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EXECUTIVE SUMMARY
The Arvada Urban Renewal Authority (AURA) seeks an outstanding development partner to redevelop
the original commercial core of Arvada. The 14‐acre site (the Property, the Project, or Ralston Creek
North) is located on Ralston Road (58th Avenue), a primary east west corridor of Arvada. The Property is
adjacent to a regional park with Ralston Creek running along the northern boundary and is a quarter
mile from a 133‐acre regional sports complex. A new 138,000 square feet Super Walmart is breaking
ground across the street from the Property with an anticipated opening in the second half of 2015.
The Property is part of an area historically referred to as the “Triangle Area”, but it is being rebranded as
the “Ralston Creek District”. The Project is strategically located between two new RTD commuter rail
stations. The stations, scheduled to open in 2016, are on the Gold Line. Both the Olde Town and Arvada
Ridge stations are 1.5 miles from the Property. Access to Denver Union Station is just 19 minutes by rail.
AURA’s vision for the Project is a mix of uses that will complement and enhance the existing natural
assets that border the Property, while creating a unique and modern sense of place for the new
development. AURA is not prescribing a specific development plan or site design, but instead wants the
ultimate form and program to be a product of the developer’s collaboration with AURA and a
commitment to market viability, innovation, and quality place‐making.
AURA is committing significant financial resources, policy support, and staff time to achieve this vision.
The role of the selected developer will include lead responsibility for creating a concept that responds to
AURA’s vision, developing a master plan, obtaining financing, securing land use approvals, coordinating
on‐site public infrastructure, and constructing vertical improvements. The timetable and scope of the
selected developer’s efforts and negotiations with AURA will be guided by the Disposition and
Development Agreement (DDA).
Responses to this request for qualifications (RFQ) are due May 16, 2014 at 2:00 PM MST. An optional
Pre‐Submittal Site Tour and Conference will be held April 23, 2014 at 10:00 AM at Arvada Square
Shopping Center located at 9275 Ralston Road in the former ASAP Glass retail space. The second stage
of the process will be issuance of a request for proposals (RFP) to a short list of developers based on RFQ
responses. The final stage will be interviews of the RFP respondents and selection of the developer.
Figure 1: AURA Board Concept Plan for Ralston Creek North Redevelopment
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I.

PROPERTY AND SITE DESCRIPTION
The Property is located in south central Arvada in an area rebranded as the “Ralston Creek
District”, in part, because of the proximity to Ralston Road and the waterway of Ralston Creek.
The Project is generally bounded by Independence Street on the west, Ralston Creek on the
north, Garrison Street on the east, and Ralston Road (58th Avenue) to the south. (See Figure 2)
Figure 2: Project Site and Vicinity Map

During the 1950s and 60s, this area of the City served as Arvada’s main retail and
entertainment district. The three shopping centers that comprise the district were home to a
movie theater, two department stores, a grocery, a pharmacy, and specialty stores. It was the
place to be in Arvada. Over the years, the 68 acres of commercial property on Ralston Road
from Kipling to Garrison Street has fallen into decline, but the area’s fundamental
characteristics make it prime for redevelopment.
For the past decade, AURA focused on revitalizing these three centers. As a result, Arvada
Square is being redeveloped into a new Walmart anchored project; the second is the subject of
this RFQ; and, the third is the healthiest and most vibrant of the group. Expectations are that
the private sector will focus on the third center if and when necessary. Figure 3, and the
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summary that follows, describe the three primary shopping centers that make up the Ralston
Creek District.
Figure 3: Ralston Creek District and Parcels

A. THE PROPERTY ‐ RALSTON CREEK NORTH
This 14.12‐acre site is the Property and is the subject of this RFQ. It is also referred to as
“Ralston Creek North” and is one of three shopping centers that make up the larger Ralston
Creek District. Independence Street, Ralston Road, Garrison Street, and the Ralston Creek
bound the Property. Five parcels are the basis of the original shopping center, but only three
are included in this RFQ. The five parcels are:
1. Independence Plaza (See Figure 3, #1)
This 2.62‐acre center has a prime location at the northeast corner of Ralston Road and
Independence Street and includes former right of way. AURA purchased this property in
2006 for $2.52 million. There are currently four buildings with one tenant in each. The
tenant leases contain redevelopment clauses that allow AURA to vacate the property
with a six month notice. This parcel is included in the RFQ.
2. Former Safeway Property (See Figure 3, #2 & #3)
AURA purchased 5.01 acres of land with a vacant 54,000 Safeway building in 2013 for
$2 million. AURA received an unsolicited letter of intent (LOI) from 24 Hour Fitness
USA, Inc. to lease the building. This LOI is available upon request by contacting Clark
Walker at AURA using the information provided in Section V. Item C. of the RFQ.
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The former Safeway building will remain intact until further notice, and AURA expects to
work with the selected developer to determine whether it can be incorporated in the
vision for the Project.
There is a covenant on the land that dictates that no grocery, pharmacy, or health clinic
can be built on this property over 2,500 square feet in size. The covenant expires the
earlier of a) 2031 or b) when Safeway/Successor of Safeway has not operated within
three miles for two years. A copy of the convent is included with the RFQ materials.
This property is included in the RFQ.
3. Arvada Square (See Figure 3, #4)
This 6.5‐acre parcel of land contains a retail center totaling approximately 73,000 square
feet. AURA has an option agreement to purchase this property by January 2016 for
$5.5 million. AURA pays $80,000 annually for the option, which will be applied to the
purchase price. The property can be acquired prior to 2016; however, because it was
securitized with a group of other retail centers and sold as a financial product, it cannot
be razed before January 2016 without incurring a defeasance cost. The shopping center
contains a Chuck E. Cheese’s, Family Dollar Store, and other local tenants. The leases in
place for the remaining tenants all have a redevelopment clause, which provides the
tenant with a six month notice to vacate the property when needed for redevelopment.
This property is included in the RFQ.
4. First Choice Emergency Room (See Figure 3, #5)
This property is NOT included in the RFQ. This 0.68‐acre parcel just underwent an
extensive remodel into a state‐of‐the‐art, stand alone, emergency room.
5. Amoco One Stop Gas Station & Garage (See Figure 3, #6)
This parcel is NOT included in the RFQ. This 0.7‐acre gas and service station is located
on the northwest corner of Ralston Road and Garrison Street.
6. Parcels #7, #8, #9, and #10 (See Figure 3, #7, #8, #9, and #10)
These properties are NOT included in the RFQ.

