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TAB 1: THE SOLUTION
East Lansing is home to a plethora of dynamic businesses in its downtown area, with
excellent tech infrastructure. It’s time to leverage this and open up those lines of
communication, cooperation, and remove the barriers that are holding our city back. It’s
time to cultivate our areas of expertise and emerge ourselves in innovation while nurturing
development.
A place to connect people, areas and communities in one structure through a collaborative
approach which involves all community stakeholders. The CITADEL is an ecosystem or
special environment where innovators, creatives, and entrepreneurs are connected with
resources available for our community to thrive
. The CITADEL is an initiative
carefully orchestrated off of WE, rather than ME.
(Objective 2-1)
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SOLUTION FOR
EVERGREEN PROPERTIES

River Caddis is uniquely positioned as a
national building group and a hometown
success story to fill these needs. Collectively,
our unique set of skills and collaborative
approach to development, construction,
design, finance and partnerships allow RCD to
deliver a diverse product to our hometown of
East Lansing.
The CITADEL is more than one building, it is a
district, a place, an idea. The idea behind the
CITADEL cannot be held under one phase, it
will involve multiple phases. We are
presenting the CITADEL in this proposal in its
infancy and first phase. We have designs and
plans for multiple phases that will cover other
adjacent properties to allow steady and
responsible growth in the City we call HOME
.
(Goal: Smart Growth Principles)
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SOLUTION FOR
EVERGREEN PROPERTIES

Our plan to create a central building that caters to a number of business categories will
increase the number of long-term tenants and nurture an atmosphere of common purpose
. It will provide opportunity for the downtown area to be open to business to
business companies, as well as a ground floor activated by commercial and restaurants
that increases the presence in an area of the city not known for heavy foot traffic
.
(Action 2-1.4)

(Action

2-2)

We can ignite economic growth and stability in a city full of untapped potential. The
CITADEL‘s vision is centered off six ideas which encompass the values where companies
will thrive for decades into the future. Image and Visibility, Agglomeration of Economies,
Unification, Programming and Sociability, Location or Proximity and Flexibility
. We are transformational trendsetters. WE are THE CITADEL.
(Objective

2-4)
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TAB 2: DEVELOPMENT
TEAM

2.1: DEVELOPMENT
TEAM OVERVIEW
2.2: INDIVIDUAL
TEAM MEMBER
NARRATIVE
2.2.1: RIVER CADDIS
2.2.2: NEUMANN SMITH
2.2.3: GILBANE BUILDING
2.2.4: UCC
2.2.5: AMERESCO

2.3: ORGANIZATIONAL
STRUCTURE

2.3: OWNERSHIP
STRUCTURE

DEVELOPMENT TEAM

This development team is a carefully curated collection of
experienced firms, led by principals who are committed to
the creation and innovation of vibrant communities. With
complementary skill sets and expertise in real estate
development, financing, and operations, the development
team is committed to collaborating with all community
stakeholders. This team was carefully selected to help
fulfill the potential of the CITADEL and to address the
needs and aspirations of the City of East Lansing and the
greater Lansing community. This team consists of industry
leaders in developing and operating both mixed-use
properties and all varieties of commercial real estate
(office, retail, mixed-use, innovative space, headquarter
space, public/private infrastructure, social infrastructure,
and parking structures). They are experts in development,
financing, architecture, specialty construction, energy
efficiency and sustainability, community engagement, and
property management. With institutional knowledge and
experience, they provide the qualifications needed to
successfully partner with the City of East Lansing and it’s
local stakeholders and to transform the Evergreen Site
into a well-designed and constructed CITADEL that serves
as a vibrant epicenter for the East Lansing community.
Fundamental to each firm’s operating model is
collaboration, not just with their self-selected partners,
but also with the broader community. Meaningful
engagement and two-way communication with public
representatives, residents, community leaders, and local
institutions is the only way we can deliver our ultimate
goal to find the highest and best use to bring this vision to
reality in the most economically efficient way possible. We
view our response to this RFQP as the first step in our
commitment to working hand-in-hand with the City of East
Lansing, DDA, and all community stakeholders to identify
and deliver on a plan for the innovation of the Evergreen
site that achieves the vision of the CITADEL.

Based in East Lansing, River Caddis Development is a
premier developer of commercial real estate, having
completed several hundred million dollars of
development and redevelopment projects in multiple
states. The River Caddis Development team is made up
of highly-seasoned real estate professionals with
backgrounds in development, engineering, brokerage,
law, leasing, financial analysis, and property
management, amongst others. They provide in-depth
knowledge and collective experiences that enables
them to deliver on a diverse gamut of projects with our
trademark attention to detail, creativity, commitment
to collaborative processes, and focus on sustainability
that are the trademark of River Caddis Development.
River Caddis Development is routinely asked to
evaluate complex ground-up real estate development
opportunities because of their proven track record of
deploying creativity, and a willingness to collaborate
to navigate from the site selection and approval
process to construction completion and stabilized
occupancy. The River Caddis Development team is
excited to deploy these skills on behalf of the
Evergreen site. Details of projects undertaken by River
Caddis Development, including a public-private
partnership mixed-use development can be found in
the River Caddis related projects tab. Within these
project examples, you will find cases of market-rate
and mixed-income multifamily properties, student
housing, retail assets, and commercial spaces, as
River Caddis Development is truly a well-rounded
development partner. River Caddis Development
founders, stakeholders, and employees remain
engaged in every community in which they undertake a
development initiative, with the first step often
involving coordinating with adjacent users and
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DEVELOPMENT TEAM
neighbors to ensure smooth transitions and compatibility
of the proposed improvements. In addition, River Caddis
Development team members serve as board members,
trustees, and volunteers of numerous charities,
hospitals, universities, and other non-profits in their
quest to make a difference where they live and work.
The key River Caddis executive accountable for the
CITADEL is Director of Development John McGraw. Based
in East Lansing, McGraw has extensive experience
working closely with project stakeholders to bring value
to stakeholders and the communities that River Caddis
Development serves. McGraw will oversee all of River
Caddis Development’s staffing and resources for the
project. McGraw will work in tandem with David Mefford
from Neumann Smith, Lynn Rogien from Gilbane Building
Company and Chad Harrell from Urban Campus & Core. In
support of John McGraw is the full strength of River
Caddis Development.

