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I. Purpose 
 
The Arena District Development Council of the Florida State University Real Estate 
Foundation (“FSUREF”) seeks to engage an expert or team of experts for the development of a multi-faceted 
Business Plan (“The Plan”) for the +/-$300 million development of an Arena District on approximately 25 
acres of land in the already bustling heart of Tallahassee, situated between the Florida State Capitol Complex 
and the campuses of Florida State University (“FSU”) and Florida A&M University (“FAMU”).   
 
The FSU Arena District Development Council (“the ADDC”) is a group of key stakeholders charged with 
providing guidance and feedback regarding this project, and with ensuring the project continues to move 
forward.   The ADDC has identified the need for the preparation of an Arena District Business Plan to guide 
the project toward an ultimate solution that can be built and be a successful, sustainable enterprise.  
 
The Plan will be based upon the Arena District Master Plan and will help key decision-makers to better 
understand options as it relates to the pros and cons of various possible deal structures, finance mechanisms, 
and governance arrangements.  The Plan must identify key financial metrics, include pro forma projections, 
and be based on an understanding of Florida law surrounding public-private partnerships.  
 
II. Background, Vision and Goals 

 
Florida State University - One of the nation's elite research universities, FSU — with the Carnegie 
Foundation's highest designation, Doctoral/Research University-Extensive — offers a distinctive 
academic environment built on its cherished values and unique heritage, welcoming campus on the oldest 
continuous site of higher education in Florida, championship athletics, and prime location in the heart of 
the state capital. 

 
FSU's 16 colleges offer more than 275 undergraduate, graduate, doctoral, professional and specialist 
degree programs, including medicine and law, covering a broad array of disciplines critical to society 
today. Each year the University awards over 2,000 graduate and professional degrees. FSU’s main 
campus is 400 acres. 

 
The Arena District – FSUREF has an ambitious yet achievable 
vision for the Arena District, derived from a set of overarching goals 
established at the outset of the planning process. These goals, listed 
at right, provide a philosophical basis for the proposed Arena 
District and have guided the design process throughout the master 
planning effort.  
 
The creation of a vibrant, inviting, and varied public realm is a major 
focus of the vision. A series of connected parks, plazas, allées and 
shaded walkways provide a verdant framework for the District that 
responds both to the larger urban context and to the human scale.  
 
FSUREF and its local partners envision a robust mix of interrelated 
uses in the Arena District, including a conference center, hotel, new 
training space for the basketball team, and academic buildings. The new program proposed for the site totals 
up to 762,000 gross square feet (GSF), a dramatic intensification of uses on the site.  
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Prominent new buildings, including the FSU College of Business, a new full-service hotel, and the 
convention center, are sited to provide a refreshed identity for the District and to reinforce the overall civic 
structure of Tallahassee. The convention center creates a strong visual landmark and the College of Business, 
sited at the highest point of the O’Connell block and adjacent to the restored chain of parks, creates a strong 
civic gesture for FSU close to downtown Tallahassee and the State Capitol Complex. 
  

The vision for the Arena District encompasses a 
program mix that meets the needs and strategic 
priorities of FSU and contributes to a vibrant and 
distinct destination within central Tallahassee. 
Consensus around the program evolved over 
successive planning studies.  
 
FSUREF’s stakeholders agreed on hospitality, 
athletic, and academic uses on the site, including a 
new building for the College of Business and space for 
the School of Hospitality. External stakeholders, like 
the City of Tallahassee, desired renovations to the 
Civic Center building and improved conference 
facilities. The consensus planning program is 
summarized in the table at left.  
 
Once agreement was achieved on program elements, 
stakeholders and the planning team tested multiple 
configurations of buildings and public realm 
components to meet the program needs and the 
broader goals of the process. Several possible site 
plans for the Arena District emerged from this 
exercise and a representative example is diagrammed 
at left.  
 
 
 

The Donald L. Tucker Center is a multi-purpose arena, convention and entertainment facility. Located 
immediately adjacent to the FSU main campus on its west side and the State of Florida Capitol Complex on 
its east side, the arena complex’s 25-acre site also contains the FSU Basketball Training Facility and parking 
for approximately 700 cars. FSU assumed responsibility for the Civic Center operation in July 2012. Since 
the Civic Center is a valuable community asset for the City of Tallahassee, the entire north Florida region 
and the University, FSU recognized the need to study and analyze the full impact of its acquisition and future. 
 
