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Master Developer for
Transit-Oriented & Downtown
Development Clusters
NEW ROCHELLE, NY

May 30, 2014

NEW ROCHELLE

Open for Opportunity
We invite you to participate!

As the northernmost frontier of New York City on the Long Island Sound, The City of New Rochelle
(the “City”) provides an untapped urban landscape with all the benefits and diversity of a large City
combined with the bucolic lifestyle of an exclusive suburb. This remarkable urban community offers
the perfect combination of stability and opportunity for the right developer, who is willing to invest
and partner with the City of New Rochelle to become the preferred talent-and- transit-orienteddestination in the New York Metropolitan area for generations to come.

New Rochelle already has the busiest New Haven
line stop in Westchester. With the completion of the
Metro-North to Penn Station link, New Rochelle will
become the only station this close to Manhattan with
direct service to both Grand Central and Penn Station—
the best location for commuters (and reverse
commuters) in the entire metro area.

In an effort to strike the right balance between preservation and growth, the City of New Rochelle
has embraced its diversity and the mosaic of multi-cultural neighborhoods to achieve urban
harmony. With numerous assets such as its excellent schools, Metro North and Amtrak train
station, popular restaurants and shops the City is unquestionably poised to enter the next phase
of redevelopment. Moving forward, the City recognizes the need to grow in a smart and sustainable
way that both meets the needs of its residents and preserves the integrity of the community.
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New Rochelle at a Glance

I. Invitation to Participate
The City of New Rochelle is at the right place at the right time
to welcome and encourage the next phase of redevelopment.
Through a number of studies and planning exercises commissioned by the City, which were critiqued and refined with
the assistance of several nationally recognized professional
planning and design experts, the City has identified a set
of real estate development goals and objectives it seeks to
implement over the next several years. The overarching
concept for development downtown is the creation of an
active, mixed-use district with convenient, safe and pleasant
access to the New Rochelle Transportation Center. This plan
would incorporate the development of economically diverse
high quality housing, modern retail, commercial, office and
hotel space integrated with a well-designed pedestrian
friendly streetscape complemented by an abundance of
green space.
With this in mind, the City of New Rochelle is seeking
responses from qualified real estate development firms to
develop plans and implement strategies to fulfill both existing
revitalization concepts and to formulate new ideas for the

Envisioning the Potential

design, construction and operation of mixed use development for two clusters of parcels we identify as
1- “The Transit Oriented Development Cluster” and
2- “The Downtown Cluster”,
made up primarily of City-owned parcels but also including
privately-held properties, in the heart of the City.
The City envisions a “master” development agreement for
each cluster that would establish a strong partnership early
in the planning process to refine development concepts,
test market assumptions, secure financing, obtain regulatory
approvals, and successfully implement a multi-stage
construction program. This process will help ensure an
integrated, efficient, and holistic approach that maximizes
site value.
Respondents to this Request for Qualifications (“RFQ”)
may submit proposals for one or both clusters. Similarly,
the City may select the same developer for both clusters
or a different developer for each cluster.

The Place to Call Home

New Rochelle is uniquely positioned to meet an emerging American lifestyle, employment and transportation
trends and to exemplify the economic, environmental
and social benefits of transit-oriented growth.
The City of New Rochelle has all of the attributes
and assets to become a model American city that
will satisfy the lifestyle preferences of Americans
today. New Rochelle is fortunate to have both a dynamic
urban core that includes a diverse and bustling business and
residential community surrounded by idyllic neighborhoods
emblematic of Westchester County’s finest suburbs. Both
are enlivened with the energy and vitality of school children,
college students, young and seasoned professionals and
active seniors all of whom contribute to and benefit from the
wonderful and diverse community that has been built in New
Rochelle. In fact, New Rochelle has something for everyone.
New Rochelle offers unparalleled housing options
for people looking for dynamic, fun, convenient and
culturally-rich communities in which to reside. Thirty
minutes from Grand Central Station on Metro North trains,
with rents and housing costs at a fraction of those in New
York City and with ample great dining and entertainment,
downtown New Rochelle offers an outstanding quality of life
and is the ideal location for individuals to live and enjoy. The
historic character of the buildings, attractive streetscape and
manageable scale of downtown invite you to walk or cycle to
discover the wonderful shopping, art galleries, parks, recreation and events offered downtown. Growing families looking
to buy a home need look no further than to the many wonderful residential communities surrounding the downtown
and in the north end for beautiful and architecturally distinct
homes in lusciously green landscaped settings.
Further, the educational opportunities offered in New
Rochelle are outstanding—the entire city benefits from
an excellent, award-winning public school system as well as
top-notch private schools and three highly-rated colleges. Many
long-time residents of New Rochelle, when ready to downsize,
want to remain in the City they love and are eager to relocate
to one of the gleaming condominium and apartment buildings
centered in the downtown close to Metro North, Amtrak and the
County-wide Beeline bus system.
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New Rochelle at a Glance