Neumann/Smith Architecture is a distinguished
design firm noted for its creativity in achieving client
goals. That creativity has distinguished our work for
five decades, earning the firm over 200 awards
including the prestigious AIA Michigan Architecture
Firm Award and numerous features in the
international architectural press. We have received
commendations for exemplary teamwork including
Marvin M. Black Excellence in Partnering Awards. Our
expertise in addressing technical issues and our
ability to manage complex projects have been
recognized by several Build America and Build
Michigan awards from the Associated General
Contractors of America.

Founded in 1968, Neumann/Smith continues to build on
its history of design excellence with a talented group of
individuals who share an unwavering commitment to
exceptional service and the highest standards of
professional practice. The firm specializes in
architecture, planning, interior design and historic
preservation for corporate and municipal offices, mixeduse developments, multi-unit housing, parking
structures, commercial and retail centers, and higher
education facilities. We provide comprehensive
architectural services.Our focus on architecture allows
us to excel in our profession. It gives us the freedom to
bring together the best engineering and specialty
consultants to meet the unique needs of each project.
Our architects and interior designers are skilled in master
planning, site evaluation, feasibility studies, space
planning, architecture, interior design, and project
management.
Collaboration is a routine part of our practice. We
typically hire civil, structural, mechanical and electrical
engineers, and landscape architects. We often utilize
the consulting services of nationally renowned
specialists in audio and visual technology, data and
communications, lighting, and acoustics. Our long-term
working relationships with many of our consultants
provides the efficiencies and integrated communication
typical of a large A/E practice, plus the creativity and
checks and balances of independent firms.

Gilbane Building Company is a family-owned, global,
comprehensive construction and facilities-related
solutions firm. Building uponthe success and proven
track record of 150 years of experience, Gilbane is
recognized as an industry leader that delivers
innovative building solutions – from state-of-the-art
sustainable buildings to the latest applications in
construction methods and technology.
Operating in more than 45 offices worldwide, our
3,100+ multidisciplinary professionals are capable of
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DEVELOPMENT TEAM

executing multiple, geographically dispersed
projects, performing over 650 concurrent projects –
each adhering to Gilbane’s commitment to safety
and quality with a determined effort to exceed our
clients’expectations. Gilbane has an extensive
knowledge of the Michigan market including typical
construction processes, subcontractors and
suppliers. Our established relationships with
contractors and vendors, local and state authorities
and top professionals throughout the state have
resulted in many satisfied clients.
In the fast-paced business world, corporate/
commercial facility construction requires speed and
cost management without sacrificing quality.
Through collaboration, innovative processes and a
superior safety record, we help you meet your
project goals on-time and within budget. The
implementation of Lean practices and integrated
project delivery methods ensure quality construction
within the project timeline. Our ability to bring your
vision to life is unmatched; Gilbane’s success is
based on our understanding that an organization’s
culture drives the work space. Gilbane is currently
the #6 ranked office builder in the nation by Building
Design & Construction. In the past 10 years alone
Gilbane has completed nearly 600 commercial
projects totaling over $8 billion and 35 million SF.
More than 80 projects are corporate headquarter
buildings.
As a top commercial builder with local resources, we
will leverage our experience and capabilities to
facilitate a well-managed, high-quality project that
meets your specific needs for the Evergreen
Properties project.
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URBAN CAMPUS & CORE is a Development and Real
Estate Advisory Firm that specializes in innovative
property and integral infrastructure development
solutions for municipalities,
universities,
government agencies, multifamily and private
investors. We are a minority and service-disabled
veteran owned small business firm with over 30
years of development experience. As professionals
we bring a unique depth of experience from their
educational, corporate and entrepreneurial
endeavors.
Collectively we have overseen the development of
over 62M square feet of sustainable development
and raised nearly $1.8B in debt and equity for project
partners. UCC and future real estate assets. UCC
leverages our in-depth knowledge and experience in
real estate & infrastructure development and
lifecycle asset management to maximize the value
of our clients’ current and future real estate assets.

Ameresco, Inc. was incorporated on April 25, 2000 in the
State of Delaware and became a publicly traded company
in 2010 on the NYSE under the symbol AMRC. With its
corporate headquarters in Framingham, MA, Ameresco
has more than 1,000 employees in over 70 offices
providing local expertise. Part of the company’s growth
over the last 19 years can be attributed to the acquisition
of energy services companies that have complimented
and enabled the company to broaden its offerings,
expand its geographical reach, and accelerate growth.
Ameresco has consistently retained employees from
acquisitions and has several currently filling executive
positions. We recognize the value of the people we bring
on and see them as high performing contributors to our
business. Ameresco, Inc. is a leading independent
provider of comprehensive energy services, including
energy efficiency, infrastructure development and
upgrades, energy security and resilience, asset

