REQUEST FOR PROPOSALS
ENTERTAINMENT VENUE AND EVENT CENTER
AT THE BANKS

THE REDEVELOPMENT OF OHIO’S SOUTHERN GATEWAY

CINCINNATI, OHIO

ISSUANCE DATE: FEBRUARY 15, 2018
PROPOSALS DUE: MARCH 15, 2018




REQUEST FOR PROPOSALS
ENTERTAINMENT VENUE AND EVENT CENTER
AT THE BANKS

TABLE OF CONTENTS

1.

1.1
1.2.
1.3.
1.4.
1.5.
1.6.
1.7.
1.8.
1.9.
1.10.

2.1.

3.1
3.2
3.3.
3.4.
3.5.

35.1.
3.5.2.
3.5.3.
3.5.4.
3.5.5.

4.1.
4.2.
4.3.
44.
4.5.

EXECUTIVE SUMMARY ...ttt sh b s et b bbbt h e et b ekt h e b e r et bt ne e nnens 1
OVEBIVIBW ...ttt R0 R e R Rt R R R et e R Rt r et nen e 1
PrOJECT SITE DESCHIPTION ... vttt ettt bbb bbb bbbt b e bbbt eb et bbbt be b 2
DEVEIOPMENT TIMEIINE ... ettt bbb bbb bbbt bt nr et nbe e 4
Inclusion Policy; SMall BUSINESS ENTEIPIISE........cueiiirieiieeteeeeesiestesteereeeestestesre e ese e aeseestesneereesaenaeseesresreeneeeens 4
L0 LT o T o ST TSP OO TSP PO PSPPSR PRTPRPRPPTPTR 5
e (o] [=To1 AL o T | ROUSTT PP 5
SEIBCTION PIOCESS ....cveveer ettt bR E b et R bRt r Rt nr et r et en e 6
Proposals and QUAlITICAIONS DUE .......cc.eiiiiiiiieie ittt e bbbt sbe b et e neeeae e 6
D= 0TS Y=o (U LT <o OSSR 6
TENTALIVE SCNEAUIE......c.ciiiecce ettt r e n et 6
DEVELOPMENT PARTINER ...ttt ettt sttt ettt b et e ke e b e e ke e b e e bt bt enteesbenbeenbeenreas 7
(0o 10 =Y a0 i) 1 A LT D=1 =1 (o] =Y S 7
PROCESS, SELECTION SCHEDULE AND CRITERIA ... .ottt sttt 8
PIOCESS ...t 8
TN REVIBW ...t b et r ettt et nn et nn s 8
EVAIUBTION ... r Rt n e 9
SEIECTION OF DEVEIOPET ...ttt b bt e et b e bbbt eb et eeb e et et nn e ebear e 9
EVAIUATION CIIEEIIAL ....vvivceeir ettt n et an e 9
R L=AY T Ao 1= =] o= ST 9
Management TEAM ANT STIUCTUIE ..........iiiiieiiie ettt nb et b e 10
FINANCIAI RESOUICTES ... civvireiirei ettt r et R et n et n et r et r s 10
Venue Development and Programming ViSION .........c.cceieiiiieiieie s seese e sttt s sn e sessesseens 10
Economic Inclusion Implementation Plan/Responsible Bidder Requirements..........ccocoevveenincnencneenens 12
SUBMISSION REQUIREMENTS .. ...ttt sttt st sbe bbbt sb e et e s be e s ae e sbe e sbeenbeenbean 12
SUMIMANY STALEIMENT ...ttt ettt b bttt e e s bt h e e e he e e bt ekt e skt e ebe e be e sbeenbeanneanbenbeenbeeas 12
Members Of DEVEIOPMENT TEAM .......ccviieieiccie ettt e besae e e e e aesrestesneeneenaeeenes 13
Developer Resumes and RelEVANT PrOJECES. .......ciiiiiiiieiieie ettt st 13
Development/Operations PhilOSOPNY........cc.ciiiiiii e 13
(O I L=l o (0 =T ot Y- g = To T P 14




REQUEST FOR PROPOSALS

ENTERTAINMENT VENUE AND EVENT CENTER

4.6.
4.7.
4.8.
4.9.

4.10.
4.11.
4.12.
4.13.
4.14.
4.15.