Since opening in 1981, the Civic Center has hosted thousands of concerts, sporting events, and meetings 
serving Florida’s capital region. Its facilities include a 12,500 seat arena; over 54,000 square feet of meeting 
and exhibition space; a complex of luxury suites; and an arena view restaurant, the Spotlight Grille. The 
Tallahassee-Leon County Civic Center Authority (TLCCA) managed the property until 2013, when 
management functions were transferred to FSU. 
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FSU’s decision to assume responsibility for 
the Civic Center stems from an outward- and 
forward-looking vision established in its 
Master Plan. The 2008 update to the FSU 
Master Plan called for extending the physical 
boundaries of the campus to Macomb Street, 
which defines the eastern edge of the Civic 
Center site, as well as continuing 
coordination of land use policies with the 
University’s host communities, the City of 
Tallahassee and Leon County.  
 
The acquisition of the Civic Center 
significantly expands these mandates, with FSU now responsible for programming the facility and 
coordinating the investments needed to refurbish it. Implicit in this responsibility is considerable discretion 
over how the broader Arena District will develop, and a challenge to the University to sync the varied 
interests of its internal and external stakeholders. FSUREF recognizes the importance of building consensus 
around a vision, evidenced by its decision to pursue a master planning process. 
 
Planning for the redevelopment of the Civic Center and its site began in earnest in 2012 with several studies 
commissioned by the University, FSUREF, and local governmental agencies. These studies included analysis 
of the existing conditions of the Civic Center facility and site and also provided preliminary ideas for future 
development. The FSU Facilities Department conducted several detailed technical studies, including a 
structural analysis of the Civic Center and an environmental assessment of the site.  
 
In addition to studies conducted by FSU, local governments and their agencies have looked at the Civic 
Center and its surroundings. The Tallahassee Downtown Improvement Authority completed a study in 
November 2013 that features a series of recommendations for downtown development, including the Civic 
Center site.  
 
More recently, the university completed two studies which have provided a strong foundation for the Arena 
District Master Plan: the Civic Center Facilities Master Plan (prepared by Populous and Architects | Lewis 
+ Whitlock), the Civic Center Market and 
Economic Analysis (prepared by Crossroads 
Consulting Services), and the FSU Real Estate 
Foundation completed a market analysis (prepared 
by Strategic Planning Group). Building upon the 
technical analyses previously completed, the 
Facilities Master Plan included a broad range of 
stakeholders charged with weighing longer-term 
considerations and objectives for the Civic Center 
and site; the plan recommended a two-phase 
approach to redevelopment with a conceptual 
program including hotel, retail, academic, and 
residential uses.  
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The Facilities Master Plan, as well as the Market and Economic Analysis, focused principally on identifying 
improvements to core facilities within the existing building envelope of the Civic Center. These and other 
previous planning efforts set the stage for the Arena District Master Plan to expand the vision for the Civic 
Center within the district context, to refine program and phasing concepts, and to integrate the physical and 
economic components of the site. 
 
 
Additional Information 

 
It is highly recommended that any firm interested in responding to this CSP take a significant amount of time 
to review and understand Florida State University, the City of Tallahassee, applicable Florida laws, and the 
tuckercenter.fsu.edu website. 
 
III. Minimal Requirements 
 
The Plan will provide the basis for data-driven decisions on the future direction, phasing, corporate structure, 
land use, financial feasibility, and highest and best use of the Arena District project site.   
 
Over the last several years, FSU and other public entities have completed several studies and reports 
exploring different options, economic impact, and feasibility for the Arena District. These studies and reports 
are or will be made available to the selected consultant team. The selected consultant team will be encouraged 
to use, if still relevant and accurate, information that can be obtained through these previous studies and 
reports wherever possible. This Business Plan is intended to incorporate this past analysis when appropriate 
and chart a path towards implementation of a fully realized and thriving Arena District within the next five 
to ten years. 
 
The following descriptions of work product represent what the selected firm will be expected to produce at 
a minimum. 

 
Work Product #1: Arena District Business Plan 
 
Utilizing the vast amount of research and studies already completed, the Business Plan should, at a minimum, 
contain the elements and sections outlined below: 
 
1. Executive Summary 

 
2. Brief Description of project and products          

Timeline, background and description, value proposition, business model, and critical success factors 
 

3. Brief Opportunity analysis 
Target market, competitive landscape, and competitive advantages 
 

4. Business structure and leadership model 
Structure, governance, and executive leadership 

 
5. Suggested approach for high level marketing plan to help attract interested parties to participate in the 

development of the district 
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Deliverables 
 
The final Plan document must provide the reader with a strong overview of the opportunity set in the District, 
and begin to explain options for the development, construction, and operations of the District that makes an 
attractive, profitable, and compelling case to aggressively move forward.  This information should be used 
to inform the other Business Plan Work Products. 