The Place to Do Business

New Rochelle’s downtown is a vibrant urban center with much of what business owners seek
from a positive business environment.
First, the cost of moving, starting or operating
a business in New Rochelle is quite
competitive compared to the major business hubs surrounding the City including
New York City, Stamford, Greenwich and
White Plains. Property acquisition, office and
commercial rents and property improvements are
more affordable here than in these other cities. In its 2013 Q3
report on Westchester County Office Space, Cushman Wakefield reported that, “Locally, Westchester County is a viable
low-cost alternative to New York City and will continue to attract
tenants that are squeezed by the higher rental rates in the City.”
Second, New Rochelle is in a prime location—via
Metro North trains just 30 minutes
from Grand Central and 40 minutes
from Stamford. There is a reason why the
New Rochelle Metro North train station is the
busiest stop on the New Haven line in New
York outside of New York City! New Rochelle
has the added benefit of being a stop for Amtrak service and in
just a few years New Rochelle’s Metro North train station will be
connected to the West Side of Manhattan’s Pennsylvania
Station through the planned expansion of the railroad on the
New Haven line. In addition, New Rochelle is accessed by
I-95 and four exits on the Hutchinson River Parkway. Parking,
always a concern in suburban downtown communities, is in
ample supply in the downtown with over 2500 parking spaces
available between the transit center and the New Roc garages
as well as on street metered parking.
Third, employers will find that locating in New
Rochelle offers the benefit of a
large and well-educated work force
populated with graduates from all
over the country and its three highly
acclaimed colleges—Iona, Monroe
and the College of New Rochelle.
Demographically, 19.5% of New Rochelle residents 25 years
and older have college degrees and 20.3% hold masters
degrees. This highly educated cohort, combined with
non-resident professionals, form a deep and strong labor
pool for employers to draw from.
4
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COMPETITIVE BUSINESS CLIMATE

“Locally, Westchester County is a viable low-cost alternative to New York City and will continue to attract tenants that are squeezed by the higher rental rates in the City.” — Cushman Wakefield
“175,000 jobs within a 45 minute train ride from New Rochelle and 167,000 within a 45 minute bike ride”
—“Fragile Success: Taking Stock of the New York Metropolitan Region”, Regional Plan Association (RPA)

Fourth, both the City and the City of
New Rochelle Industrial Development
Agency are eager to welcome and
support businesses in the City and
provide efficient, business-friendly
assistance from acquiring approvals
and permits to obtaining valuable incentives. Business
owners find true partners in working with the local government
in order to get projects successfully completed in our City.
Fifth, within a ten minute drive in any direction from
New Rochelle’s downtown lies a strong consumer
base with a median household income of $89,501.
Given the easy access to downtown by train, the I-95
Expressway and the Hutchinson River Parkway,
New Rochelle is a prime location for a fantastic
consumer shopping experience. This is evident
already with the heavy traffic flow to the Home
Depot, Costco, Party City, Regal Cinemas and
numerous highly-rated restaurants.
Lastly, New Rochelle boasts a downtown setting
where any business owner or employee would be
happy to work. Walk thru the downtown and one will find
streets with architecturally significant buildings, small
businesses, boutiques and specialty shops right aside
modern office buildings, exciting entertainment facilities,
luxury hi-rise residences and urban amenities. Attractive
plantings, shade trees and inviting parks and plazas provide
a welcome appeal to the area. A short distance from the
downtown is the breathtaking shoreline, with one of the finest
municipal marinas on Long Island Sound. The magnificent
views are visible from much of the downtown area.

LOCATION, LOCATION, LOCATION
In thirty minutes or less, one can reach: midtown Manhattan, White Plains, Stamford,
Greenwich, LaGuardia Airport, and Westchester Airport. The completion of the Metro-North
to Penn Station link will give New Rochelle the
closest suburban station with direct rail access
to both the east and west sides of Manhattan.
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New Rochelle at a Glance

Recent Successes

New Rochelle has pursued an aggressive growth
strategy for almost two decades, with especially
notable success between 1999 and 2008, when a
development wave reshaped much of our central
business district. The largest of these developments include:
• New Roc City, a 1.2 million square foot entertainment
complex that features a 19-screen movie theater, an IMAX
theater, mini-golf, go-karts, billiards, bowling, an arcade,
Modell’s Sporting Goods, Super Stop & Shop, restaurants,
a 124-suite Marriott Residence Inn hotel, and Monroe
College’s 45,000 Athletic Complex;
• Trump Tower, a 40-story structure containing 187 luxury
condominium apartments and over 142,000 square feet of
commercial space;
• Two luxury apartment rental towers developed
by AvalonBay—The 39-story Halstead of New Rochelle
(now owned by The DSF Group) with 588 units and 7,500
square feet of retail space and the 25-story La Rochelle
(now owned by Hartz Mountain) with 412 units and 5,500
square feet of retail space.

