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REQUEST FOR PROPOSAL

The City of Enid invites written proposals for the development, financing, design, construction,
and operation of an Events/Convention Center Headquarters Hotel as part of the Renaissance
Project in downtown Enid, Oklahoma. Proposals are solicited in accordance with the terms,
conditions, and instructions as set forth in this Request for Proposals (RFP).

The deadline for submitting the response to this RFP is 2:00 p.m. CST on June 21st, 2011 (If
mailed, the proposal must be received by The City of Enid by this date and time).

Proposals must be time stamped in at:

City of Enid Planning Administrator’s Office
401 W. Owen K. Garriott Road

Enid, OK 73701

Late proposals will not be accepted.

Respondents must submit:

1. Original proposal clearly marked as “Original” in sealed package with ten (10) copies;

2. Proposal on a USB flash drive or compact disc (CD) in PDF Format in sealed package with
proposal;

3. Additional or alternative proposals clearly marked “Additional or Alternate

Proposal” and sealed in a separate package. Questions regarding this RFP may be submitted in
writing to Chris Bauer, Community Development Office by May 17th, 2011. The City of Enid
will issue responses to such questions and made available to all on the RFP at the FAQ website
http:/ /www.Enid.org/hotelrfpfaq, by May 31th, 2011. City of Enid reserves the right to
conduct a mandatory pre-submittal meeting. City of Enid reserves the right to reject any and all
proposals or to accept any proposal deemed to be in its best interest and;

4. Ten (10) copies of Forms B1, B2, B3 and B4, specified herein, will be required only if the
proposal is short listed for the interview process. These forms should be sealed in a separate
package by themselves (To help maintain the confidentiality of the requested information, ten
copies of these forms are to be submitted in a separate envelope from the remainder of the
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proposal.) Any and all financial information will only be required after a short-list of applicants
has been determined.

City of Enid shall not be obligated to enter into any contract with any Respondent on any
terms or conditions.

Questions regarding this RFP should be directed to:
Chris Bauer, Planning Administrator

City Planning Office cbauer@enid.org

401 W. Owen K. Garriott Rd.

Enid, OK 73701

Phone: 580-616-7217
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1. PURPOSE

The purpose of this Request for Proposal (RFP) is to identify a highly capable development
team(s) to incorporate at a minimum an Events/Convention Center Hotel into the larger
redevelopment plans of the City of Enid (City). While the project’s schematic designs were just
approved by the Mayor and Board of Commissioners the project continues to show progress;
buildings within the proposed greenspace are being taken down, bids for the clearing and
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rough grading of the site have been advertised and design development will be complete in the
following weeks. The proposed Events Center would include seating of 5,000 for entertainment
and events, seating of 4,000 for sporting events and enough space for 110 booths during a
convention or trade show. The Events Center will have retractable seating to make the floor of
the Events Center functional in various configurations and a fully operational multi-use
building. The designs include four (4) locker rooms to have enough room for various sporting
events, dressing rooms for entertainers, an elephant door for loading and unloading of large
equipment as well as concession areas, restrooms and a hospitality room for the visitors within
the Events Center. The renovated Convention Hall will have a direct link to the Events Center
making movement between the buildings easy and seamless. The primary function of
Convention Hall will be for conferences or conventions but the building will have many other
potential uses. Various meeting rooms will be reconstructed within the building and the grand
stage, that is currently in the building, will be renovated to its previous grandeur to allow the
space to function as more than just convention space. The large ballroom will have the ability to
be divided into various configurations using three (3) operable partitions. The renovated
Convention Hall will have a fully functioning kitchen with full access to the entire building.
Work to abate asbestos within Convention Hall has already begun in preparation for the
renovation and groundbreaking that is expected to be held May 2, 2011. The
Events/Convention Center will be a premier destination for not only the Northwestern region
of the State but many of the surrounding states as well. Construction and renovation of each of
the buildings is expected to be completed in October of 2012.

The Downtown area of Enid is growing and thriving area with the Events/Convention Center
being located within blocks from St. Mary’s Regional Medical Center, Integris Bass Baptist
Health Center, David Allen Memorial Ballpark, Enid Symphony Orchestra, Continental North
and South Towers, Broadway Tower, Public Library of Enid & Garfield County, Enid Public
School Administration Building, Garfield County Courthouse and the United States Post Office.
The Downtown Square is a highly trafficked area full of professionals, retail and dining
establishments that make the area the perfect location for a hotel to establish themselves. David
Allen Memorial Ballpark is home to various High School, Junior College and Legion baseball
games throughout the year. Enid is currently home to the Junior College World Series through
this year and the City anticipates renewing the contract through 2014 or even possibly through
2017. This tournament, as well as other David Allen Memorial Ballpark events, has proven to
be a valuable asset and continues to provide a substantial amount of visitors and sales tax
revenue for the City, while filling the hotels across the City to capacity to the point where
finding a hotel room is next to impossible within City Limits. Even throughout the year
without big events, such as the Junior College World Series, the hotel occupancy rate remains
high due to the many other attractions the City has to offer. With the addition of the expanded
convention space and the added Events Center the possibilities for events and attractions are
limitless for the area around the Downtown.

