REQUEST FOR QUALIFICATIONS
August 1, 2019
Interested in an excellent Transit Oriented Development Opportunity immediately adjacent to a Metra
Station? Read on for more information!
The Village of River Grove, a unique, West Suburban community located roughly 5 miles southeast of
O’Hare Airport is offering a 2.5 acre property for sale as a redevelopment site. This redevelopment site
is owned by the Village of River Grove and one private property owner (who is fully supportive of this
process). The site is located on Thatcher Avenue (1st Avenue) adjacent to Metra’s North Central Service
and Milwaukee District/West Line railroad. The site has convenient access to the River Grove Metra
Station, the public library, schools, forest preserves, bike trails, and River Grove businesses.
As owner of this site, the Village and property owner have spent considerable time and effort evaluating
the future of this property. The Village and property owner intend to maximize their return on the
property while at the same time, assuring a quality development. As a community, we have established
"Development Parameters" for the property to assure that the selected developer has the information
needed to move expeditiously toward final development approvals. The Village stands ready to assist
the selected developer through the approval process.

REQUEST FOR QUALIFICATIONS
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creativity, experience and the financial capacity to purchase the property and produce a high quality
mixed-use development in keeping with the standards, character and traditions of the Village of River
Grove.
Responses and questions should be directed to:
Pete Iosue, AICP, Teska Associates, Inc.
815-436-9485
piosue@teskaassociates.com
Thank you for your interest and we look forward to hearing from you!
Sincerely,
David B. Guerin
Village President
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Thank you for your interest and we look forward to hearing from you!

Sincerely,

David B. Guerin
Village President
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1. OVERVIEW
In 2005, the Village adopted the Grand Avenue Village Center Plan, which examined the downtown area of
River Grove. As a part of the implementation of that plan, the Village adopted the Thatcher Avenue Transit Oriented Development (TOD) Plan in 2014, which identified Thatcher Avenue, specifically the southeast
corner of Thatcher Avenue and the railroad right-of-way, as the primary opportunity site for redevelopment
within the TOD study area. In 2016, the Village adopted the Grand/Thatcher Tax Increment Financing (TIF)
District to help incentivize redevelopment of the Grand Avenue and Thatcher Avenue corridors.
This redevelopment site presents a rare opportunity to develop a transit-oriented, mixed-use project in a
downtown environment. The site is less than 5 miles from O’Hare Airport, and less than a mile from the Des
Plaines River and the Fullerton Woods Forest Preserve. Thatcher Avenue carries roughly 25,200 average daily
traffic (ADT) at Grand Avenue. There are approximately 106 trains (commuter and freight) that pass Thatcher
Avenue every day. The redevelopment site is directly adjacent to the River Grove Metra station, which averaged 316 total weekday boardings in 2016. The Village is open to providing appropriate incentives through
the recently created TIF district, which has 19 years remaining. A new luxury apartment building was recently
constructed down the street at 8465 Grand Avenue, and a brand new Starbucks is currently under construction just to the south on Thatcher Avenue.
Village officials are sensitive to the challenges of real estate development. As such, they have retained consultants to prepare a developer recruitment process as an avenue to a successful public/private partnership and
a successful redevelopment of this site.
The request for qualifications (RFQ) and statement of interest that are contained herein are designed to
respect the expense and effort required by developers to prepare their submission, and balance that with the
Village’s desire for a high-quality team with demonstrated integrity and a proven track record of successful
and outstanding development. The importance of development that achieves compatibility with the community cannot be overstated.
The Village seeks to maximize the positive impact of the new development on the Thatcher Avenue corridor
and the surrounding residential community. The Village also seeks to provide acceptable returns to the developer and to the Village on their respective investments in the project. The Village will select a developer who
demonstrates experience, financial strength, and a record of accomplishment in undertaking high-quality
development projects. Development responsibilities will include, but are not limited to, leading the effort in
design, project entitlement, project financing, project management, and construction oversight.
The RFQ process presents the opportunity for the developer to express interest and demonstrate experience
and qualifications, without the burden (financial and time/effort) imposed by a full proposal until after the
field of competitors has been substantially narrowed. This RFQ is for a single development site, controlled
by the Village of River Grove and one private property owner. This document is intended to attract prospective development teams to the opportunity the subject site presents, to inform potential respondents of the
Village of River Grove’s national standing, community character and historic roots, to explain the development
site’s relation to the Thatcher Avenue corridor, and convey the potential for the redevelopment of this site in a
manner that contributes to the quality of life and sense of place of River Grove as a whole.
While the information provided in this document and appendices addresses both the qualifications and the
request for proposal, the focus of this first round is for respondents to submit their qualifications as delineated
in Section 5. Upon review of the submission of qualifications, the Village of River Grove will invite selected
respondents to submit formal proposals for the redevelopment of the site.
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All correspondence and questions regarding the RFQ and RFP process should be addressed to the Village’s development advisor:
Pete Iosue, AICP, Senior Associate
Teska Associates, Inc.
815-436-9485
PIosue@TeskaAssociates.com
No contact should be made with Village officials or staff regarding this RFQ and the subsequent RFP. Doing so
could result in disqualification.
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Request for Qualifications: Thatcher Avenue Redevelopment Property, River Grove, Illinois
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Request for Qualifications: Thatcher Avenue Redevelopment Property, River Grove, Illinois
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Request for Qualifications: Thatcher Avenue Redevelopment Property, River Grove, Illinois
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Request for Qualifications: Thatcher Avenue Redevelopment Property, River Grove, Illinois
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Request for Qualifications: Thatcher Avenue Redevelopment Property, River Grove, Illinois
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2. REDEVELOPMENT OPPORTUNITY
The redevelopment site is bounded on the north by the North Central Service and Milwaukee District/West
Line railroad right-of-way, on the west by Thatcher Avenue (1st Avenue), on the south by Center Avenue, and
on the east by Budd Street. This site is viewed by the Village as a key redevelopment opportunity. The parcels
at the west end of the site fronting on Thatcher Avenue are privately owned and currently vacant, being the
former site of the Quasthoff Flower Shop which has been demolished. The parcels at the east end of the site
are owned by the Village and contain an aging public works facility.
The site comprises eleven (11) parcels totaling approximately 2.5 acres. The Village intends to cease utilization
of the property, and the private property owner is in agreement as to the intended coordinated future redevelopment of this site.
The Table below identifies the status of each of the 1 parcels:
PIN

