
 

 

 

 

 

 
 
 

Letter of Intent  
in Response to  

Bloomington Redevelopment 
Commission’s  

Request for Offerings 



Letter of Intent:

CTP Partners, LLC (the “Company”) makes the following bid to the City of
Bloomington and its Redevelopment Commission.

This Bid for the purchase of real property is in response to the Notice of Offering
by the Bloomington Redevelopment Commission (RDC) for the sale of real
estate known generally as the parcels owned by the Redevelopment Commission
within the Trades District (formerly known as the Certified Technology Park) east
of North Rogers Street, south of West 11th Street, west of North Morton Street
and north of the future realigned 10th Street.
 
The Property consists of the following parcels, identified by their State Tax ID
Numbers: 

53-05-32-112-060.000-005 
53-05-32-112-061.000-005 
53-05-32-112-039.000-005 
53-05-32-100-011.000-005 
53-05-33-200-005.000-005 
53-05-33-200-009.000-005 
53-05-33-200-013.000-005 
53-05-32-100-035.000-005 
53-05-32-100-021.000-005 

This Bid includes and anticipates that the two historic buildings known as the
Planing and Dimension Mill and the Dry Kiln are part of the Property.

This Bid is not submitted by a trust (as defined in Indiana Code § 30-4-1-1(a))
and thus the requirements of that statute are not applicable to this Bid. 

The Company is willing to negotiate, and enter into, a mutually acceptable
Project Agreement with the RDC within sixty (60) days of the acceptance of the
Bid.  The Project Agreement shall set forth the nature of the development of the
Property.

Electronic Submittal: This Bid was submitted electronically via email as provided 
in the legal notice and received by the City prior to 3:00 p.m. EDT on Tuesday,
October 20, 2015.

Purchase Price.  The Company offers $3,005,000, or the average of two
appraisals, whichever is greater (pursuant to Indiana law), for the purchase of the
Property.

The Company will require a credit from the purchase price for environmental
clean-up, that is, purchase is contingent upon a clean site and a Phase 1 and



Phase 2 environmental report satisfactory to the Company and its lenders. 
Similar credits will be required as for a typical real estate transaction of this
nature, such as for the area of platted alleys not vacated and for provision of
appropriate utilities to the Project.  Seller shall provide an ALTA survey including
optional requirements from Table A, which shall reflect whether the property is
located in a designated flood zone area and shall be certified to the Company
and the Company’s lenders.  Title insurance shall include all appropriate
endorsements required by the Company, including contiguity, zoning, access and
entry, utility access, boundaries and easements and such other endorsements as
the Company deems necessary.

Timing of the transaction. The Company understands that if it is the
successful bidder, it will enter into a Project Agreement with the Redevelopment
Commission.  The Project Agreement will address the purchase of the Property,
easements related to the Project, restrictive covenants on use and development
of the Project and shall set forth the nature of the development and uses of the
Property. By entering a bid for the Property, the Company agrees to negotiate
the Project Agreement in good faith and acknowledges and agrees that if, in spite
of good faith negotiations, the Company and the Redevelopment Commission
are not able to reach agreement on a form of Project Agreement on or before
sixty (60) days following the acceptance of this Bid, then the Company shall have
no further rights, development or otherwise, in or to the Property and the
Redevelopment Commission may re-offer the Property or otherwise dispose of
the Property as permitted by law. The timing of the transaction is set forth in
three Phases below.

Redevelopment of the Property, proposed redevelopment plan and
future uses. The majority of this Property will be developed to accommodate
high technology activity or research and development uses as defined by
Indiana’s “Certified Technology Parks” statute, in Indiana Code Section 36-7-32-
7.  The Company understands that an easement, restrictive covenant or other
type of use restriction may be imposed upon the Property that requires the
Company to redevelop the Property in the future as one or more or a
combination of the following, in a manner consistent with the Bloomington Unified
Development Ordinance:

a. Business/professional office, with priority placed upon, high technology
activity (especially as defined by Indiana Code on “Certified Technology
Parks,” specifically Indiana Code § 36-7-32-7), or research and
development uses.  

The statute is set forth here:

36-7-32-7.  "High technology activity" defined.
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As used in this chapter, "high technology activity" means one (1) or more
of the following:

 (1) Advanced computing, which is any technology used in the
design and development of any of the following:

(A) Computer hardware and software.
           (B) Data communications.
           (C)Information technologies.

(2) Advanced materials, which are materials with engineered
properties created through the development of specialized process
and synthesis technology.
(3) Biotechnology, which is any technology that uses living
organisms, cells, macromolecules, microorganisms, or substances
from living organisms to make or modify a product, improve plants
or animals, or develop microorganisms for useful purposes.
Biotechnology does not include human cloning or stem cell
research with embryonic tissue. 
(4)Electronic device technology, which is any technology that
involves:

 (A)microelectronics, semiconductors, or electronic
equipment;

 (B) instrumentation, radio frequency, microwave, and
millimeter electronics;

 (C) optical and optic electrical devices; or
 (D) data and digital communications and imaging devices.