 
Work Product #2: Financial Plan and Funding 
 
Provide FSU with a recommended financial plan for the capital and operating expenses of the district under 
a variety of scenarios.  A wide variety of funding sources will need to coalesce in order for the District to 
become a reality.  For example, a mix of philanthropic support and state funding for the College of Business, 
likely some form of a public-private partnership for the hotel and the retail components, sales tax bond 
proceeds for the convention center, and several others. All of these factors must be considered in the 
development of the financial plan. 
 
Tasks 
 

a) Using information from the other work products and new information discovered during 
development of the Business Plan, prepare a financial plan for the District, including sources and 
uses of funds for construction and sources and uses of funds of operations; 

b) Clearly identify all assumptions used in the development of the financial plan for the District; 
c) Pro forma with ability to change assumptions, analyze cash flows, and calculate returns; 
d) Identify public, philanthropic, sponsorship, and private investment funding opportunities; 
e) Other useful information recommended by selected consultant team. 

 
Deliverables 
 
Through a combination of quantitative, qualitative, narrative and tabular information, FSUREF should have 
a thorough understanding of the financial structures, milestones, and options needed to make the District a 
reality. This information should be used to inform the other Business Plan Work Products. A working pro 
forma tool should be provided that FSUREF can adapt over time as the development progresses and new 
data is available. 
 
Work Product #3: Operating Structure 
 
Provide FSUREF with possible operating models for the District both during phased development and at 
steady state.  Provide a recommendation on the model most suitable for this project. 
 
Tasks 
 

a) Summarize operating and land use structures and arrangements used to support other large public-
private mixed use developments, and present the reasons why such an operating structure may or 
may not be appropriate for the District; 

b) Prepare a staffing and programming plan, and identify associated annual operating costs;  
c) Summarize operating revenue options for the District under various operating structures, including 

who makes the best return, who is at risk, and who provides funding under opposing scenarios;   
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d) Include representative facility operating and maintenance expenses, and prepare sample annual 
operating budget options for the District; 

e) Include a phasing strategy for the project since the project will be built over time; 
f) Other useful information recommended by selected consultant team. 

 
Deliverables 
 
Through narrative and tabular information, FSUREF should have a thorough understanding of the operating 
structure options that could support the district and what it will cost to run the district, not its individual 
components, on an annual basis. This information should be used to inform the other Business Plan Work 
Products. 
 
Work Product #4: Consultant Team Management 
 
Manage the consulting team necessary to complete the Business Plan, maintain regular correspondence with 
FSUREF stakeholders, provide regular updates to staff and the ADDC on progress toward milestones and 
decisions points, and provide FSUREF with a professional, comprehensive Arena District Business Plan 
document suitable for use in approaching potential development partners. 
 
Tasks 
 

a) Guide and manage the aforementioned work products toward a useful data-driven decision on the 
best approach to the creation and operations of the District; including providing guidance to FSUREF 
on the resolution of conflicting development scenarios that may become apparent throughout this 
work; 

b) Preparation of a Business Plan development schedule.  This schedule should include a delineation of 
milestones indicating key decision points during the process.  Further, the schedule and approach to 
the project should include noting critical points during the process when the team will make “go/no 
go” decisions on different concepts; 

c) Ensuring the preparation of a professional, comprehensive Arena District Business Plan document 
that can be used to inform policy-makers and/or developers interested in building and operating the 
Market; 

d) Presentations to the Arena District Development Committee, local key stakeholders, university 
groups, and other appropriate audiences for the purpose of seeking feedback during the preparation 
of the Plan; and, to present the final version of the Plan at the conclusion of the contract; 

e) Preparation of interim draft materials suitable for posting, along with a preliminary executive 
summary document suitable for printing and posting. 

f) Description of how ongoing support will be provided after The Plan is complete, and while the arena 
district project is developed over the next several years. 