AREA IN ACRES

EXITING ZONING

CURRENT OWNERSHIP

12-26-200-008

0.28

C-1

Private Owner

12-26-200-009

0.06

R-4

Village of River Grove

12-26-200-010

0.14

R-4

Village of River Grove

12-26-401-005

0.09

R-4

Village of River Grove

12-26-402-001

0.17

C-1

Private Owner

12-26-402-002

0.28

C-1

Private Owner

12-26-402-005

0.14

R-4

Village of River Grove

12-26-402-037

0.74

R-4

Village of River Grove

12-26-402-042

0.18

R-3

Village of River Grove

12-26-402-046

0.16

R-4

Village of River Grove

12-26-402-047

0.24

R-4

Village of River Grove

Total

2.49 acres

Existing Buildings and Site Improvements
The redevelopment site includes several existing buildings and structures that previously supported the
Village of River Grove Public Works operations. The old Village Public Works buildings and structures are in
disrepair and are planned to be razed prior to redevelopment. An NFR letter has been issued for the vacant
parcels fronting on Thatcher Avenue, and will be made available to those developers selected to respond to
the RFP for the site. The existing ComEd substation east of the site will remain. Three single-family properties
located to the south of Center Street have also been acquired by the Village.
Water is readily available through a 12-inch main in the alley to the south, and sanitary/storm sewer is available through a 12-inch combined line running through Center Street.
Adjacent Uses
Directly to the northwest is the River Grove Metra Station and parking lot. Properties which surround the
redevelopment site are predominantly zoned for commercial and residential use. To the south of Center Street
is Triton Towers, a five (5) story office building fronting on Thatcher Avenue. Remaining properties to the south
and east are single-family residential homes. To the southwest, across from Triton Towers is a commercial
building, Forest Security, Inc. To the west is a vacant residential lot and a parking lot, and the River Café and
Bar. The North Central Service and Milwaukee District/West Line separate the redevelopment site from the
Elmwood Cemetery to the north.
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Property History
The redevelopment site had previously been the home of the Public Works Department, which has since
been relocated to a new facility on North West Street. The existing Public Works buildings are in disrepair and
planned for demolition. Quasthoff’s Flowers was established in 1921, and relocated from the site in 2014. The
building has since been demolished and the site cleared for redevelopment.
In 2005, the Village of River Grove adopted the Grand Avenue Village Center Plan which examined the downtown area and Grand Avenue, including the Redevelopment Site. Following this plan, in 2014 the Village, with
the help of the RTA, took a more detailed look at the area around the Metra Station and adopted the Thatcher
Avenue Transit Oriented Development Plan, which identified the Redevelopment Site as a key redevelopment opportunity. This plan examined demographics, transportation, market economics, infrastructure, and
provided concept plans for potential redevelopment of the site. The Grand/Thatcher Tax Increment Financing
(TIF) District was established in 2016 to further incentivize redevelopment of the site.
Thatcher Avenue Transit Oriented Development Plan (2014)
http://www.rtams.org/reportLibrary/3228.pdf
The Village of River Grove is now committed to the process of seeking qualified developers for the redevelopment site. The Village has retained development advisors and prepared a plan to establish a new process
to solicit development interest. The following redevelopment objectives and development parameters are
offered to guide both the selection of the developer and the proposed redevelopment plan.
Redevelopment Objectives
The primary objective for the redevelopment site is to further enhance the downtown area of River Grove as
a mixed use core of the community. This site is located just north of the main intersection in River Grove of
Thatcher Avenue and Grand Avenue, and just across the street from the River Grove Metra Station, offering
the potential to act as a transition between the commercial and residential districts, allowing and supporting
the integration of uses and activities into a vibrant and cohesive mixed-use development.
Development Parameters
The Development Parameters provided below are intended as guidelines, not conditions for selection of the
developer or approval of the proposed site redevelopment plan. They are meant to augment the standards
established in the River Grove Zoning Ordinance.
The redevelopment site is envisioned as a “mixed-use” development, incorporating commercial, residential,