Challenges are Opportunities
Despite these successes and New Rochelle’s core
advantages, the City’s downtown remains a work in progress, with areas of resurgent economic activity existing
alongside pockets of lingering economic distress. The
area as a whole has not yet reached the “critical mass” of
reinvestment necessary to create a self-sustaining virtuous
cycle. Nor is the blend of uses optimal for creating 24-hour
street life or the full desired range of goods, services and
job opportunities. Many promising sites, including several
immediately adjacent to the train station, are dramatically
under-utilized. With the onset of the 2008 recession, the
pace of development in New Rochelle slowed significantly,
and several projects in advanced planning stages were
set aside.
Now, as the economy recovers, New Rochelle is experiencing renewed interest from developers who recognize that
the challenges in our City go hand in hand with remarkable
opportunities to achieve a significant return on investment.
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II. Planning Foundations
Determined to seize this moment of opportunity, the City initiated and completed several planning
analyses that together articulate a broad vision for smart, sustainable growth. These analyses
are not intended to be rigid or conclusive—instead they convey New Rochelle’s broad intent and
should be regarded as a foundation for further discussion. Respondents are encouraged to review
the following documents and regard them as resources in the preparation of proposals:
TOD Smart Growth Study: Completed under the auspices of the
NY-CT Sustainable Communities Initiative and the assistance of Crosby,
Schlessinger, Smallridge
Smallridge, New Rochelle’s Transit-Oriented Development
(TOD) Smart Growth Study illustrates a potential build-out scheme for
the City’s downtown and transit areas. The study was informed by
significant public outreach and stakeholder input. The results of these
findings are now the solid foundation for the purposes of this RFQ, to
create a sustainable mixed-use development that integrates mixedincome and energy efficiency
with existing uses through
transit oriented community
development providing a
range of housing choices,
open space, and street design accommodating multi-modal users.
Traffic Circulation & Gateway Study: The City retained the services of
Nelson Nygaard Consulting Associates to study vehicular and pedestrian traffic
efficiencies, evaluate means of improving access to and circulation within the
City’s downtown, emphasize links to
mass transit and other alternatives to
automobile use and identify transportation infrastructure enhancements
necessary to support and complement our growth objectives. The
study contains numerous specific
recommendations and options that
could be integrated into development proposals.
Columbia University Urban Design Lab: The City partnered with the
Columbia University Urban Design Lab to produce a report entitled
“Alternative Futures for New Rochelle—The Next Generation Work/Live City.”
Teams of students, with faculty and City staff guidance, focused on different areas of New Rochelle and generated a spectrum of concepts, some of
which are practical and others more fanciful. The report can help encourage
imaginative “out of the box” thinking and dramatically illustrates the potential
for creative change. (A second group, Columbia’s Urban Ecology Lab looked
at waterfront areas and their linkages to one another and to Downtown.)
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ZONING: The City encourages the development teams to use the Zoning Ordinance as a guiding

III. Clusters

factor, but to not be limited by it. The City is prepared to modify zoning to facilitate agreed-upon
positive development consistent with our vision.

While New Rochelle has enjoyed some success in fostering single-site development, the City believes that
planning and developing multiple sites in concert will be a more promising strategy going forward. This holistic
approach will allow for the flexible distribution of uses across multiple locations, ensure consistency and synergy between various
project elements, and achieve the critical mass of positive change necessary to secure a return on investment. For the purpose of
this RFQ, we have sorted multiple sites into two development clusters. Each cluster is composed primarily of public-owned properties, but also contains numerous private properties. Respondents are invited to provide proposals for one or both Clusters,
but must submit a separate proposal for each as they will be evaluated independently.
1) TRANSIT-ORIENTED DEVELOPMENT (TOD) CLUSTER: The TOD Cluster straddles Interstate-95 and the MTA Metro
North/Amtrak Northeast Railroad, adjacent to New Rochelle’s Central Parking Area (CPA) and bisected by North Avenue,
New Rochelle’s primary north-south
traffic artery.
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THE TOD CLUSTER CONTAINS THREE DISTINCT AREAS:
TOD ZONE A | Transit Center
The New Rochelle Transit Center contains the City-owned,
historic New Rochelle Train Station and an adjacent 5-level,
920-space parking facility to accommodate the nearly 5,000
commuters that utilize the train station daily. While the
parking structure is considered structurally sound in its
current configuration, it has been reported that future
redevelopment of that facility can only accommodate an
additional two floors. A larger expansion would require more
dramatic structural changes. The parking facility was funded
primarily by federal grants, with attendant restrictions on use.
The site is zoned Downtown Mixed-Use Urban Renewal
(DMUR) with an allowable 5.5 Floor Area Ratio (FAR) and a
building maximum height of 24 stories or 280 ft. The site is
also located in the Downtown Density Bonus (DDB) overlay
zone, which permits additional FAR and building allowances.
Density bonuses are available entirely at the discretion of the
City Council.
TOD ZONE B | North Avenue
Across from the Transit Center, fronting along North Avenue
are several privately held parcels and one City-owned parcel
currently utilized as a permitted public parking lot.
The site is zoned Downtown Mixed-Use Urban Renewal
(DMUR) with an allowable 5.5 Floor Area Ratio (FAR) and a
building maximum height of 24 stories or 280 ft. The site is
also located in the Downtown Density Bonus (DDB) overlay
zone, which permits additional FAR and building allowances.
Density bonuses are available entirely at the discretion of the
City Council.
TOD ZONE C | Garden Street/Cottage Place
Crossing over North Avenue from the Transit Center, the
Garden Street/Cottage Place area contains multiple parcels
under private ownership, with one City-owned surface
parking area.
The site is zoned Neighborhood Business (NB) and Light
Industrial (LI). The NB district allows for maximum building
heights of two stories or 30 ft, and an FAR of 0.5. The LI
district on Cottage Place allows for 70 ft. and a maximum
FAR of 2.0.
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ZONING: The City encourages the development teams to use the Zoning Ordinance as a guiding

factor, but to not be limited by it. The City is prepared to modify zoning to facilitate agreed-upon
positive development consistent with our vision.
2) DOWNTOWN CLUSTER:
The Downtown Cluster includes several significant development sites. While all are located within the New Rochelle’s
Central Parking Area (CPA) and in close proximity to both the Transit Center and each other, the sites are not all contiguous.
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New Rochelle Public Library & Lawton Street
The City’s Public Library is located in the heart of Downtown
New Rochelle adjacent to Library Green, a one acre urban
park, and two City-owned parking lots. The Library Board of
Trustees has indicated a desire to explore the redevelopment
of the Library as a potential revenue source, either through full
reconstruction of the Library or through utilization of air-rights.