Upon recommendation from City Staff and a Selection Committee (Committee), the winning
team will enter into a Memorandum of Understanding (MOU) and begin negotiation of related
agreements for the services selected and agreed upon by the City. The selected team will be
required to perform all duties as agreed upon in the MOU and follow all procedures of the City
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and the State of Oklahoma. The eventual recommendation by the City and Committee is
envisioned to fall under one of the following scenarios:

1. Selection of a team to develop a Hotel
2. Selection of a team for development of a Hotel and other potential related development(s).

Although proposals are expected to range in scope and scale, proposals will be judged and
compared against each other by the City and the Committee according to the listed criteria to
achieve the best economic proposal that achieves the larger redevelopment goals of the City.
The best economic proposal may not necessarily be the largest nor, the one with the least
amount of public investment, but rather the proposal that best leverages public and private
resources to maximize the opportunity of the site and builds upon other existing and future
developments in the Downtown area. The City realizes that hotel development and financing is
difficult, especially in the current environment. However, the City has identified strategies to
make the financing of the project a true public-private effort. These include the use of a Tax
Increment Financing (TIF) District, creative land leases and other potential inducements. While
the financial and budget information is not required within the proposal, proposers will be
asked to provide additional information once a short list has been chosen. Proposers are
encouraged to interact with other property owners and proposers to achieve these goals.

Proposers should expect to participate in interviews with the Committee and pre-negotiations
with City Staff in between the RFP submittals and the development team selection by the Mayor
and Board of Commissioners. A development team will be able to adjust their proposal in
accordance to information received in these sessions. The City will adjust and post the schedule
as needed during the process. This RFP is not being conducted as a design/build process.

1.1. The City solicits responses to this Request for Proposals (RFP) from selected qualified
Developers (“Developers” or “Respondents”) interested in providing development services for
the financing, design, construction, and operation of a Events/Convention Center hotel and
potential related site infrastructure (the “Project”) in Enid, Oklahoma.

1.2. The RFP evaluation process will begin with a review of the proposals received, followed by
interviews and a ranking of the developers. The City intends to enter into a Memorandum of
Understanding (MOU) with the top-ranked Developer, at which time the two parties will
negotiate agreements as necessary to procure all of those services necessary for the
development of the Project within an established development plan, timeline, and financing
plan. Respondents are to propose a development team that includes a developer, a hotel
operator, and other parties as may be required for completion of the Project

1.3. The City reserves the right to modify and approve any of the members of the final
development team for the Project.

1.4. The City is very interested in developers and/or operators who can show experience and
success in bringing entertainment, retail or other major “destination” land uses to downtown
environments that compliment the New Events/Convention Center and Convention Center.
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The City wants to maximize the development opportunity with uses complimentary to the
urban entertainment district surrounding the property. Proposals may include only a hotel or a
hotel with a mix of surrounding uses, such as residential, office and commercial projects. The
chosen developer will not be based on their mixed use development background and it is the
developer’s discretion whether or not to include this information.

1.5. The developer and hotel operator selected to manage the property must:

e Have access to a prominent national sales office network and sales force positioned to
primarily pursue convention and group meeting demand,

e Have a series of Events/Convention Center hotels in its portfolio in other U.S. major
convention destinations,

e Make a financial commitment to the Project and the Community.

2. PROJECT SCOPE

2.1. The City seeks the development of a chain-affiliated Events/Convention Center hotel with
approximately 144 rooms. The hotel will be located in Downtown Enid in the City’s
Renaissance Project District. The City of Enid is a progressive community and is willing to
explore all incentive options in order to bring the right hotel to the Renaissance Project. For
example this district may be considered as a Tax Increment Financing (TIF) District which the
city has programmed the investment in excess of $20 million dollars in public improvements,
infrastructure, and attractions to leverage private sector development. The City controlled
property is +/- 6.79 acres of vacant land and existing city owned space. The Renaissance Project
District will include a newly renovated 53,000 square foot Convention Hall as well as a new
75,000 square foot Events/Convention Center projected for completion in October of 2012. The
site also includes the existing Cherokee Strip Conference Center (CSCC) which can be
repurposed into retail and restaurants or potentially could become part of a hotel proposal. As
the City moves through the design development of the area there have been multiple sites
located as potential hotel pad locations for a potential site. Each location would allow the hotel
to connect directly to the new Events/Convention Center. The project is in the heart of the
central business district and is conveniently located just blocks from St Mary’s Regional Medical
Center, Integris Bass Baptist Health Center, David Allen Memorial Ballpark, Enid Symphony
Orchestra, Continental North and South Towers, Broadway Tower, Public Library of Enid &
Garfield County, Enid Public School Administration Building, Garfield County Courthouse and
the United States Post Office.