DEVELOPMENT TEAM

sustainability and renewable energy solutions for
businesses and organizations throughout North
America and Europe. Ameresco’s sustainability
services include capital and operational upgrades to
a facility’s energy infrastructure and the
development, construction, ownership and operation
of renewable energy plants. Ameresco has
successfully completed energy saving,
environmentally responsible projects with colleges
and universities, K-12 schools, federal, state and
local governments, healthcare, housing authorities,
and commercial and industrial customers. Ameresco
was founded in 2000 by George P. Sakellaris, a
pioneer in the energy service business. Mr.
Sakellaris’ vision for Ameresco was to create a
flexible and nimble independent company that
provides its customers a broad range of customerfocused services with the stability to deliver on its
promises. This vision has been instrumental in
Ameresco’s position at the forefront of influencing
and reshaping the industry and delivering customer
satisfaction. Strategic acquisitions of
complementary engineering, asset management, and
energy data analytic firms and businesses, and
owned assets have been an important part of our
historical development.
Ameresco’s experience working on active mixed-use
commercial sites and campuses has given us unique
insight into the development, implementation, and
phasing of energy projects to meet the unique
scheduling, logistical, and budgetary requirements
of our clients. Ameresco has the expertise required
to successfully design and implement projects of
nearly any size or scope, including the project
CITADEL envisioned by River Caddis.

solutions that meet the client’s unique operational
and financial goals. Ameresco’s independence allows
us to be nimble and transparent in the development
of any project, always making design and technology
choices without bias, delivering the maximum value
for the lowest possible cost.
Additional strengths and capabilities include
knowledge of tax codes, federal assistance
programs, applicable tax credits available, and a
current and informed perspective on the everchanging local utility-based renewable energy credit
programs. This understanding of the contracting
requirements, permitting process, integrated work
process, utility interconnection, building codes and
standards, system commissioning, energy
monitoring, and operating an energy system is
unparalleled.
Ameresco has developed, implemented, and
operates many energy supply projects throughout
the country for many different client types.
Ameresco provides development, secures financing,
designs, and constructs all of its energy supply and
infrastructure projects. We work with utilities to
maximize incentives and also to develop the most
robust interconnect strategies for DER systems and
resiliency. Further, Ameresco is a recognized leader
in adapting renewable energy sources for
cogeneration. These off-grid solutions meet onsite
power needs with clean, energy-efficient plants that
can be built out or upgraded to become independent
power generation facilities with revenue potential
for their owners.

Our approach to delivering a comprehensive energy
project is centered upon working closely with all
project stakeholders to collaboratively develop
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ORGANIZATIONAL
STRUCTURE

Discover Citadel, LLC

COLLABORATION

Purchaser and Sale
Agreement

Development
Agreement

LENDER

Finance
Agreement

DEVELOPER/OWNER

Partnership Agreements

T.B.D

ARCHITECT

GENERAL
CONTRACTOR

INFRASTRUCTURE
DEVELOPMENT
PARTNER
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PROPERTY
MANAGEMENT

OWNERSHIP
STRUCTURE

DISCOVER
CITADEL, LLC

(RFQP REQUIREMENT)

Development Entity

(RFQP REQUIREMENT)

Intended partners

KEVIN
MCGRAW

JOHN
MCGRAW
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WILLIAM
DEMMER

TAB 3: TEAM MEMBERS

3.1: RIVER CADDIS
DEVELOPMENT
RESUME`S
3.1.1: JOHN MCGRAW
3.1.2: KEVIN MCGRAW
3.1.3: BILL DEMMER
3.1.4: MIKE DRIVER

3.2: NEUMANN
SMITH RESUME`S
3.2.1: GENE CARROLL
3.2.2: DAVID MEFFORD

3.3: GILBANE
BUILDING COMPANY
RESUME`S
3.3.1: LYNN ROGIEN
3.3.2: JON BOS
3.3.3: JOHN MEDINA

3.4: URBAN CAMPUS
CORE RESUME`S
3.4.1: CHAD HARRELL

3.5: AMERESCO
RESUME`S
3.5.1: NICHOLE BULGARINO

TAB 3.1: RIVER CADDIS

DEVELOPMENT

3.1: RIVER CADDIS
DEVELOPMENT
RESUME`S
3.1.1: JOHN MCGRAW
3.1.2: KEVIN MCGRAW
3.1.3: BILL DEMMER
3.1.4: MIKE DRIVER

WORK HISTORY
Director of Development

River Caddis Development, 2012 to Present
Midwest Realty Group, 2010 to 2012
Associate Broker

ACADEMIC HISTORY
Purdue University Global

MBA - Finance. 2019-Present (2021 Projected Graduation)
Grand Valley State University

Bachelor of Science, Liberal Studies - Focus in Real Estate Development
• Member of the Division II Grand Valley State Golf Team 2004-2006

FOCUS/ROLES

·Generation of all new developments
·Land/Property acquisition
·Mixed use development
·Student housing development
·Market rate, affordable, workforce housing development
·Multilevel parking garage
·Commercial/industrial development
·Market research and reports
·Commercial brokerage (retail, office, industrial)
·New tenant/development negotiation
·Reviewing potential opportunities in markets over the United States
·Commercial/residential property management
·Multifamily leasing and turn over
·Brownfield submissions/approvals
·Redevelopment/renovations of distressed properties
·Construction management
·General contractor of tenant build out and construction
·Get approvals for special use permits
·Rezoning/variances through ZBA

CONTACT DETAILS
Direct:517-703-2107
Mobile: 517-420-7393
Email: jmcgraw@rivercaddis.com
Website: www.rivercaddis.com
Address: 1038 Trowbridge Road East Lansing, MI

JOHN
MCGRAW

DIRECTOR OF DEVELOPMENT

PROFILE SUMMARY
Experienced in all stages of the development
process in a variety of different real estate
assets. My role is to bring vision and mission to a
tangible reality.