Two City-owned parking lots flank the corners of Centre
Avenue and Huguenot Street close to both Main Street and
the luxury rental towers constructed by AvalonBay. The sites
are currently operated as municipal parking lots.

The Public Library and South Lot are zoned Downtown
Business (DB). The DB district allows for building heights
of six stories or 70 ft and an FAR of 2.0. The City-owned
Library lot is zoned Downtown Mixed-Use Urban Renewal
(DMUR) with an allowable 5.5 Floor Area Ratio (FAR) and a
maximum building height of 24 stories or 280 ft. Both sites
are also located in the Downtown Density Bonus (DDB)
Overlay Zone, which permits additional FAR and building
allowances. Density bonuses are available entirely at the
discretion of the City Council.
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DOWNTOWN ZONE C |
Church/Division Garage and Prospect Lot
These large, City-owned parking areas are located
immediately south of Main Street on either side of Division
Street. The Church Division Garage is an aging, two-level,
388-space facility and the Prospect Lot is a 330-space
surface lot located across the street from the garage.

The Prospect Lot is also located in the DB zone, however
a portion of the lot is zoned Multi-Family Senior Citizen
Residence (RMF-SC-4.0). This district allows for building
heights of 120 ft and an FAR of 4.0. The DB portion of the lot
is covered by the Downtown Density Bonus (DDB) Overlay
Zone, which permits additional FAR and building allowances.
Density bonuses are available entirely at the discretion of the
City Council.
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and building allowances. Density bonuses are available
entirely at the discretion of the City Council.

The Church Division Garage is located in the Downtown
Business (DB) zone. The DB district allows for building
heights of six stories or 70 ft and an FAR of 2.0. The Garage is also located in the Downtown Density Bonus (DDB)
Overlay Zone, which permits additional FAR and building
allowances. Density bonuses are available entirely at the
discretion of the City Council.
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THE DOWNTOWN CLUSTER CONTAINS FOUR DISTINCT AREAS:

Across from Library Green and adjacent to the Library lot,
are several infill properties along Lawton Street that can be
combined with the Public Library and surrounding lots to
create an attractive development site at this important
Downtown hub.
The properties are zoned Downtown Mixed-Use Urban
Renewal (DMUR) and allow for 24 stories or 280 ft with
an FAR of 5.5. The sites are also located in the Downtown
Density Bonus (DDB) Overlay Zone, which permits additional
FAR and building allowances. Density bonuses are available
entirely at the discretion of the City Council.

DOWNTOWN ZONE D |
North Avenue and Anderson Street
In the heart of the Downtown, the super-block between
Huguenot Street and Main Street has faced numerous
development obstacles over the last two decades. With the
massive New Roc City entertainment complex at its feet, the
parcels along North Avenue and Anderson Street are poised
for gentrification.
The properties are primarily zoned Downtown Business
(DB), with the exception of the property located on the
corner of Anderson Street and LeCount Place, it is zoned
Multi-Use Family Entertainment (MUFE). The MUFE district
allows for 12 stories or 250 ft and an FAR of 3.0.
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IV. The City’s Expectations & Commitment
Our partners must be fully committed to the essential elements of our vision for smart,
sustainable growth: a thriving, walkable urban core centered on mass transit, enlivened by arts and
culture, exemplifying principles of environmental sustainability, illustrating high quality design, and
defined by complementary uses, including street level retail, an appropriate mix of housing types,
and office space with a much-needed daytime population.
Our partners must have the capacity and desire to move swiftly
to take advantage of opportunities, and, at the same time, the long-term
commitment and persistence necessary to overcome inevitable obstacles and challenges.
Our partners must be sensitive to public impacts related to municipal service delivery, school capacity, and associated fiscal costs and
benefits, and recognize that any development must advance the public
interest, as measured by the triple bottom line of economic, environmental, and social progress.

WALKABLE, COMPACT,
URBAN-SCALED DOWNTOWN
Our walkable downtown
features outstanding
restaurants, movie theaters
and other forms of entertainment, historic architecture, a
weekly farmers market, and
multiple art galleries. And the
East Coast Greenway brings
countless cyclists through
our commercial center.

