Request for Proposals
Hotel & Conference Center
City Manager’s Office

311 Vernon Street, Roseville, CA 95678
www.roseville.ca.us

CITY OF ROSEVILLE

REQUEST FOR PROPOSALS
For
Design-Build Services for Financing, Design, Construction,
and Operation of a Full Service Hotel with Conference Facilities

Contact:
Mike Isom, AICP
Office of the City Manager
City of Roseville
311 Vernon Street
Roseville, CA 95678
(916) 774-5527
misom@roseville.ca.us

I.

Purpose

The City of Roseville invites written proposals from qualified developers to provide designbuild services including, but not limited to the financing, design, construction and operation of
a 250-room, high quality full-service hotel with approximately 25,000 square feet of
conference facilities and related amenities in the city of Roseville.
Through this RFP process, the City seeks to engage a highly qualified, financially capable
development firm (Firm) capable of performing all services needed to guarantee development
and operation of the Project. The City is most interested in proposals that include methods of
structuring financing to minimize public participation and risk.
It is the City’s desire to proceed with the project in two components. The first component
(“Phase 1”) would expand upon “high level” market and feasibility analyses conducted to
date. The Phase 1 work would provide the detailed information necessary for the City to
determine project feasibility, including but not necessarily limited to the following:







Identifying and assembling development, construction (i.e., general contractor), & finance
team
Identification and selection of hotel flag & operator
Negotiation of terms with hotel operator (term sheet)
Development of conceptual site plans & concept design package at a level suitable for
entitlement application submittal to the City
Identification and negotiation of terms with equity partner (term sheet)
Development and finalization of capital plan.

Please see Section IV (Project Objectives) beginning on page 4 for a more thorough
discussion of services sought under Phase 1.
The second component (“Phase 2”) would consist of all necessary pre-development work
through construction and opening, including but not necessarily limited to:








Entitlement processing through City
All other governmental permits and approvals
Preparation of schematic and construction drawings, submittal to City for plan check
(concurrent with entitlements)
Negotiation of necessary agreements with subconsultants, hotel operator,
Close construction and permanent financing
Construction of facility
Pre-opening & grand opening activities

The firm selected through this RFP would perform both phases of work, should the City elect
to proceed with Phase 2. Proposals should be structured accordingly. Please see project
scope below for further details.
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II.

Background

The City
The city of Roseville encompasses 42 square miles in southwestern Placer County,
approximately 15 miles northeast of Sacramento. The city is bisected by Interstate 80
(160,000+ daily trips) and State Route 65 (90,000+ daily trips). With an evening population
of 120,593 and a daytime population rapidly approaching 200,000, Roseville has established
itself as a regional employment center and retail destination. Roseville’s retail sales topped
$2.84 billion in 2010, ranking 13th in the state for total retail sales (City of Roseville, DD&E
Profile 2010).
Business ventures in Roseville range from technology, healthcare, agriculture and financial
services. Top business employers within the city include Hewlett-Packard, Telefunken
Semiconductors, Kaiser Permanente Medical Center, Sutter Roseville Medical Center, and
the Union Pacific Railroad, and Pride Industries.
The competitive lodging market includes nine select-service hotels in Roseville totaling 997
rooms, and nine full-service hotels in Sacramento and surrounding communities totaling
3,086 rooms. The Thunder Valley Casino Resort in nearby unincorporated Placer County
comprises an additional 297 rooms, but is assumed to primarily serve gaming demand.

III. Project Scope
The City seeks the development of a high-quality full-service hotel with conference facilities
on five acres of city-owned property located at 200 Conference Center Drive in the city of
Roseville.

