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Request for Qualifications
Redevelopment of City-Owned Property in Downtown Houghton

The City of Houghton is soliciting statements of

qualifications/proposals from qualified

individuals, firms, partnerships, and

corporations to select a developer of City-

owned property located north of Lakeshore

Drive between Quincy Street and Huron Street.

The subject property is currently used as

parking and consists of ground-level parking

and an elevated parking deck. The property is

considered underutilized given its location

along our beautiful waterfront.

The purpose of this RFQ is to identify a developer with the resources, experience, and vision to work

with the City on the eventual purchase and redevelopment of the property into a desirable addition to

Downtown Houghton. The City envisions the property redeveloped as a mixed-use development that

incorporates public parking which builds on the assets along the waterfront.

The preferred developer will purchase an option on the property, will be expected to enter into a

development agreement, and sign a purchase contract with the City consistent with the goals and

parameters described in this RFQ leading to a mutually agreeable development plan. The development

plan will include details such as a proposed site plan, types of uses, and a development schedule. In the

event that the City and the preferred developer cannot reach a mutual agreement the City may select

another qualified developer from the RFQ respondents.

RFQ responses are not intended to be proposals to be judged on monetary value. It is the City’s intent to

evaluate submissions and select a developer with whom to collaboratively develop a plan which will be

of benefit to the City and profitable for the developer.

The City is not seeking to have any form of partnership role in commercial aspects of the development

itself. The City may not sell the property for less than the appraised value as required by the City’s

Charter. The property has not been appraised. The selected developer will be subject to all rules,

ordinances, and procedures attendant on the development of property.

The City is not interested in engaging a broker, agent, or consultant who proposes to work on a fee basis

to market the property or act as a real estate advisor to the City.

City of Houghton
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Downtown waterfront and parking decks viewed from the Portage Waterway

1. SITE INFORMATION
The City of Houghton is located along the shores of the Portage Waterway. As the lone point to cross

over to the Keweenaw Peninsula, Houghton is the base camp for countless opportunities for outdoor

adventures; offering lodging, dining, and shopping to visitors and residents all while providing a relaxed

downtown waterfront complemented by numerous parks and trails in a historic atmosphere. As the

home of Michigan Technological University our community is a bustling center of education, research

and development which draws diverse persons from all over the world. Supporting a culture of high-

tech entrepreneurship, Houghton is home to the MTEC SmartZone where university ideas are

transferred to the private sector; creating businesses and wealth in our area. Houghton and the

Keweenaw continue to receive accolades on several “best of” lists and in magazine articles because of

its natural beauty, outdoor recreation opportunities, and overall quality of life.

The subject property was obtained by the City in the late 1970’s and the parking deck was constructed

to provide more convenient parking for downtown Houghton. The site was historically occupied by

various buildings along the rail tracks that ran the length of the waterfront. In the 1990’s the waterfront

north of the deck was then developed by the City into the waterfront trail and a linear park. The City will

retain ownership of the waterfront strip north of the subject property, but intends to work with the

developer to add amenities that will enhance a proposed development and the City’s waterfront.

The subject property consists of two parcels. Parcel 1 is approximately 1.1 acres with 375 feet facing the

Portage Waterway. Parcel 2 is approximately 0.6 acres with 316 feet facing the Portage Waterway. The

majority of waterfront property is City-owned with a 4 mile paved trail which runs through downtown

that connects numerous parks, mooring sites, and points of interest. Parcel 1 contains approximately

130 parking spaces at ground level and 130 above on the parking deck. Parcel 2 contains approximately

55 parking spaces at ground level and 70 above on the parking deck. The parking deck above is at grade

with the rear entrances to the businesses and apartments between Shelden Avenue and Lakeshore

Drive. The parking deck currently provides convenient parking and access to the downtown business

district.

The parking deck itself is a pile-supported steel frame supporting a post-tensioned concrete deck

approximately 15 feet above the ground-level parking. An 8 foot tall retaining wall runs the length of the

ground level parking lot along the north (lake) side which levels the lot above the waterfront trail.
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The proposed redevelopment area is essentially split into the two distinct parcels by a residence on a

private property lot. This private property is not intended to be part of the development proposal. It

would be incumbent on the developer to make separate contact with the private property owner and

enter into any separate agreement(s) if the private property is to be included with the proposed

development plan. The City will consider phased development plans.