ACCREDITATIONS
•Corporate Commercial Investment Member (CCIM)
•Certified Property Manager (CPM) Designee
(January 2020 Designation Ceremony)
•Housing Credit Certified Professional (HCCP)
•License - Real Estate Salesperson, Michigan

MEMBERSHIPS/BOARDS
•National Association of Realtors (NAR)
•Institute of Real Estate Management (IREM)
•Michigan Chapter CCIM
•International Association of Shopping Centers
(ICSC)
•Lansing Board of Committees for Holy Cross
• Event Director for IREM West Michigan
• Junior Achievement-Mid Michigan Advisory Board
Member

RIVER CADDIS DEVELOPMENT

WORK HISTORY
River Caddis Development, 2007 to Present
President/Founder

KTM Development, 2000 to 2007
President/Founder

Foster, Swift, Collins & Smith, P.C., 1986 to 2000
Senior Shareholder

ACADEMIC HISTORY
Thomas M. Cooley Law School

Juris Doctorate, Cum laude

KEVIN
MCGRAW
PRESIDENT/FOUNDER

Central Michigan University

Bachelor of Science/Business Administration

FOCUS/ROLES

·Origination of new projects
·Acquisition of property
·Municipal entitlements
·Economic incentives
·Drafting of legal documents
·Negotiation and procurement of financing
·Provision of equity requirements
·Oversight of all functions of development

PROFILE SUMMARY

•Licensed broker, real estate investor/
developer since 1998.
•Licensed to practice law since 1988.
•He has established, created and maintained
numerous Brownfield projects, TIF districts,
and has experience with dealing with several
other types of economic incentives.
•Specializes in working with local
governments and communities, and
constantly thrives for a "win/win".
MEMBERSHIPS/BOARDS

CONTACT DETAILS

Direct:517-703-2132
Mobile: 517-420-2800
Email: kmcgraw@rivercaddis.com
Website: www.rivercaddis.com
Address: 1038 Trowbridge Road East Lansing, MI

•State Bar of Michigan
•Adjunct Professor at Thomas Cooley Law
School 88'-98'
•Board Chair for Homeless Center for Holy Cross
in Lansing
•Sparrow Hospital Foundation Board

RIVER CADDIS DEVELOPMENT

WORK HISTORY
Demmer Corporation. 1994 to Present

CEO & President

River Caddis Development. 2007 to Present
CEO/Founder

Demmer Holdings
CEO

ACADEMIC HISTORY
Michigan State University

Bachelor of Science Mechanical Engineering
Journeyman Machine Tool Designer 1970

Seminar Attendance

Advance TQM Systems training at Tennessee Associates
American Management Associates Development
University of Tennessee Customer Value Determination
Bradford Seminar Simplified Strategic Planning

HONORS/AWARDS

Edward R. Vandervoort Memorial Award, Downtown Coaches Club November 2012 acknowledging
contributions to community athletics
Greater Lansing Sports Hall of Fame Richard “Dick” Letts Community Service Award Recipient 2012
Greater Lansing Sports Hall of Fame for the 1963 “Lansing Sexton” football team State Champions
Lansing Regional Chamber of Commerce: For outstanding contributions to community
improvement and economic progress 2001 – 2003
Large Tier Michigan Manufacturer of the Year Award Finalist 2008 by Michigan Manufactures
Association
Greater Lansing Manufacturing Entrepreneur Award 2008 (Lansing Business Monthly)
Greater Lansing Master Entrepreneur Award 2008 (Lansing Business Monthly)
MMA awards from the Michigan Manufacturers Association; Large Tier Finalist and John G. Thodis
Large Tier Manufacturer of the Year 2010
Chief Okemos Council, BSA Distinguished Citizen Award 2012
Michigan State University Honorary Alumnus Award College of Agriculture and Natural Resources
2009
Michigan State University College of Engineering Claud R. Erickson Distinguished Alumni Award
2011
Michigan State University, University Distinguished Alumni Award 2012
Michigan United Conservation Clubs “Conservationist of the Year” 2016
Michigan State University, College of Agriculture and Natural Resources Distinguished Service
Award 2017
Michigan Natural Resources Commission presented the Thomas L. Washington Award for Lifetime
Commitment to Conservation 2017 National Wild Turkey Federation acknowledgement for
contribution to North American Conservation 2019
Michigan State University Honorary Doctor of Business Degree 2019

BILL
DEMMER
CEO

MEMBERSHIPS/BOARDS

•President Boone and Crockett Club 12-14
•Quality Deer Management
•Theodore Roosevelt Conversation Partners
•Trout Unlimited local chapter
• Lansing Rotary Club
• Michigan Tooling Association
• LEAP Board Member
Michigan Manufacturers Association Board
•Lansing Michigan CEO Round table
•MSU Varsity Club
•Established Demmer Center for Business
Transformation
•Led effort to endow chair in the MSU college of
Fisheries and Wildlife
•Established a position for the Boone and
Crockett Club within the MSU extension System
•Established William Demmer Scholars Program
within the MSU college of Agriculture

RIVER CADDIS DEVELOPMENT

WORK HISTORY
River Caddis Development, 2013 to Present

Chief Financial officer

Driver Consulting Group, 2010 to Present
President

Ockerlund Capital & Wealth Management, 2006 to 2010
Advisor

The Hinman Company, 2001 to 2006
Controller

PricewaterCoopers, 1999 to 2001
Associate

ACADEMIC HISTORY

MICHAEL
DRIVER

CHIEF FINANCIAL OFFICER

Michigan State University

Accounting

PROFILE SUMMARY

Certified Public Accountant

2002

FOCUS/ROLES

·Tax Planning
·Financial Reporting
·Budgeting
·Debt/Equity Placement
·Governmental Incentives
·Asset Management
·Overall Corporate Strategy
·Risk Management

Responsible for the oversight of all
financial functions at River Caddis, which
include financial reporting, tax planning,
new developments, project management
and overall corporate strategy.
CONTACT DETAILS

