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TUKWILA VILLAGE
REQUEST FOR QUALIFICATIONS

INSTRUCTIONS

The City of Tukwila invites you to submit an application describing your qualifications to be
selected as the master developer for the Tukwila Village project. The information below is
intended to give you an overview of the developer selection process and principles. Additional
information on the project can be found at www.ci.tukwila.wa.us/tukwilavillage.html.

Background

The City of Tukwila owns approximately six acres covering two corners at the intersection of
Tukwila International Boulevard and South 144™ Street in Tukwila, Washington. We are
searching for a developer to create a mixed-use, neighborhood center that we call Tukwila
Village. The nationally-recognized King County Library System desires to add a branch library at
this site and the City will open a neighborhood police resource center.

Vision Statement (adopted by City Council, September 2007)

“Tukwila Village will be a welcoming place where all residents can gather and connect with each
other. This mixed-use development will draw upon Tukwila’s strengths and include a library, a
neighborhood police resource center, retail, restaurants, public meeting space, and an outdoor
plaza. The Village may also include office, live/work, and residential space. This active, vibrant
place will set high standards for quality and foster additional neighborhood revitalization and
civic pride.”

Tukwila Village Principles

1. The City desires a development that accomplishes the City’s vision as adopted by the
City Council in 2007.

2. The City prefers to sell all six acres to one developer. However, selling significant
portions to separate developers will be considered.

3. The library is a key component of the vision and the City is committed to reasonable deal
terms to include the library at the primary corner (northeast corner of Tukwila
International Boulevard and South 144" Street).

4, This project is located in a designated urban renewal area in which the City has eminent
domain authority; however, the City is not seeking to acquire additional property at this
time.



10.

11.

12.

13.

14.

In addition to the library and neighborhood police resource center, the City is amenable
to concepts that include retail, office, live/work, or residential as major components of the
development. Apartments will be considered but preference may be given to concepts
with ownership housing.

The City encourages both market rate and mixed-income concepts but is not interested
in concepts in which the entire residential component is income restricted, unless it is to
offer housing for active seniors or artists.

Active living, age restricted apartments (“senior apartments” for 62 and older) are an
appropriate type of residential space and can be a major portion, or even all, of the
residential space.

Some portion of the apartments (senior or non-senior) can be “affordable”, meaning
income restricted to levels of 50%, 60% and 80% of area median income.

If possible, a significant portion of the units should also be “market rate”, meaning not
income restricted.

A healthcare provider, including a non-profit providing primary and dental care to people
regardless of income, would be a positive use for the site.

The City desires to maximize its financial return while achieving the project vision. We
are open to creative approaches such as phasing the construction, phasing financial
payments, or retaining an equity position.

Improvements are scheduled for South 144" Street in the City’s capital improvement
plan. If technically feasible, the City is willing to coordinate the timing of those
improvements to coincide with the development of this project. The City owns Tukwila
International Boulevard and is willing to explore on-street parking or other improvements.

The City plans to own or lease approximately 2,000 square feet of office space in the
development for a neighborhood police resource center.

We encourage green and environmentally sustainable building practices.

Additional Details

1.

King County Library owns the existing 6,000 square foot Foster Library, which is located
on an adjacent parcel of approximately 1.15 acres. The Library would like to sell this
parcel once it opens a new library in Tukwila Village. The Library could sell this parcel to
the selected developer for Tukwila Village or to a completely separate purchaser.

Healthpoint, a non-profit healthcare provider has expressed interest in leasing
approximately 20,000 square feet for a primary care and dental clinic. The City has no
contractual obligation with Healthpoint at this time. More information on Healthpoint is
available at www.healthpointchc.org.




Developer Selection Process

March 30, 2011 Request for Qualifications (RFQ) is issued

April 29, 2011 Deadline for developers to submit applications
May 2 — 13, 2011 Applications available for public review

May 2 — 17, 2011 Staff review

May 23, 2011 City Council discussion of staff recommendation
June 6, 2011 City Council selection of developer

Note: This schedule and process is subject to change.

Submittal
Applications must be delivered by 5:00 PM on Friday, April 29, 2011 to:

Mayor’s Office

City of Tukwila

6200 Southcenter Boulevard
Tukwila, WA 98188

Please include 10 sets of copies, including attachments. Incomplete applications may be
disqualified.

Do NOT include visual depictions of your concept for Tukwila Village. Any visual depictions for
your concept (e.g. artistic renderings, conceptual drawings, schematic drawings, site plans, etc.)
will not be included in the evaluation process.