AT THE BANKS

Consulting Members of DEVEIOPMENT TEAM .......cviierieiiieie et e et e et re e e e sresresreenens 14
DEVElOPEr REIEVANT PrOJECES ... . cviiiiiestistese ettt sttt e e te st e s seene e e e bestesneereeeeneenrens 15
Funding/Financial QUAlITICATIONS..........coiiiieiieeee ettt bt st e e e 15
COMMUNILY PrOJECE BENETILS ....veiviciieic ettt sttt ae e s et et snenreeneenee e ees 15
T T aTot o I T o] 2SS 16
Venue Design Elements/Architectural RENAEIINGS ........cvierieiiirieiei et 16
D= 00 £ | OSSR 16
DiStrIDULION Of RESPONSES .....vecvieiieiiie sttt ettt et st s e e et e besreere e e e e stesbesseeneeseebesresneereeneenaenrens 16
GENEIAI RESPONNSE ...ttt sttt ettt ettt ettt e e e se e bt bt e et et e e b e e Reeh e e E e em e e eeeeeebeeaeen e e s e besbeebeeneenbenbeerenras 17
QUESEIONS AN INFOIMATION .....cviiiice et ettt s be e s be e sbeebeesbeebesrbesreesreesaeesbsesbeesbeens 17




REQUEST FOR PROPOSALS

ENTERTAINMENT VENUE AND EVENT CENTER

AT THE BANKS

The Banks

PUBLIC PARTIES:

FUNDING PARTNERS:

PUBLIC INVESTMENT SINCE 1997:

PROJECTED ADDITIONAL
PUBLIC INVESTMENT:

PROJECTED PRIVATE INVESTMENT:
MAJOR PUBLIC IMPROVEMENTS

UNDER CONSTRUCTION OR
TO BE CONSTRUCTED:

MIXED-USE DEVELOPMENT:

PUBLIC PARK GREEN INITIATIVES:

ENTERTAINMENT VENUE AND
EVENT CENTER PROJECT SUMMARY:

Key Facts

Hamilton County, Ohio, City of Cincinnati, Ohio
County-City Joint Banks Steering Committee

State of Ohio, Ohio Departments of Transportation and
Development, Federal Highway Administration, Federal Transit
Administration, Economic Development Administration, OKI
Regional Council of Governments

$1.7 Billion by Hamilton County and City of Cincinnati

+$200 MILLION
+$800 MILLION - $1 BILLION
+$100 Million Parking Garage & Intermodal Facility Completion

+$25 Million Smale Riverfront Park
+$100 Million Fort Washington Way Decks

Residential Square Footage: 1 million — 1.8 million
Retail Square Footage: 200,000 - 400,000
Office Square Footage: 500,000 — £3 million
Hotel Square Footage: 200,000 - 400,000

Solar, geothermal heating and cooling along with green roofs
and sun-shading of interiors, LEED certified.

Outdoor/Indoor or Indoor Only Entertainment Venue

Maximum Capacity: 2,500 - 6,000
Lot Size: +1acre

Construction Start Date: Summer 2018
Targeted Completion Date: Summer 2019

Events Per Year: 140-180
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1. EXECUTIVE SUMMARY

1.1. OVERVIEW

The purpose of this Request for Proposals (“RFP”) is to solicit and select an experienced, responsible and
professional entity with a proven experience in developing, operating, maintaining and managing an
indoor/outdoor or indoor only Entertainment Venue and Event Center (the “Venue”) on Cincinnati's Central
Riverfront commonly referred to as The Banks (the “Banks Project” or “Project”). The Banks was initiated
by Hamilton County, Ohio (the “County”) and the City of Cincinnati, Ohio (the “City” and together with the
County, “the Public Parties”).

The Joint Banks Steering Committee (the “JBSC”) provides guidance and recommendations to the Public
Parties with respect to The Banks Project and is comprised of representatives of the County and the City.
The JBSC, on behalf of the City and the County, is seeking an experienced Developer of music and
entertainment venues and event centers to develop, operate, maintain and manage the Venue as one of
the capstone developments of The Banks Project. The JBSC desires development of the Venue as a unique
destination that attracts residents and visitors and supports the continuing growth of The Banks Project.
Primary focus should be on a 2,500-6,000 capacity live entertainment venue and event center that
complements The Banks area’s active lifestyle, streetscape and greenspace of the adjacent areas.

As used in this RFP, the term “Developer” indicates a development entity or entities with the capability and
demonstrated experience necessary to develop the Venue, including planning, community involvement,
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design, negotiation of public/private partnerships, structuring of private financing sources, construction,
sales, marketing, and ongoing operations management.

The response to this RFP should include (i) a proposal for the near-term development of a £1.0 acre site
as an Entertainment Venue and Event Center (as described herein) and (ii) qualifications demonstrating an
ability to serve as a Developer and operator of the Venue, as further described in Section 3 hereof.

A potential Developer's demonstrated performance in urban settings, and its stated approach to
coordination and collaboration with public entities and community stakeholders in this region are important
evaluation criteria for this RFP.