Mobile: 269-377-1252
Email: mdriver@rivercaddis.com
Website: www.rivercaddis.com
Address: 1038 Trowbridge Road East
Lansing, MI

RIVER CADDIS DEVELOPMENT

TAB 3.2: NEUMANN
SMITH

3.2: NEUMANN
SMITH RESUME`S
3.2.1: GENE CARROLL
3.2.2: DAVID MEFFORD

Gene Carroll, AIA, LEED AP
Vice President
NEUMANN/SMITH ARCHITECTUREE
o 248.352.8310 x1130
gcarroll@neumannsmith.com
www.neumannsmith.com
SOUTHFIELD | DETROIT
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David Mefford, RA, NCARB, LEED AP
Designer
NEUMANN/SMITH ARCHITECTURE
o 248.352.8310 x1215 |
dmefford@neumannsmith.com
www.neumannsmith.com
SOUTHFIELD | DETROIT
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TAB 3.3: GILBANE

DEVELOPMENT

3.3: GILBANE
BUILDING COMPANY
RESUME`S
3.3.1: LYNN ROGIEN
3.3.2: JON BOS
3.3.3: JOHN MEDINA

TAB 3.4: URBAN CAMPUS
& CORE

3.4: URBAN CAMPUS
& CORE RESUME`S

3.4.1: CHAD HARRELL

URBAN CAMPUS & CORE
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TAB 3.5: AMERESCO

3.5: AMERESCO
RESUME

3.5.1: NICHOLE BULGARINO

NICOLE A
BULGARINO
EVP AND GM, FEDERAL
SOLUTIONS

PERSONAL PROFILE
Ms. Bulgarino is an Executive Vice President for Ameresco, a leader in Energy Efficiency and
Renewable Energy Solutions. She is responsible for the overall management of Ameresco’s
dedicated business unit serving federal government customers.
Ms. Bulgarino has over20 years of experience in developing and executing innovative energy
efficiency and distributed energy solutions through multiple diverse contract structures. Ms.
Bulgarino has overseen the development and implementation of over $2 billion in federal
energy projects, including deep energy retrofits, advanced microgrids, and customer-sited
power purchase agreements (PPA).
As the general manager for Ameresco’s federal group, Ms. Bulgarino oversees 260 professionals
specializing in business development, engineering, commissioning, construction, operations
and maintenance, and performance assurance. Under her leadership, Ameresco Federal
Solutions has developed and delivered projects featuring efficiency, generation, and resiliency
solutions to the Department of Defense, Department of Energy, General Services
Administration, the Veterans Administration, the Department of Justice, the Department of
Interior, the Environmental Protection Agency, the Department of Commerce, and other
civilian agencies.
Ms. Bulgarino is aseasoned industry executive with strong leadership and strategic execution
talents. A recognized leader within the industry, she has presented on technical and business
panels at major conferences and has skillfully developed solutions for some of the most highly
regarded federal agencies across North America. As a leading woman in technology, she
demonstrates the unique balance of developing and managing complex technical projects,
while promoting strategic, long-term corporate success.
Ms. Bulgarino is a licensed professional engineer and earned a Bachelor of Science degree in
chemical engineering from the University of Tennessee and an Executive Management and
Leadership Certificate from the Massachusetts Institute of Technology.

NICOLE BULGARINO

NICOLE.BULGARINO@AMERESCO.COM
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(202) 650-6218

TAB 4: RELATED

PROJECTS

4.1: RIVER CADDIS
DEVELOPMENT
4.1.1: EAST END MIXED USE
4.1.2: BOISE, ID P3 MIXED
USE
4.1.3: AMES, IA MIXED USE

4.2: NEUMANN
SMITH
4.2.1: 1855 PLACE
4.2.2: BCBS MULTIPLE OFFICE

4.2.3: CAMPBELL EWALD
4.2.4: MITC
4.2.5: DTE HEADQUARTERS
4.2.6: MADISON BUILDING
4.2.7: JACK HEADQUARTERS

4.3: GILBANE
BUILDING COMPANY
4.3.1: NORTHWESTERN
MUTUAL
4.3.2: JOLIET REFINERY
CAFETERIA
4.3.3: MCCORMICK
GLOBAL HQ
4.3.4: KERRY GLOBAL
TECHNOLOGY AND
INNOVATION CENTRE
4.3.5: GOODYEAR HQ
4.3.6: EXXON MOBIL
CAMPUS PROJECT

4.3: AMERESCO
4.4.1: GSA NATIONAL
ENERGY
4.4.2: ISLAND PALM
4.4.3: SAN DIEGO SERVICE
CENTER

RIVER CADDIS
4.1: DEVELOPMENT

4.1: RELATED
PROJECTS
4.1.1: EAST END MIXED USE
4.1.2: BOISE, ID P3 MIXED
USE
4.1.3: AMES, IA MIXED USE

MIDLAND EAST END
MIDLAND, MI

River Caddis Development and the Gillespie Group were
selected by community stakeholders to plan, design,
construct and manage a “live/work/play” environment
in downtown Midland, Michigan. River Caddis and
Gillespie Group formed Midland Downtown Partners,
LLC, which collectively designed a multi-phase
redevelopment project which includes retail,
professional office, and medical clinic/office,
appropriately labeled “East End.” This 224,000 square
foot mixed-use building is complete with office,
medical, and retail users on the ground floor
(restaurants, medical clinic, retail banking), and the
upper three floors are comprised of professional
offices.
East End delivers a “Sense of Place” by tying the
formerly underutilized north area to the existing
downtown, creating vibrancy. This vibrancy was
created by numerous aspects, including: 1. Walkable
Community; 2. Flexible retail space; 3. Convenient
parking for retailers; 4. Pedestrian circulation,
coordinated with the Great Lake Loons Stadium; 5. Mix
of commercial and non-commercial activity; 6. Casual
social interaction areas.
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BOISE CADDIS
BOISE, ID

