Dudley Miller Parcels,
Roxbury, MA
REQUEST FOR PROPOSALS
For Project Developer
April 26, 2016
Pre-Bid Conference
May 18, 2016
Responses Due: June 27,
2016

I. Introduction
DNI 5, Inc., a wholly owned subsidiary of Dudley Neighbors Incorporated, (individually and together
with DNI 5, Inc. “DNI”), is seeking proposals for a developer for the development, construction and
ownership of a commercial building to be built on the parcels listed below (the “Project”). The chosen
developer’s role will be to provide comprehensive development services including, but not limited to,
programming the building and arranging for tenants to lease any space the developer does not use
itself, arranging financing, identifying and paying all development costs, designing the building and site
work, managing construction, and directing all aspects of the proposed Project so as to assure that the
Project is best suited to its purpose and goals. DNI, as a long‐term actor in the Dudley area, is most
interested in finding a developer who will share and help bring to reality its vision for the parcels, as
described further below. Developers may propose individually or team with co‐developers. In the case
of co‐development, respondents should be clear about roles among team members.
Parcels, totaling approximately 14,000 sf, included in this RFP are listed below and were transferred
from the City of Boston to DNI and recorded on December 31, 2013.
483‐483A Dudley Street
485‐487 Dudley Street
Dudley Street
Dudley Street
Miller Park
Miller Park

Ward 08 ‐ Parcel Number 03128000
Ward 08 ‐ Parcel Number 03129000
Ward 08 ‐ Parcel Number 03126000
Ward 08 ‐ Parcel Number 03127000
Ward 08 – Parcel Number 03123000
Ward 08 – Parcel Number 03122000

approx. 2160sf
approx. 2400sf
approx. 3800sf
approx. 3200sf
approx. 1232sf
approx. 1239sf

An over‐arching goal of the Project is to enhance the surrounding area with a mission‐focused,
attractive, energy efficient commercial building and maximize the use of local, neighborhood resources
and MBE/WBE businesses in its construction. Developer selection will be based on several criteria as
outlined below, with particular emphasis placed on the respondent’s history of successful development
of this type and commitment to DNI’s goals.
DNI plans to enter into a purchase & sale agreement and eventually a ground lease with the successful
respondent based on the terms and conditions of this RFP and the respondent’s response. A full
description of the long‐term ownership and control is described below in Section IV.
II. Background on DNI and Neighborhood
The Project is an unusual opportunity to build off the growing economy of the surrounding area while
preserving affordability.
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DNI is recognized as
one of the nation's most
successful urban
community land trusts
and serves as a model
for other communities
organizing to promote
development without
displacement and long‐
term control of the land.
DNI is the parent entity
for a community land
trust created by the
Dudley Street
Neighborhood Initiative
(DSNI) to implement
and develop DSNI’s
comprehensive,
resident‐drafted master
plan to guide the
revitalization of the
neighborhood. As of
today, more than 30
acres—acres
surrounding the Project
parcels‐‐ of formerly
vacant, blighted land in
the Dudley Triangle
area have been
transformed by
community efforts into
225 new affordable
homes, a 10,000 square
foot community greenhouse, an urban farm, a playground, gardens, and other amenities of a thriving
urban village. DNI continues to work hand‐in‐hand with DSNI’s neighborhood organizing efforts as well
as the City of Boston, in order to push forward the vision of a vibrant, diverse and high quality
neighborhood.
Working with for‐profit and nonprofit partners, DNI has facilitated several developments in the area:



Brookford/Dalin/Dean Streets, 18‐unit homeownership development, 2009
Dudley Village, 50‐unit rental and commercial development, 2009
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Woodville/Julian, 11‐unit homeownership and 2‐unit rental development, 2005
Brook Avenue Cooperative, 36‐unit rental cooperative development, 1999

