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Section I:  Notice 
 

 

Notice is hereby given that the Montgomery County Housing Authority (“MCHA”) is seeking Proposals 

from experienced, affordable housing developers interested in serving as a Development Partner in the 

MCHA’s effort to substantially revitalize its public housing communities of North Hills Manor in Upper 

Dublin Township and Crest Manor in Abington Township (Appendix A).  

 

A.  Request for Proposals 

The Requests for Proposal (“RFP”) is available on or after Wednesday, April 2, 2014.  The RFP will be 

posted on a website maintained by the MCHA.  A copy may downloaded or obtained from the MCHA at 

no cost by contacting the MCHA Contact noted in Section I. B. below.  Firms wishing to receive copies 

via overnight delivery are responsible for making all arrangements and paying related costs. 

 

B.  MCHA Contact 

The MCHA’s sole contact for this RFP is the following.  All inquiries, correspondence and submittals 

with respect to this RFP must be sent to the individual listed below:   

 

Kyla Weisman Bayer 

Director of Development 

Montgomery County Housing Authority 

104 West Main Street, Suite 1 

Norristown, PA 19401 

kyla.bayer@montcoha.org 

610-275-5720 ext. 338 (phone) 

610-275-0889 (fax) 

 

C.  Submission Deadline 

All RFP responses (“Proposals”) are due on Friday, May 9, 2014 by 2:00 PM, EST.  The MCHA 

reserves the right to reject responses received after this time.  Respondents should submit ten (10) hard 

(paper copies) and one electronic copy (on disc or USB Flash Drive) in pdf format of the Proposal.  

Proposals will be received by the MCHA contact noted in Section I. B.  

 

D.  Pre-Proposal Meeting and Site Tours 

The MCHA’s Executive Director and Director of Development are scheduled to host a non-mandatory, 

pre-proposal meeting on Friday, April 11, 2014 at 10:00 AM, EST.  The pre-proposal meeting will be 

held at the following location:  

North Hills Manor 

Community Room 

300 Linden Avenue 

North Hills, PA 19038 

 

Following this meeting, the MCHA will conduct a tour of the North Hills Manor site and available land 

for development and then will lead a tour of the Crest Manor site, 2231 Hamilton Avenue, Willow Grove, 

mailto:kyla.bayer@montcoha.org
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PA 19090 immediately following the completion of the North Hills’ tour.  Parties interested in attending 

are requested to confirm attendance via email by Thursday, April 10, 2014 with MCHA’s contact noted in 

Section I. B.  

 

E.  Questions and Inquiries 

Any Respondent desiring an explanation or interpretation of this solicitation must request it in writing no 

later than 2:00 PM, EST on Wednesday, April 23, 2014.  Questions and inquires will be received via 

email, fax or mail.  Direct all inquiries to the MCHA Contact listed in Section I. B.  Any questions or 

inquiries will be acknowledged by the MCHA upon receipt.  If a firm does not receive an 

acknowledgement, then the firm must proceed as though the MCHA did not receive the question or 

inquiry and take the appropriate steps to resubmit the questions or inquiry prior to the deadline for such 

submission.  The MCHA intends to issue all addenda via email by close of business on Thursday, April 

29, 2014.  

 

F. Proposed RFP Schedule 

 

RFP Issue Date     Wednesday, April 2, 2014 

 

Pre-Proposal Conference and Site Tours  Friday, April 11, 2014, 10:00 AM, EST 

 

RFP Questions and Inquiries Deadline  Wednesday, April 23, 2014, 2:00 PM, EST  

 

Addendum Issued     Tuesday, April 29, 2014  

 

RFP Submission Deadline   Friday, May 9, 2014, 2:00 PM, EST 

 

Notify Firms for Possible Interviews  Thursday, May, 22, 2014  

 

Conduct Interviews    Wednesday through Friday, May 28-30, 2014 

 

Recommendation to MCHA Board of 

Directors      Thursday, June 12, 2014 

 

 

 

---THE REMAINDER OF PAGE INTENTIONALLY LEFT BLANK-- 
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Section II:  Introduction and Background 
 

A. Overview  

 

The MCHA is seeking an experienced, affordable housing Development Partner who will collaboratively 

work with the MCHA to redevelop its North Hills Manor and Crest Manor public housing sites into 

thriving affordable communities which will integrate into their surrounding neighborhoods, exhibit 

exemplary design, incorporate green building techniques, pedestrian friendly planning and ample green 

space. 

 

As such, the MCHA is soliciting Proposals from experienced developers with a documented track record 

of implementing a comprehensive revitalization plan that is neighborhood focused and forged out of 

cooperation with all stakeholders.   