2.2. The City’s larger goal through the development of this catalytic Project is to provide a
positive economic impact resulting in income to the City, contribute to the urban fabric of the
Downtown area and the City, add quality jobs to the City workforce, increased tax revenues,
provide opportunities for Minority and Women'’s Business Enterprises (MWBE) and Disabled
American Veterans (DAV) to participate in the Project development and operation, and
contribute to the City’s long-term economic growth. As the City moves forward with this
project we understand the importance of having a hotel component included in the plan. The
success of the Events/Convention Center lies heavily in having a hotel tied to the site and it will
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be crucial to have hotel input as we go through the Design Development and Construction
phases of this plan. In order to have a successful venture for all parties involved getting input
from the hotel industry on site location and needs is important to the City.

2.3. The selected Developer is expected to construct +/- 144 room upscale Events/Convention
Center hotel(s) with a major national lodging brand with related amenities and facilities. Such
amenities and facilities should at a minimum feature function and meeting space, three-meal
restaurant, extended-hour room service, fitness center, pool and a bar/lounge.

2.4. The above is not intended to limit Respondents’ 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 is open to proposals that offer distinctive features and amenities
that go above and beyond those outlined above and set Enid apart from other destinations. The
City reserves the right of final approval of the Project scale, features and amenities.

25. The City will require a room block agreement to be signed with the Enid
Events/Convention Center.

2.6. Respondents are to assemble all of the necessary parties for the design and construction of
the project 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 sub-consultant(s) (including, without limitation, mechanical, electrical, civil and
structural engineers), a highly qualified and financially capable general contractor, and a hotel
operator (the “Operator”). If the proposal is funded using public money, the developer will
have to procure their general contractor, design professionals and sub-contractors using the
City’s procurement process where appropriate. This information will only be required once the
short-list has been determined, at which time each applicant may consult with the City before
the interview process begins if need be.

3. OBJECTIVES

3.1. Through this RFP process, the City seeks to enter into a Memorandum of Understanding
(MOU) and subsequently negotiate all agreements as necessary with a highly qualified,
financially capable development firm for the services needed to develop the Project.

3.2. The City is seeking at a minimum a hotel in accordance with the provided studies. The City
will actively consider proposals encompassing the entire site, additional sites or with changes to
the City’s site and development plans. The greatest weight given to a proposal will be based on
a cost-benefit analysis that will weigh scope, timing, financial costs and risks, revenue
generation, design and lifestyle amenities and level of quality and creativity. The City realizes
that hotel development and financing is difficult, however, the City has identified various
avenues to ensure that this project is a true public-private effort. The City has looked into the
implementation of a Tax Increment Financing (TIF) District in the area, as well as the use of
creative land leases and other potential inducements that will be discussed further throughout
the process. The financing and budget information, while important, will not be necessary to
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include in this proposal and will be discusses once a short list of proposers have been selected.
The Events/Convention Center will be a premier destination both locally and regionally and
this vision will only be complete once a hotel is also placed on the site. While there are various
potential sites around the development each of these is expected to have direct access to the
Events/Convention Center allowing for it to be the cornerstone of the overall project.

3.3. The development shall be environmentally sensitive and use as much sustainable
techniques and technology as is feasible. Certification at a minimum of a LEED standard is
expected for the hotel as well as any other proposed structure(s) seeking public monies and/or
subsidies.

3.4. The City and the Committee reserve the right to recommend the City Commission accept a
combination of proposals, multiple proposals, or any portion of a proposal for the City’s
consideration. Respondents to the RFP process will be evaluated and ranked by the City staff
and Committee and their proposals presented to the City Commission following the
recommendations of the committee. Following this, a proposal(s) will be selected and will be
entered into a MOU leading to formal negotiations for a development and operating
agreements with the City of Enid.

Interested parties are encouraged to review plans for the area. These include:

Downtown Development Analysis, Hunden Feasibility Study
Enid Renaissance Site Plan

Site Survey

Charrette

Schematics

e Downtown Parking Study

While these plans do not necessarily establish regulatory guidelines, they may provide context
for site planning and design development. Copies are available at the City of Enid website:
www .Enid.org under “What’s New” tab then select Enid Renaissance from the drop down
menu (http:/ /www.enid.org/index.aspx?page=750).

4. SITE AND MASTERPLAN

4.1. As noted above, the site consists of an approximately 6.79 acre site with an existing
Cherokee Strip Conference Center (CSCC) renovated Convention Hall and New
Events/Convention Center. The Site is across the street from the David Allen Memorial
Ballpark. (Exhibit A).

The site is in the Renaissance TIF district, and is adjacent to the City’s central business district.

4.2. A Master Plan for the site has been developed (Exhibit A). Developer teams are required to
provide input into the Master Plan, via their architectural partner(s), making a strong urban
statement addressing the Events/Convention Center, hotel, related parking, street level parking
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space, and other. Respondents have the opportunity to contribute their creative vision to a
lasting piece of the City’s development.

4.3. Respondents should generally assume the City-owned land in Exhibit “A” is in
public control and on- and off-site improvements will be generally developed to the scale
required to support the hotel, as proposed.