(5) Engineering or laboratory testing related to the development of
a product.
(6) Technology that assists in the assessment or prevention of
threats or damage to human health or the environment, including
environmental cleanup technology, pollution prevention technology,
or development of alternative energy sources.

 (7) Medical device technology, which is any technology that
involves medical equipment or products other than a
pharmaceutical product that has therapeutic or diagnostic value
and is regulated.

 (8) Product research and development.
 (9) Advanced vehicles technology, which is any technology that

involves:
 (A)electric vehicles, hybrid vehicles, or alternative fuel

vehicles; or (B)components used in the construction of
electric vehicles, hybrid vehicles, or alternative fuel vehicles.

b. Entrepreneurial support activities and enterprises that support the
community’s startup ecosystem, and support the creation, attraction,
recruitment and retention of employers in the Certified Technology Park
and Bloomington.
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c.  The Company proposes some residential be permitted and located on
the upper floors of this project.  None of the residential shall be purpose-
built student housing.

Planing and Dimension Mill and the Dry Kiln.  The Company proposes a
rehabilitation and restoration of the Planing and Dimension Mill (23,247 s.f.) and
the Dry Kiln (5954 s.f.) for high technology activity. It has been represented by
the Redevelopment Commission that these buildings are listed on the National
Register of Historic Places and are locally designated as historic buildings.  

The Company proposes a public-private partnership to support the
redevelopment and reuse of the Planing and Dimension Mill and the Dry Kiln
buildings as technology business accelerator space.

We propose these historic buildings be deeded to an Indiana non-prof it
corporation to be specifically created to own and maintain the buildings. As an
alternative to deeding them to a separate non-profit after renovation, we suggest
that the Company deed them directly to the City so that the future of these
buildings will be protected for the purposes set forth herein and in the Certified
Technology Park charter.

The rehabilitation of these buildings should follow the Bloomington Historic
Preservation Commission’s adopted Design Guidelines and be subject to an
historic and conservation easement as well as a restrictive covenant and use
restriction to ensure compliance with the Development Standards and
Limitations.  The architects at Browning Day Mullins and Dierdorf (Jonathan
Young and others) have extensive experience in historic renovations as do
several of the partners of the Company. 

The Company proposes that up to $1.955 million of the Purchase Price be used
for the purpose of renovating and redeveloping these historic buildings as a
technology business accelerator. Any shortfall could be funded by savings from
not straightening 10th Street (see below, “10th Street Option”, estimated to be $1.2
million) or from Certified Technology Park funds (shown as approximately $3.84
million in the Fiscal Year 2013 Re-certification Application filed by the City of
Bloomington with the Indiana Economic Development Corporation).

We propose that, after renovation, the non-profit corporation (or the City of
Bloomington) lease these buildings to the Bloomington Economic Development
Corporation (BEDC) for $1 per year.  The Company will provide property
management services to BEDC, if desired.  Bloomington Advancement Corp. has
agreed to transfer $50,000 to BEDC to cover BEDC's initial expenses of
operation of the historic buildings or for due diligence or build-out of BEDC
offices, if BEDC chooses to relocate. The Company proposes that $50,000 of the
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Purchase Price be provided to BEDC to cover operating expenses of the historic
buildings at commencement of BEDC’s operations at that location.   If  the
properties are deeded to a non-profit, the Company suggests that BEDC serve
as the management entity for the non-profit.  The Redevelopment Commission
and the Mayor could each have ex officio appointments to the Board of Directors
of the non-profit (or, as indicated above, the properties could be deeded back to
the City of Bloomington for ownership).

BEDC could retain Sproutbox to manage the utilization of this start-up/technology
business accelerator space.  This could be leased at below-market rents, but the
Company suggests that any proposed rent should cover base rent, utilities and
Common Area Maintenance expenses as well as replacement reserves for future
repairs and replacements.  The lease rents can be below market, but the historic
buildings should be protected as self-sustaining.

The Company reserves the right to manage the renovation of these properties
and capture any historic tax credits available as well as any consideration for the
conservation easement or other restrictions.  If necessary for the tax credit or
other credits, the structure of this transaction will be altered as required to enable
the Company or a Tax Credit Investor to capture these credits prior to transfer of
the property to the non-profit corporation or the City of Bloomington.

Remaining property.  The Company proposes a Development Plan that
allows for a maximum of 254,000 s.f. of high techology office, research and
development or commercial space (this includes the space in the historic
Dimension Mill and Kiln buildings). Some ancillary retail and commercial space
may be provided for support activities, but is not anticipated as a mission-critical
aspect of the redevelopment plan.  75,000 s.f. of residential space is anticipated
in Phase One.  

