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I. PROJECT OVERVIEW

A. Executive Summary

The City of Versailles (“Versailles” or “the City”) is accepting 
proposals (“Proposals”) to enter into a public-private partnership 
(“P3”) agreement (“P3 Agreement”) to revitalize the downtown 
Versailles experience (the “Project”). The scope of the Project 
includes the following components: (1) refurbish a historic building 
from a police station into a restaurant and bar, tourism center, and 
office space, (2) building an outdoor performance venue and event 
space, (3) building a water feature that incorporates the site’s 
bourbon history, (4) connecting the Project Site with downtown 
Versailles, Big Spring Park, and the surrounding neighborhoods, 
(5) improving the downtown infrastructure, and (6) any other 
innovative ideas for revitalizing downtown Versailles with a tourism 
and community focus. 

The City is accepting multiple types of Proposals, to include (a) 
Designing and Building the Project components (“Design-Build 
Proposals”), (b) Financing the Project (“Financing Proposals”), (c) 
Operating any or all of the components (“Operations Proposals”), 
and (d) Maintaining any or all of the components (“Maintenance 
Proposals”). Respondents (“Respondents” or “Private Partners”) 
may submit multiple types of Proposals and alternative Proposals. 

B. Purpose & Vision 

The City of Versailles is accepting proposals for the services of a 
qualified Private Partner to revitalize downtown Versailles, KY. The 
purpose of this RFP is to provide all interested parties the project 
objectives and goals, and to provide the interested candidates with the 
submittal guidelines and criteria against which they will be evaluated 
in order that a fair evaluation can be conducted of all candidates.

A revitalized downtown Versailles has the potential to be THE 
gathering place for residents and visitors alike, and we welcome 
proposals that consider what is special about our downtown and 
then reimagine it in new and exciting ways as a premier destination 
for Woodford Countians and visitors. Interested teams of architects, 
engineers, designers, and developers should incorporate the 
unique physical features between the former Versailles Police 
Station, Big Spring, and Big Spring Park into a plan that envisions 
a breathtaking space where all persons feel welcome and safe; a 
place where there is something for everyone.  
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C. City Objectives

Versailles seeks to accomplish the following objectives with this Project:

1. Generate sustainable economic development and capital investment in downtown Versailles;

2. Inspire community unity;

3. Create a regional tourism destination;

4. Connect downtown Versailles with Big Spring Park;

5. Maintain the character and small-town charm of Versailles;

6. Promote innovative solutions;

7. Provide facilities with quality design and construction; 

8. Develop and maintain a streamlined project schedule; 

9. Provide the City with a single point of accountability and collaboration for the Project’s 
performance; and 

10. Achieve an optimal balance of risk allocation between the City and Private Partner.

II. PROJECT SPECIFICATIONS
This Project provides a unique opportunity to revolutionize the downtown Versailles experience by 
adaptively repurposing existing, unused public space. Until recently, the Versailles Police Station sat 
right in the middle of downtown Versailles, next to a bourbon bar, restaurants, specialized retail stores, 
the City’s Visitor’s Center, a parking lot, and above Big Spring Park. The police have since vacated the 
historic building (located in Zone 1 in the map below), which has created potential for new economic 
development in a strategic location. The City is highly motivated and interested in partnering with a team 
who is willing to invest time and energy into redesigning and reimaging the former Police Station into 
something more fitting for tourism and economic growth in the years to come.

It is important to note that the parking lot behind the Police Station (Zone 2) offers additional 
opportunities to possibly expand the building’s footprint, increase parking options, or provide other 
innovative methods of revitalizing downtown Versailles.

Additionally, downhill from the parking lot sits what used to be the old public pool (Zone 3). The old pool 
house was converted into the Police Evidence Building and a small parking lot. The Evidence Building 
is a stand-alone structure with utility connections. This structure holds no historical significance and 
can be adapted or removed in its entirety.

Finally, the historic Big Spring Creek (Zone 4) flows from a cave North of the Police Station parking lot 
and runs between the Evidence Building and Big Spring Park. As explained in more detail below, Big 
Spring served an important role in bourbon and Versailles’ history. 

For reference, Versailles has deliberately studied its options to revitalize its downtown for decades 
and has received broad public input. Two key documents explored many of the concepts in this RFP: a 
2001 Versailles-Woodford County study (Attachment A: Preserving Town & Country Plan, pages 11-18) 
and the 2014 Strategic Plan (Attachment B: 2014 Strategic Plan). The City also developed a preliminary 
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design for the project (Attachment C: Preliminary Project Design). The preliminary design should only 
serve as a general concept of the City’s goals and is not intended to restrict Respondent’s ideas or 
creativity in any way.

The aerial image and rendering below and this link provide a visual of where these buildings and sites 
are located relative to one another and the City. 

PROJECT SITE MAP

DIAGRAM OF FORMER POLICE STATION, PARKING LOT, AND EVIDENCE BUILDING

Former Police 
Station

Evidence 
Building

https://www.google.com/maps/@38.0522666,-84.7313357,151m/data=!3m1!1e3
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A. Project Scope

1. Design-Build Proposals

Component 1: Police Station/Adaptive Reuse

Versailles desires the former Police Station building to be used to promote tourism and the hospitality 
industry and further the City’s objectives. In order to fully explore its options and make the best 
decision for its citizens, the City will consider proposals that include the City retaining ownership of 
the building as well as those that involve transferring ownership to a winning Respondent as part of a 
comprehensive Project. The City may also consider selling the building separate and distinct from the 
remaining Project components in a separate sealed-bid process, subject to certain deed restrictions. 