Our

partners must be prepared to seek community input and
foster community support throughout the planning and development process, utilizing tools including market research, social media
and web-based communication, public forums, and other means of
inclusive discussion and decision-making.
In addition, the following specific requirements
should be recognized by respondents and,
when appropriate, referenced in proposals:
Workforce Housing: The City of New Rochelle requires
that residential development projects set aside 10% of the
units for affordable housing or to make a payment in-lieu
to the City’s Affordable Housing Fund for future affordable
housing needs.
Green Design: New Rochelle has adopted an awardwinning Sustainability Plan, GreeNR, which reflects and
articulates a vision of sustainable practice that can enhance
the quality of life of citizens today, without compromising the
interests of future generations. Proposals should be aligned
with GreeNR’s objectives and seek to promote energy
efficiency, waste reduction, and other sustainable features in
design, construction, renovation, and operation.
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Parking: While the City aims to promote mass transit,
walking, and cycling, automobile access and associated
parking facilities will remain vital to the success of any
development program. Early consideration of parking in
the planning process will be essential to determining the
optimal distribution and scale of parking assets, as well as
devising shared parking programs for mixed-use developments. The City will consider expanding its central parking
area or making other alterations in local parking requirements in the context of a sensible overall parking supply and
management plan.
Equal Opportunity Hiring: It is the policy of the City of New
Rochelle to provide equal employment opportunities without
regard to race, color, religion, sex, age, national origin, sexual
orientation, handicapped condition or status as a disabled and/
or Vietnam Era veteran, and to advance the principles of equal
employment opportunity and nondiscrimination within all facets
of City employment and contracting.

Project Labor Agreements: While not strictly required,
the City encourages the use of project labor agreements
(PLAs) when possible to ensure fair opportunities for workers
and to encourage predictability in construction schedules.
Master Developer Escrow Agreement: The Master Developer will be responsible for allocating funds to be put in escrow
for the City to utilize for the review and analysis of any proposed
project, including for the retention of consultants. These funds
will need to be replenished as needed.
Historic Preservation: On October 14, 2009, the New
Rochelle Train Station was listed on the National Register of
Historic Places. The building was built in 1887 for the New York,
New Haven, and Hartford Railroad shortly after Grand Central
Station was constructed in NYC. The building was remodeled
in 1931. Historic preservation of New Rochelle properties listed
on the Local, State, and National Register will be required.
Public Outreach: The City has determined that traditional
grassroots public outreach, typically done
after the projects parameters are set, is not
ideal. For these projects the City expects to
utilize social media and web-based applications, as well as the traditional approach to
capture public input during the process. A
public outreach implementation plan should
be incorporated in the proposal.

New Rochelle has extensive experience with
successful public-private partnerships
New Rochelle has extensive experience with successful
public-private partnerships and recognizes that to foster
successful development, a municipal government must:
respect the demands and limitations of the private marketplace,
including anticipated rates of return on private investment,
work collaboratively and efficiently to meet regulatory and legal
tests, and inspire confidence by keeping commitments. The
City is prepared to use all tools at its disposal to accomplish
positive change and achieve a true public-private win-win.
We anticipate establishing a close working relatioship with
designated development partners.
Zoning:The City encourages the development teams to
use the Zoning Ordinance as a guiding factor, but to not be
limited by it. The City is prepared to modify zoning to facilitate
agreed-upon positive development consistent with our vision.
Property Acquisition: As a last resort, the City
reserves the right to use Eminent Domain
Proceedings in accordance with the requirements
of NY Eminent Domain Procedure Law.
Grants and Other Public Funding: The City
has been successful in attracting grant funds
through the NYS Consolidated Funding
Application process in recent years. The urban
growth envisioned for New Rochelle is aligned with
the goals of the Mid-Hudson Regional Economic
Development Council and, therefore, should be
competitive in upcoming rounds of funding.
Further, the City enjoys good relationships with
state and federal representatives and is prepared
to pursue all available and relevant funding
opportunities with its partner.

Architectural Design Review: The City
will insist upon high standards of architectural
and design excellence, especially with regard
to the most prominent and potentially iconic
elements of any redevelopment program.
At an appropriate stage, the City will
convene a collaborative, professional
architectural review committee to evaluate
the architectural features and physical
details of planned projects. However, it is not
necessary for proposals at this preliminary
stage to include architectural details.
Environmental: At this time the City is not
aware of any specific environmental concerns on the public and private properties contained in this
RFQ. As properties are being considered
for acquisition, the current and historic uses pertaining to
environmental issues will need to be investigated. The Master
Developer will be required to complete the necessary studies
required for the State Environmental Quality Review Act review
(“SEQR”) and the National Environmental Policy Act review
(‘NEPA”).

Review & Approval: The City is committed to
conducting all local reviews in a coordinated,
efficient and thorough fashion that will not pose
undue delays or burdens on developers. In
addition, the City will work with developers to
address State environmental review requirements.
Tax Incentives: The City recognizes that the regional tax
structure often presents a significant obstacle to economic
development and that tax incentives may be essential to
securing private investment. Through its Industrial Development
Agency, New Rochelle has historically provided tax incentives
on a negotiated, case-by-case basis. However, the City will
require that any tax incentives be fully justified by a thorough
review of project finances, and that the overall economic and
fiscal impact of new development present a net benefit to
taxpayers.
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V. Level of Participation & Partnerships
NEW ROCHELLE