Updates
For updates, revisions, and clarifications related to this RFQ, please contact Derek Speck to ask
for an email notification or check the Tukwila Village website.

City Contact

Please direct all inquiries to:

Derek Speck

Economic Development Administrator
Office of the Mayor

6200 Southcenter Boulevard
Tukwila, WA 98188

206-433-1832 (office)
206-433-7191 (fax)
dspeck @ci.tukwila.wa.us

Thank you for your interest in the City of Tukwila!
3



TUKWILA VILLAGE

REQUEST FOR QUALIFICATIONS

APPLICATION

Principal Development Firm

Name: Trillium Corporation

Address: 1329 N. State Street, Suite 201
Bellingham, WA 98225

Website: www.trilliumcorp.com

Please describe the legal structure of the applicant organization (e.g. sole proprietor, general
partnership, LLC, corporation, etc.): Corporation

Please list the principals of the organization with name and title.
David R. Syre — Chairman
D. Jonathan Syre — President and CEO
Chris Benner — VP Real Estate Development
Marcus Schumacher — VP Finance

Please describe the size and staffing of the organization.

Trillium has decades of world class real estate development throughout our current staff.

Primary Contact Person

Name: Chris Benner
Phone:360-715-7290

Email: cmb @trilliumcorp.com

Principal Developer’s General Experience

1) Provide a description of your firm’s qualifications based on prior development
experience, preferably for at least three projects. For each project, describe the project,
your firm’s role in the development, your firm’s capital contribution to the project, the
architect, lenders and other financial partners, general contractor, and timeline. Note:
Please include images showing the final product.

Trillium is extremely qualified for Tukwila Village redevelopment from its nearly four decades of
development experience. While headquartered in Bellingham Washington, Trillium has been

4



actively developing real estate throughout the country and world for years. Three specific
projects best reflecting the strength of Trillium to successfully develop the Tukwila Village site
are further described below:

Bellingham Washington: Cordata is a 600 acre mixed use development with a wide and
diverse mix of uses. The property has a wide range of housing types from detached single
family homes, duplexes, condominiums and a variety of senior housing products including full
care senior housing. The Cordata area serves as one of the medical campuses to St. Joseph
Hospital in Bellingham as well as a wide range of private medical providers which have been
attracted to the diverse development. Cordata is the home to Whatcom Community College
one of the leading Community Colleges in the State with over 12,000 students served annually.
The retail component serves as one of Whatcom Counties largest revenue generates housing
businesses such as Costco, Best Buy, Bed Bath & Beyond, PetSmart, Michaels and a host of
other smaller retailers and eateries. Additionally, Cordata is a major business and industrial
park with tens of thousands of office and industrial square footage.

Trillium acquired the Cordata property in the mid 1980’s and immediately began an extensive
master planning effort in an attempt to transform the original cattle ranch into the mixed use
development envisioned. Cordata is the largest Planned Unit Development of its kind in
Whatcom County and changed the course of development for the City of Bellingham. Trillium
was not only the landowner of the property but served as the master developer. Through the
more than 20 years of development a number of master planners, architects and engineers
have been involved. The primary planning firm for the project was Patti Rao and Associates
Inc, and the landscape architect and planning firm was Girard McNeal. The principal general
contractor for the infrastructure was Wilder Construction which is now Granite Construction.
Trillium is still a landowner within Cordata and continues to serve on its various boards created
to manage architecture and the financial responsibilities of the mixed use development.

Denver Colorado: Trillium’s Denver Commons project is a project that communities, cities and
states hope to have the opportunity to be part of in their own brown field redevelopment
opportunities. . Through a multistate land acquisition Trillium acquired the majority of all the
surplus lands from the Glacier Park Company. One of the crown jewels of the package of
properties was a 165 acre site in Denver Colorado. This site was a massive maze of rail lines
and industrial buildings serving as a switching yard for the decades prior. The site was situated
where the rail lines created a barrier for additional growth from the downtown core as well as
blocked any connection to the Platt River and Cherry Creek which merged on the site and run
throughout the site. Through Trillium’s ownership, leadership, vision and initiative we helped
reposition and redefine Downtown Denver. Through these efforts came the creation and
development of the Pepsi Center where the Colorado Avalanche and Denver Nuggets play. It
also serves as home to the Colorado Rockies who play in Coors Field.