FORMER POLICE BUILDING

    

FORMER POLICE STATION SQUARE FOOTAGE ESTIMATES

Left Building Right Building

Main Floor 900 Main Floor 2800

Upper Floor 900 Upper Floor 900

Basement 0 Basement 1475

TOTAL 1800 TOTAL 5175
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Proposals to Design and Build the improvements to the former Police Station building must meet the 
following requirements: 

General Building Information and Requirements

a. A 2018 structural evaluation report is attached as Attachment D: Structural Evaluation Report.

b. The building is not currently located in a historic tax district or listed on the National Register 
of Historic Places. However, the building may be eligible and much of the surrounding property 
is in a historic tax district, see Attachment E: Historic District Map. If Proposals would benefit 
from historic tax credits, the City is open to providing developers with reasonable assistance in 
applying for the appropriate status.

c. Designs must maintain the historic character of the exterior façade but may add tasteful 
improvements or additions.

d. The building must be ADA accessible and up to current building code standards. It must be 
compatible with current advanced technology capabilities. Entrances to the building should 
account for the accessibility needs of tenants and customers. 

e. The City highly values energy efficiency. 

f. Proposals impacting the parking lot must maintain or increase the number of parking spaces 
available.

g. Proposals may include additional uses of the building not listed in the RFP in furtherance of 
the City’s objectives, to include additional revenue-generating uses.

First Floor

a. The design must include space for at least a Tourism Center and a restaurant with indoor and 
outdoor seating options. 

b. The City contemplates the Woodford County Tourism Commission operating the Tourism Center 
to provide information on bourbon, horse farm, winery, and other tours and community events, 
serve as a starting point for tours, and sell merchandise.

c. Designs may include white boxing the restaurant space for further refinement in the future after 
a specific restaurant tenant has been identified. Alternatively, if Respondents are submitting an 
Operations Proposal for a restaurant, the Design-Build Proposal can include specific restaurant 
interior designs. 

d. Proposals must include modern public bathrooms.

e. Proposals may include meeting space or public event space to display community art.

Second Floor

a. Proposals must include office space for at least the Woodford County Tourism Commission and 
the Woodford County Chamber of Commerce, with the potential to include space for additional 
public agencies or non-profit entities in the future. 

b. The Woodford County Tourism Commission has one employee and the Woodford County 
Chamber of Commerce has two employees. 

c. The overall office layout can include an open concept and shared workspace experience. Designs 
must include a shared conference room large enough for at least 15 people. 

Basement

a. At a minimum, the basement should be cleaned and capable for storage.

b. Proposals may include alternative uses for the basement.
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Component 2: Entertainment Space & Stage Area

Versailles desires a performance venue for live music, community theater productions, watch parties, 
and other community events. The event space could also be used by the local farmer’s market and 
potentially include a Bourbon and Equine Experience Center.

The stage’s design should be large enough for the City’s desired uses, include electric hookup options 
and stage lighting, and account for music-friendly acoustics. Designs should include an option to have 
overhead coverage at least over the stage during inclement weather. The overhead coverage may be 
temporary or permanent. Designs should also include signs to market events at the venue. 

The City is flexible on the venue’s location and welcomes ideas on where to place the stage to maximize 
the public benefit. Potential locations could include next to the former Police Building near the 
Courthouse Square or the adjacent parking lot in Zone 2 or the Evidence Building in Zone 3. Proposals 
impacting the parking lot must maintain or increase the number of parking spaces available.

FORMER EVIDENCE BUILDING

    

FORMER EVIDENCE BUILDING 
SQUARE FOOTAGE ESTIMATE

Main Floor 1275

Lower Level 1275

TOTAL 2550

Component 3: Big Spring Water Feature

Big Spring, an early water source for creating bourbon, flows from an underground spring adjacent to 
the Project site in downtown Versailles.  In 1812, Captain Elijah Peppers built one of the first bourbon 
distilleries in Kentucky along Glenn’s Creek, 7 miles from its source of Big Spring. In 1838, Elijah’s son, 
Oscar, built the Old Oscar Pepper Distillery building on the same site as his father’s distillery. Oscar 
hired the famous Dr. James C. Crow as his Master Distiller, who mastered the art of the sour mash 
process and revolutionized bourbon as we know it. The Old Oscar Pepper Distillery building is a National 
Historic Landmark and is still in use today to house Woodford Reserve Distillery’s iconic three pot stills. 
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BIG SPRING SOURCE UNDER COUNTY COURTHOUSE ANNEX

BIG SPRING SOURCE BIG SPRING DOWN HILL
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Not only is Big Spring a key component of bourbon’s history, but 
Big Spring was also a deciding factor in why the City of Versailles 
developed in its current location. Big Spring Park was also the 
location of a historic African American community called the 
“Bottoms.” 

This Project can capitalize on this site’s historic importance and 
key location along the Kentucky Bourbon Trail, attracting bourbon 
enthusiasts, tourists, and locals to downtown Versailles.  Woodford 
County is working on partnerships with Woodford Reserve and 
Horse Country to make Versailles Trail Heads for bourbon and horse 
farm tours. 

As we reimagine downtown as an entertainment district and a trail 
hub home-base for bike/car/bus tours of the Woodford County 
horse farms, wineries and distilleries, a stunning water feature that 
embraces and enhances the existing stream is desired to help tie in 
Downtown Versailles with Big Spring Park. 

The goals are to:

• Feature the historic Big Spring which brought the first 
distillery to this part of Central Kentucky. 

