City Hall 
101 First Street SE 
Cedar Rapids, Iowa 52401 

 
The City will not be bound to accept any proposal and may decide to abandon the disposition.  
Any sale of the Property shall be without warranty as to its completeness, condition, accessibility 
or its suitability for intended use of the proposer. The property may only be disposed of at its fair 
market value as determined by the appraisal as provided for herein.  The property will be disposed 
of “as is and where is.” 

http://www.cityofcr.com/firstandfirst
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SECTION 2. DEVELOPMENT OBJECTIVES 

The City is seeking development proposals that achieve the following objectives: 

(1) Destination-style, master-planned development with amenities that create a new 
attraction to downtown, while complementing and enhancing existing area amenities 

(2) Contributes to a sense of place, with a high degree with architectural design, walkability, 
and pedestrian orientation within the development and connected to the neighborhood 

(3) Inclusion of public gathering space incorporated into the project 

SECTION 3. PROPERTY OVERVIEW 

 Location: See Exhibit A 

 Land Size: 7.7 acres total on two adjacent sites  

 Land  Value: TBD – based on appraisal 

 Current Zoning: U-DC (Urban Downtown Core Zone District) 

SECTION 4. RFP SCHEDULE 

December 3, 2019       Public Hearing & Resolution to invite competitive proposals 

January 13, 2020       Informational Meeting – 3:00 p.m. City Hall Training Room 

February 28, 2020          4:00 p.m. - Proposal Deadline 

March 2020                 Steering Committee selects proposal 

April/May 2020              City Council consideration of preferred Developer                              

Bold items denote City Council action 

SECTION 5. PROPOSAL DEADLINE EXTENSION 

The City recognizes the many variables to putting a responsive proposal together.  In the event 
that a Proposer determines that additional time is needed beyond the proposal deadline, a request 
for time extension can be submitted to the City requesting additional time.  The Proposer should 
submit a formal letter to the City with the request providing the requested extension amount and 
reason for the extension.  The deadline for submitting the request for deadline extension is 
February 14, 2020.  Staff will promptly put an item on the next available City Council agenda for 
the City Council’s consideration of a time extension. While City staff cannot guarantee the 
requested time extension will be granted, the City Council’s past practice has been to allow for 
time extension based on reasonable circumstances.    
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SECTION 6. ZONING 

The Properties are zoned as Urban Downtown Core (U-DC) under the City’s Zoning Ordinance. 
The U-DC zone district permits large footprint (up to 42,000 sf) urban structures without a height 
limit. Larger footprint structures may be considered by design exception. The district permits a 
wide range of uses typically found in urban settings, and there is no restriction on residential uses 
on the first floor. Rezonings to other compatible form-based Urban Districts established in the 
zoning code may be considered as part of a master site plan approved by the City. Highlighted 
standards for the U-DC zone district include: 

 Structures must be substantially built within three feet of a required build line (RBL).  The 
RBL is currently located at the property line.  As part of a master site plan the developer 
may suggest alterations to the RBL in order to provide streetscaping and pedestrian-
oriented amenities. 

 There is a minimum height requirement of three stories at the Required Build Line for all 
new structures in the U-DC zone district. Overheight stories may be counted as multiple 
stories. 

 All parking must be located at the interior of blocks.  Surface parking or indoor parking on 
the first floor is not permitted within 25 feet of the required build line. 

 Vehicular access will be limited to midblock alley locations. As part of a master site plan 
the developer may suggest modifications to the block layout. 

SECTION 7. FLOOD CONTROL SYSTEM 

The City is moving forward with a Flood Control System (FCS) master plan designed to provide 
flood mitigation measures through the core of the community. The redevelopment of the Property 
will help determine the alignment of the FCS and create an opportunity to incorporate this project 
and adjacent amenities in to the FCS. The redevelopment of the Property will not be restricted by 
the FCS project, but will provide an opportunity for enhancements to and synergies with the FCS. 
More information about how the redevelopment of the Properties may incorporate FCS included 
in Exhibit D.  

Link to the Flood Control Master Plan  

SECTION 8. PUBLIC FEEDBACK 

Due to its size and location, the redevelopment potential of First & First West has garnered a lot 
of interest from the public. In order to ensure public interests were incorporated into the 
redevelopment of the site, the City organized an open house and collected feedback through 
email, social media, and other sources before issuing this RFP. The feedback has been 
summarized and included in Exhibit E.  