The property is currently subject to two short sections of platted, public right-of-way that were not

abandoned when the parking was constructed. As part of the development agreement the City will

actively engage the City’s attorney in obtaining the proper legal abandonment of the remaining rights-

of-way using the proceeds from a cash option paid by the selected developer. The abandonment will

provide clear title to the entirety of the subject property. The City intends to retain ownership of the

waterfront trail and shoreline for continued development by the City to enhance public use that may be

complementary to the proposed development.

The property is in close proximity to all utilities. City water and sanitary/storm sewer are within the

Lakeshore Drive right-of-way. Electric, gas, cable, and fiber upgrades were run in 2017 as part of a major

utility project on Lakeshore Drive. A large storm sewer runs south to north in the Dodge Street right-of-

way north of Lakeshore Drive. Two sanitary sewers run south to north in the Pewabic Street right-of-way

north of Lakeshore Drive. A large interceptor sewer runs east to west along the north property line near

the waterfront trail. The City will work with the developer to resolve any public utility conflicts that may

affect the development. Improvement or relocation of any existing public utilities will be coordinated

with the City of Houghton and may present an opportunity to leverage State financial assistance.

It is incumbent on the proponent to conduct any necessary and prudent utility and environmental

investigations relevant to compilation of their redevelopment plan. Any future environmental

assessments required by the developer shall be at the developer’s expense.

The City of Houghton, on its own, does not offer economic development incentives, but will actively

work with the developer to engage brownfield redevelopment assistance through tax increment finance

assistance, demolition, or public infrastructure; Michigan Economic Development Corporation (MEDC);

or other development assistance for the project. The subject property is located in an Opportunity Zone.

Proposed uses of economic development incentives as part of the overall development plan shall be

clearly stated. Houghton is currently engaged in the MEDC Redevelopment Ready Communities

certification process.

2. SITE VISION
The City requires that any redevelopment of the property consider the following as important guiding

principles in the City’s review of a proposed redevelopment plan. The proposed development will:

• Be designed, scaled, and built of such materials that it complements the extant historic

architecture of Downtown Houghton.

• Maintain access to the neighboring buildings that rely on the existing parking deck.

• Provide at least the same amount of parking; including covered, overnight parking spaces.

• Fill a need in the community and create a lasting benefit to the City.

Given the age of the parking deck and its relatively inefficient use of space the City expects, and accepts,

that the proposed development may include at least partial demolition of the parking decks. However,

as the site contains a significant number of downtown public parking spaces and access to many
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businesses via the upper level parking deck it is expected that development plans will include a public

parking component and maintain the convenience of rear access to those businesses who have relied on

it for decades. The ground-level space is used as winter overnight covered parking by many downtown

residents who obtain permits from the City. The number of available spaces must be retained or

increased. The City will work with the developer on a plan to maintain parking availability and will

consider alternatives. The exact number and orientation of the public parking component will be subject

to negotiation with the developer and the City may entertain alternative parking scenarios that may be

in the best interest of downtown businesses and residents.

Lakeshore Drive “under the deck” is an important route for commuters and deliveries and must be

maintained. Any proposed work that would redevelop or affect the space on the deck above the

Lakeshore Drive right-of-way adjacent to the existing businesses shall be clearly communicated as part

of the development plan or shown on a preliminary site plan.

The property is currently zoned B-2 Community Business which allows for a variety of uses including

residential, retail, food/drink, lodging, assembly, and parking. The proposed redevelopment of the

property is envisioned to provide mixed uses that will fill needs in the downtown and regionally in the

Keweenaw. Target Market Analyses were done for both Residential and Commercial markets in

Houghton County and in Houghton itself. These analyses are available on the website of the Western

Upper Peninsula Planning and Development Region.

The City is currently in the funding application phase for a major waterfront project adjacent to the

subject property to build a large pier north of the waterfront trail and a split-level parking structure in an

existing parking lot on the block immediately east of the site (see exhibits). This project, which has

received a letter of interest and grant support from the Michigan Economic Development Corporation,

will create a central gathering place downtown and add parking to meet growing demand. This project is

expected to be constructed in 2020.