• Create a Bourbon History Experience for both citizens and 
tourists to learn of the pivotal role Big Spring played in the 
start of the bourbon industry and the story of the “Bottoms.”

We envision the Tourism Center and Big Spring serving as the 
starting point for many of Central Kentucky’s iconic tours.

Component 4: Connecting the Project Site with Downtown and Big Spring Park

Connectivity is described in three respects here, from (a) how the Project fits into the existing downtown 
aesthetic, to (b) how well people move into and about the Project site, to (c) our shared view of our 
community as a special place to live and visit.  

Versailles maintains its proud, small-town charm by preserving much of the historical aesthetic found 
immersed in our downtown cityscape.  Although we appreciate new, we value tradition. Designs should 
take into account the historic nature of the downtown and its architecture to create something that is 
modern in most respects but looks and feels traditional. 

As teams begin to imagine the possibilities for revitalizing the Project area, we ask that discussions 
include thoughtful, intentional consideration of all ages and stages so we can fully connect with our 
neighbors and community, as well as visitors, across the lifespan. A parent pushing a stroller has 
similar challenges as an older person who uses a walker or wheelchair.  Age, disability (temporary or 
permanent) and mobility issues should never be reasons for not coming downtown.  Considerations to 
connect people with downtown throughout all Zones include, but are not limited to:
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• Paved walkways (without steps) with gradual slopes.  

• Ramps to building or facility entrances.

• Handrails, where possible.

• ADA-compliant ramps.

• Benches and other places to reflect/rest.

• These features should be beautiful and so seamlessly woven 
into the Project area that everyone of all ages and abilities 
appreciate their aesthetics and usability and no one feels 
separated by them.  

• Teams should consider creating spaces for events and 
activities within the Project Site that are appropriate for 
people of all ages. Casual gathering spaces that foster social 
interaction – like placing benches opposite each other to promote conversation – are ideal for 
connecting people who have known each other for years and people who have just met for the 
first time.  We are interested in the evolving concept of “play” where the young and the young-
at-heart are captivated by pop-up art installations, water features, and functional art that feels 
like fun. By creating a space for community to happen, we strengthen our ties to one another 
and make Versailles a more vibrant, inclusive, healthier, happier place for everyone.  

At a minimum, Proposals should improve accessibility and beautify the downhill path between 
Downtown and Big Spring Park alongside Big Spring in Zone 3. This should be an intergenerational 
space, keeping in mind child safety and ADA compliance. For example purposes only, the renderings 
below imagine a “green ribbon” of interactive landscaping along the hillside.

DOWNHILL PATH ALONG BIG SPRING



12 | PageCity of Versailles

AREA NOW AREA REIMAGINED

WATER FEATURE AREA NOW AREA REIMAGINED WITH WATER FEATURE TYING 
INTO A SITTING/REFLECTING AREA

 
The Connectivity Component can also incorporate the Evidence Building or its adjacent parking lot or 
any area within Zones 2 through 5.

Component 5: Infrastructure  

The City desires to improve the supporting infrastructure in the vicinity of the Courthouse Square and 
Big Spring Park in Zones 2 through 5 to promote tourism and economic development.

Proposals must meet the following infrastructure requirements:

a. Designs must incorporate additional public restrooms with handicap access at a convenient 
location. 

b. Big Spring Park has an elevated and exposed sewer line that parallels Park Street. We are seeking 
creative solutions to obscure or blend in the line with surrounding park infrastructure. One such 
solution could be to depict a mural of a bourbon barrel rolling along the line.
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c. Proposals should enhance the downtown and park area experience with creative application of 
landscaping, lighting, signing, and other technology applications.

d. Proposals must maintain or increase the number of parking spots available on site. Respondents 
should consider the following points to guide their planning and design of parking options:

 ɽ Designs should take into consideration space for loading and unloading tour buses and vans 
and walkability from the parking space to the Park and former Police Building.  

 ɽ The areas adjacent to the former Police Building and park area in Zone 2 and the area around 
the Evidence Building in Zone 3 could be used for additional parking.

 ɽ A designated walkway should be incorporated to guide patrons to the former Police Building, 
outdoor spaces, and park areas.

 ɽ If Proposals include additional parking structures, designs must maintain Versailles’ small-
town charm. Respondents may submit alternative Proposals with and without an additional 
parking structure and clarify the respective costs. The City reserves the right to score 
Proposals and award a contract with or without inclusion of a parking structure. 

e. Creative and cost-effective solutions to address aerial utilities in the City parking lot behind 
Court Street and the former Police Station in Zone 2.  

AERIAL UTILITIES LOCATION
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Component 6: Innovative Ideas

Versailles will consider Proposals with other innovative ideas that may not fall under the other 
Components that further the City’s objectives and goals. 