PROPOSED METRO-NORTH
PENN STATION ACCESS PROJECT
With the completion of the
Metro-North to Penn Station link,
New Rochelle will become the only
station this close to Manhattan
with direct service to both Grand
Central and Penn Station—the
best location for commuters
(and reverse commuters) in the
entire metro area.
Crucial for the successful implementation of our vision is a true partnership between the
Community, the selected Cluster Master Developer, and the City of New Rochelle.
It is the intent and the expectation that the master developer will take all necessary steps to create
an environment where effective and sustainable transformative economic growth can flourish.
This change must provide triple bottom line benefits—economic, environmental and social—to
the entire New Rochelle community.
The process of creating a vibrant and culturally rich experience in our urban core must include a
transit oriented focus, attention to walkability, an understanding of the importance of
arts & culture in the fabric of our city, the need for a vibrant street level retail/commercial core, a
sensibility to the appropriate quantity and type of housing needed, and a focus on the creation of
office space to house a much needed daytime workforce population.
Through detailed market research and an organic and systematic grass roots process, it is the
City’s expectation that the Master Developer will seek community input as to the precise
nature and location of each development component. Community support is unquestionably a key
component to securing our cluster revitalization efforts.
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“Montefiore Health System is proud to be a part of, and to serve, the communities of Westchester County.
New Rochelle, in particular, is a thriving and dynamic city and Montefiore’s New Rochelle Campus benefits
from a central location with easy access to transportation, restaurants and shops, as well as a variety of
residential options. We see enormous potential for growth in New Rochelle and look forward to playing a
meaningful role in the city’s future development.”
							—Lynn Richmond, Senior Vice President, Montefiore

Partnerships
New Rochelle Public Library
The Library Board of Trustees has indicated a desire to
explore the redevelopment of the Library as a potential
revenue source. The Library has discussed developing the
air-rights over the Library as a way to accomplish this goal.
However, within the context of this RFQ, the development
potential becomes more achievable if the land is combined
with the two City-owned lots. The redevelopment at the New
Rochelle Public Library together
with the City’s adjoining lots is
encouraged and it will require
accommodations for the temporary relocation of the services
provided.
Montefiore Medical Center
Montefiore Medical Center’s
recent purchase of Sound Shore
Medical Center further indicates
the potential for growth in New
Rochelle. While Montefiore
continues to make significant
capital improvements to its aging New Rochelle campus,
the City has had favorable discussions with them regarding
opportunities for off-site medical offices, treatment centers,
and/or clinical facilities in the TOD and Downtown areas. The
preferred developer will need to enter into exclusive development agreements with Montefiore, but the City is eager to
facilitate these partnerships.
Iona College
Iona College has shown a desire to create faculty, staff and
graduate student housing. Rather than construct this housing within the confines of its campus, Iona is investigating
the opportunity to create off-site housing, but close to transit
and within walking distance to and from campus. In order for
this potential housing stock to be constructed, it is necessary
for the preferred developer to negotiate directly with Iona
College. The City will be pleased to assist in the facilitation
of these discussions.

Metro-North New Haven Line
The New Rochelle Train Station, which sees approximately
5,000 weekday Metro-North riders, remains the busiest
station in New York along the Metro-North New Haven Line
outside of NYC. It is the only Northeast Corridor Amtrak stop
in Westchester County and will be the connecting stop to the
proposed Metro-North Penn Station Access Project, projected to begin service in 2020–21. It is anticipated that rail
ridership will appreciably increase
as a result of this new connection. The City believes that major
capital improvements will need to
occur at the New Rochelle Transit
Center in order to complement this
growth in ridership. As such, MTA/
Metro-North looks forward to active
participation in the TOD process.
Small Business Incubator
Small Business Incubators are becoming increasingly successful in
assisting new businesses by allocating space, support staff, and in some cases, capital to fulfill
their needs. The City of New Rochelle has been approached
by operators of these types of incubation space, but due
to the lack of available office, laboratory, and/or warehouse
space, the City has not been able to secure such a facility.
Newly constructed space in the TOD-Downtown clusters
may accommodate these innovative startup businesses allowing them to continue their growth in New Rochelle.
Business Improvement District
Downtown New Rochelle is represented by the Downtown
Business Improvement District (BID). It was created in 2000,
and is a non-profit association of over 800 business and
property owners whose primary goal is economic development, new business generation and new investment. As
part of its mission, the BID is also devoted to assuring clean
and safe streets, adequate parking and exciting downtown
activities and events.
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VI. Selection Process/Criteria
A Phased Approach

The selection of a developer(s) for the TOD and Downtown Clusters will
be an open and transparent, two-step process. The first stage of the
RFQ is to identify the most qualified development team based on the
key factors outlined in this RFQ. Following this preliminary stage, the
City will invite the second tier selected respondents of this RFQ to prepare more specific content
about the scale, type and configuration of development that is being proposed.
Evaluation and Selection Criteria
The selection of a Master Developer will be based upon demonstrated and quantifiable distinction in all of the following
categories:
1. Developer’s Vision and/or Strategy for the
Development Cluster(s)
The Master Developer must demonstrate sustainable, innovative and exciting development possibilities for the TOD
and Downtown Clusters. The City has worked diligently to
communicate a vision for the redevelopment of the area.
However, the City would like to access the best practices of
the development community to ascertain how this vision can
be refined, improved and implemented. At this stage of the
process it is not necessary to provide detailed architectural
designs, but land-use, scale and density should be
articulated. However, detailed design concepts must be
clearly articulated in Phase Two submissions. A preliminary
project schedule should also be incorporated.
The following elements should be included in your
submission:
1. Complete description of the Master Developer Team
2. Conceptual Site Plan/Massing Diagrams
3. Public/Private Partnership Approach
4. Phasing Plan/Project Schedule
2. Developer Financial Capacity and Capability
Phase One:
The Master Developer must document the capacity to
finance and sustain the investment necessary to implement
a complex development over the long term while minimizing
risk to the City. The developer must be able to demonstrate
its financial capability by providing their experience in the
use of any innovative financing mechanisms to capture value
in complex public/private real estate transactions.
16
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Respondents are requested to provide Annual Financial
Statements for the last three fiscal years.
Phase Two:
In this second phase of the selection process Shortlisted
Respondents must demonstrate their ability to provide:
a. A completion guarantee for all phases of the project as
planned;
b. Evidence of their ability to fund all predevelopment
activities;
c. Evidence of their contractors ability to obtain a payment
and performance bond for the construction of the projects
covering 100% of the cost of such construction from a
lender whose long-term debt is rated at least “A”; and
d. Evidence that the Master Developer has sufficient liquidity
or can secure a Letter of Credit, or obtain a surety bond
in an amount to be negotiated representing that projected
operating deficit through lease-up until break-even
operation is attained.
Respondents must provide a statement of financial
conditions, prepared by an independent auditor. Final selection
will require the provision of the following information: audited
financial statements for the last three (3) fiscal years including
balance sheets, income statements, and statements of changes
in financial position and cash-flow statements. In addition, full
information concerning fact or events that would materially
affect the Respondent’s or Principal Company’s business,
including, but not limited to: significant changes in business
operations, bankruptcy, mergers and acquisitions and pending
litigation should be provided.