3. EVALUATION AND SELECTION
The City will evaluate proposals and will select the proposal that it judges to be in the best interest of

the City, the downtown, and serves the Master Plan development goals. The City shall be the sole judge

of its own best interests, the proposals, and any resulting development agreement; including

acceptance of none of the proposals. The City’s decisions shall be final.

The City’s evaluation criteria may include, but will not be limited to:

• Overall thoroughness and responsiveness to the RFQ

• Experience and qualifications of the development team

• Quality of the general development plan including:

o Intended use(s) of the property, including tenancies/occupants

o Design and compatibility of the project within the context of Downtown Houghton

o Ability of the property to generate property taxes

o Assumed ability of the property to incite more development

o Anticipated timeline for purchase and development

• Addressing of parking as an important component

• Financial capability of proposed developer to complete the project

• Strengths and capabilities of the development team
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• Other factors the City may deem relevant

The request, evaluation, and selection process will proceed according to the following general timeline.

The City shall reserve the right to modify this schedule to meet the needs of City staff, selection

committee, and City Council. Changes to the proposal process date(s), if any, will be issued by

addendum to proponents who have registered with the City via a letter of interest.

Issue RFQ: April 5, 2019

Final Day to submit questions: May 21, 2019

Final Amendment/Addendum no later than: May 29, 2019

Proposals due: June 5, 2019

A City review committee consisting of City staff, Council members, Planning Commissioners, and DDA

Members will review all proposals and may hold interviews with a short list of respondents to make a

written recommendation to the City Council. This process is expected to take up to 4 weeks. After

selection by the City Council; City staff and City Attorney will enter into negotiations with the successful

proponent for the option, purchase agreement, sale and development agreement.

The City may request additional information from proponents at any time prior to the final approval of a

selected respondent.

All submittals shall be property of the City and, after opening, be part of the public record.

4. REQUIRED RESPONSE MATERIALS
Response materials shall include the following information in this order:

A. Cover Letter: On letterhead, identify the principal contact, name, title, street address, email,

and telephone number, indicating person(s) authorized to make representations for the

proponent. Indicate the respondent’s type of organization (e.g.: individual, partnership,

corporation, LLC, joint venture, etc.). Briefly describe the proposed project. Cover letter shall

be signed by an authorized agent of the proponent.

B. Qualifications and Experience: Summarize proponent’s development experience, including:

a. Examples of similar projects undertaken by developer.

b. Administrative capacity to undertake project.

c. Development team experience/previous experience; as well as that of principals and

participants.

d. Expertise in development of high-value projects of similar size and scope.

e. Experience with development in the Upper Peninsula or similar markets.

f. Development team members

C. Legal Disclosure: Disclosure of any judgements, bankruptcies, legal proceedings, or conflicts

of interest relating to any projects the proponent has developed, owned, or has substantial

ownership interest in, within the past five (5) years.

D. Development Plan: Explain proponent’s plan for development of the property, including:

a. Uses and Zoning: Indicate proposed uses for the property indicating the amount of

public parking to be included as well as other parking included to comply with

zoning. Specific identification of users/tenants is not required, though responses

that identify specific users/tenants may have an advantage over unknown users.

The proponent shall indicate whether any rezoning or zoning variances are
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necessary; and indicate support of any necessary rezoning or variance consistent

with the development plan.

b. Design: The design and character shall be consistent with the overall character of

Downtown Houghton and its waterfront; and consider the project’s place as a

prominent development within the context of downtown. Provide building

elevations or examples of similar construction indicating proposed construction

materials, proposed site plan indicating parking and traffic flow, and coordination

with adjacent land uses as appropriate.

c. Plan Consistency: Describe how the proposed development is consistent with the

City Master Plan.

d. Tax Generation: Provide estimated property value once developed.

e. Total Anticipated Investment: Provide an estimate of the total investment to be

made into the development of the property.

f. Development Schedule: Provide an anticipated development schedule from closing

on purchase of property to occupancy.

g. Ownership by Purchaser/Developer: The successful proponent must maintain

ownership of the property through completion of the development of the property

and shall indicate as much with an affirmative statement to that effect.