Trillium again served as the landowner to this project as well as master developer. The site was
developed through a Planned Unit Development which made up more than 21 newly created
city blocks and included over 2,000 residential units, 3,700,000 square feet of commercial
square footage and more than 550,000 square feet of retail. Along with such an amazing
project came the development of the Riverfront Park, a 25 acre active park along the Platt River.
The site also serves as the major intermodal hub of the City of Denver linking all forms of
tfransportation together. Years of thoughtful planning went into bringing a network of light rail,
bus, mainline rail, pedestrians and cars all together in a harmonious manner. The site serves
as one of the premier redevelopments sites in the Country.



Trillium hired local planning firm Design Workshop for the planning and architectural efforts.
Throughout the project there were many contractors of size, scale and expertise. Early on
Trillium created and managed the Central Platt Valley Metropolitan District (CPV) which issued
tax municipal bonds to fund the extensive network of infrastructure and environmental cleanup.
Trillium served on CPV board for many years as well as creating a separate 63-20 entity for the
sole purpose of providing parking structures in the district. Trillium sold its remaining land
holdings in the early 2000’s.

Blaine, Washington: The Semiahmoo Resort is an 1100 acre mixed use development and
serves as the largest regional resort in Whatcom County. With over 800 units of housing, the
destination Semiahmoo Hotel, and the Arnold Palmer designed Semiahmoo Golf Course to this
day are a key feature within the region.. The Semiahmoo community which was developed
through an extensive Master Plan and Planned Unit Development continues to grow and attract
a diverse mix of users and residences. Trillium has managed this development from its original
purchase of the property more than 30 years ago through recently turning the master planning
responsibilities over to the community just last year as the original planning process had
established. Through the process being an active member in the community and involving the
City and Community in the development. Trillium recently completed an update to the
Semiahmoo Master Plan as well as a series of Planned Unit Development applications for four
hundred additional units of housing a mix of retail and commercial space, as well as an
expansion to the existing Semiahmoo Marina. Through this process a Supplemental
Environmental Impact Statement will be completed.

2) Provide references for three construction lenders for prior development projects handled
by your firm.

Through this challenging banking cycle Trillium has had to take the initiative in finding new and
innovative ways to work with lenders to see that projects continue to move forward while the
banking industry regains its footing and place in the real estate lending market. Trillium has
created strong financial partnerships for its projects with:

DaPaul Shames Makovsky Washington Federal

Mr. Dan Sandy Mr. Evan Makovsky Mr. Roger Ford

Olympia, WA Denver, CO Bellingham, WA

3) Provide references for three permanent financing lenders for prior development projects

handled by your firm.

The same lenders whom have provided construction financing have also provided Trillium and
its affiliates with permanent financing.

4) Describe your firm’s experience with green and sustainable building practices.

Trillium has had more than thirty years of developing and building “green”, prior to it ever being
a common practice or “buzz” word. Trillium’s first project in 1975, Snowater resort near Mt.
Baker, great thought and care was given to the placement and layout of every unit to minimize
its impact on the site while capitalizing on all the site had to offer. Trillium has always
acknowledged that construction and development has an impact on a community and the
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environment and the more thought and care that goes into this process the lighter this impact
will be.. Trillium is looking to utilize the planning and architectural firm Collins Woerman for the
Tukwila Village site as they are cetrtified to assist in the green building and LEED program that
Trillium would be looking to achieve.

Tukwila Village Development Team

1) Describe the firms that are likely to be your proposed development team for Tukwila
Village including architect, general contractor, construction project manager, and
property manager. Describe their experience with projects of this type. Note: You do not
need to repeat any information provided under general experience above but you are
welcome to do so.

Trillium was introduced to this project by Collins Woerman through their history in the City of
Tukwila and specifically Tukwila Village. Collins Woerman is one of the renowned architects and
planning firms in the State of Washington and they will be a key member of the team. We
believe it is premature to specify a single contractor for the site at this stage and would like to
reserve the flexibility to select the appropriate contractor after a specific project has gone
through the appropriate processes. Trillium has had a very good track record of using
appropriately skilled and qualified contractors for more than thirty five years and we would look
to leverage those years of experience and management to bring the highest level of standards
to this project.

2) Describe your proposed development team’s experience working together.

Through Trilliums years of development experience one of our key strengths has been our
ability to assemble and manage the right team of organizations best suited for each projects.
Many of the Trillium team members have worked together for more than 20 years. Bringing in
key team members like Collins Woerman adds to the strength of this team.

3) Is another firm participating as a partner or co-developer? If so, describe the partnership
structure and the other firm’s role and experience.

