
 

 

Request for Proposals 

 

Downtown Apartment Development Opportunity 

 

 

 

 

Contact: 
Dowagiac City Manager’s Office 

c/o Kevin Anderson or Natalie Dean 
241 S. Front Street, Dowagiac, MI  49047 

Phone:  269.782.2195 
Email:  KAnderson@dowagiac.org 
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I. Introduction 

The City of Dowagiac seeks developers with experience and capability to develop and 

to manage high quality apartment buildings at Pennsylvania and Main St which is a 

1.35-acre city-owned lot downtown. 

The objective of this RFP is to determine the level of interest and a number of qualified 

available candidates for a unique residential-use concept that fits into the downtown and 

adjacent residential neighborhoods.   The city will review qualification packages to 

select an experienced and qualified developer who presents a plan that best aligns with 

the city’s needs. 

The City of Dowagiac is a progressive small town located in Cass County, MI with a 

population of approximately 5,826 residents.  The city is conveniently located to Elkhart, 

Mishawaka, and South Bend in Indiana and St. Joseph, Benton Harbor and Kalamazoo 

in Michigan.  Very recently, the city has updated the community Master Plan and Parks 

and Open Space Plan and embarked on a city-wide housing initiative.   

 

Depending on the number and quality of responses received, the city reserves the right 

to request additional information from some or all respondents or to issue additional 

requests to advance the review process.  This process does not obligate the City of 

Dowagiac to select or to negotiate with a development team or to accept offers which 

the City Council, in its sole judgement, determines not to be in the best interest of the 

city and its residents.    

Thank you for your interest in this unique development opportunity. 

  



3 
 

II. History of Dowagiac 

Three land speculators platted and founded Dowagiac, Michigan, when the Michigan Central 

Railroad built its line through Cass County in 1848. After years of small growth for the village, 

Philo D. Beckwith founded the Round Oak Stove Company in 1871 to produce heating stoves 

that were efficient, well-designed and priced so most Americans could afford to purchase one. 

This brought the Industrial Revolution to Dowagiac and created the city’s industrial base that 

lasted more than a century.  

The Round Oak Stove Company shipped stoves across the country and became one of the 

largest in the nation by the time of Beckwith’s death in 1889. Round Oak remained in the 

heating business through World War II while three other furnace companies formed in 

Dowagiac, giving the city the unofficial nickname ‘Furnace City’ from the 1920s to the 1950s.  

In addition to the bustling furnace industry that spurred the growth of Dowagiac, James 

Heddon’s Sons Company was the largest manufacturer of fishing tackle in the world for several 

decades around World War II. Located along the railroad line and with state highways leading 

into and out of town, Dowagiac had a robust manufacturing base in the post-World War II era.  

Like many communities in the Rust Belt, large-scale manufacturing started to leave Dowagiac 

beginning in the 1960s and the trend accelerated in the 1990s. The founding of Southwestern 

Michigan College in 1964 helped Dowagiac survive factory closures and redefine the city’s 

‘personality’ to reflect an evolving national and local economy while other companies, such as 

Lyons Industries and Creative Foam, have kept a small industrial base in the city.  

 

 

 



4 
 

III. Overview of Development Opportunity 
 

A. Site Description  

 

 

The site is located in the interior of the downtown block encompassed by Main, 

Pennsylvania and W High Streets. This unique development opportunity will serve 

as a walkable expansion to the downtown area, allowing residents to live in and to 

experience all the activity in the core of Dowagiac.   

 

Located in the O-S Office Service District with a flexible housing overlay which 

allows for increased dwelling units per acre and no maximum lot coverage the City 

plans to work with the selected developer to allow this project to blend with the 

adjacent uses and zonings.  It will have zero setback requirements and allow for on-

street parking.  Up to 40 units, the buildings can be 2-3 stories and approximately 

42,000 square feet.    