5. FINANCING

5.1. 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. Respondents will
be expected to provide information regarding sources of debt and equity, and are urged to
consider creative development and financing structures that will accomplish these ends.
However, the City realizes that hotel development and financing is difficult and the City has
identified various avenues to ensure that this project is a true public-private effort. The City has
looked into the implementation of a Tax Increment Financing (TIF) District in the area, as well
as the use of creative land leases and other potential inducements that will be discussed further
throughout the process. The financing and budget information, while important, will not be
necessary to include in this proposal and will be discusses once a short list of proposers have
been selected.

5.2. Preference will be given to those developers that minimize the use of public financing,
emphasize private sector financing and/or participation and provide the greatest economic
opportunity for the City.

5.3. Respondents must state a single value for the present value of any and all subsidies
requested to be provided by any public body, including cost of land. Required funds should be
broken out between immediate subsidies (payment for any portion of the project, waived fees,
etc.) and the present value of streams of subsidy over time, such as tax rebates.

5.4. Once the short-list of applicants has been decided, all applicants will be asked to submit a
financial plan that details the assumptions used in the recommended development. The
assumptions should include operating projections that are supported by market research, such
as a Smith Travel Research report. In addition, a financing plan and Project schedule must be
submitted. As part of the submission, the developer shall identify practical financial sources
that could be considered to support the project.

5.5. Once the short-list of applicants has been decided, all applicants will be asked to break
down all financial assumptions for the project, including price offered for any public land
included.

5.6. The City will give weighted consideration to the Development Team with significant
experience in developments similar in scope and quality to the proposed Project, and who also
demonstrate that it has significant financial resources to support a guaranty of completion in
accordance with a fixed schedule throughout the interview process.
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5.7. The City, understanding the economics of the hotel market, will consider various finance
options and choose a development team that can creatively deliver a project that will best meet
the needs of the Project and accomplish the following goals and objectives:

e Limit financial participation by and risk of the City.

e Ensure that the hotel is operated with the benefit of the overall community and
Events/Convention Center, and results in an appealing urban addition to the
community.

e Leverage economic gains of the Project for the general benefit of the City.

6. PROPOSAL CONTENT

6.1. Transmittal Letter, addressed to the Planning Administrator. The letter is not to exceed one
page in length and should include:

6.1.1. An offer to negotiate, indicating the Respondent’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 180 days.

6.1.2. Identification of the Respondent’s firm, its ownership, officers, directors or partners, as
well as a single contact person for all correspondence and notifications and its legal counsel.
Full and complete disclosure of the Respondent and its ownership and control is mandatory.

6.1.3. In at least one copy, an original signature of a partner, principal, or officer of the
Respondent, with a statement that the signatory is authorized to submit the proposal.

6.2. Development Team Qualifications

6.2.1. Legal name and officers, directors or partners of each member of the Development Team,
at a minimum, including the developer, architect, construction manager or general contractor,
hotel operator, and all other known team members.

6.2.2. A summary of qualifications, relevant experience and references for each Development
Team member, specifically addressing matters related to the Project Scope and Objectives
expressed in this RFP, as well as providing detailed descriptions of three hotel projects
comparable to the proposed Project completed among the Development Team members.

6.2.3. A description of the type of entities that will be involved in the Project and whether the
proposer is planning to develop, own or manage the Hotel or if the proposer has interest in
doing a combination developing, owning or managing the completed Hotel. The City expects
competent, efficient management to operate and market the Project.

6.3. Physical Development Proposal - The City expects the Project to possess the quality and
level of finishes consistent with similar Events/Convention Center hotels of high quality in
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other North American cities. Respondents shall provide a design concept, including conceptual
drawings, elevations, and/or models, for the proposed development program, inclusive at
minimum of the following;:

HOTEL:

6.3.1. An overall conceptual diagram for the Events/Convention Center, hotel, parking and
related development and amenities.

6.3.2. Breakdown of the hotel room mix by category and the size of the rooms by category (king,
double, suite, etc.).

6.3.3. The Hotel Brand intended for the proposed Hotel, if known at this time, or the Hotel
Brand they would prefer to bring to the Project.

6.3.4. Approximately 4,000 square feet of meeting and ballroom space. This is an estimate and
can be discussed further once the short-list of applicants has been determined.

6.3.5. Description of facilities for food and beverage services.
6.3.6. Total gross hotel building area, footprint, and number of stories.
6.3.7. Potential hotel expansion options.

6.3.8. Links between Project elements and parking structures, description of concierge space and
services.

6.3.9. Proposed hotel room rate structure (in 2011 dollars).
6.3.10. Number of parking spaces required/provided for the Hotel.

6.3.11. Visual and physical relationship with the area, downtown Enid, and other commercial,
residential, and recreational developments.

6.3.12. A description of any additional amenities.

6.3.13. A description of the level and commitment to using green technologies including goals of
LEED certification.

6.3.14. An option, sale or related agreement showing control of any non-city owned piece

included in the Proposal. The City and the Committee reserve the right to disqualify any
proposal containing non-city owned land without proper agreements by the property owner.

10
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6.3.16. Conceptual elevations, 3-diminsonial massing, and other appropriate design and
architectural elements to help present the project will be required only after the short-list of
applicants has been determined.

6.3.17. Explicit information on any other related needs to the hotel.

11
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TRANSPORTATION:
6.3.18. Proposed financing, ownership and related needs and agreements for parking.

