
Request for Developer Qualifications and 
Concept Proposals (RFDQCP) 

The Cadillac Area Public Schools and City of Cadillac seek a development partner 
for a former 21,570 square foot high school and 4,650 square foot annex building on three 

acres for residential development in the Sunnyside Drive neighborhood. 
 

221 Granite Street 
Cadillac, Michigan 
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Development Opportunity 
The Cadillac Area Public Schools (CAPS) is seeking developers for the former Cooley High School and 
Cooley Annex at 221 Granite Street in the City of Cadillac. The 3 acre parcel provides an opportunity to 
offer new housing options for the City and greater area. Situated in a single family residential 
neighborhood, the site includes an historic 21,570 square foot two story brick school building and a 
newer 4,650 square foot one story building. In addition, the site has a large playfield, basketball courts, 
circular drive and parking area. 

CAPS and the City conducted public and stakeholder input that identified preferred uses of the site. In 
summary, this stakeholder process highlighted a preferred development for this site that would:  

• Keep Cooley School for its historic context and possibly repurposed for homeowner 
condominiums or rental apartments.  

• For the southern vacant half of the site abutting Marble Street, favor a residential cottage court 
(or pocket neighborhood) concept which provides modest sized homes clustered around a 
shared open space.  

• Unless a viable purpose can be determined for the Annex, remove the Annex and develop that 
footprint into a neighborhood park. 

• Maintain a pedestrian connection between Marble Street and Granite Street. 

Interested development teams are invited to submit qualifications to CAPS by July 1, 2019; please refer 
to page 8 for submittal details. 
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Site Context: Cadillac, Michigan 
Located on the shores of beautiful Lake Cadillac, Cadillac is located in the northwest region of Michigan’s 
Lower Peninsula. The City is 9 square miles in the heartland of one of Michigan’s prime outdoor 
recreational areas with thousands of acres of forest lands and prime inland lakes and streams nearby. 
With a population of 10,500 residents, Cadillac serves as the governmental seat for Wexford County. 
While the city’s population increases markedly with visitors during holidays and seasonal periods, 
Cadillac also serves as the region’s commercial and industrial hub. Cadillac is located 100 miles north of 
Grand Rapids, 50 miles south Traverse City on Grand Traverse Bay, and, 50 miles east of Manistee on 
Lake Michigan. 

Nearby assets include: 

• Downtown Cadillac offers unique retailers, vintage buildings, house specialty shops, galleries, 
offices and sidewalk cafes all right on the Lake. The site offers a half mile walk to downtown 
Cadillac. 

• William Mitchell State Park is a popular camping, fishing and boating destination situated 
between Lake Mitchell and Lake Cadillac and provides an excellent opportunity to view a variety 
of wildlife on the outskirts of Cadillac. 

• Baker College sits on a 66-acre campus, complete with hands-on learning facilities, on-campus 
housing, a fitness center, student center, and much more.  

• Caberfae Peaks, one of the oldest ski resorts in the US, is home to the highest lift-served peaks 
and some of the best ski terrain in Michigan. 

• Cadillac Commons is an emerging year-round destination evoking all the historical charm and 
sophistication that makes Cadillac unique. The lakeside block serves as a vibrant hub connecting 
downtown businesses and Lake Cadillac with seasonal events and attractive amenities, to draw 
in both visitors and residents.  

     

Downtown Cadillac is located on the shores of Lake Cadillac (left). Within walking distance of the site, Mitchell Street in the 
downtown is not only a shopping destination but the site of the Back to the Bricks classic auto show (right). 
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Site Vision 
• Cooley School should retain is historic context within the community and be repurposed for 

homeowner condominiums or rental apartments.  
• The southern vacant half of the site abutting Marble Street should be single family residential 

development. Forum attendees heavily favored a residential cottage court (or pocket 
neighborhood) concept which provides modest sized homes clustered around a shared open 
space. This type of development provides an additional housing option to City residents while 
blending in well with the surrounding residential neighborhood. 

• The Annex could be converted into homeowner condominiums or rental apartments, but a 
recommended consideration is to have the Annex removed and the site developed into a 
neighborhood park. Maintaining some portion of this site for a park was highly requested by 
forum attendees. The park option would most likely require either transferring ownership of the 
Annex area to the City or for a privately developed park be made available to the public. 

• Additional alternative concept plans will be considered including the demolition of both the 
Cooley school building and annex 
building and mixed 
residential/commercials plan 
design. 

Preferred Site Concept: 
homeowner condominiums/rental 
apartments and single family 
cottage court 

 

 
 

 

 

 

 

 

 

 

These images are intended to be 
illustrative. CAPS and the City of 
Cadillac are open to alternative 
approaches that advance the goals 
for the site and fit the 
neighborhood context.  
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Development Process 
Upon selection of a qualified developer, CAPS anticipates entering into a letter of intent/pre-
development agreement to allow for due diligence activities and completion of a final development 
agreement. CAPS expects this pre-development agreement to be in effect for six months or until a final 
development agreement is reached. 

School Board Objectives 
• Increase of tax base and job creation for the community 
• Compatibility with the neighborhood and community preferred uses 
• Direct economic benefit to CAPS (purchase price, favorable sale agreement terms) 

 
Master Plan and Zoning 
Master Plan: The City of Cadillac’s Master Plan designates the site as “Medium Density Residential 
(MDR).” The medium density residential district recognizes Cadillac’s most predominant residential land 
development pattern. This plan category, calling for minimum residential lots of 6,000 to 9,000 square 
feet in area, is represented by the R-2 and R-3 one-family zone district classifications of the zoning 
ordinance. A majority of the city neighborhoods fall within this category. Unlike the low density 
residential classification, the range of uses for the medium density category is more comprehensive. This 
largely results from existing development patterns and the desire of the city to accommodate a variety 
of housing styles and types consistent with the demands of an urban center. 