 

The MCHA will consider utilizing multiple debt and equity instruments including, but not necessarily 

limited to:  tax exempt bonds, low income housing tax credits (LIHTC), Project Based Section 8, HUD’s 

Rental Assistance Demonstration (RAD) program, HUD insured mortgage financing, HOME funds, 

CDBG Funds, SHIP funds, Federal Home Loan Bank funding, and Choice Neighborhoods and /or other 

federal, state and local programs as its principal forms of financing.  

 

The selected Development Partner will be responsible for design, planning, and financing, 

predevelopment and final development activities in coordination with the MCHA. 

 

 

B.  Background  

 

The MCHA is the sole housing authority serving Montgomery County, Pennsylvania.  Montgomery 

County has a resident population of approximately 800,000 and consists of 62 municipalities across 

approximately 484 square miles.  The MCHA is designated a “high performer” by the U.S. Department of 

Housing and Urban Development (“HUD”). 

 

The MCHA currently operates eight (8) public housing complexes totaling 616 units and located in five 

(5) municipalities:  Borough of Pottstown, Borough of Conshohocken, Royersford Borough, Upper 

Dublin Township and Abington Township.  Four (4) of these properties are designed for elderly and 

disabled populations and built between 1971 and 1984.  The remaining four (4) complexes are general 

occupancy, townhome and duplex communities built between 1944 and 1963.  Please see Appendix E for 

more information on MCHA’s developments. 

 

The MCHA consistently manages its portfolio with a typical occupancy rate of over 99% and processes a 

public housing wait list which, on average, is more than double that of the MCHA’s total portfolio.  

Currently, the public housing wait list is closed. 

 

The MCHA also administers a Housing Choice Voucher Program (“HCVP”) serving approximately 2,600 

households annually.  The wait list for the HCVP has been closed since July 2007 and presently contains 

approximately 700 households.  Currently, the MCHA maintains Project Based Section 8 vouchers for 

120 units and 42 mod-rehab units.  
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C.  Revitalization Goals 

 

MCHA’s general development goals include:  

 

1.  Improve the MCHA’s existing stock of affordable housing; 

 

2.   Increase affordable housing options throughout Montgomery County and  

 

3.  Focus on the development of affordable housing for very low income families.  

 

 

These development goals support the broader mission of the MCHA which is:  

 

 To stimulate and ensure safe, decent and affordable housing in Montgomery County, Pennsylvania; 

 

 To recognize residents, community and government leadership as our partners; 

 

 To expand opportunities for assisted families to locate housing throughout Montgomery County; 

 

 To support participants and residents in MCHA programs to become self-sufficient and economically 

independent including expanded opportunities and support for assisted families to realize the benefits 

of homeownership or progressively independent housing choices;  

 

 To maintain mutual respect and dignity with all residents of Montgomery County;  

 

 To assure financial responsibility and integrity by all participants and residents; and 

 

 To achieve excellence through innovative program development and effective program management 

to the benefit of all residents of Montgomery County.  

 

 

 

---THE REMAINDER OF PAGE INTENTIONALLY LEFT BLANK-- 
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Section III:  Description of Project Areas 
 

Consistent with the MCHA’s revitalization goals outlined in Section II and its capital needs analysis, the 

public housing communities of North Hills Manor and Crest Manor are the MCHA’s top redevelopment 

priorities and are the subject of this RFP.  The MCHA seeks responses in which the Developer Partner 

consolidates both properties into one ownership and financing structure.  

 

A.  North Hills, Upper Dublin Township  

North Hills Manor   

Currently, North Hills Manor (NHM) is an approximately 98% occupied, general occupancy, public 

housing development built in 1954.  It is comprised exclusively of 50, brick row homes with the 

following unit types.  There are no accessible units at NHM: 

 
One Bedroom Two Bedroom Three Bedroom Four Bedroom 

8 21 15 6 

 

The administrative/community building contains a management office, maintenance areas, a community 

room with kitchen and restrooms. The property’s administrative office is formally located at 300 Linden 

Avenue, North Hills, Pennsylvania in Upper Dublin Township.   

 

NHM  is currently zoned C- Residential.  Please see Appendix B for plans and photographs of the 

property and neighborhood.  The property is in the Upper Dublin School District, a top performing public 

school district.  Population, Housing and Income statistics for Upper Dublin Township can be found in 

Appendix C. 

 

The North Hills Community 

The neighborhood of North Hills consists predominately of home owners.  The average home sales price 

from January 2012 through December 2013 was approximately $168,000 (20 sales) with a minimum sales 

price of $50,000 and a maximum of $280,000.  The typical home in this neighborhood is a 3 bedroom 1.5 

bath and with an average of 1525 square feet.  Homes in this neighborhood tend to have been built 

throughout the last century with some newer homes being constructed from 1998 until 2012.  Habitat for 

Humanity also has a presence in this neighborhood.   