Design-Build Proposal Special Terms

a. Potential to Independently Sell Former Police Building: 
Versailles is inviting Design-Build proposals that include all six Components described above. 
However, the City may decide selling the former Police Building (Component 1) subject to certain 
deed restrictions better promotes tourism and economic development and is in the public 
interest. If the City decides to sell the building in a separate transaction, the City reserves its 
right to award a contract for the remaining Components of a Design-Build Proposal. Therefore, 
the City will score Component 1 separately from the remaining Components. 

b. Administration Fee:
Design-Build Proposals should include a 3% Administration Fee in their cost proposals to offset 
the City’s expenses for the professional services associated with this Project at financial closing. 
The City may adjust this amount in the final contract.
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c. Impact of Federal Funds on Project:
The City prefers not to allocate federally sourced funds toward this Project, such as from the 
American Rescue Plan Act. However, in the event the City does, some federal requirements 
may impact the project costs and timeline, such as complying with American Iron and Steel and 
Davis-Bacon wage requirements, among other requirements. Respondents should indicate the 
differences in the Project’s costs and timeline if the City were to utilize federally sourced funds 
toward this Project compared to other sources of funds.

d. Feasibility Study:
In the event the Project is delivered as a P3 under KRS 65.028, the Private Partner must pay for 
a feasibility study that addresses all requirements in 200 KAR 5:355(2)(2). The City retains final 
approval authority over which entity conducts the study. The study must be complete within 
21 days after negotiations are completed. Design-Build Proposal cost proposals and schedules 
should account for the P3 study.

2. Financing Proposals
The City is accepting Proposals to finance the Project. Versailles welcomes creative Proposals that 
take full advantage of all applicable financial incentives, tax credits, and arrangements and will score 
the Proposals’ entire capital stack. Respondents may propose financing for a range of amounts and 
terms or for a maximum amount and term.

Respondents should assume the City will provide no funds up front and the City will make payments 
to the Private Partner from City appropriations and from the Woodford County Tourism Commission. 
Respondents are encouraged to propose revenue-generating uses of the Project site to offset the 
costs of the project.

If the scope of the best value P3 Proposal includes optional elements, then the City reserves the right 
to increase the amount financed, subject to agreement with the selected Financing Respondent.

If the Respondent submits multiple types of Proposals, whereby the Respondent will recover the costs 
of design, construction, financing, etc. over a term of years via an annual or regular payment by the 
City, either through a lease or similar arrangement, then the City understands and expects that the 
Respondent may desire some sort of a termination fee as part of any such arrangement, whereby its 
full unamortized capital costs can otherwise be recovered. If a Respondent submits a Proposal offering 
such an arrangement via a lease or other whereby the City makes payments over a number of years, 
the Respondent should include in its Proposal a proposed term, payment schedule, and proposed 
termination fee, including a provision for the reduction of such fee over the life of the term.

The Selection Committee will score Financing Proposals separately from the other types of Proposals, 
even if a Respondent submits a Design-Build-Finance(+) Proposal. The City reserves the right to 
substitute a standalone Financing Proposal for the Financing portion of a more comprehensive P3 
Proposal. The City also reserves the right to substitute its own financing options for any portion of a 
Financing Proposal. Respondents who submit multiple types of Proposals are welcome to articulate 
the benefits to the City of selecting those Proposals from the same Private Partner team. 
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3. Operations Proposals
Versailles welcomes Proposals that include the Private Partner assuming operations responsibility 
for part or all of the Project components. Respondents are encouraged to be creative in how they 
assume and share risk with the City. Although Operations Proposals will be evaluated independently, 
Respondents who submit multiple types of Proposals are welcome to articulate the benefits to the City 
of selecting those Proposals from the same Private Partner team.

4. Maintenance Proposals
The City also seeks Maintenance Proposals for part or all of the Project components. Maintenance 
Proposals will be evaluated independently, however, Respondents who submit multiple types of 
Proposals are welcome to articulate the benefits to the City of selecting those Proposals from the 
same Private Partner team.

B. Duties and Responsibilities of the Private Partner

The Private Partner will engage in the following duties and responsibilities, as applicable to the types 
of Proposals agreed to by the parties:

1. The Private Partner shall procure all necessary permits and licenses and abide by all applicable 
laws, regulations, and ordinances of all Federal, State, and local governments in which work under 
this contract is performed. The contractor shall maintain certification of authority to conduct 
business in the Commonwealth of Kentucky during the term of this contract. Such registration 
is obtained from the Secretary of State, who will also provide the certification thereof. However, 
the contractor need not be registered as a prerequisite for responding to the RFP. Additional 
local registration or license may be required. The contractor shall pay any required sales, use, 
and personal property taxes arising out of this contract and the transaction contemplated 
hereby. Any other taxes levied upon this contract, the transaction, or the equipment or services 
delivered pursuant hereto shall be borne by the Private Partner.

2. Provide performance and payment bonds on the design and construction portions of the 
agreement as required under KRS 45A.435 and KRS 65.028(5)(b).

3. Provide maintenance bonds, warranties, guarantees, and letters of credit in connection with 
the Private Partner’s activities in the forms and amounts satisfactory to the City, as required 
under KRS 65.028(5)(b).

4. Provide City with access to the Private Partner’s personnel, documents, and the Project 
sites for the purpose of monitoring construction progress and operational and maintenance 
performance, as agreed to be the parties and required under KRS 65.028(5)(d).

5. Maintain public liability insurance or self-insurance in a form and amount satisfactory to the 
City and reasonably sufficient to insure coverage of tort liability to the public and employees 
and to enable the continued operation of the Project, as required under KRS 65.028(5)(e).

6. Respond to contractual operational or maintenance requests within an agreed upon time.

7. Participate in scheduled reviews of the Project’s performance with the City and its designees. 

8. Reasonably respond to the City’s requests for information on the Project’s status.

9. Coordinate all Project press engagements through the City’s designee. 
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C. Methods of Oversight to be Employed by Versailles

1. City employees, representatives, and other designees, to include outside consultants, will 
monitor the Project’s progress and performance. 

2. The City will request information from the Private Partners, inspect the Project sites, and 
interview personnel as necessary to ensure the Private Partner is meeting its obligations. 