Trillium is in discussion with a very experienced senior housing developer, Regency Pacific. We
would be looking to pariner with them on any senior housing component of the project. Trillium
would still however act as the primary master developer of the site. Additionally, we would look
at the King County Library and Healthpoint as a partner in the project.

4) Describe the likely capital financing structure for Tukwila Village. Is your firm likely to be
an equity investor? If so, please describe.

Trillium would likely be an equity investor in Tukwila Village and would also look for financial
commitments from outside capital sources. We have been in discussions with specific groups
who provide funding for projects of just this design and makeup. We are confident that if we are
successful in reaching an agreement with the City of Tukwila for the property acquisition that
this funding group will make a responsible financial partner for this project.

5) If you already have established financial partners who are able to quickly commit to a
project like Tukwila Village, please describe those relationships.
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The same financial partner as referenced above is a group which Trillium is in discussions with
for financing for Tukwila Village. They have the depth and qualifications to take this size project
on quickly.

Concept for Tukwila Village

1) Describe your concept for the development of Tukwila Village, identifying types of use,
approximate square footage, scale, phasing, special amenities, likely types of
commercial tenants, and the City’s role in the development. Please include a table
listing the types of uses with square footage and unit counts. Do NOT include images
showing your proposed concept.

Trillium’s vision for Tukwila Village is really to support and implement the visions, goals and
objectives of the site which have been thoughtfully created by the City and residence. We feel
the visions of creating a “Village” of diversity will be successful and welcomed in the communilty.
Providing a mix of housing types is essential with a focus on housing for a more senior
population and at price points allowing for affordability. Trillium looks forward to working with
the King County Library on the key and prominent corner to provide for their future needs and
the communities current and future needs of r a library. Trillium anticipates taking a partnering
approach with Healthpoint and other interested medical organizations to encourage them onto
the site with facilities that will be complimentary to the location and meet the growing medical
needs of the community. Space will be planned to accommodate the needs for the Tukwila
Police Department for a neighborhood police resource center. Trillium will bring all the uses
together around a key gathering courtyard and meeting area to create community. This will
provide a centerpiece for ground floor retail and auxiliary support users; creating a welcome
addition into an existing diverse community. Please see table below for anticipated uses.

USE UNIT OF MEASURE

Library Up to 20,000 sf as needed by King County Library

Office / Medical 20,000 to 40,000 sf as needed by market demand

Police Approximately 2,000 st

Plaza Areas Approximately 20,000 sf

Housing Units Depending on demand, 300-600 units

2) Describe your knowledge of the market for your concept if it is built at this jocation.

Trillium constantly stays connected to the regional market needs to help in creating new and
innovative ideas and developments. The Tukwila Village site was aided by a great deal of
demographic analysis which has been completed for the site.

3) Do your plans anticipate incorporating the existing Foster Library property into the
Tukwila Village project? If so, what would happen to the existing building?

At this stage we have tried to leave the site as flexible as possible for the use of the existing
Foster Library site. If there is a strong preference on the part of the City and residences to
either include or incorporate the site then we remain open to doing so. If there are other desires




by the community for the site then we are prepared to move forward without the site in the
development.

4) Do you anticipate requesting any changes in zoning or public infrastructure?

We feel that our vision for the site is consistent with the Cities vision. We also believe it fits with
the current zoning for the property. As further engineering evolves with the project we will
have a better understanding if any request to modify infrastructure are needed. At this time it
does not appear that any changes will be needed.

5) Describe how your development concept would contribute to the creation of a stronger
sense of place and community in this particular neighborhood.

Tukwila Village has been planned by the community to create the center and hub of a
neighborhood and its surrounding community. Tukwila Village will be a destination within the
community for people to gather for a mix of uses creating a diversity of culture and activity. In
very large part simply creating a Tukwila Village will provide the community with a sense of
‘place” in which to gather and bring people together.

6) Describe any existing relationships you have with commercial tenants whom you believe
would be a good fit for this project.

Trillium has a long standing history of establishing a desired location for a mix of tenants and
has managed leasing and selling these types of spaces carefully. While we have specific
tenants in mind that we would look to call upon, much of this takes shape through development
process.

7) How would you ensure the commercial component is well maintained, safe, and positive
for the entire neighborhood?

We anticipate creating the Tukwila Village Association, which will oversee the ongoing
maintenance of the Tukwila Village property. Much like we have done in other developments
the tenants and other landowners within Tukwila Village would pay into the association which
would in return have the responsibility of oversight of the maintenance. There would be a board
of directors for the association that would see that this was being managed properly.