 

A complete copy of Dowagiac’s Zoning Code can be found online at:  
http://www.cityofdowagiac.com/live-here/city-services/building-planning/other-forms-and-

information/zoning-ordinance/ 

 

 

  

B. Development Objectives   

 

With this new development, the city hopes to have an increased, diverse population 

living downtown, an influx of high visibility new housing options, and a greater tax 

base.     

http://www.cityofdowagiac.com/live-here/city-services/building-planning/other-forms-and-information/zoning-ordinance/
http://www.cityofdowagiac.com/live-here/city-services/building-planning/other-forms-and-information/zoning-ordinance/
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Downtown Dowagiac is the heartbeat of the local community and home to many 

specialized retail shops and restaurants.  A current housing market study for 

Dowagiac indicates that a massive need exists for more residential opportunities.   

In 2018, the city commissioned an independent retail marketing study for the 

Dowagiac service area.  The results of that study can be found at:  
https://cityofdowagiac.com/live-here/city-services/city-manager/other-reports/gibbs-retail-

market-study-oct-2018/ 

 

C. City Development Team and Incentives 

The Dowagiac development team has a vast amount of experience with making 

progress with quick decisions and a forward thinking mindset.  Any developer that 

wishes to work in Dowagiac will receive the benefit of working with a community that is 

progressive, responsive, and dedicated to bringing projects to completion.   The City 

Council and the Planning Commission, along with city staff, have fine-tuned processes 

that contribute to very positive development experiences. 

Our development team works with the Michigan Economic Development Corporation, 

the Michigan State Housing Development Authority, and federal program through 

entities like the USDA and EDA to bring grants and development loans into the 

community.   We also have experience with Brownfield TIF and other incentives and 

have a very positive working relationship with the local Pokagon Band of Pottawatomi. 

 

IV. Desired Developer Qualifications 

The city expects that the site will be developed into a quality residential location.  

Although the city reserves the right to select a developer with less experience, or non-

traditional experience, the city is seeking a developer that possesses a strong 

combination of the following qualifications and experience: 

a. Experience with development, management and/or ownership of multi-story 
residential downtown buildings, preferably in Michigan. 
 

b. Experience working with municipal government in business, community events, 
or other public/private collaborative ventures. 
 

c. Clearly defined qualifications regarding the design and buildout of unique 
residential spaces. 

  
d. A concept offering apartment layouts that will attract a diverse population base 

into the city. 
 

https://cityofdowagiac.com/live-here/city-services/city-manager/other-reports/gibbs-retail-market-study-oct-2018/
https://cityofdowagiac.com/live-here/city-services/city-manager/other-reports/gibbs-retail-market-study-oct-2018/
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V. Submission Format and Contents 

Submittals must include one (1) original response, two (2) unbound hard copies and 

one (1) electronic copy (PDF) of the response.  Every effort should be made to make 

proposals as concise as possible.   Submissions must address the following sections in 

order to be considered complete: 

 

Section 1- Team & Experience 

RFP responses should include a cover letter providing an introduction of their relevant 

team members including similar past projects and resumes.   

 

 

Section 2-Proposed Redevelopment Business Plan 

Responses should describe the overall vision and recommended strategy to bring the 

developer’s concept to fruition.  This section should include a preliminary business plan, 

scope, buildout, timeline and any other relevant details regarding the development 

project. 

 

Section 3-Conceptual Financial Structure/Financial Stability 

Provide a conceptual financial structure, including private sources of funding and 

proposed structure for providing compensation for the city-owned real estate (property 

purchase, ground lease, etc.).   The city has significant flexibility with respect to 

disposition options and methods for compensation and as a result encourages and 

welcomes financial proposals which maximize the value of the development and its 

positive economic and community impacts to Dowagiac’s downtown. 