City-Controlled
Property
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The City’s overarching goals in seeking development of the Project are to: 1) provide needed
full-service meeting & banquet space to support existing and future business growth and
other community activities; and, 2) provide a positive economic impact resulting in increased
tax revenues (sales, property, and transient occupancy tax), quality jobs for the Roseville
workforce, and contribution to the City’s long-term economic development objectives. The
City is willing and able to participate financially in the project.
The City’s interest in proceeding with the Project is based in part on the findings of a
November 2011 market demand, financial analysis, and feasibility report commissioned by
the City of Roseville that indicate potentially favorable market and financing conditions. The
feasibility report, including assumptions regarding project budget and City financial
participation, is included for reference as Appendix A.
The market and feasibility study recommended construction of a 250-room full-service hotel
with a major national lodging brand and related amenities and facilities. The City desires that
such amenities and facilities feature at least 25,000 square feet of multi-purpose space for
meeting rooms and ballrooms with a maximum seating capacity of 1,000 in a banquet setting.
The City seeks a design that would accommodate future meeting space expansion.
Expected additional amenities and facilities would include a restaurant, exercise facilities and
other amenities typically included in “upper upscale” hotels1, lounge(s), a gift shop, a
business center and ease of access to communications and Internet technologies throughout
the facility, an outdoor swimming pool and whirlpool, and a fitness center. Surface parking
facilities sufficient for a minimum 250 guest rooms and affiliated meeting space must conform
to City zoning requirements.
Although the market and feasibility analysis outlines a certain scale and set of amenities for
the Project, this is not intended to limit Proposers’ creativity or ability to propose an
alternative scale or set of features and amenities deemed to better suit the goals of the City
through this Project. The City reserves the right to participate in final approval of the Project
scale, features and amenities, and the national lodging brand.
The City seeks development proposals that incorporate accommodations for public
transportation and provide direct pedestrian and/or limited access vehicular connection to the
adjacent Westfield Galleria at Roseville Mall. Any proposed design should incorporate
linkages to existing or planned surrounding development.
The City seeks Developers willing and able to develop the Project in accordance with the
objectives and goals as stated in this RFP, as well as all applicable land use regulations
established by the City.

1

“Upper upscale” hotel brands are understood to include, but may not be limited to: Marriott by Marriott
International, Renaissance by Marriott International, Hilton by Hilton Hotels and Resorts, Embassy Suites by
Hilton Hotels and Resorts, Doubletree by Hilton Hotels and Resorts, Crowne Plaza by Intercontinental Hotels
Group, Sheraton by Starwood Hotels and Resorts, Hyatt by Global Hyatt, Wyndham by Wyndham Hotels and
Resorts
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IV. Objectives
Through this RFP process, the City seeks to engage a Firm capable of performing all
services needed to guarantee development and operation of the Project. The City is most
interested in proposals that include methods of structuring financing to minimize public
participation and risk.
It is the City’s desire to proceed with the project in two components. The first component
(“Phase 1”) would expand upon market and feasibility analyses conducted to date (Appendix
A). The Phase 1 work would provide the detailed information necessary for the City to
determine project feasibility. The second component (“Phase 2”) would consist of all
necessary pre-development work through construction.
It is the City’s intent to complete Phase 1 work to define and understand its ultimate financial
commitment, and to determine whether proceeding with Phase 2 would be in the City’s best
interests. Following completion of Phase 1 work, the City may or may not elect to proceed
with construction of the project. The firm selected through this RFP would perform both
phases of work, should the City elect to proceed with Phase 2. Proposals should specify
services to be performed during each phase of work, and shall identify anticipated fees and
other costs by phase.
“Phase 1” services would include preparation of the following:












Site plans, a detailed statistical Project program, conceptual single-line floor plans
drawings, 3-D CAD massing models images showing building stacking and height, shortform structural and mechanical system design narratives, and colored hotel concept
elevations. Architectural design quality is a high priority for the City.
Preliminary development budget based on the Preliminary Project Design, in sufficient
detail to show estimated construction costs, FF&E, OS&E, IT, soft costs and professional
fees (“Preliminary Development Budget”), and a Project development and construction
schedule from completion of the pre-development assessment period through Project
opening (“Preliminary Project Schedule”).
Preliminary profit and loss statement for the Project to show the first ten (10) years of
operations including underlying assumptions of occupancy, ADR, RevPAR, all revenues
and expenses, and Net Operating Income (“Preliminary Project Operating Pro Forma”).
The Preliminary Project Operating Pro Forma, along with all other information and
recommendations developed to date by the City will be incorporated into a final, formal
market study report.
Detailed public/private financing model for the Project identifying anticipated sources of
private debt and equity and the anticipated amount of necessary public participation to
complete the Project capitalization and fund public spaces.
A detailed analysis of the potential municipal investment in and direct benefits projected
to accrue to the City from the Project under the public/private alternative (cash flow
participation and/or lease payments, participation in proceeds of sale or refinancing, and
taxes generated for the City by the Project).
An estimate of the number of direct jobs anticipated in connection with the construction of
the Project.
An analysis demonstrating the anticipated direct, indirect, and induced economic impact
of the project.
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Proposers are to assemble all of the necessary parties with proven track records in the
development of hotels similar in scope to the Project (the “Development Team”), including but
not limited to architectural and engineering firm(s) and related subconsultant(s) (including,
without limitation, mechanical, electrical, civil and structural engineers), a highly qualified and
financially capable general contractor, and a hotel operator (the “Operator”) for the design,
construction and operation of the Project. The City may consult with the Proposer to modify
the Development Team as the City deems necessary.
This will be a prevailing wages project. The selected operator and general contractor will be
required to provide insurance at a level to be determined by the City based on the nature of
the proposed project. The selected general contractor will be required to provide
performance and labor & materials bonds. The selected project team will be required to
submit all draft contracts for review and approval.