1.2.PROJECT SITE DESCRIPTION

The proposed Venue will be sited on one or more of the remaining development lots of The Banks Project
as deemed most appropriate by the Public Parties, in collaboration with the Venue Developer. Certain lots
have been designated for commercial/residential development or greenspace purposes consistent with the
Banks Master Plan.

The City and the County are willing to consider Venue plans which successfully integrate with the remaining
development areas outlined with the future development of The Banks. The Banks Project is a transit-
oriented development that serves as a destination point and livable community for people across the region,
providing a lively atmosphere full of attractions that promote public enjoyment of the riverfront and economic
opportunity. The Banks Project, which is being constructed in multiple phases, currently includes two major
league sports stadia, the National Underground Railroad Freedom Center, the Cincinnati Reds Hall of Fame
and Museum, a 17,500 seat arena, a 171 room AC Marriott “lifestyle” hotel, an award-winning 45-acre
riverfront park, over 592 luxury apartment units, over 8,600 public parking spaces, access to multiple modes
of transportation and transit, cultural events, GE’'s Global Operations Center, and numerous retail and
dining options.

The graphic below outlines in red the lots remaining for development (the “Development Lots”), including
the current configuration and area of each lot based on the Master Plan adopted in 2008. The Venue may
be sited within any one of the Development Lots or a combination of the Development Lots. Please note
that while Lot 24 may be considered as a potential site for the venue, this has been improved with a
two-level parking garage facility that is designed to support commercial and residential development
consistent with the Master Development Plan.

Please note, also, that Lots 23 and 28 depicted below, are currently designated for the remaining
development of the Smale Riverfront Park. Development of the Venue that integrates with such
greenspace may also be considered.
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Please note that such preliminary lot lines may be modified or consolidated based on a proposed

development use.

MASTER PLAN — PRELIMINARY LOT LINES

REMAINING POTENTIAL DEVELOPMENT AREAS IN THE BANKS

THE BANKS PROJECT — SOUTH OF SECOND STREET
DEVELOPMENT AREAS REMAINING
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1.3.DEVELOPMENT TIMELINE

The JBSC and the Public Parties expect that the Developer candidates’ responses to this RFP include
proposed timelines for designing, developing, and constructing the Venue.

Specificity is expected with respect to the proposed timeline. Such proposed timeline should include
design, obtaining of acceptable debt and equity financing, and commencement and completion of
construction.

1.4.INCLUSION POLICY; SMALL BUSINESS ENTERPRISE

Reflecting the commitment of the JBSC, the City and the County to equal opportunity in public and private
contracting, the selected Developer will be required to demonstrate its efforts to make significant contracting
opportunities available to small businesses in connection with the ownership, financing, construction,
management, operations, and employment after project completion. The Banks Joint City-County Policy
for Small Business Enterprise, Economic Inclusion And Workforce Development and Responsible Bidder
Policy (“The Banks Joint Policy”) enacted by both the City and the County in 2008, promotes business
opportunity for small business enterprises, including minority owned and women-owned firms, in the areas
of contracting and business ownership by using strategies such as outreach, marketing and oversight.

The Banks Joint Policy also supports and encourages the
participation of small business enterprises, including
minorities and women, in the retail, hospitality, and
entertainment components of The Banks. This will be
accomplished through active recruitment, facilitation of
relationships, and aggressive information sharing.

For all other portions of the development, the goal for The
Banks Project is that small business enterprises will receive
annually percentages of contracts and awards that will
represent at least:

(2 30 percent for construction
© 15 percent for commodities and general services
O 10 percent for professional services

The Banks Joint Policy will also seek to facilitate the creation of jobs for unemployed and underemployed
individuals. The Banks Joint Policy requires that contractors use their good faith efforts to increase the
utilization of minorities and women in the skilled construction trades and demonstrate their good faith efforts
to achieve The Banks workforce participation goals of 11 percent minority and 6.9 percent women
participation in each trade with a combined goal of 22 percent. The City, the County, and an independent
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third-party project consultant will work in conjunction with various community-based workforce development
programs to facilitate reaching such goals.

To facilitate the implementation and administration of The Banks Inclusion Policy, the Developer is required
to engage an independent inclusion outreach consultant. This consultant will be responsible for conducting
extensive outreach programs, tracking, monitoring, and preparing monthly participation reports on inclusion
goals, as well as implement and administer The Banks Joint Policy. The Developer will be responsible for
the fees and costs charged by such consultant for such services.

Please see Appendix A for a complete copy of The Banks Joint City-County Policy for Small Business
Enterprise, Economic Inclusion And Workforce Development and the Responsible Bidder Requirements.

