Response to Request for Proposals to the City of Madison

Capitol East District Development

For the South Side of the
800 Block of East Washington Avenue
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WISCONSIN ENERGY CONSERVATION CORPORATION HAQ

UNIVERSITY RESEARCH PARK, MADISON, WISCONSIN

“The sighting of the building is just
excellent. The window designs are
great. They did a nice job on guiding
us in choosing good materials and
finishes for the inside. The canopy on
the building was simple, affordable
and it really looks nice.

We are extremely happy with our
design. It really works inside and out.”

Janet Brandt,
Former Executive Director, WECC

NOTABLE GREEN FEATURES:

 High Efficiency Heating and Cooling Systems

¢ High Efficiency Energy Recovery Ventilation System

« Photovoltaic Panels: Generate Approx. 14% of Buildings Electrical Energy
e Solar Panels: Collect Heat for Approx. 40% of Domestic Hot Water Needs
« Efficient Window Design and Lighting-Control to Optimize Natural Daylight
» Purchase of Renewable “Green” Power for 100% of Electrical Needs
 Locally Manufactured Building Materials

e Low-VOC Paints and Finishes

* Innovative Plumbing Fixtures Provide a 46% Water Use Reduction.

* Native Landscaping fo Eliminate Irrigation Needs

e Green Touchscreen Computer Provides Live Building Performance Data

eppstein uhen: architects
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Flexibility is a core component of the building design. The building has been designed so that it can
serve multiple tenants. To help facilitate this, multiple elevator cores have been provided; bathrooms and
electrical/data rooms have been strategically installed; the floor framing has been designed to easily
accommodate a future exit staircase; the auditorium has been designed with a raised floor that can be
easily disassembled.
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THE RIFKEN GROUP PROPOSAL







1op TeN (10) reasons

TO SELECT THE RIFKEN GROUP PROPOSAL

The plan is oriented to employment, provides for mixed-uses and integrates parking to satisfy customer
demands. The plan provides an inviting and vibrant streetscape and reinforces the Gateway Boulevard.

The Rifken Group controls properties adjacent to the City site, affording a larger and better overall plan. A
three-story parking garage is nested in the plan and is screened by commercial uses.

The scale is substantial and provides over 100,000 square feet of leasable space and 373 parking stalls.

Sustainable design is prominent and the project is expected to be LEED CERTIFIED GOLD. Based on tenant
input we will explore the potential to achieve a PLATINUM rating.

The five-story commercial tower will attract healthcare and office tenants fo East Washington Avenue.

The sidewalk and first floor retail uses will provide services and goods to the neighborhood and other
tenants of the project.

Eppstein Uhen Architects and Mortenson Construction have collaborated with The Rifken Group to design a
comprehensive solution that will meet the market needs and the neighborhood.

The Rifken Group has been working on this project since September 2010 and has received a great deal of
encouragement and expressions of interest from several prospective tenants including retail, community
mixed use, and office employment.

Eppstein Uhen Architects has designed many successful mixed-use and sustainable projects and their
designs have been helpful in attracting successful businesses. EUA has been effective in Madison by
working with the City and neighborhoods to create thoughtful designs.

10. The Rifken Group has demonstrated the ability to build and deliver Madison projects over the last 25 years.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



SUSTAINABLE FEATURES
THE RIFKEN GROUP PROPOSAL

1. Each building is targeted to be LEED CERTIFIED GOLD. Eppstein Uhen Architects have designed a LEED
Gold parking structure and office buildings with high-level sustainable features.

2. Bicycle and Changing Rooms will be provided. The project will be marketed to firms seeking local
residents and bicycle commuters.

3. Roof rain water will be harvested for landscaping. Water efficient plumbing fixtures are specified.

4. A 20.9 kW photovoltaic system is planned on the roof. This includes 104 panels. The system will generate
28,200 kWh/yr.

5. A geothermal heat-pump system will be served by approximately 45 wells located along the drive aisles
around the site.

6. Hot water will be provided by a solar domestic water system.
7. Glass areas and shading angles will be factored in the performance of the wall systems. .
8. The roof will be insulated to R-38 and walls will be insulated to R-25.

9. Low-emitting and rapidly renewable products will be used on the interior. The exterior includes local clay
brick and recycled metals.