3. The City will hold regularly scheduled reviews of the Project’s performance with the Private 
Partner.

D. Duties and Responsibilities of the City 

The City will assume the following duties and responsibilities: 

1. Oversee the Project as outlined in Section II.C.

2. Coordinate with the Private Partner to apply for and secure any necessary permits, licenses, 
financial incentives, or tax credits, and meet any other local, state, or federal requirements.

3. Coordinate with the Private Partner and utility companies regarding relocating overhead utility 
lines. 

4. Reasonably provide information as necessary for the Private Partner to meet its duties and 
responsibilities in Section II.B and the P3 Agreement.

III. SUBMISSION PROCESS

A. Proposal Contents

Proposals should be prepared in such a way as to provide a straightforward, concise presentation 
adequate to satisfy the requirements of this RFP. Emphasis should be concentrated on completeness 
and clarity. Respondents must sign and submit complete packages including the following in the order 
indicated to be considered:

1. Cover Letter
Include a cover letter which outlines the overall capability of the development team, including 
any partnerships considered for the project and a succinct summary of their collective ability to 
design, build, finance, operate and/or maintain the Project components as described above or other 
innovative plans to revitalize downtown Versailles. 

2. Private Partner Information
Include a summary statement highlighting the Respondent’s respective key qualifications and 
experience.

Clearly identify the proposed Private Partner Team members and their respective roles and the 
individual team members to be dedicated to the Project. Identify the principal point of contact/
Project manager who will be authorized to make representations on behalf of the Respondent.
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3. Private Partner Team Members
Identify the Private Partner entity, each member of the Private Partner entity, each member’s 
percentage of ownership of the Private Partner entity, each member’s respective roles and 
responsibilities, mission statements, and the individual who represents each member. Indicate the 
managing member of the Private Partner, the financial partner, etc.  

Provide an organizational chart that illustrates the members of the Private Partner entity.

Identify the person who will represent the Private Partner in meetings with the Public Parties, 
Shareholders, and the community, and provide description of position within the Private Partner 
Team.

Identify professional consultants, to the extent they are known at the time of submission, 
collaborating with the Private Partner Team.

4. Experience and References
Provide a description of projects that highlight the Private Partner Team’s experience in comparable 
or analogous projects and projects where team members have collaborated together in the past. 
Selected projects should include photographs to best communicate the project vision. Please list 
references familiar with Private Partner’s work.

Provide at least three (3) references, within the past five (5) years/seasons, of clients for whom 
services have been performed that are comparable in quality and scope to that specified in this 
RFP. The references shall include names, addresses and telephone numbers of the clients for whom 
the prior work was performed, and include an explanation of the services provided to these clients. 
Negative references may result in a reduction of points to Proposals.

5. Financial History
Indicate whether any member of the Private Partner Team or any partnership, joint venture, and/
or LLC has ever declared bankruptcy or participated in a restructuring of debt commitments of a 
distressed property. If applicable, describe the project(s) and circumstance(s).

Include a sworn statement with the following text: “By signing this response to the Request for 
Proposals, I certify that I am in compliance with all state, federal and local laws and am not delinquent 
in paying any assessed and unprotested taxes levied by the federal, state or local government.” If 
all members of the Private Partner Team cannot agree to this statement, explain why in a sworn 
statement.

6. Financial Statements
Respondents must provide either annual financial statements audited by independent certified 
public accountants demonstrating a viable going concern, or if not available, other financial 
statements, demonstrating to the satisfaction of the City, sufficient financial backing and ability to 
perform the Project. 

Respondents must provide bank references for the Private Partner members. It must include name, 
address, and current telephone number of the given financial institution(s). This should include a 
signed authorization for release of financial information from each bank listed.
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Respondents must disclose and explain any liens or lawsuits that have been filed against them 
within the past five (5) years.

7. Eligibility for Preferences
Respondents must indicate whether they are eligible for the Small Business, Reciprocal Resident 
Bidder, and Qualified Bidder preferences and include any required affidavits as outlined in Section 
IV.C.

8. Proposal Description
Submit a detailed description of how the Private Partner would address the Components. 
Respondents may include alternative Proposals for the City’s consideration.

9. Design Elements/Architectural Renderings
Submit a description of the design elements of the Proposal in compliance with Section II.A. Submit 
preliminary architectural renderings of the Private Partner’s Proposal.

10. Timeline
Provide a detailed Project timeline. 

11. Budget 
Provide a detailed budget that clearly identifies the costs associated with each individual Component 
of the scope. Clearly indicate the differences in costs, where applicable, if the project were to be 
financed with federally sourced funds, to include any differences caused by American Iron and 
Steel and Davis-Bacon requirements. Design-Build Proposals should include the 3% Administration 
Fee and Feasibility Study as separate line items.

B. Distribution of Responses

In order to be considered for selection, Respondents should submit a complete response to the RFP. 
One (1) original, ten (ten) copies, and one (1) electronic copy of each response must be submitted. 
Proposals must be formatted as an 8.5” x 11” document, typed and arranged/divided in the sequence 
as indicated in Section III.A to facilitate evaluation. The Respondent shall make no other distribution of 
the responses.

The Responses should be placed in a sealed envelope or package for submittal marked “Versailles 
Downtown RFP.” All responses shall be received and time-stamped in the Versailles City Hall no later 
than 4:00 p.m. (Eastern Time) on June 25, 2021. Proposals received after this time will not be opened.