E. Financial Capabilities: While proponents are not required to supply specific information

regarding their financial capabilities with their proposal package, proponents must include

an affirmative statement indicating their willingness and ability to supply such information if

selected as the developer. Such additional information, if requested and submitted, shall be

part of the public record after opening.

F. Economic Development Incentives: Indicate whether the developer intends to apply for

economic incentives, type(s) of incentives, and levels of incentives; and how those

incentives fit into the architecture of the project financing.

G. Option Price: Provide an affirmative statement of the proposed option price as an

allowance, as part of negotiation of a development agreement, in the amount of $20,000.

H. Purchase Price: Provide a statement of understanding that the City may not sell the property

for less than the appraised value.

I. References: Submit three references for similar projects. Include contacts from other

municipalities if possible. Include name, title, telephone number and email address of the

contact.

All respondents shall submit five (5) printed copies of their proposal and one electronic copy in pdf
format in a sealed package marked “City of Houghton Development RFQ”. Deliver responses to:

Eric Waara, City Manager, City of Houghton, 616 Shelden Avenue, Houghton, Michigan 49931

Proposals will be accepted no later than 4:00 pm on Wednesday, June 5, 2019.

5. QUESTIONS AND REQUESTS FOR INFORMATION
Any amendments, supplemental information, or addenda to this RFQ will be posted on the City’s
website and distributed directly via email to potential proponents known to have this RFQ. To ensure
that proponents have access to pertinent information regarding this RFQ it is recommended that they
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register as an interested proponent by submitting their contact information to Eric Waara, City
Manager.

Questions regarding this RFQ may be directed to Eric Waara, City Manager at 906-482-1700 or
eric.waara@cityofhoughton.com . Email subject line shall include in all caps “DEVELOPMENT RFQ
QUESTION”. Any contact regarding this RFQ with City staff or elected officials other than Eric Waara may
result in disqualification of a proponent’s response to this RFQ.

All proponent communications with the City will be considered confidential prior to the opening of
responses. Any questions regarding this RFQ must be submitted no later than close of business on May
21, 2019. Responses shall be sent to individual proponents not later than close of business on May, 29
2019 and no questions will be answered after this date.

6. TERMS AND CONDITIONS
A. Accepted statement of qualifications, if any, shall become an integral part of any option

agreement, real estate purchase contract, and/or development agreement executed

between the City of Houghton and the buyer/developer.

B. The City retains the right to use any or all ideas presented in any proposed plan. Selection or

rejection of any plan does not affect this right.

C. Supplemental materials will not be accepted after submissions have been opened, unless

requested by the City.

D. The City reserves the right to amend, modify, or withdraw this RFQ for any reason or no

reason whatsoever at the City’s sole and absolute discretion.

E. This RFQ does not commit the City to select any buyer/developer of the subject property or

enter into an agreement with any buyer/developer.

F. The City reserves the right to negotiate with any proponent.

G. The City reserves the right to reject any development proposal or all proposals if deemed in

the best interest of the City. The City reserves the right to waive any informalities in the

RFQ.

H. No proponent may withdraw their submission for a period of ninety (90) days from the date

of opening.

I. Funds paid to the City for the option to purchase the subject property are nonrefundable.

J. All responses to this RFQ, submissions, and supplementary material shall be property of the

City once submitted and shall be considered public information after opening.

K. The selection of as buyer/developer shall be subject to approval of the Houghton City

Council, at its sole discretion.

L. The City of Houghton is not liable for any expenses incurred by a proponent in replying to

this RFQ or for expenses incurred by a successful proponent during the negotiation of a

development agreement between the proponent and the City.

M. The included maps and exhibits are intended only as general representations of the

proposed development property’s overall size and location. Any dimensions shown are

approximate. Actual property boundaries may be dependent on proponent’s plan and

subject to negotiation.
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Aerial photo looking southwest. Parking decks/redevelopment area on right. Proposed Waterfront Pier and Parking Improvements project shown as architect's rendering.
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Aerial view of Downtown Houghton from west of lift bridge



View of Portage Lift Bridge from east deck at sunset

Sunrise over Portage Waterway viewed from east deck



East view of subject property

Northeast view of subject property



View on Lakeshore Drive under east deck

West end of deck on Lakeshore Drive