B. ARVADA PLAZA
This 20‐acre center located directly south across Ralston Road from the Property is being
redeveloped by Industrial Realty Group (IRG), a developer based in California. IRG contracted
with Walmart to construct a 138,000 square foot Super Walmart on the site. Walmart expects
to begin site work later this year with a store opening scheduled for late 2015. IRG plans to
develop an additional 22,000 square feet of retail on the site. These properties are not a part of
the RFQ. (See Figure 3, #27, #28, #29, and #32)
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C. KMART/KING SOOPERS CENTER
This 19‐acre center is located on the northwest corner of 58th Avenue and Independence Street
and is anchored by a strong performing King Soopers and a Kmart. These properties are not a
part of the RFQ. (See Figure 3, #12 and #15)

II.

ABOUT ARVADA AND RALSTON CREEK DISTRICT REDEVELOPMENT
A. OVERVIEW OF ARVADA
Established in 1870, Arvada is a thriving first‐ring suburb of Denver, Colorado with a population
of approximately 108,000. Arvada enjoys a rich history, a vibrant historic downtown, quiet
tree‐lined neighborhoods, a small town feel, and a robust mix of businesses. The City’s strong
civic leadership balances quality of life with an understanding and support of business and
economic development.
Arvada is located in Jefferson County and has a land area that encompasses approximately 36.5
square miles. Three proximate interstate highways (I‐70, I‐76, and I‐25) provide easy access to the
Denver metro area and Front Range of Colorado, including downtown Denver (10 minutes), Boulder
(20 minutes), and Denver International Airport (30 minutes). (See Figure 4)

Figure 4: Transportation Network
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Arvada enjoys an extraordinary park and recreation system that punctuates the community
with nearly 4,000 acres of open space, 90 city parks, 52 playgrounds, and 70 fields programmed
for a wide range of recreational activities. In addition, Arvada has an extensive network of over
230 miles of trails and bike lanes that link to Denver trails on the east, and the Rocky Mountain
foothills to the west. The Property is adjacent to Ralston Central Park and has two additional
parks within ¼ mile of the Project.
Arvada takes great pride in the Arvada Center for the Arts and Humanities, one of the largest
multi‐disciplinary art and cultural centers in the country, which is located less than two miles
from the Project. Since opening in 1976, the Arvada Center has offered year‐round concerts
and performances in theater and dance; art exhibitions; a history museum; and classes in
ceramics, dance, writing, acting, and the visual and musical arts. With more than half of its
patrons coming from outside of Jefferson County, the Arvada Center’s influence extends
beyond its name, serving more than 350,000 visitors each year.
Arvada’s diverse economic base, highly educated workforce, historically low crime rates, and
superb quality of life have shaped Arvada into one of the most attractive and competitive cities
in Colorado. Amongst other recognitions, Arvada was ranked by TIME Healthland as #6 on the
list of Most Active U.S. Cities in 2011. Arvada residents and businesses have easy access to
world‐class research institutions including the University of Colorado, Colorado School of
Mines, and the Arvada campus of Red Rocks Community College.
The City’s historic downtown, known as Olde Town Arvada and listed on the National Register
of Historic Places, provides a boutique shopping and dining experience. This turn‐of‐the‐
century downtown consists mainly of older, renovated buildings accompanied by beautiful
streetscapes with wide sidewalks, tree‐lined streets, and ample parking. Popular restaurants,
eclectic shops, and live music venues anchor this vibrant neighborhood.