Boise Caddis Apartments, currently under
construction, will occupy most of a city block in
Downtown Boise. The development underway
includes both the parking structure and Boise Caddis
Apartments, which will be located above the parking
garage. Upon completion, the parking garage will be
sold to the County, intended to primarily serve the
nearby Ada County Courthouse. River Caddis
Development will bring the experience gained from
this process to East Lansing.
The project development cost is projected at
approximately $50 million and will feature mixed-use
space and 174 apartment units constructed on top
of the parking structure. The parking structure will
have 400 parking spaces and serve both the
residential tenants and Ada County.
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UNION AT IOWA STATE
AMES, IA

The site initially consisted of seven properties totaling
1.8 acres, all of which housed a combination of residential dwellings
and commercial buildings, including a gas station. The vision was
to create a pedestrian-to-campus location and amenity offering
directly across the street from top-tier Iowa State University
given its steady growth. Located on the prominent Lincoln Way at
Sheldon corner and bordered by Hyland, the 6-story project was
designed to enhance the vitality of the site. Obstacles included
environmental contamination, multiple lot consolidation, and
varying grades. An exceptionally well designed and aesthetically
pleasing 320,000 square foot, 6-story mixed-use building
consisting of 537 beds in a mix of studio, one-, two-, threeand four-bedroom floor plans, along with a small boutique hotel and
7,500 square feet of retail to the market. In addition, 20 boutique
hotel rooms are provided to the public catering to professors,
future students, parents and professionals visiting the campus.
The additional rooms provide ultimate convenience with immediate
proximity to campus that no other hotel provides in the area.
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4.2: NEUMANN SMITH

4.2: RELATED
PROJECTS
4.2.1: 1855 PLACE
4.2.2: BCBS MULTIPLE OFFICE
4.2.3: CAMPBELL EWALD
4.2.4: MITC
4.2.5: DTE HEADQUARTERS
4.2.6: MADISON BUILDING
4.2.7: JACK HEADQUARTERS
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4.3: GILBANE BUILDING
COMPANY

4.3: GILBANE
BUILDING COMPANY
4.3.1: NORTHWESTERN
MUTUAL
4.3.2: JOLIET REFINERY
CAFETERIA
4.3.3: MCCORMICK
GLOBAL HQ
4.3.4: KERRY GLOBAL
TECHNOLOGY AND
INNOVATION CENTRE
4.3.5: GOODYEAR HQ
4.3.6: EXXON MOBIL
CAMPUS PROJECT

4.4: AMERESCO

4.4: AMERESCO
4.4.1: GSA NATIONAL
ENERGY
4.4.2: ISLAND PALM
4.4.3: SAN DIEGO SERVICE
CENTER
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TAB 5: DESIGN

5.1: ARCHITECTURAL
NARRATIVE
5.2: SITE PLAN PLAN

5.3: 3D RENDERING
5.4: FLOOR PLAN

ARCHITECTURAL
NARRATIVE
The CITADEL development team has assembled a
program of spaces that will combine much needed
uses within East Lansing such as office and
structured parking, along with other complementary
uses such as restaurant and food/beverage
experiences
. The formerly
underutilized service alley on the east side of the site
will be activated into a vibrant, art influenced, public
space that will provide a unique destination and
distinct character for the district overall
. The integration of dynamic lighting and general
improvements to the character of the streetscape will
complement the art and hopefully spur additional
development from the adjacent properties with
elements that embrace the unique character of the
alley
.
(Objective

2-2)

(Action

2-

1.2)

(Objective 5-1)

The design and materiality of CITADEL incorporates
forms and finishes that complement the innovative
and technology driven character of the development.
The architecture is intended to evoke emotion from
the inhabitants of the building, and the public at
large, standing on its own as a distinct destination
within the downtown core. A major element of the
design is the extensive use of glass, allowing the
building to be visible both into and from the
surrounding vicinity. Other materials such as
concrete, wood and metal panel will complement the
project and further enforce an innovative design
language with a memorable character that speaks to
the experience within.
The overall massing of the building is intended to
complement the recent developments of The Park
District, Center City and proposed Michigan State
University Federal Credit Union. At 8 stories & 112 feet
in height, the building will step down from the taller
architecture along Grand River Avenue and match the
height of the adjacent site to the east, helping to
encourage the propagation of a vibrant mix of uses for
the community with significant & walkable urban
density.

Starting at the ground level, the architecture that makes up
CITADEL has been designed to engage the pedestrian realm
with increased fenestration on the facade that breaks down
the overall scale of the building. This allows for a strong
connection between the interior and exterior, creating
opportunities for restaurants and food/ beverage experiences
that engage the public
. At the southern end of
the building the grand two-level building lobby will provide a
dynamic public environment that will act as a beacon and
resonate with the building occupants and surrounding citizens
alike. While acting as the primary building lobby, the space will
also serve as an informal workspace, drawing in the general
public as the premiere space for creative people of all types to
meet and collaborate. The lobby will be reconfigurable,
allowing for the opportunity to host both public and private
events for a variety of occasions and activities
. The interior design will bring the exterior
materiality and art into the building, playing off the scale and
grandeur of the space to provide address and command views
from the Grand River Avenue commercial corridor and Michigan
State University one block to the south.
(Objective 2-2)

(Goal: Quality

Community Assets)