Zoning: The site at 221 Granite Street is zoned “R-2 Single Family Residential.” The intent is to provide 
for an environment of predominantly low-density, one-family detached dwellings along with other 
residentially related facilities, which serve the residents in the district. (b) It is also intended that the 
size, shape and design of structures located within these areas conform with the neighborhood in which 
they are located so as not to diminish or impair the value of surrounding properties. 

Utilities 
The site is served by Granite Street, a public street along the south side of the site. Full access to utilities 
is provided from the adjacent street, including: 

• Water/Sewer: City of Cadillac Utilities Department 
• Electric: Consumers Energy 
• Gas: DTE 
• Streets, Storm Sewer and Right-of-Way: City of Cadillac Public Works Department 
• Available Technologies: Fiber, Cable, DSL, 4G Wireless 

Redevelopment Ready Community  
The City of Cadillac is in engaged in the Redevelopment Ready Communities program by the Michigan 
Economic Development Corporation. The RRC certification recognizes the city’s development 
regulations and processes as up-to-date, clear, and predictable, as determined by a rigorous external 
assessment. 

Environmental Conditions 
Environmental conditions at the property are unknown, but respondents should assume buildings of this 
vintage contain asbestos and lead paint.  Upon selection of a developer, CAPS may allow additional 
environmental assessment investigations subject to the submittal by developer of a detailed written 
work plan for additional environmental assessments and subject to CAPS approval of work plan.  
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Market Conditions 
Residential Market Potential 
According to the 2014 Target Market Analysis for Wexford County, there were 13,321 households in 
Wexford County. 4,336 of the existing households align with the 12 target markets (i.e., household 
lifestyle clusters) representing about 33% of the county’s total households. 

Aggressive Scenario – 

There is a maximum annual market potential throughout Wexford County for 220 new owner-
occupied units and 742 new renter-occupied units, for a total of 962 units. Assuming the market 
potential is fully served every year over the next five years, this implies a market potential for 
4,810 units over the full 5-year term. The aggressive scenario includes households migrating into 
the county, plus households moving within the same county.  

Conservative Scenario – 

There is an annual market potential for at least 121 new owner-occupied units and at least 203 
new renter-occupied units throughout Wexford County, for a total of at least 324 units. 
Assuming the market potential is fully met every year over the next five years, this implies a 
market potential for at least 785 units over the 5-year term. The conservative scenario is based 
on in-migration only, and does not include internal movers. 

Owner-Occupied Prices – Almost all of the target markets will seek home values of $250,000 or less in 
2012 dollars, which will be closer to $275,000 by 2015, and will approach $300,000 by the year 2020. 

Renter-Occupied Prices –Almost all of the target markets will seek monthly contract rents of $900 or less 
in 2012 dollars. These prices will be closer to $1,000 by 2015 and $1,150 by the year 2020. 

Attached Building Formats – Nearly 40% of the target markets moving into Wexford County are likely to 
seek attached units (i.e., not detached houses) in a range of building sizes.  

Available Incentives 
The following incentives may be leveraged by the developer: 

• Land purchase price.  CAPS may consider flexible purchase arrangements in support of an 
excellent development proposal. 

• Brownfield tax increment financing (TIF) may be available through the City of Cadillac 
Brownfield Redevelopment Authority to support remediation, due care, and other activities for 
any environmental conditions found on the site. 

• Michigan Community Revitalization Program grants or loans may be applicable to the subject 
site, and the City of Cadillac will support an application to MEDC. 
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Selection Process and Criteria 
CAPS will review and evaluate all complete proposals in response to this Request for Developer 
Qualifications and Concept Proposals (RFDQCP) to identify and engage with qualified developers for 601 
E. North Street. An initial response to this RFDQCP must include the following information: 

• Letter of Interest: Provide a letter (up to 3 pages) identifying the development team and 
providing a brief description of the team’s vision for the site. 

• Concept plans or renderings. 
• Development Experience / Portfolio: Provide a short description of past projects of a similar 

nature completed by the development team (up to 10 pages). Include a description of the 
projects, cost, completion date, and references. 

• Evidence of development team’s fiscal capacity to undertake the proposed project. 
• Resume of firm and lead team members. 

CAPS staff may seek additional information upon receipt of a development proposal. The RFDQCP and 
responses should not be considered a legally binding agreement, and CAPS is under no obligation to 
move forward with this process.  Upon selection of a qualified development team, CAPS will enter into a 
pre-development agreement including purchase price, due diligence period, and other terms. 

Proposal Format 
Six (6) printed proposals and a PDF version on three (3) USB drives shall be submitted by July 1, 2019, to 
Jennifer Brown, Superintendent, Cadillac Area Public Schools, jennifer.brown@cadillac.k12.mi.us, (231) 
876-5000, 421 South Mitchell Street, Cadillac, MI 49601. 

Schedule for Review and Selection 
The schedule for receipt and evaluation of proposals is anticipated to be as follows: 

• RFQP posted:  Spring 2019 
• Pre-bid walk through:  Spring/Summer 2019 
• Deadline for proposals:  Summer 2019 
• Evaluation period:  Summer 2019 
• Finalist team notified:  Fall 2019 
• Finalist presentation to CAPS Board:  Fall 2019 
• Finalize terms of a redevelopment and purchase agreement:  Winter 2019-2020 

Contact / Questions 
Questions may be directed to: 

Jennifer Brown, Superintendent 
Cadillac Area Public Schools 
jennifer.brown@cadillac.k12.mi.us 
(231) 876-5000 
421 South Mitchell Street 
Cadillac, MI 49601 

mailto:jennifer.brown@cadillac.k12.mi.us
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