 

The neighborhood encompasses several community amenities including the Evelyn B. Wright 

Community Park and Pool (one half block from the property at 401 Logan Avenue) with playing fields, 

picnic areas and the North Hills Community Center which has basketball courts, meeting space, a picnic 

area, playground and playing fields (two blocks from the site at 212 Girard Avenue). 
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North Hills Manor Development Objectives 

The MCHA hopes to accomplish three goals in this North Hills neighborhood:  

 

1.  Transformative development positively impacting the entire community, including:  residential 

real estate structures and values, community amenities, community infrastructure and access to 

several key neighborhood roads.  

 

2.  Reduction of NHM’s social stressors, by physically integrating the new NHM structures into the 

fabric of the broader, mixed income community.  

 

3.  Maintain or increase the number of affordable rental homes in this community.  Currently, NHM 

is comprised of 50 units.  This RFP strongly requests at least a one-to-one replacement approach. 

 

The MCHA aims to accomplish these goals while simultaneously decreasing relocation burden on the 

residents and Development Partner, by facilitating residents to remain in their existing units and in their 

current school district until their new units are constructed.  The MCHA expects that in order to 

accomplish this and the goals stated above, NHM may be reconstructed on alternate neighborhood sites, 

and subsequently, the current site’s existing structures will be demolished and the land re-purposed. 

 

Upper Dublin Township and North Hills Available Land for Development  

In order to facilitate these goals, the MCHA and Upper Dublin Township plan to enter into a 

Memorandum of Understanding (“MOU”) to accomplish a property transfer for Township owned land in 

the immediate neighborhood. 

 

Currently, NHM is situated on approximately 3.263 acres between the blocks of Walnut Lane, Logan 

Avenue, and Chelsea Avenue entirely within Upper Dublin Township.  However, please note that Chelsea 

Avenue forms the municipal boundary with Abington Township.  Upper Dublin Township owns several 

parcels of land northeast of the NHM property which is now the site of Evelyn B. Wright Park and 

Community Pool and two blocks to the southwest of the NHM property which is now the site of North 

Hills Community Center.  See image below.   

 

By entering into this MOU, the MCHA and its Development Partner will have development rights on 

(and ultimately ownership rights to) the Township land in return for the relocation and possible 

reconstruction of the park, ball fields, community center and other potential recreational facilities 

(ultimately deeded back to the Township).  As part of this understanding, the Township may upgrade 

certain roads, may vacate certain roads and/or may modify public right-of-ways and easements to 

improve access to the neighborhood and accommodate the project.  

 
  

---THE REMAINDER OF PAGE INTENTIONALLY LEFT BLANK-- 
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     North Hills Manor is indicated in red and Upper Dublin Township’s land in blue.   All borders are approximate and 

     denoted for illustrative purposes only.  

  

B. Crestmont, Abington Township  

Crest Manor  

Currently, Crest Manor (“CM”) is an approximately 87.5% occupied, general occupancy, public housing 

development built in 1963.  It is comprised of 40 units, four residential structures are one story semi-

detached homes (2 one-bedroom and 5 bedroom are accessible) and 16 residential structures are two 

story, semi-detached homes.  The unit composition is the following: 

 
One Bedroom Two Bedroom Three Bedroom Four Bedroom Five Bedroom 

6 10 20 2 2 

 

The administrative and community building contains a management office, a maintenance area, a 

community room with kitchen and restrooms.  An ancillary structure on the property is a maintenance 

storage facility.  CM’s administrative office is formally located at 2231 Hamilton Avenue, Willow Grove, 

Pennsylvania in Abington Township.   

 

CM  is zoned AO- Apartment/Office.  Please see Appendix D for plans and photographs of the property 

and neighborhood.  The property is located in Abington School District, a top performing public school 

district.  Population, Housing and Income statistics for Abington Township can be found in Appendix C. 
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The Crestmont Community  

CM is located in the Crestmont neighborhood of Abington Township.  The neighborhood is comprised of 

mainly single family homes with some semi-detached twins.  The average home sales price from January 

2012 through December 2013 was approximately $168,000 (24 sales) with a minimum of sales price of 

$69,500 and a maximum of $262,000.  The typical home in this neighborhood is a 3 bedroom 1.5 bath 

and with an average of 1264 square feet.  Homes in this neighborhood tend to have been built throughout 

the last century with several newer homes being constructed from 1998 until 2012.    