3. Relevant Project Experience
A. Respondents shall demonstrate the ability to perform on
time, on budget and on goal.
B. Respondents shall demonstrate the ability to participate in a
public-private partnership of the type being led by the City.
C. Respondents shall demonstrate satisfactory experience with
and understanding of the City and of urban conditions in
general.
D. Respondents must have experience in the development,
design, construction, arrangement, financing, management,
marketing and leasing of all types of facilities.
E. In addition to a description of its overall experience with
developments, Respondents shall provide certain information with respect to at least three reference facilities for each
type of project that have actual operating experience showing stabilized rents of at least two years. Respondents must
provide evidence that the reference facilities were developed
consistent will all contractual requirements, including without
limitation, financing commitments and without extraordinary
delays.
The following information shall be provided for each
reference facility utilizing the same alphanumeric notation:
1. Name and location of facility;
2. Names and telephone numbers of public-sector or nonprofit-sector partners, if any;
3. A reasonably detailed description of the facility, including design, construction and financing structure;
4. Total development costs;
5. Annual operating and maintenance costs;
6. Annual compliance with development and financial
criteria and performance reports to that effect;
7. The Respondents’ role in project development, design,
permitting, financing, construction, rehabilitation (if any),
operation, maintenance and marketing;

8.

Development timeline, including construction start and
completion dates and lease-up experience;

9. Current status and ownership of the facility (include
names and telephone numbers of current owners and
operators, if not Respondent);
10. Any claims, litigation, judgments, notices of violations,
or administrative enforcement actions arising out of the
construction and/or operation of the facility; and,
11. All performance guarantees (if any) provided by
Respondents with reference to the facility and any failure
to meet such guarantees;
4. Development Team
Respondents shall identify individuals employed by
Respondent who will play key roles in the development of
the project(s). Resumes should be provided.
Respondents may be a joint venture whose participants
collectively possess the relevant experience. If a joint venture
is contemplated, respondents shall identify the names,
addresses, and telephone numbers of joint venture partners,
and include written evidence from the same that they intend
at act as joint venture partners for the project(s). The
professional and business relationship between Respondent
and joint venture partner must be defined.
If Respondents submit the qualifications of a joint venture
partner in order to satisfy any criteria in the RFQ, the
Respondent must provide detailed information regarding the
relevant experience and qualifications of that participant.
If Respondents join with another development partner, one
member of the team must be designated as the responsible
party (the “Designated Respondent”) for negotiation of the
Development Agreements. The Respondent shall assume
responsibility for all financial and performance guarantees
and for all commitments made with respect to the project(s).
The role and qualifications of each team member shall be
described in the proposal. Once qualified, the Respondent
cannot change or substitute team member without the written
consent of the City.
M AY 2 01 4
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VII. Conditions

VIII. Submission Requirements

By Responding to this RFQ, each Respondent will be deemed to
acknowledge and consent to the following conditions relative to the
qualification process and the selection of qualified Respondents:
• T
 his RFQ is not intended and shall not be construed to commit the City to procure or to contract
for any services;
• T
 he City reserves the right to negotiate a Development Agreement with any Respondent to this
RFQ;
• All costs incurred in connection with responding to this RFQ will be borne solely by the Respondent(s).
• T
 he City reserves the right to reject, for any reason, any and all responses and to eliminate any and all Respondents
responding to this RFQ from further consideration for this procurement;
• T
 he City reserves the right to eliminate any Respondent who submits incomplete, inadequate responses or is not responsive
to the requirements of this RFQ;
• T
 he City reserves the right to determine the Respondents who are qualified to be shortlisted and submit revised proposals in
the second stage of this RFQ;
• The City may qualify Respondents whose responses contain immaterial deviations from the qualification criteria;
• O
 nly those Respondents who are qualified through the RFQ process described herein shall be eligible to submit revised
proposals in the second stage of this process;
• The City reserves the right, without prior notice, to supplement, amend, or otherwise modify this RFQ, or otherwise request
additional information, or to withdraw this RFQ at any time;
• The City may, at its discretion, waive any provision herein as it deems in the best interest of the projects and/or the City;