1. Proprietary or Confidential Documents or Trade Secrets
If a Proposal contains documents the Respondent believes are proprietary, confidential or trade 
secrets, Respondents should identify the exempt information and the basis for such exemption 
under the Kentucky Open Records Act (KRS 61.870 to KRS 61.884) and submit an additional copy of 
the Proposal with the confidential or proprietary information redacted. 
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2. Disposition of Proposals
All Proposals become the property of the City. The City reserves the right to use any and all of the 
ideas presented in any reply to this RFP. The successful Proposal shall be incorporated into the 
resulting contract by reference. Disposal of unsuccessful Proposals shall be at the discretion of 
the City.

3. RFP Shared with Commonwealth Agencies
Copies of this RFP will be submitted to the Commonwealth of Kentucky’s Finance and Administration 
Cabinet and the Department of Local Government in accordance with KRS 65.028(9).

C. Communications and Schedule

1. Restrictions on Communications
The RFP Point of Contact named on the Cover Sheet shall be the sole point of contact throughout 
the procurement process. All communications, oral and written (regular, express, or electronic mail, 
or fax), concerning this procurement shall be addressed to the RFP Point of Contact. 

For violation of this provision, the City shall reserve the right to disqualify the Respondent’s Proposal.

2. Anticipated Schedule 
The anticipated dates for this Project are as outlined herein. The City may revise these dates as it 
deems necessary or appropriate.

Issuance of RFP: May 14, 2021

First Written Questions Due: May 28, 2021

Site Visit and Pre-Proposal Meeting: June 4, 2021

Final Written Questions Due: June 11, 2021

Versailles’s Final Response to Written Questions: June 18, 2021

Private Partner Proposal Due: June 25, 2021

Oral Presentations: Week of June 28, 2021

Selection of Private Partner Week of July 5, 2021

3. Site Visit and Pre-Proposal Meeting
In order to provide each Respondent with as much information as necessary to produce a thoughtful 
and complete proposal, the City will host a site visit and a pre-proposal meeting at the former 
Police Building. The City will have representatives available to answer any questions related to the 
building and potential opportunities in connection with the RFP.  

All relevant questions submitted in writing before the First Written Questions due date will be 
answered at this time. The City will make a good faith effort to answer additional questions asked 
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at the pre-proposal meeting, although it may need to wait to answer in written Addenda. All 
participants interested in submitting a Proposal are invited to attend. Respondents must register 
for the site visit by emailing VersaillesProject@versaillesky.com and indicating how many attendees 
the City should expect. 

4. Written Questions Regarding this RFP
Respondents are encouraged to submit written questions to the RFP Point of Contact via email at 
VersaillesProject@versaillesky.com. No questions shall be accepted after the date listed in Section 
III.C.2 unless the question(s) is considered material to the procurement.

The City shall respond to salient questions in writing by issuing an addendum to the solicitation. 
Addenda shall be posted to the City website at https://Versailles.ky.gov/Pages/Announcements.
aspx. Respondent agrees that Versailles will not be responsible for any oral responses to questions.

5. Access to Solicitation, RFP, and Addenda
The City wants each prospective Respondent to have full and complete information on which to 
base a Proposal response. Respondents should only rely on the written information in this RFP, 
attachments, and addenda and not on any oral responses. The solicitation, addenda, and attachments 
shall be posted to Versailles’s RFP site at https://Versailles.ky.gov/Pages/Announcements.aspx. In 
the event of any conflict or variation between the solicitation or modification as issued by the City 
and the Respondent’s response, the version as issued shall prevail.

6. Acknowledgment of Addenda
It is the Respondent’s responsibility to check the web site for any modifications to this solicitation. 
Respondents are encouraged to acknowledge each addendum by signing and submitting the 
latest addendum with their response. However, signing the face of the solicitation constitutes the 
Respondent’s acknowledgement of and agreement to be bound by the terms of all addenda issued.

Failure to specifically acknowledge addenda will not excuse the Respondent from adhering to all 
changes to the requirements of the solicitation set forth therein nor provide justification for any 
pricing changes.

7. Protest Policy 
Any actual or prospective Respondent, who is aggrieved in connection with solicitation or selection 
for award of a contract, may file protest with the Versailles City Clerk/Treasurer pursuant to the 
City’s Bid Protest Policy (Attachment F: Bid Protest Policy).

IV. SELECTION AND EVALUATION PROCESS

A. Selection Process

Respondents are asked to submit a detailed response to the RFP outlining their Proposal, along with 
specific information on their experience in operating similar projects and the expected elements of 
their development team. 

mailto:VersaillesProject@versaillesky.com
mailto:VersaillesProject@versaillesky.com
https://Versailles.ky.gov/Pages/Announcements.aspx
https://Versailles.ky.gov/Pages/Announcements.aspx
https://Versailles.ky.gov/Pages/Announcements.aspx
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It is anticipated that upon receiving the RFP responses, the City’s Selection Committee will review 
submissions and select a set of finalists for competitive negotiations based upon best value, determined 
by the extent to which those submissions meet the standards and qualifications contained in the 
Evaluation Criteria.  At the conclusion of that process, the Selection Committee will recommend one of 
the finalists or multiple finalists as the Private Partner(s) for this Project. 