Dudley Area
Today, the Uphams Corner/ Dudley Square neighborhood is in transition, creating the opportunity to
develop a building with high mission outcomes and financial sustainability. Among the factors currently
affecting the surrounding area:
1. Transportation. The 2007 opening of the Uphams Corner Fairmount Indigo line station (.4 miles
from site) brought commuter rail access back to the neighborhood. The area is also served by
multiple bus lines, including those connecting to the Silver line and buses at Dudley Station (1
mile from site).
2. Commercial and Residential Development. Recently, the Dudley area has experienced
significant commercial and residential development including construction of the Bolling
Municipal Building in Dudley Square and Kroc Center at Uphams Corner. The rise in downtown
rents has caused many for‐profit and nonprofit organizations to seek space in Dudley locations.
3. Creation of Uphams Corner ‐ Dudley Square Innovation District. The Project will be located in
the recently announced Uphams Corner‐Dudley Square Innovation District.
III. Roles of Developer and DNI; Requirements and Goals for Project
Roles of DNI and Developer
The selected developer will plan, implement and own the Project (via a ground lease on the underlying
parcels) and be responsible for guiding and covering costs of all phases from pre‐development to
construction to long‐term operation. The building program and goals described here are the result of
extensive community input and planning involving neighborhood stakeholders and the City of Boston.
DNI has already supported the development process with the community planning, land acquisition
from the City, prospecting for tenancies and preliminary due diligence including a Phase 1. In the
future, DNI’s role will be facilitating community process working with selected developer and acting as
long‐term steward under the ground lease. DNI is committed to assisting the selected developer in any
zoning process necessary. To the extent a capital campaign is necessary for the Project, DNI is also
open to supporting the selected developer on campaign strategy and implementation. DNI is familiar
with the customary requirements of lenders regarding ground leases and will work with the selected
developer to ensure DNI’s requirements do not interfere with financing the Project.
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Project Workforce Requirements
The developer must commit to achieving at a minimum DNI’s community workforce participation goals
in construction of the Project (“Participation Requirements”) based on the Roxbury Strategic Master
Plan. These Participation Requirements are:


Workforce goals: 51% minority participation ; 15% female participation; 51% Boston resident



Contracting goals: 30% MBE, 10% WBE

Building Design Goals
DNI seeks proposals which can deliver some or preferably all of the design goals listed below:




The proposed building height and layout must not impact the lighting conditions required by the
greenhouse to the rear of the site, and the building should not shade the greenhouse in any way.
A highly energy efficient building which is LEED Gold certifiable or higher
An attractively designed building and surrounding landscaping which will complement and add
to the visual character of the area

DNI commissioned a Phase 1 which is available for informational purposes at the following link:
http://www.dudleyneighbors.org/
Building Use Goals and Potential Tenants
DNI seeks proposals which can deliver some or preferably all of the building use goals listed below:





The building should strengthen the business district, support and serve local residents and
businesses, and create spaces for community use. The building should include commercial or
retail space at the ground floor. The second floor and above should consist of additional
commercial, office or retail space.
The building’s tenant mix should include mission‐aligned tenants that add value to the
neighborhood
Proposed uses such as a sit‐down restaurant or café, neighborhood retail, credit union, office
and/or co‐working space are favored. Proposed uses such as liquor stores, hair salons, check
cashing, fast food, dollar stores or nail salons are strongly disfavored.

In the process of laying the groundwork for this RFP, DNI has done significant outreach to potential
users of the space. It has identified two financially sound Boston area nonprofits, BPE and the Food
Project, interested in upper floor space, both of which have provided letters of interest included as
Attachment B. Financial information on both BPE and the Food Project is publically available at the
MA Attorney General Public Charities division http://www.charities.ago.state.ma.us/ While DNI is not
requiring potential developers to work with these potential tenants, these are users for the space which
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align well with Project goals and with a timeline that works with the likely schedule for this Project. The
letters of interest are provided to demonstrate these potential tenants’ interest, and in respect of their
time, these potential tenants should not be directly contacted by respondents in preparing a response.
Financial Goals
DNI seeks a developer which can create a development plan which is realistic, financially sustainable
over the long‐term, and can deliver compensation to DNI for its costs acquiring the land, engaging in
preliminary due diligence, preparing this RFP, prospecting two potential tenants, and acting as long‐
term steward under the ground lease. DNI is open to a variety of payment scenarios as compensation
including an up‐front fee, ongoing payment under the ground lease and/or a broker‐fee type
arrangement related to the BPE or Food Project tenancies should they go forward. Responses should
be clear about proposed method and amount. DNI further seeks a developer which can move the
Project forward quickly and efficiently with a desire for construction start within 9‐12 months of
developer designation.
IV. Form of Agreements and Ownership
The parcels are currently held by DNI 5, Inc., a Massachusetts c. 180 nonprofit which is tax exempt and a
DNI subsidiary. For informational purposes, the deed and a draft title commitment indicating the state
of title are attached here as Attachment A.
DNI has been involved in several private developments within the Dudley Triangle and is
knowledgeable about structures which will serve its mission goals as well as allow the selected
developer to obtain financing for, construct and operate the Project. Based on specifics in the
developer’s response to this RFP and any further negotiation as part of the selection process, it
anticipates entering into a purchase and sale agreement with the selected developer, followed by a
construction ground lease, followed by a 65‐year ground lease after construction completion. DNI is
represented by Goulston & Storrs PC which is experienced in structuring these types of transactions as
well as expert in commercially‐tested and feasible ground lease arrangements.
V.