1.5. OWNERSHIP

Pursuant to Redevelopment Agreements between the City and the County, necessary property rights to
the area to be developed will be conveyed to the Developer on a fee or lease basis, as determined by the
Public Parties. Any such conveyance or lease shall be subject to conditions precedent and subsequent to
protect the interests of the public.

1.6.PROJECT GOALS

The JBSC, County, and City seek to build upon the momentum created by The Banks Project by engaging
an experienced Developer to help achieve the following goals:

Develop a comprehensive plan and timeline for the development of the Venue within one or
more of the remaining development areas within The Banks Project; and

Perform all development related work pursuant to the implementation of The Banks Joint
Policy.

The proposed design elements of the Venue submitted in the RFP should adhere to the following design
guidelines:

The Venue shall consist of a multi-level structure supported by a public parking facility.

The exterior facade of the Venue shall be constructed of materials meeting a Class A
Standard for building construction and must consist of one or more of the following materials:
stone, tile, glass or masonry, or such other materials as expressly approved by the Public
Parties upon recommendation by the JBSC.

Utilization of artificial stucco and other exterior insulation and finish systems (“EIFS™) shall
comprise less than five percent of the total square footage of the overall exterior facades that
are visible from the public rights of way, from the Ohio River, or from Smale Riverfront Park.
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(0 The Venue shall be constructed in such a manner that all mechanical equipment and any off-
street loading facility equipment and loading facility
is effectively screened to the extent possible, from
view from the public rights of way.
() The Venue shall be designed and constructed with
consideration given to the concepts set forth in
LEED Green Building Rating System standards, as
published by the U.S. Green Building Council.
(0 The Venue should be designed in compliance with
the Urban Design Master Plan governing The
Banks, as adopted by the Public Parties in 2008, as
amended, and the Development Guidelines set
forth in the Lease Agreement between the County and the Bengals, as amended.

1.7.SELECTION PROCESS

Proposals and Statement of Qualifications are sought from interested developers. Developers will be
selected for exclusive negotiations based on how well the respondents meet the selection criteria described
in Section 3.

1.8.PROPOSALS AND QUALIFICATIONS DUE

Proposals and qualifications are due at 12 noon Eastern time on March 15, 2018.

1.9.DEPOSIT REQUIRED

An earnest money deposit of a $10,000 is required along with the submittal of a statement of qualifications
in the form of certified check, or letters of credit payable to the County The deposit shall be refunded to
developers not selected.

1.10. TENTATIVE SCHEDULE

The key dates for this development opportunity are as outlined herein. The Public Parties may revise these
dates as it deems necessary or appropriate.

Issuance of RFP: February 15, 2018
Written Questions Due: March 1, 2018
Developer Proposal and Statement of Qualifications Due: March 15, 2018
Short list of Developer Interviews: April 5-6, 2018
Selection of Developer: Week of May 7, 2018
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2. DEVELOPMENT PARTNER

The JBSC's goal is to work with a knowledgeable, experienced, qualified, and capable developer with a
strong background in entertainment venue projects. The Developer’s approach will allow the Public Parties
to enter into a public/private partnership that allows that partnership to work jointly towards seamless
development of the public infrastructure and private development. The Developer would be responsible for
the implementation of a development plan for the Venue.

2.1. OBLIGATIONS OF THE DEVELOPER

Among the Agreements to be executed will be an Entertainment Venue and Event Center Development
Agreement (Venue DA) for the Development Lot. The Venue DA will describe specifically the development
to be constructed on the selected Lot and will contain safeguards, such as rights of reverter, ensuring that
the Public Parties’ expectations as to any proposed project are fully met and that the project is constructed
substantially as proposed.

The Venue DA will be subject to the approval of the Public Parties. The Venue DA will also require the
Developer to work closely and in full cooperation with the Public Parties and the JBSC.

In addition to the Venue DA, the development, maintenance, and operation of the Venue will be subject to
zoning requirements, as well as

the requirements of the

Cincinnati Urban Design and

Review  Board, and in

compliance with the Urban

Design Master Plan governing

The Banks, as adopted by the

Public Parties in 2008, as

amended, and the

Development Guidelines set

forth in the Lease Agreement

between the County and the

Bengals, as amended. The

Venue will also be subject to sound study and preliminary sound analysis. Development of the Venue will
also be subject to existing contractual agreements that affect the property to be developed.

The Developer will be expected to present its implementation plan in a manner which preserves and
enhances the sense of place and unique qualities that define The Banks, while still providing for an
expanded economic base for the City through the use of thoughtful mixed-use development.

The JBSC and/or Public Parties staff will work with the Developer to ensure that the entire project is
reviewed and approved in a manner consistent with the standards identified by the Public Parties, the City
Urban Design Review Board and the City’s Zoning Code.















































































































































