 

http://www.cedar-rapids.org/local_government/departments_g_-_v/public_works/cedar_river_flood_control_system.php
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SECTION 9. OPPORTUNITY ZONES 

The Tax Cut and Jobs Act of 2017 established a new tax incentive called Opportunity Zones.  The 
incentive is designed to encourage long-term, private investments in qualified census tracts by 
providing a federal tax incentive for taxpayers who reinvest unrealized capital gains into 
Opportunity Funds, which are then invested into opportunity zones. The First & First West 
Properties are located within an approved Opportunity Zone. More information on Opportunity 
Zones.  

SECTION 10. CONCEPT PLAN REVIEW 

Proposers are strongly encouraged to contact Caleb Mason (contact information is in Section 12) 
to schedule a concept review of the proposed project prior to the proposal deadline. The 
confidential concept plan will review the project’s implementation of zoning code, floodplain 
ordinance, and other site considerations such as infrastructure, access, etc.    In addition, as part 
of the concept review, staff will review conceptual plans for integrating the City’s Flood Control 
System.   

SECTION 11. PROPOSAL SUBMISSION REQUIREMENTS 

Respondents must submit one (1) original hard copy of their development proposal and one (1) 
digital PDF copy.   Upon their submission, all materials will become property of the City of Cedar 
Rapids.   All proposals must be submitted to the City of Cedar Rapid’s Community Development 
Department, 2ND Floor City Hall, no later than 4:00 PM on February 28, 2020.   No submissions 
will be accepted after this date and time or at any other location.    

Each submission must contain, at a minimum, the following information: 

A. Developer Qualifications 

(1) Developer Contact.   Name, address and contact information of the primary contact 
of the Developer or Development Team.   

(2) Development Overview.  Provide a brief description of the organization including: 
executive officers/owners, year established, number of employees, types of 
projects undertaken, yearly financial volume of projects, and current projects 
underway. 

(3) Development Team.  Provide a list of team members, qualifications, and role of all 
of the individuals anticipated to participate in the project. Include relevant 
consultants that have been identified including: architecture, site engineering, 
planning, sustainability, marketing, etc.   

(4) Experience.  Provide a list, description, and photos of several relevant completed 
projects detailing the role of the firm in each of the projects. 

(5) Developer Financial Capacity.  Provide documentation validating the developer’s 
financial capacity.  Acceptable documentation may include: 

https://www.iowaeconomicdevelopment.com/opportunityzones
https://www.iowaeconomicdevelopment.com/opportunityzones
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a. letters of credit from financial institution; or 
b. reference letter from a financial institution that financed a relevant project; or 
c. any other documentation deemed by the proposer to adequately demonstrate 

the financial capacity of the firm;  
 

B. Project Proposal 

(1) Project Description.  Provide a detailed narrative description of the proposed project 
including, but not limited to: 

a. occupancy types, the number of residential units 
b. sustainable building and site development features  
c. parking and landscaping concepts 
d. how the project is anticipated to be phased 
e. services or amenities offered in the development 

(2) Project Rationale and Strategy.   Provide information supporting the financial and 
market feasibility of the proposed project, referencing any existing market studies 
as appropriate. 

(3) Renderings.   Provide no less than four 3-D perspective renderings of the proposed 
exterior elevations of the buildings and site features and provide descriptions of 
exterior cladding materials.   

(4) Master Plan.   Provide a concept master plan which addresses entire site including 
the following elements with the understanding that earlier phases may be more 
defined:   

a. general building layout and orientation 
b. site access 
c. storm water management and green space 
d. parking 
e. public gathering areas 
f. pedestrian circulation within the site and connections to the surrounding 

neighborhood 

(5) Economic Impact.    

a. number of permanent jobs created/retained;  
b. overall project investment; and 
c. any other information determined by the Proposer to show economic impact.   

(6) Tenants and Users.   Provide information on any identified tenants or end users 
proposed as part of the development (as applicable).  The Proposer may also 
provide any prospective users which may fit the retail profile for the site based on 
market analysis, and include retail match information.   
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(7) Timeline.   Provide an overall project timeline for the project which includes: site 
design, site plan approval, securing financing (including any grants or loans as 
applicable),  construction, and phasing of the components of the project. 