B. TRANSFORMATION OF TRIANGLE INTO RALSTON CREEK DISTRICT
The Ralston Creek District is located in south central Arvada. It is generally bounded by Kipling
Parkway on the west, the Ralston Creek on the north, Garrison Street on the east, and 57th
Avenue on the south. The Ralston Creek District is part of the 543‐acre Ralston Fields Urban
Renewal Area. Established in 2003, this urban renewal area expires in 2028. It is highlighted in
Figure 5 that follows.
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Figure 5: Ralston Fields Urban Renewal Area with Sub‐Areas

The Ralston Fields Urban Renewal Area includes the Arvada Ridge sub‐area that is home to the
Kipling Ridge commuter rail station, which is part of the FasTrack’s Gold Line opening in 2016.
Located at this TOD site is the newly constructed Arvada Station, which consists of 386 market
rate apartments. The project sold shortly after completion in 2013 for $201,000 per unit. Also
located at the site is a Super Target anchored shopping center and the Arvada campus of Red
Rocks Community College. (See Figure 6)
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Figure 6: Ralston Creek District surrounding Amenities, Connections, and Trails

Another sub‐area of the Ralston Fields Urban Renewal District is the dated shopping centers
generally located around Independence Street and Ralston Road. This area has been
historically referred to as the “Triangle Area”. AURA’s rebranding efforts include changing the
name from the Triangle Area to the “Ralston Creek District”. Some of the plans and studies
included within this RFQ might refer to both names. This area includes the Property, which is
the subject of this RFQ.
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Figure 7: Ralston Creek District Trade Area

The Ralston Creek District is uniquely located between three regional outdoor amenities.
Directly to the east is the newly reconstructed Ralston Central Park. This 20‐acre park hosts a
state‐of‐the‐art splash deck along with two age‐specific playgrounds. It also includes a covered
viewing area, entry plaza, restrooms, and 100‐seat pavilion. There are groomed lawns and
native wildlife habitat along the waters of the Ralston Creek. The park has a memorial garden,
charming pedestrian bridges, a trail, and volleyball courts. (See Figure 5)
Located a quarter mile to the west is the Stenger/Lutz Sports Complex. This regional sports
facility draws over 1.5 million visitors per year. The 133‐acre complex consists of three parks:
the Stenger Soccer Fields is 75 acres and contains 19 soccer fields; the Lutz Fields has eight
lighted ball fields within 40 acres and includes bleachers and batting cages; and, the newly
developed 18‐acre Skyline Estates Neighborhood Park. Also located within the complex is the
newly constructed APEX Field House. This popular facility houses two indoor turf fields. The
area also includes concession and restroom facilities, a 2 acre landscaped lake, and the Van
Bibber Creek Trail. (See Figure 5)
Ralston Creek runs along the north border of the Property. The Ralston Creek Regional Bike
and Pedestrian Trail follows the path of the Ralston Creek and extends from the Arvada Blunn
Reservoir to the Clear Creek Trail and is part of the metro Denver regional trail system. During
the peak summer months the trail carries 3,000 people a day.
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Stable, single family homes and neighborhoods surround the Ralston Creek District. The
1950’s‐60’s era brick ranch houses are well kept with many homes turning over and younger
families moving into the area. This section of Arvada is part of the highly rated Jefferson
County School District.
The Ralston Creek District has a prime location between two new commuter rail stations, Olde
Town Station and Kipling Ridge Station, with both located approximately 1.5 miles from the
Property. RTD’s Gold Line commuter rail line is fully funded and under construction. It will
serve as many as 20,000 riders on an average weekday when it opens in 2016. It will take riders
only 19 minutes to travel from Olde Town to Denver Union Station. Pedestrian and bike trails
connect the Property to both RTD rail stations.

C. PUBLIC INVESTMENT IN THE RALSTON CREEK DISTRICT
The City of Arvada, AURA, APEX, and Stormwater District have made substantial investments, in
excess of $56 million, in the infrastructure in and around the Ralston Creek District in recent
years, with significant additional improvements planned (see Table 1). This level of public
investment indicates the importance and dedication the City, AURA, and residents have given
this area of Arvada.
Table 1: Public Investment (Actual and Planned), 2005 to Present, Ralston Creek District
Item Improvement
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21

Masonry wall along Van Bibber Channel, landscaped trail, parking and picnic
AURA purchased Independence Center on NEC of Independence and Ralston
Van Bibber Creek underground channel ‐ 100 year flood mitigation
3 new restrooms and concession facilities at Stenger/Lutz Sports Complex
New neighborhood park ‐ Skyland Park
New indoor Field House at Stenger/Lutz Sports Complex
New sidewalk on west side of Kipling from 51st to 58th Avenues
AURA purchased the former Safeway Store
New bridge at Garrison Street and 100 year flood mitigation on Ralston Creek
Wolff Park design and construction
New signal and safety improvements at Ralston & Garrison intersection
Ralston Central Park design and construction
Safe route to school trail connection ‐ 57th and Ralston Road on Garrison
57th Street reconstruction between Independence and Yukon
Sidewalk widening, bike lanes along W. 57th Avenue, Yukon and Independence
Design and construction of a new bike and pedestrian trail underpass at Kipling
Public Improvements on the Arvada Plaza site
New traffic signal on 58th Avenue in front of Kmart and King Soopers
New streetscape along Ralston Rd. between Garrison and Kipling Streets
Branding and monument signs Ralston Road at Kipling and Garrison Streets
Ralston Road Corridor upgrade ‐ improve street between Wadsworth and Kipling

Status

Year

Cost

Completed
Completed
Completed
Completed
Completed
Completed
Completed
Completed
Completed
Completed
Completed
In process
In process
In process
Planned
In process
Planned
In process
Planned
Planned
Planned

2005
2006
2007
2009
2010
2012
2012
2013
2013
2013
2013
2014
2014
2014
2016
2014‐2015
2014‐2015
2014‐2015
2015‐2018
2015‐2018
2020

$450,000
$2,520,000
$14,000,000
$1,650,000
$1,200,000
$9,100,000
$1,000,000
$2,000,000
$8,000,000
$1,500,000
$300,000
$5,300,000
$175,000
$500,000
$234,000
$2,000,000
$5,800,000
$300,000
TBD
TBD
TBD
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III.