6.3.19. Identify any proposed changes to the public right-of-way and road system and
expectations of timing of changes and costs.

RELATED DEVELOPMENT (if applicable, but not required):

6.3.22. Scope and scale of proposed uses including gross floor area, building height(s) and
massing, lot coverage and location on the site and general design characteristics.

6.3.23. Narrative description of how these additional developments conform to the overall goals
of the City and overall vision for the combined project.

6.3.24. Expected financial arrangements for the project, including proposed public investment,
subsidies and land acquisition costs will be required only after the short-list of applicants has
been determined.

6.3.25. Conceptual elevations and project schedules for each component.

6.4. Concept Description - As part of the Project Description, Respondents should include the
gross floor area of each use at all elevations and major entrances and the interrelationship of the
proposed Project with the surrounding area and amongst its components. A narrative statement
shall accompany the diagrams and summarize their content, the factors taken into consideration
in developing the layout, and other information that the Respondent believes would be helpful
in understanding the presentation.

6.5. Project Schedule - Respondents shall provide a project schedule that should run from
authorization through negotiation, and to opening of the Hotel, assuming that an MOU is
executed with the City by October/December 2011.

6.6. Project Financing - Exhibit B to the RFP contains Forms B1, B2, B3, and B4 that are to

be completed by Respondents in Excel format and included only if the proposal is short listed
for the interview process. If alternative project scenarios and financing approaches are
considered, full information for each alternative is required. All financial assumptions including
profit(s) must be identified, but will be required only after the short-list of applicants has been
determined.

6.6.1. Respondents shall provide a detailed development budget in conformance with each of
the line items provided in Form B1 only if the proposal is short listed for the interview process.
Escalation of costs for inflation should be included and so identified in the projections.

12
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6.6.2. Respondents shall provide details of market assumptions that underlie projected
occupancy levels and rates, as well as a five-year market history using Smith Travel Research
data or alternatives, using Form B2 only if the proposal is short listed for the interview process.

6.6.3. Respondents shall provide a statement of net operating income for the proposed project in
conformance with each of the line items provided in Form B3, assuming completion of
construction and opening of the Project in the appropriate year, based upon the project schedule
submitted by the Respondent only if the proposal is short listed for the interview process.

6.6.4. Respondents shall provide an analysis of the Project’s cash flows on the Form B4. In this
schedule, cash flows from operations, project costs, debt service, profit requirements, and the
residual value of the Project are used to calculate the net present value of the proposed project.

6.6.5. Respondents shall provide a plan and demonstrate ability to obtain both equity capital
and, as required, debt financing necessary to undertake the development, including the rates of
return these sources are likely to require. Respondents are required to present evidence of
equity capital and debt financing commitments from financial institutions, partners, and other
resources, will be required only after the short-list of applicants has been determined.

6.6.6. Respondents shall provide evidence of the concurrence of key participants in the
development concept, site plan, and economics.

6.7. Information requested in the RFP and deemed by the Respondent to be privileged and
confidential must be marked “Privileged and Confidential Information.” The City will endeavor
to protect such information from disclosure to competitors to the extent allowable by law.

7. ADDENDA AND SUPPLEMENTAL INFORMATION

7.1. Addenda to the RFP shall be provided to all Respondents who received the initial RFP
should it become necessary to make revisions, request additional information, or respond to
written inquiries relating to the RFP.

7.2. It may be necessary for the City to request supplemental information from individual
Respondents after proposals have been submitted and reviewed. Such information will be
requested in writing to the specific respondent. This information will become a part of the
original proposal submitted by the specific respondent and will be used by the City in
evaluating the proposal and will not be shared with other respondents during the evaluation
and award process.

8. GOOD FAITH EFFORT PLAN

8.1. It is the policy of the City to involve Minority and Women-owned Business Enterprises
(M/WBE) and Disabled American Veterans (DAV) to the greatest extent feasible. In the
Proposal Statement, the Developer must provide their proposed method for M/WBE and DVA
participation.

13
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9. AWARD PROCEDURES

9.1. The Committee will evaluate all proposals received in response to this RFP. The City shall
make its recommendation to the City Commission based on the committee’s evaluation of the
proposers” adherence to the goals, objectives, and evaluation criteria outlined in this RFP. All
RFP submissions must be received by June 21st, 2011 2:00 P.M. PST.

9.2. Respondents who submit proposals will be required to make oral presentations to the City
in interviews, to the public in forums and to the Mayor and Council for purposes of clarifying
and presenting their proposal. The City will choose the number to be interviewed and schedule
them accordingly.

9.3. From those presentations and interviews, the City will rank the proposals ordered by those
that best satisfy the objectives and goals expressed by the City in this RFP. The City will pursue
negations with the top ranked Respondent with the goal of a MOU by October/December of
2011. If a satisfactory agreement cannot be negotiated with the top-ranked Respondent, the City
will formally end negotiations with that Respondent and pursue negotiations with the
Respondent that next satisfies the objectives and goals expressed by the City in this RFP or end
the process. The City will continue this process until either a MOU is executed, or until the City
elects to end negotiations.