As an extension of the ground level lobby, the second level
terrace will provide a unique destination within the CITADEL,
with seasonal indoor/outdoor spaces that invite collaboration
and further help to reduce the scale of the building on the
exterior. The upper levels of the building will contain the
majority of the formal office space, allowing the educational
community, local innovators and global companies to maintain
a permanent address to help collaborate with and draw new
talent from the rich and diverse pool of the East Lansing
knowledge-based community
.
(Objective 2-4)

With approximately 250 spaces
,
the parking within CITADEL will provide safe and convenient
access for those driving to the site. Access to the parking
structure will be from the north side of the building, helping to
limit conflict between the pedestrian designed spaces that
exist within the portions of the building further to the south.
Within the parking structure CITADEL will also provide private
space for secure bicycle & scooter parking as well as
dedicated charging stations for Electric Vehicles
.
(Goal: Parking Management)

(RFQP

Requirement: Green Building Policy)
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ARCHITECTURAL
NARRATIVE
Zoning (RFQP Requirement: Zoning)

Given the scope of the development, the development
team envisions the parcels that make up the
. The
increased level of density of this site under this
classification will allow for a development that
generates a more significant economic impact,
providing increased opportunity for inclusion and jobs
for the surrounding community. The B-3 designation
will also work to continue the level of development
established by the recent Park District and Center City
projects in the immediate vicinity.
CITADEL

to

be

rezoned

to

B-3,

Center

City

Commercial
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TAB 6: INFRASTRUCTURE

6.1: PUBLIC
INFRASTRUCTURE
6.2: SOCIAL
INFRASTRUCTURE

PUBLIC INFRASTRUCTURE
CITADEL will incorporate innovative and sustainable
solutions with energy efficient practices and
methodology into the design, build, and operation of
the building. Our holistic development approach
considers not only the building core infrastructure
but also the surrounding community infrastructure
future requirements to deliver on 3 CORE outcomes
for business and community: affordability,
sustainability and resiliency
(RFQP

Requirement:

Green Building Policy).

To achieve these desired place-making outcomes our
approach first starts with designing a building with a
thermal envelope and building fabric that requires
the least amount energy and water load for how the
building is intending to used, both today and in the
future. These includes developing and right sizing
mechanical, electrical and plumbing systems with
full life cycle asset management in mind in the
design phase. Some of these practices will include
superior energy efficient HVAC systems, LED light
fixtures with occupancy sensors, water efficient
plumbing fixtures, and insulated glazing systems for
the exterior curtain-wall system.

After optimizing our onsite energy and water solutions
the next approach is to offset the remaining building load
with innovative offsite solutions to achieves the desired
outcomes for affordability, sustainability and resiliency.
Our proposed control design for satisfying the abovementioned outcomes is formulated under Integrated
Building Management System (IBMS) for the Citadel. The
IBMS is a control architecture for the building that
enables monitoring devices and control systems to
interact through integration over an open source
application program interface (API). It acts as a layer on
top of all the Citadel’s MEP systems (e.g. metering,
occupancy and ongoing operating data, security systems,
transit data, etc) to provide a holistic view and
accessibility to the utilization performance of properties
and to provide real-time data to building management
and tenants.
The redevelopment at Evergreen Properties aims to set
the standard for urban sustainable development and
serve as a brownfield redevelopment benchmark for East
Lansing and Greater Lansing in the future. Smart
brownfield redevelopment best practices address the
following four categories; Buildings, Environment,
Transportation, and Social Infrastructure. RCD’s proposal
for the Evergreens site addresses all of four of these
issues through sustainable energy and water
infrastructure and high technology connectivity. The
sustainable solutions will be to achieve both building and
surrounding environment goals such lower energy
consumption from the grid, minimize potable water
consumption, minimize storm water runoff through
capture and recycling into public infrastructure.

Now that we have an optimal energy efficient
building and MEP infrastructure our next approach is
to look to solve as much of the building energy and
East Lansing will need to provide a certain amount of
water demand through innovative sustainable onsite
infrastructure to/through the immediate area to service
solutions. These solutions can include onsite
the surrounding business and residences, past, present
generation systems combined with battery storage
and future. The River Caddis mission is a true
and multimodal electric charging stations. Such
collaboration with the City of East Lansing/DDA to
renewable energy generation systems could be
provide the best alternative going into the future. The
rooftop solar and/or building integrated
Development stakeholders working on this project have
photovoltaics. Additionally, our approach considers
vast experience in vertical (building) and horizontal
smart off-grid LED street lighting for the surrounding
(underground) wet and dry infrastructure. We are
environment. With many options for LEDs, options
uniquely set apart and willing to assist the City in
also include a security camera monitoring solution if
designing, constructing and financing any and all these
your application require both lighting and security
infrastructure needs going forward so long as the City
monitoring.
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PUBLIC INFRASTRUCTURE
desires to collaborate. The goal of this infrastructure is to help fill the needs of the surrounding area as well
designing for future development and connectivity in mind going into the next decades.
Infrastructure - Alternative Site Plan (RFQP Infrastructure Goal)

The below alternative site plan which shows the versatility of our design and site plan, if the city would like to
collaborate on its future design in infrastructure. River Caddis has control of the Matt Hagan, LLC property to the
North of the Evergreen Properties, and allows the CITADEL to extend further North to connect with the City owned
property. Owning this property gives an advantage to the development team going forward and better opportunities
for massing and collaboration with the City. Through this infrastructure collaboration we plan to work with the
Department of Public Works, City and its stakeholders to update the alley way between Dublin Square and the
Evergreen Properties. The CITADEL has set forth in motion a exclusive plan others will not be able to achieve, and
the development team is motivated to be part of the end solution.
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Public Art - Alley Activation

SOCIAL INFRASTRUCTURE,
TRANSPORTATION,
PUBLIC ART

(RFQP Social Infrastructure Goal)

Social Infrastructure

(RFQP Action 2-1.7)(Objective 5-1, 5-2, 5-2.7)

The development of CITADEL will provide the impetus
for expanded social infrastructure, specifically with an
enhanced network of access to the site that will favor
pedestrian and bicycle minded shared streets over
vehicular systems that have dominated the downtown
core for so many decades.