8) How would you ensure the residential component is well maintained, safe, and positive
for the entire neighborhood?

The residential components of Tukwila Village would be part of the same association as
mentioned above and as such would be maintained in the same manner. This not only serves
as a way to create a higher standard but also as a vehicle to generate a consistent look and feel
throughout the Village.

9) Do you anticipate any age restricted housing? If so, please describe.

We would anticipate that a senior housing element of the development would be age restricted.

10) Do you anticipate any income or rent restricted housing? If so, please describe.



At this time we do not anticipate an income or rent restricted housing product on the site. We
would request that this option be left open throughout the development however to allow for
flexibility within the market place.

11) How would you ensure the development is built with quality construction methods and
materials?

We see Tukwila Village being developed much like a Planned Unit Development and as such
having a set of design guidelines associated with it. This provides the City, the Community and
those involved in the project assurance that a high standard of design is maintained. Trillium as
the master developer would continue this oversight throughout the project to see this process is
carried through.

12) Describe any significant pre-sales or pre-leasing requirements you anticipate prior to
closing on the purchase of this property.

Trillium would look to have a formal agreement in place with a senior housing partner as well as
formalize agreements with the King County Library as well as Healthpoint. We would anticipate
there to be some portion of the retail space to be pre-leased but much of those leasing efforts to
come during post-closing.

13) Describe your anticipated timeline for due diligence, feasibility analysis, negotiations,
design, construction, and sales/lease-up.

Trillium would be looking to move the due diligence and feasibility process forward very quickly
and would move to have other master planning steps run as concurrently as possible. If we are
successful in our bid to negotiate on the site we would be looking to finalize an agreement with

the City of Tukwila within a matter of months.

14) Describe your experience purchasing land from a public entity or negotiating
development agreements with a public entity.

Trillium has been negotiating and doing property transactions with public entities for decades.

To both the Washington State’s and Trillium’s credit we were successful in accomplishing one of
the largest land transactions in recent history. . We have successfully negotiated multiple
transactions with the Washington State Department of Natural Resources, Whatcom County,
Whatcom County Park, City of Bellingham, City of Bellingham Parks, City of Blaine, City of
Denver, State of Alaska, Whatcom Land Trust, and an ongoing list of various public private
organizations.

15) Describe your preferred method for negotiating a price for the land. Are you willing to
use an open proforma/residual land value approach? Are you willing to use an
appraisal?

Trillium has learned that flexibility and being open is key in a successful negotiation. We are
content using an open pro forma model. Likewise we are open to discussions around
appraisals, but are cautioned in today’s market place around reliance and the use of appraisals.

16) Based on your concept, do you anticipate that the price for the fand would be
approximately equivalent to fair market value if the property were sold on the open
market?
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We would anticipate for the Tukwila Village development to be successful it will need to support
a market rate value of the property.

17) Do you anticipate requesting any payments, subsidies, waivers, financial contributions
from the City of Tukwila, or special requests other than negotiations for the price of the
land?

We are not requesting any subsidies or waivers as part of our negotiations with the City of
Tukwila.

18) Do you anticipate using tax exempt financing, low income tax credits, New Markets Tax
Credits, or other similar programs? If so, please describe.

We do not anticipate any tax exempt financing, but again would request that this option be left
open to provide for flexibility in the market place.

| certify that | have supplied true and accurate information in this application.
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SEMIAHMOO RESORT

SEMIAHMOO
BAY

Semiah

.

~LEGEND
Condos / Villas
Golf C
DRAYTON olf Course
Parks
H A R B O R Resort Hotel & Ammenities

Swim / Tennis / Country Club
Bicycle/W alking Tralls
Golf P aths

“Blaine City Limits

'iMélrds@i ,:~

an\ggq%(’ fase

"y

7.9 miles ta
Birch fay State Park

6.9 miles to
Peace Ach
Border

Crorsing.

] ii Y
(i St Andrew
W Geeen dB

SEMIAHMOO
COMMUNITY MAP

COUR TESY OF

SEMIAHMOOQO RESORT

Homes  Villas  Moorage  Land

PROPERTIES, INC.

The orlginal, on-site, Semiahmoo
Real Estate Specialists since 1986

Brenda Mills
Ingrid Richardson
Kathy Stauf fer
Leslie Hobkirk
Linda Kiens

9550 Semiahmoo P arkw ay
Blaine, W A 98230-9326

360.371.5100+1.800.234.4744
www.semiahmoo.com
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