Development proposals are due no later than 3PM on Thursday, July 31, 2014, included with
your submission should be ten (10), 8 ½ X 11 report style copies, one (1) unbound original
and a compact disk or flash drive with an electronic version of your proposal.
Business Qualifications
Please provide the following information with your proposal:
1. A statement of Respondent’s willingness to assume overall responsibility for implementation of the projects;
2. A statement that, if selected, Respondent will make provision for meaningful performance and completion guarantees;
3. A statement that, if selected, Respondent will design and construct the project(s) in accordance with the terms and
specifications presented by the City and memorialized in the Development Agreement;
4. A statement that, if selected, Respondent will pay damages in the event that the project(s) are not completed on the
timelines memorialized in the Development Agreement;
5. A statement that, if selected, Respondent will maintain appropriate insurance policies at levels specified in the
Development Agreement, will name the City as an additional insured and will indemnify the Corporation.
6.A statement that indicates the approximate percentage or amount of equity that Respondent would invest in each project.
In addition, the City requests:
7. Evidence that Respondent, its subsidiaries, and its affiliates have an acceptable record of business dealings, including
compliance with labor and environmental laws;
8. Any additional information that Respondent wishes to provide, including description of Respondent’s business approach.

• All qualification statements become the property of the City and will not be returned and may be made available to the public;

Schedule/Timetable

• All activities related to residential projects will be subject to all applicable Federal, State and local laws, regulations, rules and/
or requirements;

Date of Issuance				

May 30, 2014

Walking Site Tour				

June 16, 2014

Proposal Submittal Due:			

July 31, 2014

Phase II Finalist Notification		

August 29, 2014

• The Respondent will answer written questions and attend an interview with the City, if so requested;

Shortlisted Finalist Proposals Due		

September 30, 2014

• The formation of a joint venture after qualification, and any change in a prequalified joint venture, will be subject to the written
approval of the City prior to the deadline for submission of proposals and may be denied if: (i) partners withdraw from the
joint venture and the remaining partners do not meet the qualifying requirements (ii) the new partners to a joint venture are
not qualified, individually or as another joint venture.

Presentations to City Council		

October 2014

• Any and all responses not received by 3PM Eastern Standard Time on July 31, 2014 may be rejected;
• The City reserves the right to visit any of the facilities referenced in the Respondent’s submission to observe the operations of
such facilities at a mutually agreeable time.

Respondents’ submissions should be addressed/hand delivered to:
Suzanne Reider, Senior Project Manager
Department of Development, City Hall
515 North Avenue, New Rochelle, NY 10801
Questions: All inquiries should be directed via email to clusterrfq@newrochelleny.com.
Site Tour: A pre-submission site visit is scheduled for Monday, June 16, 2014 at 10AM. At that time the City will
provide a tour of both the TOD and Downtown sites and answer specific questions relating to the RFQ. The site tour will
begin at the New Rochelle Train Station. Parking will be available at the Transit Center.
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TRANSIT-ORIENTED DEVELOPMENT (TOD) CLUSTER
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DOWNTOWN CLUSTER
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DOWNTOWN CLUSTER
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DOWNTOWN CLUSTER
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DOWNTOWN CLUSTER

Questions: All inquiries should be directed via email to
clusterrfq@newrochelleny.com.
Site Tour: A pre-submission site visit is scheduled for
Monday, June 16, 2014 at 10AM. At that time the
City will provide a tour of both the TOD and Downtown
sites and answer specific questions relating to the RFQ.
The site tour will begin at the New Rochelle Train Station.
Parking will be available at the Transit Center.

DOWNLOADABLE RFQ DOCUMENTS CAN BE
FOUND AT:
www.newrochelleny.com/NRclusterRFQ
• Alternative Futures for New Rochelle—
Columbia University
• Church Division Final EIS
• Cluster Maps
• Comprehensive Plan Visioning Chart
• Downtown Cluster Base Maps (folder)
• Downtown Density Bonus (DDB) Draft SGEIS
• Downtown Density Bonus (DDB) Final SGEIS
• Downtown Development Cluster Parcel Information
• Echo Bay Center Draft DEIS
• Equal Opportunity Hiring Resolution #205
• GreeNR Sustainability Plan
• Lawton Street Urban Renewal Plan
• LeCount Square Draft EIS
• LeCount Square Final EIS
• LeCount Square Supplemental Draft EIS
• New Rochelle Ortho
• New Rochelle Traffic Circulation Report—
Nelson Nygaard_AKRF
• New Rochelle Zoning Map
• North Avenue Study—AKRF
• Office Vacancy Rate Report —New Rochelle
and Submarkets
• TOD Cluster Base Maps (folder)
• TOD Cluster Parcel Information
• TOD Smart Growth Study
• Workforce Housing Policy
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New Rochelle already has the busiest New Haven line stop in Westchester.
With the completion of the Metro-North to Penn Station link, New Rochelle
will become the only station this close to Manhattan with direct service to
both Grand Central and Penn Station—the best location for commuters
(and reverse commuters) in the entire metro area.

CITY OF NEW ROCHELLE
City Hall, Department of Development
515 North Avenue
New Rochelle, NY 10801
www.newrochelleny.com/NRclusterRFQ
Tel: 914.654.2185