1. Initial Review
The Selection Committee will conduct an initial review of all submittals received for completeness. 
Proposals shall be completed in all respects as required by this RFP. A Proposal may be rejected if 
it is incomplete, contains any alterations or other irregularities of any kind, and will be rejected if 
any such defect or irregularity can materially affect the quality of the Proposal. Proposals which 
contain false or misleading statements may be rejected. If, in the opinion of the City and Selection 
Committee, such information was intended to mislead the Selection Committee in its evaluation of 
the Proposal, and the attribute, condition, or capability is a requirement of this RFP, the Proposal 
will be rejected. The Selection Committee also reserves the right to waive minor technicalities or 
irregularities in Proposals if such action is in the City’s best interest. Such waiver shall in no way 
modify the RFP requirements or excuse the Respondent(s) from full compliance with the RFP and 
applicable law. Statements made by a potential Private Partner shall also be without ambiguity, and 
with adequate elaboration, where necessary, for clear understanding. 

The Respondent, in responding to this RFP, must submit Proposals in the format identified in this 
RFP. The Proposal must address all requirements of the RFP even if a “no response” is appropriate. 
Costs for developing Proposals or in connection with any interview or negotiation related to this RFP 
are entirely the responsibility of the Respondent and shall not be chargeable to the City. 

2. Evaluation 
The City’s Selection Committee will evaluate complete submittals based on the evaluation criteria, 
the small business preference, the reciprocal preference for resident bidders, and the qualified 
bidder preference, as outlined below. The City reserves the right to request additional information 
from Respondents and may elect to visit Respondents’ completed projects. 

The City reserves the right to require Oral Presentations/Demonstrations to verify or expand on the 
Technical or Cost Proposals. The City reserves the right to reject any or all proposals in whole or in 
part based on the oral presentations/demonstrations. If required, the highest-ranking Respondents 
will be invited. The City reserves the right to not conduct oral presentations/demonstrations if they 
do not affect the final rankings.

The Selection Committee will evaluate the Design-Build, Finance, Operations, Maintenance, and 
Other Innovative Proposals separately, even if one Respondent were to submit multiple types of 
Proposals in one submission. When evaluating the Design-Build proposals, the Committee will 
score Component 1 (the former Police Building) separately from the remaining Components.  

3. Selection of Private Partner
Following the interviews, the Selection Committee will recommend to the City the Respondent(s) 
for competitive negotiations. The City will select the final Proposal(s) that is most advantageous to 
the City. 
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B. Evaluation Criteria

1. Criteria for Design-Build Proposals and Innovative Proposals
The City will rely on the following criteria and corresponding weights to evaluate Design-Build 
Proposals and Innovative Proposals: 

TECHNICAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Private Partner Expertise and Experience 150

Technical Proposal/ Design Concept/ Work Plan 450

Maximum Points Possible 600

COST PROPOSAL EVALUATION

Criteria Maximum Points Possible

Proposed Cost of Solutions 200

Maximum Points Possible 200

ORAL PRESENTATION

Criteria Maximum Points Possible

Presentation 200

Maximum Points Possible 200

TOTAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Technical Proposal 600

Cost Proposal 200

Oral Presentation 200

Maximum Points Possible 1000

2. Criteria for Financing Proposals
The City will rely on the following criteria and weight to evaluate Financing Proposals: 

FINANCIAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Financial Terms 1000

Maximum Points Possible 1000



24 | PageCity of Versailles

The Selection Committee will consider several factors when scoring financing proposals, to include, 
but not limited to, the following:

• Amount proposer/lender is willing to finance;

• Interest rate;

• Length of term;

• Total of lease/debt service payments;

• Costs of issuance (lender fee, counsel fees, etc.);

• Prepayment provisions;

• Other terms and conditions; and

• Lender experience in financing similar projects.

3. Criteria for Operations Proposals
The City will rely on the following criteria and corresponding weights to evaluate Operations 
Proposals:

TECHNICAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Private Partner Expertise and Experience 150

Operations Plans 450

Maximum Points Possible 600

COST PROPOSAL EVALUATION

Criteria Maximum Points Possible

Proposed Cost of Solutions 200

Maximum Points Possible 200

ORAL PRESENTATION

Criteria Maximum Points Possible

Presentation 200

Maximum Points Possible 200

TOTAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Technical Proposal 600

Cost Proposal 200

Oral Presentation 200

Maximum Points Possible 1000
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4. Criteria for Maintenance Proposals
The City will rely on the following criteria and corresponding weights to evaluate Maintenance 
Proposals: 

TECHNICAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Private Partner Expertise and Experience 150

Maintenance Plan 450

Maximum Points Possible 600

COST PROPOSAL EVALUATION

Criteria Maximum Points Possible

Proposed Cost of Solutions 200

Maximum Points Possible 200

ORAL PRESENTATION

Criteria Maximum Points Possible

Presentation 200

Maximum Points Possible 200

TOTAL PROPOSAL EVALUATION

Criteria Maximum Points Possible

Technical Proposal 600

Cost Proposal 200

Oral Presentation 200

Maximum Points Possible 1000

C. Preferences and Conditions

1. Small Business Preference
Preference will be given to a plan that includes the involvement of small businesses as 
subcontractors, to the extent that small businesses can provide services in a competitive manner, 
unless any preference interferes with the qualification for funds, as required under KRS 65.028(5)
(k). Proposals must include a statement explaining the involvement of small businesses in the 
delivery of the Project or lack thereof.
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2. Reciprocal Resident Bidder Preference
If the Selection Committee awards the same score to a resident bidder and a nonresident bidder, 
preference shall be given to the resident bidder, as required under KRS 65.027(2), KRS 45A.490 to 
45A.494, and 200 KAR 5:400. Any Respondent claiming resident bidder status shall submit along 
with its response a notarized affidavit that affirms that it meets the criteria to be considered a 
resident bidder as set forth in KRS 45A.494(2), available at the following link: https://finance.ky.gov/
services/forms/Documents/Affidavit%20for%20Claiming%20Resident%20Bidder%20Status.pdf. 
Respondents not claiming eligibility for resident bidder status shall indicate its state of residence.