Provide evidence of the financial capability to undertake the project if asked.  Suitable 

documentation includes audited or reviewed financial statements, bank or financial 

institution commitments, tax statements or other verifiable information demonstrating 

the financial stability necessary to support a project of this scope.  
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VI. Evaluation Criteria 

Given the desired correlation between the adjacent neighborhood of the anticipated 

development, developer qualifications and experience will be assigned the greatest 

value including but not limited to the following: 

1. Developer qualifications and experience. 

a. Conceptual financial structure and ability to carry out project. 

b. Ability to add tax base, complement other downtown apartments, and 

manage residential apartments. 

2. Honoring Dowagiac’s historic downtown aesthetic and future vision in proposed 

redevelopment vision. 

3. Purchase price. 

4. Provided financial assurances that project will be constructed per the 

development agreement. 

 

 Response Deadline 

 

Responses to this RFP must be submitted by no later than 5:00 p.m. on February 21, 

2022.   Responses received after this date and time will not be considered.   Please 

address responses to: 

 

City of Dowagiac 

Attention:  Kevin Anderson, City Manager  

241 S. Front St. 

Dowagiac, MI  49047 

Email:  KAnderson@dowagiac.org 

 

VII.  Inquiries 
 

Inquiries regarding this RFP, including site walk-throughs, must be submitted in writing 

via email.   All such written inquiries must be received by 5:00 p.m. on February 4, 

2022.   Please send inquiries to: 

 

Natalie Dean 

Assistant City Manager 

City of Dowagiac, Michigan 

Email: NDean@dowagiac.org 

 

 

 

mailto:KAnderson@dowagiac.org
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Flexible Housing Overlay 

Sections: 

Purpose. 

Applicability. 

Designated areas. 

Property development standards. 

Open space designation and preservation. 

Purpose. 

The intent of the flexible housing overlay is to accommodate urban densities of the underlying zoning district 

while allowing residential development to utilize less land area. These provisions aim to allow greater flexibility 

in the design of neighborhoods to ensure development is in harmony with the natural characteristics on site and 

to preserve features such as critical areas, open space, recreation areas, or scenic vistas.  

Applicability. 

A flexible housing overlay may be applied to various neighborhoods in all residential zones as permitted in this 

title.  

Designated areas. 

Unless specifically addressed in this section, flexible housing developments shall adhere to the underlying 

provisions of the zoning district in which they are located.  

Property development standards. 

(1) Minimum area required for a flexible housing overlay is not less than one acre. 

(2) Density. Up to 24 dwelling units per acre allowed, with shared wall space between 2 or more whole units. 

(3)  No maximum lot coverage with approved site plan. 

(4) Community centers provided for the enjoyment of the residents and management of the development are 

permitted. 

(5) Parking. The standard parking requirements may be modified as follows: 

(a) Parking may be applied to the entire site rather than to each individual lot; 
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(b) Parking areas shall be placed in easily accessible locations; 

(c) Designated parking spaces should be clearly marked. 

(6) Housing Type. Attached and detached single-family and multi-family homes and townhomes are allowed as 

residential structures. 

Open space designation and preservation. 

(1) Each flexible housing development shall provide not less than 10 percent of the gross site area for common 

open space which shall be primarily concentrated in large areas. When these areas are designated as critical 

areas they should be designed to provide connectivity for habitat functions. 

(2) Parking areas, rights-of-way, driveways, and yards within individual lots can be included in common open 

space. 

(3) Facilities and other improvements that enhance recreational use(s) may be located in an open space area. 

Such facilities can include, but are not limited to, trails, fields, picnic areas, playgrounds, and athletic courts. 

(4) Open Space Plan. For all designated open space areas the proposal shall include an open space plan. All 

open space areas excluding critical areas shall comply with the following: 

(a) Identify all proposed improvements such as public facilities, proposed vegetation, and existing 

vegetation to remain; and 

(b) The plan shall outline maintenance responsibilities in a format acceptable to the administrator; and 

(c) Open space plans may change over time to allow new amenities and uses as needs change 

 

 