The Company intends to develop the Property to further the purposes of the
Certified Technology Park, with uses defined by Indiana Statute and as business
and professional offices, with priority placed upon high technology activity (as
defined by Indiana Code on “Certified Technology Parks,” specifically Indiana
Code § 36-7-32-7), or research and development uses, or entrepreneurial
support activities and enterprises that support the community’s startup
ecosystem and support the creation, attraction, recruitment and retention of
employers in the Certified Technology Park and Bloomington.  Some of the upper
floors will be used for residential purposes.  As mostly commercial/non-
residential property, the majority of this development will be subject to a 3%
property tax cap rather than the 2% cap on residential rental property in the state
of Indiana.
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Phase One

! Rehabilitation of the historic Planing and Dimension Mill and Dry Kiln
buildings (represented by Offering to be approximately 29,000 s.f. in total).

! Mixed technology, office, commercial and residential building with:
" 25,000 s.f. of technology, office, commercial space.
" Up to 75,000 s.f. of residential space.

! 50,000 s.f. technology/manufacturing space (property may be transferred
to CFC which has been involved in conversation with the Company for
office, technology, and potential future use for medical-related flexible
space).

! Realignment of 10th Street (by City).

! New road between Phase 1 and Planing Mill and Kiln Buildings (by City).

! Garage with approx. 400 spaces.

Phase Two 

! Up to 100,000 s.f. mixed technology, office, commercial and/or residential
building that can flex between 25,000 - 100,000 s.f. of technology, office or
commercial space.  If the technology user desired high bay space (22'
clearance)(25,000 s.f. available for high-bay space), this would limit the
square footage of the building to 75,000, if it remains at a four story height.
The upper floors remaining after technology, office, commercial uses
could be residential development for professional/workforce housing
demand.

Future Development Potential

! 25-50,000 s.f. building for technology, office or commercial space, south of
the redesigned 10th Street.

! Up to 400 space parking garage on the parking lot immediately south of
the Planing Mill.

Total technology development potential 

• Up to 254,000 square feet of technology, commercial or office space,
75,000 of which could be high-bay space (22' high) for high technology
advanced manufacturing.
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Parking.  Parking will be developed in coordination with and with the support of
the Redevelopment Commission and the City so that parking can be provided
which serves the Certified Technology Park beyond the project.  Initial proposal
is for a centrally located garage serving approximately 400 users and future
potential is to double that amount by construction of a second garage, as
needed.

Greenspace and other recreational space.  The greenspace and other
recreational space will be owned, built and maintained by the Company to serve
the development and the public.  The greenspace and common area shown on
the Redevelopment Plan exhibits will be open and available to the public.

10th Street Option.  This Offer/Bid and Redevelopment Plan is based on the
representation by the Redevelopment Commission and the City that 10th Street
will be straightened. The Company would entertain a development option that
leaves 10th Street in its current configuration thereby saving the City over $1
million that can be redeployed to support other Certified Technology Park
investments such as the Start-up and Development Fund proposed by the
Company.   In the event the straightening of 10th Street does not occur, the
Company’s proposed Redevelopment Plan can be modified slightly as to location
of the future development in the location of 10th Street to achieve the same
development outcomes.

Start-up and Development Fund.  The Company proposes that $1 million of
its purchase price be dedicated to funding start-ups and accelerating young
businesses who locate in the boundaries of the Certified Technology Park.  Once
the fund is up and running, further contributions could be made to that fund from
IU, the City, local businesses and grants.  The Company proposes that the Board
of Directors of this Fund consist of appointments from:

The Bloomington Economic Development Corporation (BEDC)
The Dean of the Indiana University School of Informatics and Computing
The Dean of the Kelley School of Business
The Gayle and Bill Cook Center for Entrepreneurship at Ivy Tech, Bloomington
The Indiana University Research and Technology Corporation (IURTC)

Source of debt and equity funds.   

Equity funds. These shall come from the partners of the Company, and such
other sources of equity capital as are reasonably acceptable to the partners.

Bloomington Advancement Corporation has approximately $50,000 they will
commit to BEDC for operational or due diligence funds.
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Debt funds.  Debt financing shall be provided by local lenders.  The Company
anticipates participation by Mainsource Bank, Jackson County State Bank, IU
Credit Union or German American Bank.