9.4. Upon recommendation of a proposal by the committee, the City will make the final decision
for approval of the MOU. In its consideration of the proposal, the City may request additional
information and presentation(s).

9.5. The selected Respondent must conform to zoning ordinances, subdivision requirements,
and other applicable codes and ordinances of the City, County, or State. The City will assist in

obtaining all necessary permits and land use approvals.

9.6. This RFP does not commit the City to procure or award a contract for the scope of work
described herein.

10. EVALUATION CRITERIA

10.1. The City will rank the responding firms and their submittals based on the following
criteria: (order of priority suggestion)

10.1.1. Demonstrated ability to arrange financing (equity and debt) within 60 days of execution
of a Development Agreement.

10.1.2. Quality of response, including clarity and completeness.

10.1.3. Lowest financial and completion risk to the City, will only be evaluated only after the
short-list of applicants has been determined.
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City of Enid, Oklahoma

10.1.4. Creativity, Quality and logic in design and architectural concepts.
10.1.5. Ability of design and site to achieve the goals of the Project.
10.1.6. Historic ability to complete projects of a similar scale.

10.1.7. Experience developing, owning, and/or operating hotels.

10.1.8. Strength of hotel operator.

10.1.9. Scope of room count and function space.
11. RIGHTS RESERVED BY THE CITY OF ENID

11.1. The City reserves the right in its sole discretion to recommend the approval of a MOU
related to this RFP. All portions of this RFP will be considered part of the MOU and will be
incorporated by reference.

11.2. The MOU will reserve to the City the right to review and approve the plans and
specifications for development with respect to their conformance with the goals and
requirements of this RFP. The City will also reserve the right to refuse or approve any such
drawings, plans, or specifications that are not suitable or desirable, in its opinion, for aesthetic
or functional reasons. These drawings, plans, and specifications may include, but are not
limited to the suitability of the site plan, architectural treatment, building plans and elevations,
materials and colors, construction details, access, parking, loading, landscaping, identification
signs, exterior lighting, refuse collection features, and street and sidewalk designs.

11.3. The City reserves the right to request additional information from any and all prospective
Respondents if necessary to clarify any information contained in the proposals.

11.4. The City reserves the right, at its sole discretion, to accept or reject any and all proposals or
portions received as a result of this RFP, to waive minor omissions, and to conduct discussions

with all responsible respondents, in any manner necessary, to serve the best interest of the City.

11.5. The City reserves the right to suggest modifications to the team and approve the members
of the final development team for the Project.

11.6. The City reserves the right to keep all responses in connection with this RFP, without
restriction on future use.

12. ADMINISTRATIVE INFORMATION

12.1. The issue date for this RFP is March 22nd, 2011. A schedule of events follows in Section 13
of this document. The City may modify the schedule at any time for any reason.
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12.2. Questions and inquiries will be accepted via email at cbauer@enid.org. The closing date for
submitting all written questions is 2:00 p.m. (CST) on Tuesday, May 17th, 2011. A summary of
all substantive questions and responses will be provided to all parties receiving the RFP
document and registering for addenda.

12.3. The deadline for receipt of proposals is 2:00 pm (CST) on Tuesday, June 21st, 2011. Send
ten (10) copies of the proposal to:

Chris Bauer, City Planning, City of Enid

401 W. Owen W. Garriott Rd.

Enid, OK 73701

12.4. Proposals that are mailed or delivered by courier should allow sufficient time to ensure
receipt by the City by the established deadline.

12.5. Interested developers must submit nine (9) photocopies of their proposal in addition to the
original (labeled accordingly). A total of 10 (10) paper proposals shall be submitted. One (1)
electronic copy of the proposal is also required in Adobe/Acrobat format on USB flash drive or
compact disc (CD) media. The original proposal must be the actual document received by the
City and must be clearly marked “Original.” Faxed and emailed responses are not acceptable.

12.6. A list of teams submitting proposals may be made public, however because this project is
designated as a real estate negotiation and contents are confidential, actual proposal contents
will not be made public, to the extent allowable by law.

12.7. Communication with City staff and/or members of the selection committee regarding this
process is strictly forbidden. Communication regarding this process with other local officials is
strongly discouraged in order to protect the integrity of the selection process.

12.8. Development Teams acknowledge and agree that the City will not be liable for any costs,
expenses, losses, damages (including damages for loss of anticipated profit), or liabilities
incurred by the Development Team or any members thereof as a result of or arising out of,
submitting a proposal, negotiating changes to such proposal, or due to the City’s acceptance or
non-acceptance of the proposal.

12.9. Proposals are to be valid and irrevocable for a minimum period of one hundred and eighty
(180) days following final date for submission of proposals. This term may be extended by
written mutual agreement between the City and the Respondent considered recommended for
award.

12.10. Respondents should give specific attention to identifying any portions of their proposals
they deem confidential, proprietary information, or trade secrets.