V. Financing and Ownership Structure
It is the City’s goal to minimize the level of public financial participation in the Project and to
attain the most distinctive, highest-quality and marketable Project possible. Proposers are
urged to consider creative development and financing structures that will accomplish these
goals.
Proposers shall provide a detailed financing plan that includes structure and type of debt and
equity. The proposal should detail the type and level of City’s exposure to additional financial
risk and the City’s and other participants’ returns in consideration for their participation. The
City’s participation in the Project could include land, public infrastructure improvements,
and/or cash or financing vehicles. Any proposed sale or lease of City-owned land should
include a discussion of the value such disposition would bring to the City.
While the City of Roseville will have the ultimate decision on the amount and type, if any, of
public participation and financing, it is most interested in proposals that include methods of
structuring financing to minimize the level of public participation and risk. Proposals that
minimize public financial commitment will be considered more favorably.
The City will consider various ownership structures. One such structure, as indicated in
Appendix A, assumes the following:
Private equity investor: Owns hotel tower and underlying land. The investor is assumed to
be responsible for guarantees on private debt, secured by the hotel revenue and land.
Public participant (City of Roseville or related legal entity): In exchange for its financial
participation, the public participant is assumed to own the ballroom and meeting spaces, prefunction area and certain back-of-house support spaces, and land underlying this space. The
public participant assumes this portion of the property would be leased back to the hotel
operator on a long-term basis.
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VI. Additional Information in Proposal
1. Transmittal Letter and offer to negotiate, not to exceed two pages in length, and
including:





An offer to negotiate, indicating the Proposer’s understanding and agreement to
comply with the terms of this RFP and all related addenda, and stipulating that the
proposal set forth remains effective for a minimum period of 90 days.
Identify the Proposer’s firm, its ownership, officers, directors or partners, consultants
and sub-contractors, as well as a single contact person for all correspondence and
notifications and its legal counsel. Full and complete disclosure of the Proposer and
its ownership and control is mandatory.
Provide, in at least one copy of the submitted proposal, an original signature of a
partner, principal or officer of the Proposer, with a statement that the signatory is
authorized to submit the proposal.

2. Recommended Development Team Qualifications









Legal name and officers, directors or partners of each member of the Recommended
Development Team, at a minimum, including the developer, architect, construction
manager or general contractor, hotel operator, and all other proposed team members
expected to receive financial compensation.
A summary of qualifications, relevant experience and references for each
Recommended Development Team member, specifically addressing matters related
to the Project Scope and Objectives expressed in this RFP.
A description of the type of entities that will develop and operate the Project (e.g.
corporation, LLC, joint venture, etc.) and a list of other owners of interest that may
provide equity to the ownership entities and the estimated percentage of ownership of
each. The City will require competent, efficient management to operate and market
the Project.
Proposers must identify executive members of the recommended Development Team
who have filed claims or who have participated in litigation against the City of
Roseville, including while with another firm. Firms currently in litigation with the City or
whose executives are in litigation with the City may not be considered for this Project.
It will be incumbent on those persons or firms with persons having potential conflicts
of interest to identify and cure such conflict(s) prior to consideration of the Proposal.
Failure to identify such conflict may remove that person or firm from further
consideration.

3. Confidential and/or Proprietary Information


City will endeavor to maintain the confidentiality of any confidential or proprietary
materials provided with the Proposal. However, proposers are advised that the City is
subject to certain public disclosure laws, including the California Public Records Act.
Materials deemed confidential or proprietary by the proposer must be clearly marked
as such prior to submittal. It is further recommended that any confidential or
proprietary material be provided in a separate document attached to the proposal.
The City reserves the right to disclose any portion of the submitted materials upon
determination by the City Attorney, or by any court of competent jurisdiction, that
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disclosure of such materials is required by the California Public Records Act or any
other applicable law.
4. Project Schedule - Proposers shall provide a Project schedule, from authorization to
negotiate through opening of the Hotel, assuming that a contract is executed with the City
by August 2012.