Development resumé.  The Company is comprised of firms with in-depth local
knowledge and regional scale in office, retail, health care and residential
developments, extensive experience in public-private partnerships and strong
financial wherewithal.  The members of the Company have the industry
knowledge, experience, and financial capability to successfully complete the
proposed development on the Property. This combination of attributes uniquely
qualifies our team to execute this redevelopment successfully. In particular, the
team has developed tens of thousands of square feet of commercial, office and
retail space as well as multiple parking structures and enjoys strong financial
backing.  The Company’s partners have constructed two City parking garages in
public-private partnerships with the City.  The Company members’ track records,
local development experience, extensive public-private partnership work, large-
scale commercial platforms and strong financial backing ensure the project will
be completed successfully.  We propose a project that respects the master plan,
and provides opportunity for technology firms in the City of Bloomington.

See the attached details on the members of the Company.

WS Property Group.  Eric Stolberg, President and Chief Executive Officer.  WS
Property Group is a Bloomington-based leader in commercial, healthcare, senior
living and asset management with over 30 years of experience. Professional
services include site selection, land development, zoning, full service asset
management and leasing.

Stardust Development, LLC, A Bloomington Company.  David L. Ferguson,
Managing Member.  A Bloomington company engaged in development and
management of retail, office and residential property. Mr. Ferguson is an original
and continuing member of the Building Entrepreneurs in Software and
Technology (BEST) competition at Indiana University and a Board member in an
on-line tuxedo rental company (www.menguin.com), a 2013 winner of the BEST
competition.

Cedarview Management.  Elliot Lewis, Principal.  A Bloomington company since
1972.  Elliot Lewis and Cedarview have developed many large commercial and
residential projects as well as renovating several historic Bloomington properties,
including the Stone Mansion, the Oddfellows Building and the Buskirk-Showers
Mansion. 
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Architectural, Design, Planning and Landscape Architecture.  

Browning, Day, Mullins and Dierdorf, architects.
Contact: Larry Roan, 317 635 5030
626 N. Illinois Street
Indianapolis, IN 46204
www.bdmd.com

How the offer and intended use contributes to the City’s plans for the
Certified Technology Park. Bloomington is well-positioned to accelerate tech-
based economic growth and the Company is very much in favor of such growth. 
One of the principals in the Company participates in Indiana University’s BEST
(Building Entrepreneurs in Software and Technology) annual start-up competition
and fund as an investor and has done so since that program's inception and thus
is an investor in all start-up companies awarded funds by the BEST competition.
It was the vision of the BEST creator, Matt Ferguson, that each winning company
be required to commence operations in Bloomington for at least a year.  While
that is not a requirement of the competition, the Company envisions that the
historic Planing and Dimension Mill and the Dry Kiln start-up/technology
accelerator space will be attractive to the BEST competition winners.

The Certified Technology Park is one of the few local economic development
tools that Indiana cities like Bloomington have at their disposal.  The underlying
plan or strategy for this tool is critical to levering the full economic development
potential (i.e. job creation, company formation).  Bloomington's Certified
Technology Park plan and vision is based on significant public input and thought.
Job creation also brings with it increased County Option Income Tax income,
which is not a benefit of residential development.

This Letter of Intent is compliant with the Certified Technology Park statute and
the Bloomington Certified Technology Park Master Plan.  It preserves the
Certified Technology Park land for technology companies, rather than housing.
Emphasis will be on attracting new companies and companies from outside the
County rather than relocating existing companies to the Certified Technology
Park.  This Letter of Intent envisions a Certified Technology Park where
technology companies could be recruited by the availability of high-bay flexible
space to suit their needs. 

Bloomington's taxpayers to date have invested over $10M in the Certified
Technology Park. This Letter of Intent ensures that Bloomington’s Certified
Technology Park is developed in a manner consistent with the community vision
and ensures the taxpayers confidence in that leadership by making the best
decisions for Bloomington's long term economic growth. The Company looks
forward to discussing this proposal with the Redevelopment Commission.
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PHASE I Year 1 Year 5 Future
25,000 sf Tech 2,125,000$            2,200,000$            2,325,000$            
50,000 sf Lt Manufacturing, Bio 3,250,000$            3,350,000$            3,550,000$            
75,000 sf Residential 4,500,000$            4,650,000$            4,875,000$            
29,000 sf Flex Start-up (Kiln & Mill) 1,305,000$            1,363,000$            1,421,000$            

PHASE II
50,000 sf Tech 4,400,000$            4,650,000$            

FUTURE
50,000 sf Tech 4,650,000$            
10,000 sf Retail 930,000$               

Sum of Valuation of Residential 4,500,000$         4,650,000$         4,875,000$         
Sum Valuation of Non Residential 6,680,000$         11,313,000$       17,526,000$       
Taxes from Residential (2%) 90,000$              93,000$              97,500$              
Taxes from Non Residential (3%) 200,400$            339,390$            525,780$            

TOTAL ANNUAL PROPERTY TAX REVENUE 290,400$            432,390$            623,280$            

Estimated Property Taxes
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