10. Operable windows will be provided where feasible to prospective tenants.

11. A green roof will be incorporated on parts of the building.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS
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LEED 2009 for New Construction and Major Renovations

Project Checklist

Prereq 1
Credit 1
Credit 2
Credit 3
Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4
Credit 5.1
Credit 5.2
Credit 6.1
Credit 6.2
Credit 7.1
Credit 7.2
Credit 8

8] 2] |Water Efficiency

Prereq 1
Credit 1
Credit 2
Credit 3

Prereq 1
Prereq 2
Prereq 3
Credit 1
Credit 2
Credit 3
Credit 4
Credit 5
Credit 6

| 8| 2| 4 Materials and Resources

Prereq 1
Credit 1.1
Credit 1.2
Credit 2
Credit 3

Possible Points:

Construction Activity Pollution Prevention

Site Selection

Development Density and Community Connectivity

Brownfield Redevelopment

Alternative Transportation—Public Transportation Access
Alternative Transportation—Bicycle Storage and Changing Rooms
Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles
Alternative Transportation—Parking Capacity

Site Development—Protect or Restore Habitat

Site Development—Maximize Open Space

Stormwater Design—Quantity Control

Stormwater Design—Quality Control

Heat Island Effect—Non-roof

Heat Island Effect—Roof

Light Pollution Reduction

Possible Points:

Water Use Reduction—20% Reduction
Water Efficient Landscaping
Innovative Wastewater Technologies
Water Use Reduction

Possible Points:

Fundamental Commissioning of Building Energy Systems
Minimum Energy Performance

Fundamental Refrigerant Management

Optimize Energy Performance

On-Site Renewable Energy

Enhanced Commissioning

Enhanced Refrigerant Management

Measurement and Verification

Green Power

Possible Points:

Storage and Collection of Recyclables

Building Reuse—Maintain Existing Walls, Floors, and Roof
Building Reuse—Maintain 50% of Interior Non-Structural Elements
Construction Waste Management

Materials Reuse
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Materials and Resources, Continued

Credit 4
Credit 5
Credit 6
Credit 7

alalnN| <

Prereq 1

Prereq 2

Credit 1

Credit 2

Credit 3.1
Credit 3.2
Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4
Credit 5

1 Credit 6.1
1 Credit 6.2
1 Credit 7.1
1 Credit 7.2
1 Credit 8.1
1 Credit 8.2

_‘_‘_\_‘_‘_‘_‘_‘_\.<|.<|

1 Credit 1.1
1 Credit 1.2
1 Credit 1.3
1
1

Credit 1.4
Credit 1.5
1 Credit 2

Credit 1.1
Credit 1.2
Credit 1.3
Credit 1.4

[67] 35] 7|Total

PR PR PN N

Certified 40 to 49 points

1] 4] |Indoor Environmental Quality

'1]5] |Innovation and Design Process

| 4] |Regional Priority Credits

Recycled Content

Regional Materials

Rapidly Renewable Materials
Certified Wood

Possible Points:

Minimum Indoor Air Quality Performance

Environmental Tobacco Smoke (ETS) Control

Outdoor Air Delivery Monitoring

Increased Ventilation

Construction IAQ Management Plan—During Construction
Construction IAQ Management Plan—Before Occupancy
Low-Emitting Materials—Adhesives and Sealants
Low-Emitting Materials—Paints and Coatings
Low-Emitting Materials—Flooring Systems

Low-Emitting Materials—Composite Wood and Agrifiber Products
Indoor Chemical and Pollutant Source Control
Controllability of Systems—Lighting

Controllability of Systems—Thermal Comfort

Thermal Comfort—Design

Thermal Comfort—Verification

Daylight and Views—Daylight

Daylight and Views—Views

Possible Points:

Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
LEED Accredited Professional

Possible Points:

Regional Priority: Specific Credit
Regional Priority: Specific Credit
Regional Priority: Specific Credit
Regional Priority: Specific Credit

Possible Points:

Silver 50 to 59 points  Gold 60 to 79 points  Platinum 80 to 110

6.8.11

_,m Em e e e e ) e e e e e e

[N [ G G

_ = -

110




PHOTOVOLTAIC sySTEM SUMMARY
THE RIFKEN GROUP PROPOSAL

Panel Type One (Higher Wattage Panel)

Number of panels (modules): 104

Power output per module: 210 Watts

Total output of panel array: 22 kW (DC)

Module dimensions: 31.4"x62.2"

Module surface area: 13.56 sq. ft.