VII. Addenda and Supplemental Information
Any and all addenda to the RFP will be provided to all Proposers who received the initial RFP
and provided contact information to the City, should it become necessary for the City to make
revisions, request additional information, or respond to written inquiries relating to the RFP. It
is the responsibility of potential proposers to timely submit contact information to facilitate
receipt of addenda and supplemental information requests, if issued.
It may be necessary for the City to request supplemental information from individual
Proposers after proposals have been submitted and reviewed. Such information will be
requested in writing to the specific Proposer. This information will become a part of the
original proposal submitted by the specific Proposer and will be used by the City in evaluating
the proposal and will not be shared with other Proposers during the evaluation, negotiation
and award process.

VIII. Selection Process
A Selection Committee appointed by the City will evaluate and rank each Proposal. If
necessary, at the Selection Committee’s or City’s discretion, the top-ranked Firms will be
invited to make oral presentations.
Review of Proposal - The City’s designated selection committee will review responses to
the RFP. Selections will be based on completeness of proposals and on which Firms
demonstrate the best combination of expertise, experience, project understanding, and
approach.
Evaluation Criteria – The Selection Committee will evaluate and score proposals on the
basis of the responsiveness to the requirements of this RFP. Proposals will be evaluated on
the basis of the following criteria:
a. Team Structure
b. Experience
c. Project Understanding
d. Proposed Approach
e. Reputation, References
f. Proposed Public Financing Commitment
a. Team Structure. The proposal demonstrates the Firm’s ability to provide a team that is
capable of implementing and constructing the project.
b. Experience. The proposal clearly indicates that your Firm has the expertise and
experience needed to provide the range of services identified in the RFP. These services
include: financing, design, construction, and operation. Materials submitted indicate that
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the Firm has the ability to deliver projects that are similar in nature, size and scope in a
timely and cost efficient manner.
c. Project Understanding. Throughout the proposal it should be evident that the Firm
understands the project scope and intent and goals of the City.
d. Proposed Approach.
Clearly defines a collaborative approach that meets City
expectations on plan development, construction, management/administration, and
schedule.
e. Reputation, References. References will be contacted for the top qualifying firms.
f. Proposed level of public financing commitment. The proposal reflects your Firm’s
understanding of the City’s desire to minimize public investment and risk to the extent
feasible.
Oral Interviews – Firms may or may not be invited to provide a presentation to the
Committee and participate in an oral interview.
IX. City’s Rights, Options, and Policies
City reserves the right to make a decision after review of the Proposals with or without
oral interviews.
City reserves the right to modify any portion of, postpone, or cancel this RFP at any time;
and/or to reject any and all submissions. City agrees to return confidential or proprietary
information to proposers not selected.
City reserves the right to reject individual team members, firms, or subcontractors and
request substitution prior to entering into any contract with the selected Firm.
City encourages the participation of local qualified firms and contractors in all aspects of
contracting.
City encourages the participation of small, minority, women-owned, or other disadvantaged
business enterprises in all aspects of contracting.
X.

Submittals

One unbound original and ten copies of the proposal must be submitted. Proposals
must be complete to be considered. Facsimile and electronic mail copies of proposals
will not be accepted.
Proposals must be submitted to:
City of Roseville
City Clerk’s Office
311 Vernon Street
Roseville, CA 95678
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Proposals must be received no later than 3:00 PM on Friday, May 18, 2012. The City will
not consider proposals received after this deadline. If you have any questions, please
contact Mike Isom at (916) 774-5527.
XI. Evaluation Schedule
The anticipated evaluation schedule for this RFP is as follows:
Task
Issue RFP
Final day to request RFP clarifications
(Requests must be submitted in writing)
Responses Due
Proposer Selection
City Council Consideration

Deadline
April 19, 2012
May 4, 2012
May 18, 2012
On or before June 15, 2012
August 15, 2012

XII. Right to Reject All Proposals
The City reserves the right to reject all proposals and to waive minor irregularities in any
proposal. The proposers must bear their costs of preparing and submitting their proposals;
the City will not reimburse those costs.
XIII. Non-discrimination Requirement
By submitting a proposal, the proposer represents that it and its subsidiaries do not and will
not discriminate against any employee or applicant for employment on the basis of race,
religion, sex, color, national origin, sexual orientation, ancestry, marital status, physical
condition, pregnancy or pregnancy-related conditions, political affiliation or opinion, age, or
medical condition.
Appendices:
Appendix 1 – Preliminary Report & Market Study
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