3. Qualified Bidder Preference
Preference shall be given to qualified bidders, as required under KRS 45A.470. Any Respondent 
claiming qualified bidder status shall submit a notarized affidavit that affirms that it meets the 
criteria, available at the following link: https://finance.ky.gov/services/forms/Documents/
Affidavit%20for%20Bidders%20Offerors%20and%20Contractors%20Claiming%20Qualified%20
Bidder%20Status.pdf.

4. No Contract Guaranteed 
Versailles reserves the right to request necessary modifications, reject all Proposals of any or 
all types (Design-Build, Finance, Operations, Maintenance, or Other Innovative Proposals), reject 
any Proposal that does not meet any mandatory requirements under this RFP or applicable law, 
or cancel this process at any time prior to execution of the P3 Agreement, according to the best 
interests of the City. 

5. Local Government P3 Board Review
The Commonwealth of Kentucky’s Local Government P3 Board must review and approve any P3 
Agreement with a total contractual value that exceeds 30% of Versailles’s general fund revenues 
received in the previous year. The Local Government P3 Board is required to follow the procedures 
in KRS 65.028(12).

6. Legislative Approval Required
A P3 Agreement will only take full effect if approved by the Local Government P3 Board, if necessary, 
and executed by the Versailles City Council.

V. REQUIRED CONTRACT TERMS
By responding to this RFP, Respondents agree to the following terms in the Agreement:

1. Contract Components and Order of Precedence
The City’s acceptance of the Private Partner’s offer in response to the solicitation, indicated by 
signing the Agreement, shall create a valid contract between the Parties consisting of the following:

• Any written Agreement between the Parties;

• Any Addenda to the RFP;

https://finance.ky.gov/services/forms/Documents/Affidavit%20for%20Claiming%20Resident%20Bidder%20Status.pdf
https://finance.ky.gov/services/forms/Documents/Affidavit%20for%20Claiming%20Resident%20Bidder%20Status.pdf
https://finance.ky.gov/services/forms/Documents/Affidavit%20for%20Bidders%20Offerors%20and%20Contractors%20Claiming%20Qualified%20Bidder%20Status.pdf
https://finance.ky.gov/services/forms/Documents/Affidavit%20for%20Bidders%20Offerors%20and%20Contractors%20Claiming%20Qualified%20Bidder%20Status.pdf
https://finance.ky.gov/services/forms/Documents/Affidavit%20for%20Bidders%20Offerors%20and%20Contractors%20Claiming%20Qualified%20Bidder%20Status.pdf
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• The RFP and all attachments;

• Procurement Statutes, Regulations, Policies, and Ordinances;

• Any Best and Final Offer;

• Any clarifications concerning the Respondent’s Proposal in response to the RFP; and

• The Respondent’s Proposal in response to the Solicitation.

In the event of any conflict between or among the provisions contained in the contract, the order 
of precedence shall be as enumerated above.

2. Final Agreement
The contract represents the entire agreement between the parties with respect to the subject 
matter hereof. Prior negotiations, representations, or agreements, either written or oral, between 
the parties hereto relating to the subject matter hereof shall be of no effect upon this contract.

3. Contract Provisions
If any provision of this contract (including items incorporated by reference) is declared or found to 
be illegal, unenforceable, or void, then both the City and the Private Partner shall be relieved of all 
obligations arising under such provision. If the remainder of this contract is capable of performance, 
it shall not be affected by such declaration or finding and shall be fully performed.

4. Modifications and Waivers
No modification, change, or waiver of any provision in the contract shall be made, or construed to 
have been made, unless such modification or waiver is mutually agreed to in writing by the Private 
Partner and the City, and incorporated as a written amendment to the contract.

Memorandum of understanding, written clarification, and/or correspondence shall not be construed 
as amendments to the contract.

If the contractor finds at any time that existing conditions made modification of the contract 
necessary, it shall promptly report such matters to the City for consideration and decision.

5. Changes in Scope
The City may, at any time by written order, make changes within the general scope of the contract. 
No changes in scope are to be conducted except at the approval of the City.

6. Contract Conformance
If the City determines that deliverables due under the contract are not in conformance with the 
terms and conditions of the contract and the mutually agreed-upon Project plan, the City may 
request the Private Partner to deliver assurances in the form of additional contractor resources 
and to demonstrate that other major schedules will not be affected. The City shall determine the 
quantity and quality of such additional resources and failure to comply may constitute default by 
the Private Partner. The City reserves the right to award any contract to the next highest scoring 
Respondent, if the successful Respondent does not execute within a specified deadline the contract 
after selection of a preferred Private Partner.
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7. Assignment
The contract shall not be assigned in whole or in part without the prior written consent of the City.

8. Conformance with Laws and Regulations
This contract is subject to the laws of the Commonwealth of Kentucky and, where applicable, 
Federal law. Any litigation with respect to this contract shall be brought in state or federal court in 
Woodford County, Kentucky.

VI. CONCLUSION 
We are excited at the chance to partner with an innovative team who understands our vision and 
can create a unique public space through private enterprise and collaboration. We hope visitors are 
delighted with their downtown Versailles experience and that residents will take even more pride in their 
community. The City stands ready to propel Versailles forward as a prominent Kentucky destination. 

Thank you for your interest in this Public-Private Partnership. We look forward to receiving and 
reviewing your Proposal.
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