or a combination of both commercial and residential. Consideration of various housing types, at various price
points, both ownership and rental, will be considered. Commercial uses, if proposed, should be located in the
portion of the property currently zoned C-1 and fronting on Thatcher Avenue. Residential and commercial
uses should be well integrated and compatible with surrounding land uses. It is assumed that some rezoning
may be needed to accommodate the redevelopment effort.
Developer creativity and market responsiveness is encouraged, with the knowledge that the Village will
evaluate each proposal for compatibility and sensitivity to the surrounding neighborhoods and the overall
character of the community. High quality architectural design, high quality materials, site layout, landscaping
and amenities are expected to create a development that strengthens and diversifies residential and commercial choices available within the Village.
The Village is flexible with regard to density and building heights. The Village has acquired property to allow
for the extension of Center Street east to Budd Street. Consideration should be given to pedestrian access to
surrounding residential neighborhoods, and to commercial uses across Thatcher Avenue, and to the Metra
Station to the northwest across the railroad tracks.
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3. ROLE OF THE VILLAGE OF RIVER GROVE
The Village has established the Grand/Thatcher Tax Increment Finance (TIF) District and will work with the
selected development team to assist in the development of a partnering relationship with the selected developer which best maximizes the achievement of the community’s goals for the highest quality development,
diverse housing opportunities, enhanced quality of life, and a responsible return to the Village on its investment.
The Village fully understands and respects that the pace of the selection process and developer’s ability to
plan, entitle and construct a product that satisfies a market demand, are critical to the overall success of the
development of this site.

4. DEVELOPER SELECTION PROCESS
The Village is committed to encouraging the redevelopment of this site and is supported by staff and consultants who have prior experience in the development process. The first step in the selection process is this
Request for Qualifications (RFQ). On the basis of the qualifications submitted, the selection committee will
identify the most qualified development teams. Development Proposals are neither requested, nor accepted
in this step.
In the second step, the Village Board will issue a Request For Proposal (RFP) to a very limited group of the most
qualified development teams. It is anticipated that the recipients of this RFQ will find it helpful to know that
that the number of final applicants is limited; the timelines for review are concise; and the final review by the
Village will be within a framework that the development teams will find clear, timely and direct. At that later
date, the team offering the most desirable proposal for the site, within the redevelopment objectives outlined
in this document will be designated the “Developer of Record” by the Village Board, and will be asked to
negotiate a final development agreement with the Village of River Grove. On the basis of that development
agreement, the Village is prepared to sell the Village-owned parcels for private use and development, and
work with the Developer to acquire the remaining privately owned parcels. The development agreement will
include the Village’s and Developer’s individual and shared responsibilities for entitlement, demolition, remediation, infrastructure, and other on and off-site improvements necessary for the completion of the proposed
development.
The Village of River Grove staff, under the direction and advice of the Village’s Consultant, will make the initial
review of qualifications and recommend to the Village Board a list of development teams to be interviewed.
This process will proceed under the following timeline:

• RFQ issued: August 12, 2019
• Deadline for RFQ submittal: August 30, 2019
• Recommendation to the Village Board: (within 30 days of submittal deadline)
After review by the Village Staff and Consultant, if the credentials and experience of one team far exceeds
those of all other teams, the Village Board, acting on the recommendation of staff, may choose to designate
that team as the proposed “Developer of Record” and request that only that team submit the required RFP
documentation. Otherwise a very limited number of teams will be asked to submit.
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5. RFQ SUBMITTAL REQUIREMENTS
(limited to no more than 20 pages)