ABOUT THE ARVADA URBAN RENEWAL AUTHORITY
The Arvada Urban Renewal Authority (AURA) is responsible for revitalizing designated urban
areas by creating successful, high‐quality projects that produce a vibrant cohesive community
and enhance the quality of life for the citizens of Arvada. AURA is an independent body,
corporate and politic under the State of Colorado law. AURA is governed by a seven member
volunteer board (AURA Board) appointed by the Mayor and approved by City Council. The
AURA Board works under a common vision dictated by urban renewal plans approved by the
Arvada City Council.
Under State law, AURA is charged with assisting the City in eliminating and preventing the
occurrence of blight. To carry out this mandate, AURA works in collaboration with elected
officials, City administrators, private developers, financing sources, as well as the community.
Arvada has one of the most successful and active urban renewal authorities in the state. To
date, AURA has invested over $75 million in revitalizing neighborhoods in Arvada. AURA’s
broad activities include financing retail centers, historic renovations, and creating urban
residential villages. AURA acquires property, invests in developments, acts as an owner,
manages projects, and brings a unique and creative approach to support each deal.
AURA has five active urban renewal districts and one completed district (see Table 2).
Additional information about previous and current AURA activity can be found in project
summaries that are posted with other materials on the RFQ web site.
Table 2: Arvada Urban Renewal Areas
Policy Effort

Description

Date
Adopted

Outlines the vision and redevelopment plan for Ralston Fields, which
Ralston Fields Urban Renewal Plan include Arvada Ridge, Stenger/Lutz Sports Complex and Ralston Creek
2003
Council appointed group of citizens, property owners, and tenants to
Triangle Advisory Committee
create a concept plan for the redevelopment of Ralston Creek
2008‐2009
2009
Pedestrian and Bicycle Access Plan Pedestrian and bike connections to and around the transit sites
Promotes the redevelopment of the 77‐acre site into a mix of uses,
Outline Development Plan
including commercial, a variety of multi‐family housing, and office.
2011
Rezoned 77 acres from 5 different zoning types to the more flexible
AURA Initiated Rezoning
PUD‐BPR
2011
Articulates the principles to be followed in the 77‐acre
Design Guidelines
redevelopment
2011
Arvada Triangle Redevelopment Assess the traffic impacts related to the proposed redevelopment
Traffic Impact Analysis
outlined in the ODP
2011
AURA Board created a concept plan for the redevelopment of the
Ralston Creek Concept Plan
Safeway, Arvada Square shopping centers'
2012
Vision for Ralston Road from Kipling to Wadsworth, act as a main
Ralston Road Corridor Plan
street while serving regional traffic and local businesses.
In Process
Comprehensive Plan
Ralston Creek identified as a Focus Area for redevelopment
Pending 2014
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A. POLICY INITIATIVES TO PROMOTE REDEVELOPMENT
Arvada’s foresight and commitment to revitalizing the Ralston Creek District for most of the last
decade is evidenced by the number of substantial policy efforts undertaken by the City and
AURA. These efforts not only demonstrate the significance of the Project to the community,
but also reflect these agencies’ proactive stance and willingness to devote resources (see Table
3).
Table 3: Policy Efforts and Studies
Policy Effort

Date
Adopted

Description

Outlines the vision and redevelopment plan for Ralston Fields, which
Ralston Fields Urban Renewal Plan include Arvada Ridge, Stenger/Lutz Sports Complex and Ralston Creek
2003
Council appointed group of citizens, property owners, and tenants to
Triangle Advisory Committee
create a concept plan for the redevelopment of Ralston Creek
2008‐2009
Pedestrian and Bicycle Access Plan Pedestrian and bike connections to and around the transit sites
2009
Promotes the redevelopment of the 77 acre site into a mix of uses,
Outline Development Plan
including commercial, a variety of multi‐family housing, and office.
2011
Rezoned 77 acres from 5 different zoning types to the more flexible
AURA Initiated Rezoning
PUD‐BPR
2011
Articulates the principles to be followed in the 77 acre
redevelopment
2011
Design Guidelines
Arvada Triangle Redevelopment Assess the traffic impacts related to the proposed redevelopment
Traffic Impact Analysis
outlined in the ODP
2011
AURA Board created a concept plan for the redevelopment of the
Ralston Creek Concept Plan
Safeway, Arvada Square shopping centers'
2012
Vision for Ralston Road from Kipling to Wadsworth, act as a main
street while serving regional traffic and local businesses.
In Process
Ralston Road Corridor Plan
Comprehensive Plan
Ralston Creek identified as a Focus Area for redevelopment
Pending 2014