(8) Parking Strategy.   Provide information outlining the parking strategy for the 
proposed project and how shared parking is being addressed among public, 
tenants, and users. 

C. Project Financials 

(1) Total Development Budget.  Provide an overall total development budget which 
estimates each separate project component.   

(2) Project Budget Assumptions.   Provide assumptions used in the total development 
budget for each prospective component of the project, including: 

a. Rent/sales estimates 
b. Absorption of commercial and residential components 
c. Per square foot construction cost for each project component (as applicable) – 

residential, commercial, etc. 

(3) Project Financing & Equity.  Proposer shall include financial documentation on the 
proposed financing of the project, including, but not limited to anticipated debt 
sources, equity, grants, and tax credits.    

(4) City Participation.  If the proposer intends to request City participation, the amount 
and terms of the requested assistance should be clearly outlined including tax 
increment financing, purchase price, or tax abatement   

SECTION 12. RFP CONTACT 

Caleb Mason, Economic Development Analyst 
City of Cedar Rapids 
 (319) 286-5188 – office 
(319) 521-7678 - cell 
c.mason@cedar-rapids.org 

 

SECTION 13. STEERING COMMITTEE 

Proposals will be reviewed and evaluated by a Steering Committee which has been appointed by 
City Council. The Steering Committee serves as a recommending body only, making a 
recommendation of a preferred development proposal for the City Council’s consideration based 
on the proposal evaluation below.  

The Steering Committee includes a cross-section of community interest and development 
experts. Members include City Council members, city staff, non-competing developers, 
stakeholder district representatives, representation from banking/lending industry, and design 

mailto:c.mason@cedar-rapids.org
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professionals. The review panel will make a recommendation of the preferred proposal for the 
City Council’s consideration based upon the proposal which best meets the evaluation provided 
in the following section. 

  

SECTION 14. PROPOSAL EVALUATION 

Proposals will be scored in the following three categories: 

(1) Developer Capacity and Project Feasibility (100 Points Possible) 
a. Capacity and experience of Developer to complete large-scale, master-planned 

urban development projects (20 points) 
b. Experience with projects of similar size and scope (20 points) 
c. Market feasibility (20 points) 
d. Financial feasibility (20 points) 
e. Timeline for redevelopment and built-out (20 points) 

 
 

(2) Community Benefit (140 Points Possible) 
a. Quality of architecture and design elements (40 points) 
b. Innovative sustainability features in the site and building design (40 points) 
c. Inclusion of housing options consistent with the City’s comprehensive housing 

market analysis (20 points) 
d. Incorporation of public gathering space (40 points) 

 
(3) Economic impact (140 Points Possible) 

a. Overall project investment (20 points) 
b. Jobs created or retained (20 points) 
c. Provides components accessible to all members of the community (40 points) 
d. Provides destination-style amenities or services (60 points) 

SECTION 15. ENVIRONMENTAL CONDITION 

The City is selling the property “As is, Where is” and shall disclose, in writing, to interested 
Proposers all of the facts or claims known to the City about any environmental conditions that 
exist on the Property.   

SECTION 16.  RESOURCES 

(1) City of Cedar Rapids Land Development Process 
http://www.cedar-rapids.org/local_government/departments_a_-
_f/development_services/index.php 

 

 

http://www.cedar-rapids.org/local_government/departments_a_-_f/development_services/index.php
http://www.cedar-rapids.org/local_government/departments_a_-_f/development_services/index.php
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(2) City Economic Development Programs  

https://www.economicdevelopmentcr.com/wp-content/uploads/2019/05/Cedar-Rapids-
Metro-Incentives-Sheet-2019.pdf  

(3) State Incentives - Iowa Economic Development Authority 
http://www.iowaeconomicdevelopment.com/Programs 

(4) City Zoning Ordinance – Chapter 32 
http://cms.revize.com/revize/cedarrapids/Chapter%2032%20-
%20Zoning%20Ordinance.pdf 

(5) City Floodplain Management Ordinance – Chapter 32B 
https://www.municode.com/library/ia/cedar_rapids/codes/code_of_ordinances?nodeId=C
H32BFLMAOR 