Approximate area of panel array: 1,560 sq. ft. (15 sq. ft per module)

Panel Type Two (Lower Wattage Panel)

Number of panels (modules): 110

Power output per module: 190 Watts

Total output of panel array: 20.9 kw (DC)

Module dimensions: 31.4"x62.2"

Module surface area: 13.56 sq. ft.

Approximate area of panel array: 1,650 sq. ft. (15 sq. ft per module)

System Performance:

AC energy generated: 28,000 kWh/yr
Annual energy savings (based on estimate of $.091/kWh): Approx. $2,200

Estimated System Costs:

PV System & Installation: $141,800
Structural Framework: $ 16,200
Design and Engineering: S 5,500
Total installed cost $163,500
35% Focus on Energy Incentive: $ 49,000 (28,000 kW-hr/yr @ $1.75 kW-hr/yr)
MGE Energy Matching Grant: $ 54,500 (confirm w/ MGE)

Rifken Group estimated contribution: $ 60,000

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



TAB 5: ECONOMICS

Sources and Uses. As described earlier, the development presented in this proposal would consist
of three separate buildings with a total rentable area of approximately 102,450 square feet. Of this total,
around 32,450 square feet would be available for retail or service tenants on the ground floor of each
building. The remaining area of 70,000 rentable square feet would be available for office tenants on the
upper floors of the five-story building. In the center of this complex would be a parking structure with 373
parking stalls, of which 23 stalls would be available as guest/visitor parking on a limited time basis. It is
estimated that office tenants will require a minimum of 3 cars per 1,000 square feet of rentable area, so

the structure should provide ample parking for all tenants and customers.

The project would be funded through a combination of bond and tax incremental financing
(described later) along with federal New Market Tax Credits and investor equity. The sources and uses of

funds for this project are presented at Exhibit A at the end of this tab section.

Financing Methods. The proposer intends to secure primary funding for this project with a bond
issuance through the City of Madison Community Development Authority (CDA). As contemplated in this
proposal, the CDA would issue one bond offering with two series of bonds within this offering. The
proceeds of the bond issuance would be used to fund the purchase of the land and the construction and
development of the three buildings and parking structure. The first series of bonds would be Midwest
Disaster Area (MDA) Bonds as offered under the authority of the Heartland Disaster Tax Relief Act of 2008.
These bonds would be “conduit” debt for the CDA as the proposer would be responsible for the debt service
and the credit enhancement (likely a letter of credit with a private lender). The proceeds of the MDA bonds

would be used for the purchase of the land and the construction and development of the buildings.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



The second series of bonds issued by the CDA would be used to construct and develop the parking
structure. The CDA would own the parking structure and the proposer would lease the structure from the
City. The cost of the parking structure would be financed through CDA Lease Revenue Bonds and any bond
costs would be reimbursed to the City through the proposer’s lease payments. As part of the lease
agreement, the proposer would be responsible for all repair and maintenance costs to the parking structure
as well as the lease payment. In exchange, the proposer would receive all parking revenue generated by
the structure. A development agreement shall include a promise by the City to use the TIF revenue

generated by the project to pay off the bonds.

Finally the proposer is requesting TIF financing for the tax increment generated from the three
buildings and other improvements associated with the project. The details of the financing can be found at

Exhibit B at the end of this tab section.

Project Feasibility. The key to the feasibility of this project is preleasing. At a minimum, 75% of
the rentable space must be preleased prior to financing and construction. As mentioned earlier, this
proposer has had discussions with many potential tenants over the past year and there is good possibility
that many of these prospects would sign leases if the development outlined in this proposal comes to
fruition. This proposer estimates that triple net lease rates in this market area would fall between $14.00
and $16.00 per rentable square foot. In addition, full service lease rates in this area would like range
between $22.00 and $24.00 per rentable square foot whereby landlord would pay for all utilities, repairs

and maintenance, janitorial, insurance and real estate taxes.

Given these rental assumptions, the stabilized operations are estimated at Exhibit C at the end of

this tab section.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



Additional Information Unique to this Developer’s Proposal. This proposer believes that this
project is greatly enhanced by the assemblage of additional parcels beyond those now held by the City.
Rifken, who has been working on assemblage of properties on this block since the fall of 2010, now has an
option on the parcel at 825 East Washington Avenue and 824 East Main Street, parcels owned by Allied
Van Lines. Rifken also is negotiating an extension on an earlier option to purchase the Teen Center property
at 827 East Washington Avenue, and is in discussions with Kleenaire for their site at 832 East Main Street
and the Rainbow Project property at 831 East Washington Avenue. With expansion of the City’s existing
site, the developer was able to include additional parking area and a loading dock for the grocer to be able
to have truck access to their facility. The land cost summary is found at Exhibit D at the end of this tab

section.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS
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THE RIFKEN GROUP PROPOSAL
Don Miller Site - East Washington Avenue