B. REZONING / ODP / DESIGN GUIDELINES
In 2011, AURA led the rezoning program for the Ralston Creek District to prepare the area for
future redevelopment. The area was rezoned to the PUD‐BPR (Planned Unit Development –
Business/Professional/Residential) designation to allow maximum flexibility to achieve
redevelopment goals for the area. This process included City Council approving an Outline
Development Plan (ODP) and the Arvada Triangle Design Guidelines. The plan supports three
types of land use – traditional commercial, mixed‐use, and multi‐family housing. (See the
Outline Development Plan with Rezoning and Design Guidelines provided in the support
materials for this RFQ for additional information.)
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C. PUBLIC FINANCING FOR THE PROJECT
AURA owns two of the properties identified in this RFQ and has the option to purchase the
third, which it will do by January 2016. AURA has the authority to sell these properties at a
value that makes the developer’s pro forma financially feasible and in consideration for public
improvements. The developer will be required to present AURA with preliminary project
financials and to negotiate a purchase price for the Property with AURA. Sales and property tax
increment financing (TIF) will not be available for the Project.
Table 4: AURA Owned and Controlled Property
Parcel
Area (acres)
Independence Plaza
2.62
Former Safeway Property
5.01
Arvada Square (Option in 2016)
6.49
TOTAL
14.12

IV.

AURA’s Purchase Price
$ 2.52 million
$ 2.01 million
$ 5.50 million
$10.03 million

PROJECT VISION AND GOALS
A. PROJECT VISION
The vision for the redevelopment of the Property is to promote the Ralston Creek District as a
dense, walkable, and vibrant mixed‐use area where people want to work, shop, dine, live, play,
and linger. The result will be a highly desirable destination for Arvada because of its unique
character and proximity to outdoor amenities. The character of the Project will be an urban
village that embraces the proximity to the parks, the creek, and sports fields while providing
new opportunities for living, shopping, and dining.

B. PROJECT GOALS
1. Mixed‐Use. The Project will have a mix of uses that create a vibrant environment to live
and work throughout the day and evening. The residential use will preferably be a
combination of market rate, mixed‐income, senior, and for sale products. Small‐scale retail
and restaurants are encouraged with careful consideration given to both the needs of the
nearby neighborhoods and the users of the area’s recreational facilities.
2. Quality Place‐Making. The urban form will be compact, have activated ground‐floor
spaces, and create a distinctively attractive public realm. Vertical development can include
structures up to four stories that have a human scale and front onto the street. Commercial
structures will have dynamic ground floor spaces that contribute to an urban feel. The
Project will have gathering areas such as restaurant patios or thoughtfully located public
plazas.
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3. High Quality Pedestrian‐Oriented Environment. AURA developed Streetscape Design
Guidelines to catalyze high quality, pedestrian oriented improvements along Ralston Road.
The adopted streetscape will be implemented along Ralston Road, Independence Street,
and Garrison Street, which will result in a more pedestrian friendly environment. The
streetscape ties the Property to adjacent projects within the Ralston Creek District by
utilizing similar hardscape, plants, lighting, and street furniture. On‐street parking within
the Project boundary along Ralston Road will be considered. Structures will be designed
thoughtfully and constructed with high quality materials. These guidelines are part of the
new Walmart project across the street from the Project, and AURA anticipates funding the
construction of additional streetscape improvements along the corridor in the coming
years.
The new east/west street that bisects the Property will connect the development to Ralston
Central Park and bring pedestrian traffic into the Project though a welcoming tree lined
street with comfortable sidewalks. The street will have an urban neighborhood feel with
on‐street parking. It will provide critical connectivity through the project and to the two
developments immediately adjacent to the east and the west. The Project should focus
outwards with easy and welcoming pedestrian connections to adjacent properties.
4. Multimodal and Connected. The Project will capitalize on the Ralston Creek Trail and
existing RTD bus routes along Ralston Road to encourage the use of transit, pedestrian, and
bicycle modes to minimize the use of automobiles and vehicles to the extent feasible.
5. Sustainable Community. The Project will incorporate sustainable design and development
practices. There is a preference for, but not a requirement to, incorporate LEED certified
components such as LEED ND.

C. ROLE OF DEVELOPER
The primary responsibility of the developer is to realize the vision put forth by AURA to
transform the Property into a high quality, mixed‐use project.
The developer will have responsibility for creating a development concept and program that
responds to the Project vision, developing a master plan, obtaining financing, securing land use
approvals, constructing Project improvements, and coordinating public improvements on the
Property. AURA will work in partnership with the developer to value the land at a price that will
ensure achievement of the Project goals.
More specifically, the developer’s responsibilities for the Project will include:
1.
2.
3.
4.

Preparing a master plan that achieves the Project vision and goals;
Conducting feasibility and market studies necessary to support the master plan;
Negotiating and executing a DDA with AURA;
Negotiating a Project Finance Plan that details the purchase price for the Property;
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5. Securing all necessary private sources of equity and debt to fund development;
6. Financing the cost of the Project, including pre‐development and development costs;
7. Designing and constructing required infrastructure and public realm improvements
including the Ralston Creek District Streetscape and the new east/west street;
8. Vertical development and/or sale and assignment of development rights;
9. Complying with the ODP, Design Guidelines, and Ralston Fields Urban Renewal Plan;
10. Complying with the City of Arvada land use regulations and securing any required land
use approvals and building permits; and
11. Acquiring the Property per the terms of the Disposition and Development Agreement.

V.