The CITADEL is a place for ideas and expression to thrive
and grow, but this does not have to be contained within
the building. The CITADEL plans to activate the alley way
between Dublin Square and The CITADEL going North.
Typically, alley way's are used for trash and utilities, but
it doesn't have to be. The Alley way can be transformed
into an attraction, a canvas, a place for people to express
themselves in an artistic manner. This Alley way will be
activated by lights and by street art or murals to provide
something truly special for not only the citizens of East
Lansing, but its visitors.

The base of the building has been designed to provide
a rhythm favorable to pedestrian movement with
enhanced public space “niches” designed into the base
of the building, providing opportunities for community
integration adjacent to the public realm. Envisioned as
a series of small pedestrian scaled parks, these spaces
will foster a variety of placemaking opportunities such
as public art, music, community engagement, outdoor
dining, seating and bicycle parking
.
These spaces will be flexible and easy to reconfigure
for a variety of uses, simultaneously working in sync
with the adjacent enclosed spaces of the building.
Further complementing this pedestrian oriented
building and streetscape will be a rhythm of drought
resistant canopy trees that extend along the western
exposure of the building, further enforcing a
pedestrian scale and providing a natural form of solar
control that complements the active features of the
building.
(Objective

5-2)

Transportation

(RFQP Action 2-1.7)

The development team of CITADEL is interested in
collaborating with the Capital Area Transportation
Authority (CATA) and the Michigan Department of
Transportation (MDOT) to maintain access in and
around the CITADEL site, including any opportunities
that may exist for enhanced multimodal transit access
and greenspace within this formally underutilized
district of the downtown core. CITADEL will also
capitalize on the ever-expanding public/private ride
share platforms and programs that are continuing to
evolve with major urban areas.
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PROPOSED
TAB 7: TRANSACTION

8.1: TERMS

8.1.1: PROPOSAL

CONFIDENTIAL AND PROPRIETARY INFORMATION FOR CITY OF EAST LANSING

CONFIDENTIAL AND PROPRIETARY INFORMATION FOR CITY OF EAST LANSING

CONFIDENTIAL AND PROPRIETARY INFORMATION FOR CITY OF EAST LANSING

TAB 8: FINANCIAL

9.1: RIVER CADDIS
FINANCIAL RECORD
OF PROJECTS

9.2: ESTIMATED
PROJECT COSTS &
FINANCING
9.3: DEVELOPER
STANDING

RIVER CADDIS
FINANCIAL RECORD
OF PROJECTS

College

Station, TX

Boise ID

Waco, Tx

Midland, MI

Ames, IA

East

Lansing, MI

+300M RCD
OWNER-FINANCED

(RFQP REQUIREMENT)

Developer Standing

355 unit/1,071 bed student housing project
Built in 2010/2011
Project has maintained 95% to 100% occupancy since completion
Project currently owned by RCD partners
No loan or tax defaults
173-unit market rate apartment project and 400 car parking deck (with additional retail)
Under construction with completion expected summer 2021
Parking deck to be sold to Ada County upon completion
No loan or tax defaults
Built in 2015
186 unit/568 bed student housing project
Project sold in 2015,
No loan or tax defaults during time RCD owned project
Built in 2014
220,000 SF mixed use project anchored by Dow Chemical
Project currently owned by RCD and other partners
No loan or tax defaults
Built in 2018
177 unit/527 bed student housing project (with additional retail)
Project was 95% leased at time of sale
Project sold in January 2019
No loan or tax defaults during time RCD owned project
Built/Renovated in 2015
60,000 SF retail center and 57 student apartment units
Project current owned by RCD and other partners
No loan or tax defaults

Confidential financial information pertaining to the above projects can be reviewed by a mutually

agreed upon neutral third party upon request.

Our legal advisors are the Honigman law firm.
Contact is Steve Rypma, (269.337.7842)
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Our financial and tax advisors are Plante Moran.
Contact is Brad Virkus (517.336.7542)

ESTIMATED PROJECT
COSTS & FINANCING
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ESTIMATED PROJECT
COSTS & FINANCING
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DEVELOPER
STANDING
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STATEMENTS OF
TAB 9: INTEREST

9.1: STATEMENTS OF
INTEREST
9.1.1: LEAP
9.1.2: DELTA DENTAL
9.1.3: AMERESCO
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February 21, 2020

To Whom It May Concern,
May this letter serve as MSU Federal Credit Union’s support of the River Caddis Development, LLC
proposal to redevelop property located near Abbot and Grand River in East Lansing. The vision and
possibilities of the CITADEL would align with our company’s desire to establish walkable office locations
and a hub of innovation in a lively community.
The proposal could draw a much-needed daytime population of professionals to provide balance,
diversity, market rate jobs and a vibrancy to the community. The potential economic impact of the
public-private development is promising. It could encourage the development of new restaurants, startup businesses, arts and community organizations.
The River Caddis team, particularly John McGraw and Kevin McGraw, have been long-term supporters of
the region. They are lifelong residents of mid-Michigan and give back to the community in many ways.
They have tested the ideas behind the proposal within cities all over the country through similar
developments. We support their proposal and the possibility of working with them on collaborative
spaces in their development if the voters approve sale of “Lot 4” to the Credit Union on March 10.
Please let me know if you have any questions or comments.
Sincerely,

April M. Clobes
President and CEO
Michigan State University Federal Credit Union

DDA
TAB 10: CHECKLIST
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