June 2011

EXHIBIT A

SOURCES AND USES OF FUNDS

Source of Funds:

Bond Proceeds - Midwest Disaster Bonds 14,384,785
City of Madison - TIF Funding 2,202,427
New Market Tax Credits 4,756,994
Investor Equity 3,375,058
TOTAL - Source of Funds: 24,719,264
Use of Funds:
Financing: Mortgage Origination Fee 71,924
Appraisal / Title Insurance 2,500
Legal and Survey Fees 250,000
Construction: Site and Shell - Building 1 1,140,750
Site and Shell - Building 2 540,000
Site and Shell - Building 3 11,250,000
Tenant Improvement Allowance 3,585,750
Site Work and Demolition 834,500
Land Cost 2,167,110
Architect / Engineer / Soils 1,064,892
Other: Development Fees 1,490,848
Marketing Costs 638,935
Leasing Fees 1,142,626
Construction Interest 539,429
TOTAL - Use of Funds: 24,719,264

Note: The parking structure is expected to cost $4,781,335 and would

be owned by the City of Madison and leased to the Developer. The
parking structure would be financed by a CDA bond issuance and the
bond costs would be reimbursed through the Developer's lease payments.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS




m THE RIFKEN GROUP PROPOSAL
Don Miller Site - East Washington Avenue
sumse June 2011

EXHIBIT B
FINANCING DETAILS

CDA Bonds - Midwest Disaster Bonds
Net Operating Income - Year1 $ 1,534,377

Capitalization Rate 8.00%
Projected Appraised Value: S 19,179,713
Loan-to-Value Ratio 75%
MORTGAGE PRINCIPAL: S 14,384,785
Interest Rate 5.00%
Amortization - Years 25
ANNUAL DEBT SERVICE: S 1,009,104

CDA Bonds - Parking Structure

Parking Structure Cost S 4,781,335
Interest Rate 3.00%
Amortization - Years 25
ANNUAL LEASE PAYMENT: S 272,084

Tax Incremental Financing (TIF)
Real Estate Assessment S 14,000,000
Mil Rate S 0.022
Real Estate Taxes: S 308,000
Interest 3.00%
Amort - Yrs 26
SUPPORTABLE TIF BOND: S 5,506,067
Discount 40%
TIF PROCEEDS: S 2,202,427

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



THE

EENM Don Miller Site - East Washington Avenue

D

THE RIFKEN GROUP PROPOSAL

Dois: June 2011
EXHIBIT C
STABILIZED OPERATIONS
Annual Stabilized
Building Use Rentable SF Rate Activity
Building 1 Retail 8,450 | S 16.00 S 135,200
Building 2 Retail 4,000 | $ 16.00 64,000
Building 3 Retail 20,000 | S 16.00 320,000
Building 3 Office 70,000 | S 22.00 1,540,000
All Buildings CAM 32,450 | S 4.51 146,490
No. of Stalls Mthly Rate
Parking 350 | $ 70.00 | 'S 294,000 |
GROSS INCOME: S 2,499,690
Vacancy - 5% (124,985)
NET INCOME: S 2,374,705
Description Unit S/Unit
Management Fees 5% of Rental Income S 118,735
Utilities - Gas and Electric 70,000 | S 1.50 105,000
Utilities - Water and Sewer 70,000 | S 0.15 10,500
Repairs and Maint - Office 70,000 | S 1.00 70,000
Janitorial 70,000 | $ 1.00 70,000
Trash Removal 12 1S 300.00 3,600
CAM |Repairs and Maint - Park Ramp 373 | S 300.00 111,900
CAM |Grounds Maintenance 108,900 | $ 0.25 27,225
CAM |Insurance 102,450 | $ 0.15 15,368
CAM |Real Estate Taxes S 14,000,000 | $ 0.02 308,000
TOTAL EXPENSES: S 840,328
NET OPERATING INCOME: S 1,534,377
Less - Lease Pymt - Parking Structure S (272,084)
Less - CDA Bonds - Midwest Disaster (1,009,104)
CASH FLOW: S 253,189