DEVELOPER SELECTION PROCESS
A. SELECTION PROCESS APPROACH
The developer selection process is designed to identify the firm with the best capacity,
experience, interest, and vision to execute the Project. AURA is aware that developers and
their consultants have many competing demands for their time and resources. Therefore, the
selection process is designed to be as efficient as possible and request only information
essential to making a thorough decision. AURA will utilize a three‐step process to select a
developer.
1. Step 1
The first step is this RFQ. AURA will evaluate the Statement of Qualifications (SOQs) submitted
by interested developers to determine which respondents are the most qualified to deliver the
Project successfully. AURA anticipates short listing the developers to the two or three most
qualified respondents. AURA retains the right to expand the short list, to make a selection
based on responses to the RFQ, or not to move forward to the RFP phase if it deems RFQ
submittals were insufficient or otherwise unsatisfactory. AURA also reserves the right to
interview or request additional information from any or all respondents to assist in identifying
the short list.
2. Step 2
After short listing the respondents, AURA will issue a Request for Proposals (RFP) for the Project
to the short list. Short listed developers will have approximately six weeks to respond to the
RFP. Following analysis of RFP responses, AURA reserves the right to reject all proposals or to
move immediately to selection of a developer. AURA reserves the right to assess and
determine the most qualified respondent(s) in its sole and exclusive discretion.
3. Step 3
The third step of the selection process will be developer interviews. Some or all of the
developers submitting responses to the RFP will be interviewed. Interviews are currently
scheduled for two weeks after the submittal deadline for proposals. Subsequent to the
interviews, AURA will announce its selection of a developer.
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B. SELECTION AND NEGOTIATION SCHEDULE
Table 5: Selection and Negotiation Schedule
Date
Wednesday, April 16, 2014
Wednesday, April 23, 2014, 10 AM – 12 PM
Wednesday, April 30, 2014
Wednesday, May 7, 2014
Friday, May 16, 2014 – 2:00 PM
Friday, May 30, 2014
Friday, May 30, 2014
Friday, July 11, 2014
Wednesday, July 23, 2014
Thursday, July 24, 2014

Event
Request of Qualifications Issued
Optional Pre‐Submittal Site Tour and Conference
Deadline for Submitting Written RFQ Questions
AURA Response to RFQ Questions
Statement of Qualifications Submittal Deadline
Developer Short List Announced
Request for Proposal Issued to Short List
Proposals Submittal Deadline
Developer Interviews
Developer Selected and Announced

As indicated in the table above, a Pre‐Submittal Site Tour and Conference will be held on
Wednesday, April 23, 2014 from 10:00 AM until approximately 12:00 Noon. The event will be
at Arvada Square Shopping Center at 9275 Ralston Road in the former ASAP Glass retail space.
The conference will include an overview of the Property and opportunity, a question and
answer session, and a walking tour of the Property (weather permitting). Attendance at the
conference is optional but strongly encouraged.
The process to select a developer is the responsibility of the AURA Board and Executive
Director. A committee of the AURA Board will review the SOQs and recommend to the full
AURA Board a short list of two to three developers. A request for proposals will be issued to
the short list. There may be an opportunity to be interviewed by the full Board of
Commissioners. The Board will select a developer to negotiate the DDA.
Below is a summary of all review and approvals that may be required by AURA once a
developer is chosen.
1.
2.
3.
4.
5.

Selection of the Developer
Approval of a Project Master Plan
Approval of a Phasing Plan
Approval of a Project Financing Plan
Negotiation of a Disposition and Development Agreement (DDA)

A Disposition and Development Agreement (DDA) is a document that stipulates the specific
financial participation by AURA along with the detailed development terms required by the
developer. The DDA requires approval by the AURA Board and is negotiated by staff. No City
approval or City public hearing will be required for the DDA. A refundable deposit of $25,000 is
required by the selected developer, which may be refunded or applied to the purchase price of
the Property once DDA milestones are reached.
18 | P a g e

C. AURA CONTACT
AURA will utilize a website to share information about the Project and this solicitation. The
address for this site is https://arvada.org/ralston‐creek‐developer‐solicitation. The website
provides a number of documents in addition to a copy of this RFQ. It will also include notices
concerning important dates and events. Prospective respondents are encouraged to check the
site regularly for new information and updates.
To preserve the competitiveness and integrity of the selection process, prospective
respondents are to direct all communications regarding this solicitation to Clark Walker, his
information is as follows:
Mail:

Clark Walker
Redevelopment Manager
Arvada Urban Renewal Authority
5601 Olde Wadsworth Blvd., Suite 210
Arvada, CO 80002

Phone:

720‐898‐7064

Email:

cwalker@arvada.org

D. QUESTIONS, CLARIFICATIONS, AND AGENDA
Outside of questions at the Pre‐Submittal Conference, once the RFQ has been released,
questions and requests for clarification regarding this RFQ must be submitted by respondents
via email directly to Clark Walker at AURA. All questions and requests must be received by 2:00
PM on May 7, 2014 for consideration.
AURA will use the Project website to provide written responses to all questions, clarifications,
and RFQ addenda. Prospective respondents are encouraged to submit to AURA via email their
interest in the opportunity, their desire to receive all additional information that may be issued,
and the contact information for one individual representing their team. AURA may choose to
send email updates to prospective respondents that have provided this information. No
information other than that flowing through these channels will be provided once the RFQ has
been released.
This RFQ may be revised at any time before SOQs are due. Such revisions, if any, will be
announced by addenda to this RFQ on the Project website. Respondents will be responsible for
checking the website for updates.
During the project procurement process, commencing with issuance of this RFQ and continuing
until selection of a developer or cancellation of procurement, no employee, member, or agent
of any respondent shall have ex parte communications regarding this procurement with any
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member of AURA (including staff and elected or appointed officials) or any contractors,
consultants, etc. associated with the procurement. Communications expressly permitted by
this RFQ, or subsequent to issuance of the RFP, expressly permitted by the RFP, are excepted.
Any respondent engaging in such prohibited communications may be disqualified at the sole
discretion of AURA.