Prospective development teams should submit a statement of qualifications and interest. The information
submitted should be explicit and informative. Only a digital (.pdf ) should be submitted. Submissions should
be limited to twenty (20) pages, formatted for 8 1/2” x 11” printing, and shall include:

•
•
•
•
•
•
•
•
•
•
•

A letter of interest, commitment and statement of project understanding.
The identity of a team lead and principal contact. The team lead must have demonstrated experience in
managing redevelopment projects similar to the type, scale, and quality described herein.
The identities of all firms that comprise the team, including specific team members whose capacity and
experience collectively include all the skills (i.e. planning, architecture, landscape architecture, engineering construction management, project financing, etc.) necessary to plan and complete the project.
The legal relationship between the firms that comprise the team, including any proposed LLC, or Joint
Venture partnerships, and the responsibilities related to the proposed development likely to be assigned
to each firm or partner.
The contact information, and date that each firm/partnership was established or incorporated, and state
of registration of all organizations participating in the development team.
For each organization, a description of overall qualifications, specific experience on similar projects, and
references for those projects. Experience with successful public/private redevelopment projects is critical;
at least one reference from a project manager responsible for the public portion of a public/private effort
should be included.
For each organization, identification and brief background of key persons assigned to the project and the
person in overall charge of the project.
Relevant and comparable projects completed by each team in the last 5 years and the type of work
performed, including project name, schedule, development program (size, area, uses, construction costs),
sales or lease-up performance, location specifics, and contact information for project references.
Evidence demonstrating the development team’s financial resources and the capability to finance a project of similar scale (confidential if requested) and a minimum of three letters of reference representing
equity, debt and bank financing sources with whom the team lead has completed relevant projects.
A list of litigation in which the development team members have been named in the past five years,
including status and potential impact of the development team’s ability to complete this project.
Any additional information that will support the development team’s capability and experience with projects of a similar nature.
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6. PROPRIETARY INFORMATION & DISCLOSURES
• Any restrictions on the use of information contained within a submission of qualifications and statement of
interest shall be clearly stated as such within the cover letter and submission. The Village will only be able to
comply with a request for confidentiality to the extent allowed by law.

• The submission of qualifications must disclose any potential conflicts of interest, including but not limited

to the identification any principals or investors in the team member firms that are themselves or are related
by blood or marriage to employees of the Village, elected officials of the Village, or appointed members of
any Village Board or Commission in the Village of River Grove.

7. RFQ BASIS FOR EVALUATION
Developer Expertise
Priority will be given to a development team that demonstrates the interdisciplinary expertise required for
redevelopment of the site. Also of prime consideration is a track record of high-quality development sensitive to the client and the setting, design expertise, innovative packaging and the ability to attract and retain
quality buyers/tenants.
Expertise on Similar Projects
Experience on similar development projects is considered essential. Whatever experience submitted should
be relevant and transferable.
Organization and Personnel
In addition to the development team’s overall capabilities and experience, attention will be focused directly
on the personnel assigned to the project and the manner in which they will be organized and managed.
Financial Capability
Financial capability of the development team will be a major factor.

8. IMPROPER PRACTICES
No contact or inquiry, (written, verbal or electronic) directly or through other parties, shall be made between
the developer and members of the Village Staff or elected officials. In order to assure that no developer or
development team is given an unfair advantage or disadvantage through information or perspectives of
these elected officials and selectors, all queries and information will be provided by the Village’s development
consultant:
Pete Iosue, AICP, Senior Associate
Teska Associates, Inc.
815-436-9485
PIosue@TeskaAssociates.com
The Village may issue clarifications or addenda to the submission requirements.
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9. CANCELLATION
The Village reserves the right to reject any or all submittals; to waive minor irregularities and informalities of a
submittal; to cancel, revise, or extend this solicitation; to modify the deadlines as indicated in the anticipated
timetable; or to withdraw the Request for Qualifications (RFQ) without notice. In no event shall the Village
be liable to Respondents for any costs or damages incurred by Respondents, team members, consultants or
other interested parties in connection with this Request for Qualifications (RFQ) process.

10. RESPONSE DUE DATE
Responses to this Request for Qualifications (RFQ) shall be submitted by email no later than 5:00 PM, August
30, 2019. Any submissions of qualifications received after this time will be considered non-responsive and
may, at the discretion of the Village, not be considered.

11. WHERE TO SUBMIT RESPONSES
Please submit responses to this Solicitation/Request via email to:
Peter Iosue, AICP, Senior Associate
Teska Associates, Inc.
PIosue@TeskaAssociates.com

12. WHERE TO INQUIRE
Questions concerning the Solicitation/Request or the site should be directed to:
Pete Iosue, AICP, Senior Associate
Teska Associates, Inc.
815-436-9485
PIosue@TeskaAssociates.com
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