12.11. By submitting a proposal in response to this RFP, the Respondent selected for award
represents that it will comply with all Federal, State and City laws, rules, regulations, and
ordinances applicable to its activities and obligations under this RFP and the Development
Agreement.
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13. SCHEDULE OF EVENTS

13.1. RFP Release March 22, 2011

13.2. Pre-Proposal Conference April 18, 2011

13.3. Due date for all written questions May 17, 2011 2:00 P.M. CST
13.4. Proposals are Due June 21, 2011 2:00 P.M. PST

13.5. Recommendation to City Council TBD

13.6. Interview of Shortlist, Presentations TBD

13.7. Development Agreement TBD 2011

13.8. Complete MOU TBD 2011

14. SPECIAL TERMS AND CONDITIONS

14.1. Reservation of Rights by City of Enid

The issuance of this RFP and the acceptance of submissions do not constitute an agreement by
the City of Enid that any contract will actually be entered into by the City of Enid. Any and all
disputes arising under the RFP and any contract negotiated as a result of this RFP shall be
governed by the laws of the State of Oklahoma. The venue for any action brought to enforce
provisions of the contract shall be in Garfield County, Oklahoma.

14.2. Form and Terms of Lease, or Sale, and Development Agreement

By submitting a response to this RFP, each Team agrees that the development agreement and
lease or sale and any other contract resulting from this RFP will be drafted under the
supervision of the Enid City Attorney. Teams may not insist on the use of standard contract
agreements, documents or forms and waive any demand for the use of standard agreement
forms. Selection of a team does not obligate the City of Enid to accept all of the terms of the
successful Team’s submission.

14.3. Copyright and Patent Indemnification

By submitting a response to this RFP, each Team agrees to hold the City of Enid, and their
officers, agents, employees, and consultants free and harmless against any and all liability,
including costs of claims, suit and attorneys’ fees, arising from, growing out of, or incidental to
the actual or alleged use of any copyrighted composition, secret or proprietary process,
patented or unpatented invention, article or appliance.
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14.4. No Partnership/Business Organization

Nothing in this RFP or in any subsequent development agreement, lease, or any other contract
entered into as a result of this RFP shall constitute, create, give rise to or otherwise be
recognized as a partnership or formal business organization of any kind between or among the
City of Enid or the Team.

14.5. Employment Restrictions and Indemnity

No person who is an officer, employee, contractor or consultant of a Team shall be an officer or
employee of the City of Enid. No rights of the City of Enid’s civil service, retirement or
personnel rules accrue to Team, its officers, employees, contractors, or consultants. The
successful Team shall have the total responsibility for all salaries, wages, bonuses, retirement,
withholdings, worker’s compensation, other benefits and taxes and premiums appurtenant
thereto concerning its officers, employees, contractors, and consultant. Team shall save and
hold the City of Enid harmless with respect to any and all claims for payment, compensation,
salary, wages, bonuses, retirement, withholdings, unemployment compensation, other benefits
and taxes and premiums in any way related to Team’s officers, employees, contractors and
consultants.

14.6. Immigration and Naturalization
All Teams shall be required to be in compliance with the Naturalization Reform Act of 1986 and
all rules and regulations promulgated there under.

14.7. Non-Discrimination

The parties hereto, for themselves and their successors and assigns, and for their subcontractors,
do hereby covenant and agree that no person shall be excluded from participation in, denied the
benefit of, or otherwise subjected to discrimination under the terms of this RFP on the grounds
of race, color, age, sex handicap, or national origin; and that, in carrying out the terms and
conditions of this RFP, no person shall be subjected to description on the grounds of race, color,
age, sex, handicap, or national origin.

14.8. Compliance with Laws

Persons submitting proposals shall conduct their business under the terms of this RFP in such a
manner that it does not violate Federal, State, or local laws or regulations applicable to the
conduct of its operations under the terms of this RFP.

14.9. Interpretation of Law

This RFP shall be deemed to have been made in the State of Oklahoma and shall be construed
and interpreted in accordance with the laws of the State of Oklahoma.

14.10. Choice of Law

Any action or proceeding seeking to enforce any provision of, or based on any right arising out
of, this RFP may be brought against any of the parties in the courts of the State of Oklahoma,
County of Garfield, or, if it has or can acquire jurisdiction, in the United States District Court for
the Western District of Oklahoma, and each of the parties consent to the jurisdiction of such
courts (and of the appropriate appellate courts) in any such action or proceeding and waives
any objection to venue laid therein.
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14.11. Employment Verification

The City of Enid requires all contractors to verify that employees working pursuant to contracts
with the City of Enid are legally authorized to work in the United States. The contractor agrees
to verify and document the employment eligibility of all employees who may perform services
pursuant to this RFP. The contractor also agrees to require all subcontractors who perform
services under this RFP to verify and document the employment eligibility of all employees
who perform services pursuant to this RFP.
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EXHIBIT A: City of Enid Renaissance Site Plan showing three on-site hotel pads and one off-
site hotel pad, all four pads site are owned by the City.

EXHIBIT B: Project Financing - Form B1
The submission of Exhibit B will only be required if the proposal is short listed for the
interview process.