E. SOQ EVALUATION CRITERIA
The criteria described below are among those to be used in evaluating SOQs to determine
which responding teams will be short‐listed to proceed to the second phase of the selection
process. Respondents are encouraged to provide answers that are as complete as possible,
with specific data, references to previous projects, and substantiation and third party validation
where possible. Thorough, candid, forthcoming, and relevant responses will be given full
consideration.
AURA reserves the right to determine the responsiveness of each submission and may reject
any SOQ deemed incomplete or non‐responsive. AURA will evaluate each SOQ based upon the
following criteria (in no particular order):
1.
2.
3.
4.
5.
6.
7.
8.

Responsiveness to the RFQ
Qualifications of the Team
Quality of Completed Projects
Experience with Mixed‐Use and Urban Infill Projects
Experience with Public‐Private Partnerships
Development Philosophy and Approach
Demonstrated Financial Capacity and Acumen
Good Standing in the industry and with AURA, City of Arvada, and other communities

F. RFP APPROACH AND PROCESS
The RFP will elicit information that will allow AURA to evaluate each respondent’s approach to
the development and implementation of the Project, as well as their financial capacity and
expectations. Specific information that will be required in response to the RFP is listed below,
but additional information may be required based on issues that arise during the RFQ stage of
the process.
1. Project Concept – A narrative of the developer’s concept for the Project.
2. Project Plans – Concept plans that support the concept narrative and address:
a) Location of the east/west street; b) Proposed mix of uses and associated parking; and
c) Public spaces.
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3. Deal Structure – A more detailed outline of the proposed deal structure, including the
purchase price of the Property, approach to Property acquisition, phasing,
infrastructure, and vertical development. No pro forma will be required.
4. Pre‐Development Strategy – Identification of, approach to, and timetable for pre‐
development activities.
5. Financial Capacity Information – Audited financial report or an independent accountant
review and narrative.
6. Schedule – Agreement to the proposed schedule.
7. Security Deposit – Agreement to the requirement for a $25,000 security deposit to be
provided by the developer. Deposit will be refundable upon DDA milestones.

VI.

STATEMENT OF QUALIFICATIONS REQUIREMENTS
SOQs should be comprehensive, accurate, and concise presentations of the requested
information. To facilitate the review of SOQs by AURA, all submittals must follow the schedule,
format, and content requirements as detailed herein in order to be considered responsive to
this RFQ.

A. SCHEDULE REQUIREMENTS
Responses to the RFQ may be submitted any time before the deadline of Friday, May 16, 2014
at 2:00 PM MDT. Responses must be received prior to the deadline in order to be considered
(postmarked prior to the deadline will not suffice). Responses are to be delivered to the
attention of Clark Walker at AURA’s offices located at 5601 Olde Wadsworth Blvd., Suite 210,
Arvada, CO 80002.