(6) The City of Cedar Rapids Flood Control System 
http://www.cedar-rapids.org/local_government/departments_g_-
_v/public_works/cedar_river_flood_control_system.php 

(7) 2019 Maxfield Research Housing Market Analysis 
http://cms.revize.com/revize/cedarrapids/document_center/CommDev/1302_17%20Ced
ar%20Rapids%20Housing%20Needs%20Update_FINAL_2018.pdf 
 

SECTION 17. DISCLAMER 

(1) The City reserves the right to determine the appropriateness and merit of all submitted 
proposals.   Issuance of this RFP does not obligate the City to enter into negotiations of a 
Development Agreement with any responding firm.   
 

(2) All information submitted by the Proposer is public record and subject to Iowa’s open 
records laws. 

 

 

 

 

 

 

 

 

https://www.economicdevelopmentcr.com/wp-content/uploads/2019/05/Cedar-Rapids-Metro-Incentives-Sheet-2019.pdf
https://www.economicdevelopmentcr.com/wp-content/uploads/2019/05/Cedar-Rapids-Metro-Incentives-Sheet-2019.pdf
http://www.iowaeconomicdevelopment.com/Programs
http://cms.revize.com/revize/cedarrapids/Chapter%2032%20-%20Zoning%20Ordinance.pdf
http://cms.revize.com/revize/cedarrapids/Chapter%2032%20-%20Zoning%20Ordinance.pdf
https://www.municode.com/library/ia/cedar_rapids/codes/code_of_ordinances?nodeId=CH32BFLMAOR
https://www.municode.com/library/ia/cedar_rapids/codes/code_of_ordinances?nodeId=CH32BFLMAOR
http://www.cedar-rapids.org/local_government/departments_g_-_v/public_works/cedar_river_flood_control_system.php
http://www.cedar-rapids.org/local_government/departments_g_-_v/public_works/cedar_river_flood_control_system.php
http://cms.revize.com/revize/cedarrapids/document_center/CommDev/1302_17%20Cedar%20Rapids%20Housing%20Needs%20Update_FINAL_2018.pdf
http://cms.revize.com/revize/cedarrapids/document_center/CommDev/1302_17%20Cedar%20Rapids%20Housing%20Needs%20Update_FINAL_2018.pdf
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Exhibit A 
Property Aerial Map 
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Exhibit B 
Infrastructure Map 
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Exhibit C 
Floodplain Map 
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Exhibit D 
Flood Control System Information 

Site Map: 

This map is for illustration purposes only and does not depict the finalized location of 
where the flood levee will be located on the First & First West site. The City hopes to work 
closely with the developer selected through the RFP process to incorporate the Flood 
Control System into their development plan.  
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Exhibit E 
Public Feedback 

Open House: 

The City held an Open House on November 12, 2019 to collect feedback from the public 
on what type of development and public space they would like to see at the First & First 
West site. Link to Open House boards.  
 
Development: 
Open House attendees were asked, “With 8 acres of downtown vacant land, the First & 
First West site could include a number of different types of development. What is most 
important to you?” The options were entertainment, sports complex, housing, retail/office 
space, and restaurants/bars.  
 
The top two choices were: 

 Entertainment: family-friendly entertainment, such as a movie theater or bowling 
alley 

 Restaurants/bars: restaurants, bars, or breweries  
 

 

 

 

http://cms.revize.com/revize/cedarrapids/Economic%20Development/FINAL%20BOARDS%20-%20First%20and%20First%20West.pdf
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Public Space: 

Open House attendees were asked, ““How should public space be incorporated into the 
First & First West development site?” The options included Riverfront Space, Interior 
Plaza Space, and Exterior Plaza Space.  

 
The top two choices were: 

 Riverfront Space: public space 
adjacent to the river, could include 
developing riverfront amenities at the 
water’s edge 

 Interior Plaza Space: public 
space would be interior to the 
development, creating a plaza 
surrounded by buildings 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Feedback Top Themes 
In addition to the Open House, the City received many written comments as well.  Here 
are the top themes: 

 Green space/riverfront use 

 Family-friendly activities 

 Housing options 

 Entertainment/destination 