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS




THE RIFKEN GROUP PROPOSAL
Don Miller Site - East Washington Avenue

June 2011
EXHIBIT D
LAND COST SUMMARY

Address Area (SF) Cost Cost/SF Owner
801 E. Washington Avenue 16,500 S 231,000 $14.00 Don Miller
815 E. Washington Avenue 32,340 $ 452,760 $14.00 Don Miller
819 E. Washington Avenue 10,890 $ 300,000 $27.55 Schappe Trust
825 E. Washington Avenue 10,890 S 400,000 $36.73 H. Rindy
806 E. Main Street 16,500 S 231,000 $14.00 Don Miller
820 E. Main Street 10,890 S 152,460 $14.00 Don Miller
824 E. Main Street 10,890 S 400,000 $36.73 H. Rindy
TOTAL: 108,900 S 2,167,220 $19.90

ACRES: 2.50

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS




DEVELOPMENT SCHEDULE
THE RIFKEN GROUP PROPOSAL

AUG 2011

FEB 2012

APR 2012

JUN 2012

JUL 2012

JAN 2013

AUG 2013

THE RIFKEN GROUP IS SELECTED to develop the South Don Miller site including additional
parcels presently controlled by The Rifken Group. A six-month Option to Purchase is
granted by the City of Madison exclusively to The Rifken Group.

Concept Development including tenant negotiations and details are refined.

Neighborhood meetings are scheduled to enlist strong local input and support.

CONCEPT DEVELOPMENT IS SUBMITTED TO CITY FOR UDC REVIEW
The Option to Purchase is extended for six-months.

CITY UDC, PLAN COMMISSION AND COMMON COUNCIL APPROVE DESIGN
The Rifken Group finalizes anchor tenant agreements and financing.

Phase Il Environmental Study is initiated and completed.

Construction documents are started.

CONSTRUCTION DRAWINGS ARE RELEASED FOR BIDS
Site acquisition is complete.

Bids are received and evaluated. Final details are resolved.
Demolition and environmental remediation begin.
CONSTRUCTION COMMENCES ON MID-RISE
CONSTRUCTION COMMENCES ON PARKING STRUCTURE

OCCUPANCY AND COMPLETION
Tenants open for business September 1, 2013

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



TAB 7: MARKETING THE RIFKEN PROJECT

Marketing Approach. TRG's Marty Rifken is acting as the listing/leasing broker on the project, with Cecile
Wopat, Vice President of Brokerage and Marketing as the leasing agent. Together Marty and Cecile have
over 62 years of experience in local commercial real estate, both being heavily networked within the
commercial real estate market of Madison area by memberships in Downtown Madison Incorporated,
GMCVB, the Chamber of Commerce, the Commercial Brokers Group, the Realtors Association of South

Central Wisconsin, the Wisconsin Realtors Association, and the National Association of Realtors.

TRG will implement its standard procedure of assemblage and distribution of a marketing packet
using the EUA provided site plan, floor plans and renderings as well as data sheets. Such materials will
highlight the unique and sustainable features of the project such as the outdoor patios, green roofs and
high efficiency heating and cooling systems. Marketing materials will be posted on local and national
database websites to garner interest from both local and national tenants and/or their tenant
representatives. Direct market calls and mailings will be made to local commercial real estate agents
and/or their tenants. It should be noted that numerous calls of this nature have already been made
generating expressions of interest in this downtown market provided there is on-site parking and

competitive rental rates.
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TAB 8: STEPS TO PROPOSERS OWNERSHIP

Steps to Proposer’s Ownership. (Please also see Timetable above.) This developer proposes that the
City grant an option period during which he can complete concept and then construction drawings, solicit
contractor bids, receive all approvals from the various City committees and the City Council, and until being
granted a building permit—possibly until about July 2012. Such a schedule would allow for about a year

for construction and tenant occupancy in the fall of 2013.

THE RIFKEN GROUP - EPPSTEIN UHEN ARCHTECTS



HE
RIFKEN G
GROUP im0

DEVELOPMENT

BrROKERAGE  eppstein uhen: architects
MANAGEMENT

the rifken group, Itd.  eppstein uhen architects
14 w. miflin street, sute 300 222 w. washington avenue, suite 650
madison, wi 53703  madison, wi 53703
www.rifken.com  www.eua.com




	RIFKEN GROUP PROPOSAL.pdf
	/
	THE RIFKEN GROUP, LTD.
	1968–2011  Celebrating 43 Years in Madison Real Estate
	Martin F. (Marty) Rifken
	Professionalism of Personnel