B. FORMAT REQUIREMENTS
1. Ten (10) bound hard copies of the SOQ shall be submitted along with one electronic
copy on a CD or USB drive.
2. SOQs shall be printed double‐sided on 8.5” x 11” paper (single‐sided 11” x 17” foldouts
may be included as necessary).
3. SOQs shall not exceed 50 pages, all‐inclusive (double sided pages count as two).
4. Page numbering is greatly appreciated.
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C. CONTENT REQUIREMENTS
1. SOQ Cover – Include the Project title (“Ralston Creek North Redevelopment”),
respondent’s name, and submittal date.
2. Cover Letter – The cover letter shall summarize the major points contained in the SOQ;
provide the name, address, email address, and telephone number of the contact person
for the respondent; acknowledge the receipt of any amendments to this RFQ that may
have been issued; and, be signed by an officer or principal of the lead entity.
3. Team Description
a) Identify the lead entity of the respondent’s team and provide its
organization/legal status, address, ownership, number of employees, history,
executive leadership, and whether any substantive organizational changes are
anticipated in the next two years.
b) Provide the name, address, and e‐mail address of the project manager for the
lead entity.
c) Describe the proposed team structure, including the list of firms, relationship of
each firm to lead entity, and anticipated legal and reporting structure. Inclusion
of an organizational chart is preferred. Respondents are not required to identify
their full development team or consultant team in the SOQ, but greater
specificity will be received favorably.
d) Identify the role of each team member in the implementation of the Project.
Where more than one developer is being proposed as part of the team, be very
specific as to what each firm will be contributing financially, organizationally, and
in terms of qualifications.
e) For each firm included on the team, identify key personnel (include only those
that will play an active role in the Project).
f) Provide bios or resumes for each of the key personnel, including relevant project
experience, education, years with the current company, and chronological work
experience. Limit to two (2) pages per person.
4. Team Qualifications and Experience – Describe the team’s relevant project experience.
For each project described, at a minimum, indicate all of the following:
a) Project name
b) Location
c) Owner(s)
d) Development program/land uses
e) Role that each of the firm and key personnel of the proposed team had on the
project
f) Date of project initiation and completion
g) Total project cost and sources of capital
h) Reference(s) and their contact information
i) Site plan and/or photos
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j) Whether the project can be described as any of the following: mixed‐use, transit‐
oriented, public‐private partner‐ship, or exceeding $50 million in value.
5. Current Projects – List and briefly describe any projects currently underway or in the
pipeline (that can be shared publicly).
6. Development Philosophy and Approach – AURA would like a sense of how each team
would approach structuring a partnership, creating a plan for the Project, and
implementing development. To that end, describe the respondent’s guiding principles
and underlying philosophy about development. In addition, provide preliminary
thoughts about the Project such as the Property’s physical characteristics, the market,
key assets, challenges, due diligence, phasing, uses, infrastructure, public finance, and
good existing models for the Project.
7. Interest In The Opportunity – Briefly state the specific reasons for the respondent’s
interest in pursuing the Project. Also explain why the respondent is the most qualified
to undertake the Project.
8. Evaluation of Safeway Building & 24 Hour Fitness LOI – Preliminary assessment of
whether the former Safeway building should be kept and if it should be incorporated
into the development program with 24 Hour Fitness as the primary tenant.
9. Financial Capacity – Confirm and explain how the respondent has the necessary
financial standing, capacity, experience and resources to undertake, finance, and deliver
the Project.
10. Existing Relationships – List any past or current business relationships between the
members of the respondent’s team and the City of Arvada and AURA. If relationships
exist, indicate any history of disputes.

D. GENERAL CONDITIONS
1. RFQ Modifications: Any material clarifications or modifications to the RFQ or the
selection process will be made in writing and provided on the Project website. It is the
responsibility of respondents, before submitting a response to the RFQ, to ascertain if
any notices, clarifications, addenda, or other communications to responders have been
issued.
2. Confidentiality: Responses to this RFQ will be treated as though they were public
records under the Colorado Open Records Act (CORA). Accordingly, information
submitted is subject to disclosure to the public. Confidential and financial information
submitted by a respondent is exempt from disclosure to the public and will be retained
on a confidential basis by AURA. This exemption from disclosure is available only to the
extent that disclosure would cause substantial harm to the competitive position of the
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person/company submitting such information or impair AURA’s future ability to gain
necessary information to pursue its public policy goals. All information that a
respondent wishes to remain exempt from disclosure should be submitted separately,
bound and clearly marked as follows: “Confidential Commercial and Financial
Information ‐ Exempt from Public Disclosure in Accordance with the Colorado Open
Records Act.” Defense of any CORA suits challenging such designation shall be the
responsibility of the party asserting the CORA exemption.
3. Right to Reject Responses: AURA reserves the right to reject any and all responses or
any part thereof, to waive any formalities and further, to award the selection of a
developer to any responsive and responsible respondent as deemed in the best
interests of AURA in their sole and exclusive discretion. Issuance of this RFQ and receipt
of SOQs does not commit AURA to select any respondents for the short list or to enter
into any contract.
4. Adequate Response: Respondents’ responsiveness to all items in this RFQ will be taken
as evidence of their interest and commitment to the Project. A failure to respond
completely will be interpreted as a lack of full interest and commitment or a deficiency
on the respondent’s part. AURA shall determine the sufficiency of any response in its
sole and exclusive discretion.
5. Team Member Exclusivity: It is in the interest of AURA to encourage the best
combination of potential teams. Thus, all members of a respondent team may be listed
as members of more than one team, with the exception that a lead entity may not
submit more than one response as the lead entity.
6. Respondent Expenses: All expenses related to any respondent’s response to this RFQ, or
other expenses incurred during the period of time the selection process is underway,
are the sole obligation and responsibility of that respondent. AURA will not, directly or
indirectly, assume responsibility for these costs. In addition, AURA shall not be liable for
any real estate commissions or brokerage fees that may arise as a result of the selection
process.
7. No Warranty of Information Accuracy: AURA makes no representations about the
conditions of the site, including buildings, utilities, soils, or other surface or subsurface
conditions. The respondent shall make its own conclusions concerning such conditions.
Information provided in this RFQ, as well as in related reports by staff, is provided for
the convenience of the respondents only. The accuracy or completeness of this
information is not warranted by AURA.
8. Not An Offer to Sell or Enter Into a Contract: Nothing herein shall be deemed to be an
offer to sell any of the Property or an agreement to enter into a contract with any
particular respondent or other proposer.
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9. Additional Provisions ‐ AURA additionally reserve the right to:
a) Modify or cancel the selection process or schedule at any time.
b) Waive minor irregularities.
c) Reject any and all responses to this RFQ and to seek new submissions when it is
in the best interest of AURA.
d) Seek clarification or additional information or evidence from individual
respondents.
e) Judge the respondent’s written or oral representations as to their veracity,
substance and relevance to the Project, including seeking and evaluating
independent information for any respondent.
f) Modify the development opportunity available to prospective respondents.
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