Selection Process and Criteria; Conflicts of Interest

DNI will select a developer based on its assessment of “best value” for the Project. At its discretion, DNI
may interview any or all respondents to this RFP to clarify answers or confirm understanding of the
Project goals, scope, and schedule. DNI reserves the right to reject any or all responses associated with
this RFP at its sole discretion, and to interview references from any or all of the respondents.
Neither the selected developer, nor any of the developer's immediate family, nor those with whom
s/he has business ties, may be currently or have been within the past twelve months, an employee,
agent, consultant, officer, or an elected or appointed official of the City of Boston’s Department of
Neighborhood Development or an employee, agent, consultant, or board member of Dudley Street
Neighborhood Initiative, Inc. or Dudley Neighbors, Inc. An “immediate family member” shall include
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parents, spouse, siblings or children, irrespective of their place of residence. A developer who does not
satisfy these conflict of interest requirements will be deemed ineligible and their proposal will not be
considered.

Evaluation Criteria
DNI will evaluate all proposals based on the criteria below.
A. Threshold Criteria: Developer’s financial capacity to cover pre‐development costs and make
necessary guarantees
B. Project Team and Experience
C. Project Development Design Plan
D. Workforce Participation
E. Proposed Financing Plan
Financial capacity is a threshold criterion which will be based on evaluation of materials submitted in
response to Section VI.A. below. Respondents without financial capacity to implement the Project will
not be otherwise evaluated. Within each category B through E, responses will be separately scored
according to the following:





Responses which provide strong evidence of qualifications and capacity will be ranked as Highly
Advantageous‐ 3 points.
Responses which provide some evidence of qualifications and capacity will be ranked
Advantageous – 2 points.
Responses which provide minimal evidence of qualifications and capacity will be ranked
Acceptable – 1 point.
Responses with no evidence of qualifications or capacity will be ranked Unacceptable and
receive a score of zero.

After scoring, final scores will be weighed by the following percentages:





Project Team and Experience – 40%
Project Development Design Plan – 30%
Workforce Participation – 20%
Proposed Financing Plan – 10%

VI. Response to Request for Proposals
Please provide succinct responses in your proposal–supported by specific information and examples–to
the following queries. DNI is looking for short and complete responses rather than volume. Responses
Request for Proposals – Dudley Miller
Page | 6

are limited to twelve written pages, not including attachments such as project design documents,
resumes, proformas, etc.
A. Threshold Criteria: Financial Capacity
Please indicate your firm’s current financial capacity and ability to fund pre‐development costs which
are likely to be required for the Project. Respondents must demonstrate their creditworthiness and
availability of working capital or other sources to cover pre‐development costs and guarantees.
Respondents may include evidence of creditworthiness appropriate to their proposal including bank
reference letters, proposed term sheets or letters of interest in the Project from funding sources.
Respondents must submit three years of audits and/or financial statements as well as year‐to‐date
unaudited financial statements (income statement and balance sheet).
Please provide a list of all recent (within the last 5 years) litigation involving your organization.
B. Project Team and Experience
Identify key members of your proposed project team, and their specific roles and responsibilities.
Developers should identify at a minimum their internal team and an architect. If a developer will rely on
extensive third‐party consulting expertise from an external team member (in for example, project
financing), that member and his/her experience should be identified. Please include resumes and
projects highlighting relevant experience of the proposed team members in the last 5 years.
Provide information on projects of similar (or larger) scale and type including the name, address, and
date completed.
Provide information regarding experience with long‐term ownership and maintenance of similar
buildings either directly or via property management.
Provide at least three recent references for your work. References may be financing partners,
community groups with whom you have worked, or others knowledgeable about your ability to deliver
and maintain a building like the proposed project.
C. Project Development Design Plan
Please describe your firm’s plan for the Project including preliminary design of the building (by
providing site plan, floor plans, elevations), evaluation of parking needs, and goals for tenant mix.
Please describe your plans regarding the level of energy efficiency you will attain. The plan should also
indicate readiness to proceed and outline a basic project schedule indicating major milestones including
construction commencement and completion.
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D. Workforce Participation
Please describe your plan for achieving the Workforce Participation requirements and your firm’s history
and record of significant minority, female and Boston resident participation in construction projects in
Boston and elsewhere. Respondents must list specific projects and levels of minority, female and
Boston resident participation achieved in worker hours and contracting.
E. Proposed Financing Plan
Please describe your plan for financing the Project and achieving sustainable operations. Developers
must submit a development pro forma noting sources and uses and a 15‐year operating proforma. The
narrative as well as development and operating proformas should provide adequate detail to conclude
costs are reasonable, understand the types of financing expected, understand developer fees and
overhead as well as fees payable to DNI from the development sources and uses and/or via the ground
lease.
In providing this financial information, respondents should note development contingencies, capital
reserves and operating reserves, and trending assumptions.
Additional Information
Please discuss and provide examples of anything else that should be considered when evaluating your
qualifications (e.g., MBE/WBE status, strong ties to the community, locally‐based, familiarity with the
Dudley community, etc.)
VII. RFP RESPONSE TIMELINE AND PRE‐PROPOSAL CONFERENCE
The following is the anticipated schedule and key dates and information associated with this RFP:
RFP Issued