Schedule 1: Hotel Cost Assumptions:

Gross Cost % Budget Cost/Key Gross Cost % Budget Cost/Key Gross Cost % Budget Cost/Key
Cost of Non-City Owned Land (if applicable)
Site Preparation

Soft Costs

Architectural/ Engineering

Other Consultants

Developer Fee

Permits/ Fees

Bonds/ Ins/ Builders Risk

Legal and Accounting

Pre-Development Expense

Construction Cost

FF&E

Marketing/ Pre-Opening

Marketing/ Pre Opening

Leasing Commissions

Tenant Improvement Allow.

Deposit/ Operating Reserves

Contingency

Total

Total Project Bond Financing Cost

Total Bond Issue under Tax Exempt Financing
Hotel Parking Structure Grand Total
Estimated Total Project Budget

EXHIBIT B: Project Financing - Form B2

Schedule 2: Market Assumptions and Projected Occupancy
Hotel Name Address

Number of

Rooms

Assumptions for Projections

Competitive Set Rooms

Supply

Occupied

Rooms ADR RevPAR
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Year
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
Define the Competitive Set Considered in projections:

EXHIBIT B: Project Financing - Form B3

Schedule 3: Estimated Cash Flows from Operations
Statistical Information
Number of Rooms

Available Room Nights
Occupancy Rate

Occupied Room Nights
Average Daily Use

RevPAR

Revenues

Rooms

Food & Beverage
Telecommunications

Parking

Other Departments & Rentals
Total Revenues

Dept. Costs & Expenses
Rooms

Food & Beverage
Telecommunications

Parking

Other Departments & Rentals
Total Departmental Expenses
Departmental Profit
Undistributed Expenses
Administrative & General
Sales & Marketing
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Energy

Property Operation/Maintenance

Total Undistributed Expenses

Gross Operating Profit

Franchise Fee

Management Fee

Total Fees

Income Before Fixed Charges

Fixed Charges

Real Estate/Property Taxes

Insurance

Land Lease

Other

Reserve for Replacement

Asset Manager Fees/Expenses (if applicable)
Total Fixed Charges Net Operating Income

EXHIBIT B: Project Financing - Form B4

Schedule 4: Cash Flow Analysis

Assumptions

Number of Rooms

Cost Per Room

Total Capital Costs

Percent Debt

Percent Equity

Debt Service Interest Rate

Capitalization Rate

Amortization Period (Yrs)
Yr1Yr2Yr1Yr2Yr3Yr4Yr5Yr6Yr7Yr8Yr9Yr10Yr11 Yr12Yr13 Yr14 Yr 15
Net Op Cash Flow (Sch 1)

Less Equity Investment

Less Interest Payments

Less Principal Payments

Less Debt Repayment

Less Required Return on Equity

Net Projected Cash Flows

Construction Operations

PLEASE FORMAT TABLE TO FIT YOUR PROPOSED FINANCING SCENARIO
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EXHIBIT C: CHEROKEE STRIP CONFERENCE CENTER EXHIBIT AND NON-EXHIBIT
EVENTS AND ATTENDANCE

The following two tables illustrate the current demand for convention business and the
conventions lost as a direct result of a hotel missing from the Convention complex.

Current Data and Attendance

Period Aug. 2009 thru Jun. 2010 Period July 2010 thru January 2011
Exhibit Event # Events Total Attendance | # Events Total Attendance
Convention 4 870 1 500
Flat Show 4 2300 4 2100

Non-Exhibit

Meeting 200 11,287 145 6,011
Banquet 152 25,762 76 13,952
Miscellaneous 16 5,004 3 1,300

Lost Convention/Group Business as a
Direct Result of Hotel Missing from Convention Complex
Business in the years 2011 and 2012

# Delegates as Presented by #Guests Total Hotel Rooms
Prospect
2,100 1,450 4,738

EXHIBIT D: National Hotel Trends and Lodging Market & Competitive Set, Hunden Feasibility
Study

EXHIBIT E: Projection of Demand and Financial Performance, Hunden Feasibility Study

EXHIBIT F: Personal Property Tax Abatement

Oklahoma Statutes allow for the designation of economic revitalization areas for tax abatement
on certain types of personal property, “Enterprise Zones.” Types of property eligible for tax
abatement include manufacturing equipment, research and development equipment, logistical
distribution equipment and information technology equipment. Information technology
equipment consists of equipment, including software, used in the fields of information
processing, office automation, telecommunications facilities and networks, informatics, network
administration, software development, and fiber optics. For example, using a current personal
property tax rate for the downtown area, potential property tax savings over a five-year period
on a $100,000 investment in information technology equipment designated for tax abatement
would be almost $4,000.

Conceivably, a hotel development may have investment in computers, office equipment,

telephone systems, computer-based systems for handling reservations and in-room check-out
that could be eligible for abatement.
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Exhibit D
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As shown, most of the hotels are located along 412/Garriott. The Comfort Inn is located north of
downtown by a couple of blocks and two hotels are located south of downtown on 81/Van Buren.
The proposed hotel would be the only hotel located directly downtown, although the Comfort Inn
is close.

Segmentation

The hotel market is dominated by commercial transient visitors. The table below shows the
estimated market segmentations.
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