 
Deliverables 
 
Five (5) paper copies of a professional, comprehensive Arena District Business Plan document, along with a 
digital version suitable for posting on FSU’s website. At least four (4) presentations of draft work products, 
and at least two (2) presentations of the final Business Plan. Interim website-appropriate information to post 
throughout the project. An executive summary of the final Business Plan suitable for posting on FSU’s 
website and printing as needed. 
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IV. Timeline 
 

Unless otherwise revised by a subsequent addendum to this CSP, the dates and times by which stated actions 
should be taken or completed are listed below. If FSUREF determines, in its sole discretion, that it is 
necessary to change any of these dates and times, it will issue an Addendum to the CSP and issue a Notice 
of Addendum. All times listed are Eastern Standard Time (EST). It is the Respondent’s responsibility to 
check for any updates or addendums to this CSP. 

 
Task Date 
FSUREF Issues CSP 11/26/14 
Non-Mandatory Pre-Proposal Conference On-Site 
FSU Main Campus, Tallahassee, FL  
(Please anticipate a few hours for this site visit) 

12/5/14, 10:00 a.m. 

Last Day for Respondent Questions 12/12/14, 5:00 p.m. 
Addenda Released (if necessary) 
w/ Answers to Questions 

12/19/14, 5:00 p.m. 

CSP Proposal Due Date 1/9/15, 1:00 p.m. 
FSUREF and Committee Review Proposals Month of January 2015 
Negotiation Meetings Start Week of 1/19/15 
Post Intent to Award on or about 2/9/2015 
Work to Commence TBD 
Plan Completion TBD 

                         
V. Evaluation 

 

No specific point values will be assigned to responses, however the FSUREF’s determination of the short 
list of Respondents with whom negotiations may continue will be determined from the following 
evaluation factors and criteria that will be considered during the evaluation process in no particular order 
or weighting: 

 
1. Respondent’s ability to articulate, address, and outline its plan to meet and accomplish the Work 

Products and Deliverables for the services; 
 

2. Respondent’s ability to incorporate and describe responses to Questions regarding services; 
 

3. Respondent’s relevant experience, qualifications, and previous success in providing similar 
services as identified; 
 

4. Respondent’s references from current or former clients; 
 

5. Respondent’s fees and cost to perform the services for the project. 
 
 

Evaluation Process 
 

FSUREF will establish an Evaluation Committee comprised of representatives knowledgeable about the 
services and intent of the CSP to evaluate all proposals. The purpose of the Committee and evaluation 
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process is to objectively review, discuss, and analyze submitted proposals and to narrow the list of 
Respondents to those firms which present the best proposal and are best qualified to provide any and all 
of the services outlined. 

 

Evaluation of the responses is an iterative process; those on the short list will be invited to submit 
comprehensive proposals to provide services. There is no set number of iterations or specific negotiation 
format; any combination of verbal or written activities is permitted, and we reserve the right to continue to 
narrow the list of participating respondents. 
 

Additional elements may include, some or all of the following, as determined by the FSUREF and their 
partners or advisors: Presentation(s) in Tallahassee to fully describe their proposal and answer questions; face-
to-face and/or telecom/web discussions or negotiations with staff, their independent expert, and others; 
interviews with proposed staff; adjustments to our project scope and requirements (if needed or desired by 
FSUREF); and performance of due diligence steps as determined by the FSUREF and their legal advisors, 
which might include: site visits, determination of respondent’s ’s professional standing and customer 
references; verifying the respondent’s  professional training and experience; determination of respondent’s  
financial strength and ability to fulfill contractual obligations, and any other actions deemed necessary. 
 

In the last phase, the award recommendation will have been finalized, and the name of the firm whose proposal 
represents the best value and services to the FSUREF will be forwarded for approval. When authorized to do 
so, the FSUREF will begin the process of negotiating a final contract.  

 

VI. Format 
 

Responses shall be organized exactly as outlined in each section, and the required information shall be 
provided in the section under which it was requested by FSUREF. Respondents may not combine or 
reorganize the headings and/or requests for information, or indicate that the information will be included in 
another section. Additional tabs may be appended which contain any other pertinent matters that the 
Respondent wishes FSUREF to take into consideration in reviewing the proposal. 
 

Section 1: Cover Letter/Executive Summary of your proposal, including brief descriptions of your company’s 
expertise and experience dealing with a contract the size and scope of the FSUREF arena district project along 
with how you plan to address the FSUREF’s priorities and the plans and vision as outlined herein. 
 

Section 2: A listing and description of the company’s recent projects and experience where like services were 
performed. This should include the name, address, telephone and email of the client contract administrator. 
 

Section 3: Based upon the information presented above and more specifically in Section III Minimal 
Requirements, submit a plan of the company’s approach to this project and a timetable. Please include any 
exceptions to these minimum requirements. 
 