April 26, 2016

Site Visit and Pre‐
Proposal Conference

May 18, 2016
Time: 10 am
Location: Offices of DNI, 504 Dudley Street, Boston, MA (attendance
by at least one member of a team is strongly encouraged)

Deadline for Questions
regarding this RFP

May 27, 2016
Questions should be submitted electronically to Tony Hernandez at
thernandez@dsni.org and Jennifer Gilbert at jgilbert@vivaconsult.com.
Responses will be circulated to those receiving the RFP, those attending
the pre‐proposal conference and those notifying DNI that they wish to
receive responses.
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Responses to Questions
circulated

June 6, 2016
Responses will be circulated to those receiving the RFP, those attending
the pre‐proposal conference and those notifying DNI that they wish to
receive responses.

RFP due date by email no
later than 5 pm EST

June 27, 2016 by 5pm EST
Proposals should be submitted electronically to Tony Hernandez at
thernandez@dsni.org and Jennifer Gilbert at jgilbert@vivaconsult.com.
No paper copies please.

Interview date

July 19, 2016
Respondents are asked to hold this date. DNI will notify teams it wishes
to interview of exact time.

VIII. ATTACHMENTS:
Title Information and Deed
Letters of Interest – BPE and Food Project

– End of Request for Proposals –
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Attachment A

Attachment B

Harry Smith, Executive Director
Dudley Neighbors, Inc.
504 Dudley Street
Roxbury, MA 02119
Re: Dudley Miller Project
April 12, 2016
Dear Harry:
On behalf of The Food Project, I am writing to express our interest in tenancy in the
project to be developed on the parcels at Dudley Street and Miller Park (the “Project’).
We appreciate your work to make us aware of this opportunity.
The Food Project is a nonprofit founded in 1991, with a home in the Dudley
neighborhood since 1995. For 25 years, we have cultivated a thoughtful, productive
community of youth and adults from diverse backgrounds who work together to build a
sustainable food system. We steward 2 acres of urban farmland and a large greenhouse
just off of Dudley Street, and we employ 85 young people each year to grow and
distribute produce, support home gardeners, and engage residents in building a thriving
neighborhood food system. We are excited to explore the possibility of additional office
space that serves our current staff and programming needs, especially on a site adjacent
to the Dudley Greenhouse, which is a locus of much of our work.
We are a financially solid organization seeking to rent space under a five-to-ten-year
lease in the Project area. The potential timeline for the Project, assuming readiness for
occupancy in late 2017 or 2018, would fit our general timeframe. At this point, we
believe our base space and use needs are the following:
-

First or second floor office space; approximately 2000-2500 square feet
Access to any shared building facilities if not provided within our space (e.g.
bathrooms, staff kitchen)
Access to shared classroom/workshop space for weekend and summer
programming
Two or three parking spaces

We would be more than happy to discuss our needs, timing, rental terms, and other
requirements in greater detail once a developer has been selected. Again, thank you for
making us aware of this opportunity, and we hope you will be successful in finding a
developer well-matched to the potential of this Project.
Sincerely,

James Harrison
Executive Director