Section 4: Submit the resumes of the management team the company is proposing for this project. 

 

Section 5: The section can include any value add services and/or unique services offered by your company 
that you would like to propose to FSUREF and/or any ideas “outside the box” that you feel FSUREF would 
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be interested in as they pertain to this project.  
 

Section 6: Pricing Proposal. 

 

VII.  Project Ground Rules: 
 

Throughout this process, FSUREF will comply with the State’s public records laws, as set forth in Chapter 
119, F.S., applicable to written documents used to support a business decision made by the FSUREF. In 
addition, FSUREF will employ “fair and open competition” best practices, throughout the selection process, 
under the guidance of FSU Procurement Services. Throughout the CSP process, Procurement Services will 
serve as a resource to FSUREF, and will maintain an oversight role with regard to issues related to business 
issue compliance and fair and open competition, but will not be privy to review submittals or other written 
correspondence.  
 

At any time during the CSP process, the FSUREF reserves the right to cancel the entire solicitation, reject any 
or all submittals, amend the scope of work and contractor requirements, or take any other action when the best 
interests of the University so dictate. 
 

VIII.  Disclosure 
 

Each responder shall disclose all subsidiaries, parents, or otherwise affiliated entities with whom it is 
associated that might be considered for providing future services on the project, including but not limited to, 
financial services, architectural services, construction services, or marketing services. 

 

IX.  Conditions 

 

Evaluation and Award – This CSP does not commit the FSUREF to the award of a contract, nor to pay any 
costs incurred in the preparation and submission of CSPs in anticipation of a contract. The FSUREF reserves 
the right to reject all submittals, portion of submittals, sub-consultants or team members, to further modify the 
scope of work and negotiate a fee for such modification, and/or to select the firm which, in FSUREF’s sole 
judgment, provides the best proposal with respect to qualifications and abilities. 

 

Conflict of Interest – A firm or business filing a response thereby certifies that no officer, agent, board 
member, or employee of FSUREF has a pecuniary interest in the proposal and that the proposal is made in 
good faith without fraud or collusion. 

 

 
 

 

 

 
X. Attachments 
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Attachment 1:  Aerial Map of Development Site  
 
Attachment 2:  Potential Mixed Use Concept by Populous Consultants 
   Full Report:  http:/fsu.edu/tuckercenter.html 
   Appendix:  http:/fsu.edu/tuckercenter.html 
 
Attachment 3:  FSU Dedman School of Hospitality 

http://dsh.fsu.edu/ 
 
Attachment 4:  Donald L. Tucker Civic Center  
   Space Configurations 

http://www.tlccc.org/ 
 
Attachment 5: Augustus B. Turnbull III Florida State Conference Center 
 Space Configurations 

http://conference.fsu.edu/ 
 
Attachment 6:  Gaines Street Revitalization  

http://www.talgov.com/gaines/GainesStreet.aspx 
 
Attachment 7:  Visit Tallahassee 

http://www.visittallahassee.com/ 
 

Attachment 8:   HVS Market& Feasibility Study – September 2011 
http://www.leoncountyfl.gov/documents/Item4bAttach1.pdf 

 
Attachment 9:  Imagine Tallahassee 
   http://cms.leoncountyfl.gov/Imagine‐Tallahassee 

 
Attachment 10:  Arena District Website  
   http://tuckercenter.fsu.edu/ 

 

 

 

 

 

 

 

 

 

 

 

Attachment 1 
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Aerial Map of Development Site  
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Attachment 2 

 

Potential Mix Use Concept   Designed by Populous Consultants 
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Attachment 3 

 

FSU Dedman School of Hospitality       dsh.fsu.edu 
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Attachment 4 

 

Donald L. Tucker Civic Center       
   www.tlccc.org 
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Attachment 5 

Florida State Conference Center       conference.fsu.edu 
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Attachment 6 

 

Gaines Street Revitalization   
 talgov.com/gaines/GainesStreet.aspx 
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Attachment 7 

Visit Tallahassee   www.visittallahassee.com  
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Attachment 8 
 

HVS Market& Feasibility Study – September 2011     

http://www.leoncountyfl.gov/documents/Item4bAttach1.pdf 
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Attachment 9 

Imagine Tallahassee                                                             http://cms.leoncountyfl.gov/Imagine-Tallahassee 
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Attachment 10   

Arena District Website    www.tuckercenter.fsu.edu  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