 

The neighborhood encompasses several community amenities including the Crestmont SEPTA Regional 

Rail station (less than one half block from CM) and a 

playground.  Additionally, it is less than one mile 

from the Willow Grove Park Mall.  

 

Crest Manor Development Objectives  

The MCHA’s objectives for this revitalization project 

are to significantly rehabilitate the structures and 

their systems to current standards and to further 

integrate the design of the buildings into the broader 

community’s architectural vernacular.  

 

Available Land for Development  

CM is comprised of two (2) plots of land, totaling 

approximately 4.26 acres.  The current footprint of 

the parcels is denoted in red in the image to the right.  

The MCHA does not plan to expand the footprint of 

this development unless a very compelling reason 

arises or opportunity presents itself.   Upon initial 

review, it appears that a portion of the CM parcel on 

Washington Avenue may be located within the 100 

year flood plain as defined by FEMA’s Preliminary 

July 31, 2010 FIRM map.  Appropriate due diligence 

is necessary to ascertain this status.  

 

 

C.  Honoring the History 

 

Both the communities of North Hills and Crestmont have a longstanding history in their respective 

townships, as well as venerable residents who carry its history and traditions forward.  The MCHA 

desires that a collaborative, consensus building approach with community and public housing residents be 

structured to identify positive ways in which the neighborhood’s meaning and value can be incorporated 

into the development efforts.  It is critical that the community’s history not only be respected, but 

honored, through the scope of this RFP and its impact.    

Crest Manor is indicated in red.  All borders are approximate 

and denoted for illustrative purposes only.  
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Section IV:  Roles, Responsibilities and Business Terms 
 

A. Development Partner’s Role in the Development Partnership 

  

The responsibilities of the selected Development Partner will include, but are not necessarily limited to, 

the following: 

 

Project Management.   Lead and perform all project management functions during all phases of 

development including, but not necessarily limited to:  predevelopment planning and design, 

development, construction, stabilization and permanent loan closing.  The Development Partner is 

responsible for ensuring that the project is designed, constructed and managed with the highest standards 

and is in compliance with all applicable federal, state and local laws and ordinances. 

 

 Team Meetings.  The Development Partner will establish a regular schedule of team meetings in 

which the MCHA will participate.  The Development Partner will submit monthly progress 

reports on the project status and schedule including, but not necessarily limited to design, finance, 

resident coordination, community outreach, etc.  The format of the report will be structured by the 

Development Partner for MCHA approval after engagement.  

 

 Project Schedule, Implementation, and Phasing.  Develop, maintain and manage a detailed and 

attainable schedule of events, predicated on financing deadlines, that includes predevelopment 

activities, financial closing, construction, stabilization and permanent loan closing, as applicable. 

 

 Engage and Manage Consultants and Contractors Necessary for Project Implementation.  

Procure consultants and/or contractors.  The MCHA anticipates that, at minimum, these would 

include professionals to perform architectural, environmentals, market analysis, relocation, geo-

technicals, civil, mechanical and electric engineering, legal, site work, demolition, construction 

and property management.  Additionally, the MCHA expects that the procurement of the 

construction contractor will be through a competitive process.   

 

While the MCHA expects the Development Partner to take the lead in procuring and managing 

these consultants, the MCHA requires that it approve the final selection of the architect/planner, 

contractor, relocation advisor and property manager.  

 

The Development Partner must ensure that no consultant or subcontractor engaged to work on 

this project has been suspended or otherwise prohibited from professional practice by any federal, 

state or local agency. 

 

 Accounting.  Maintain accounting records, subject to MCHA review, and ensure project financing 

is available at the appropriate times and utilized in the requisite manner.  

 

Predevelopment Activities.  Plan, undertake and fund predevelopment activities including, but not 

necessarily limited to:  surveys, market studies, environmentals, capital needs assessments, and financial 

feasibility planning.  Determine needed rehabilitation and modernization costs and whether demolition 

may be justifiable. 

  

High Quality Site Planning and Project Design.  Enhance the existing community with high quality 

planning and design that meets and preferably exceeds industry standards.  Planning should build upon 

the “walkability” factor currently present in both neighborhoods.  Density, scale and public space design 
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must be carefully considered.  Universal design, indicating respect for people of all abilities, must be 

incorporated into all public space planning including, but not necessarily limited to ramps, curbs, 

driveways, sidewalks, benches, shading, etc.  

 

The architectural design should incorporate state-of-the-art energy conservation and green building 

techniques.  The MCHA requires the development to be a LEED certifiable project, pending project 

feasibility.  The residential designs should reflect the character of the other structures in the neighborhood 

and promote community cohesiveness.  Materials and systems should be incorporated into the design with 

the approval of the future management agent facilities’ department to ensure long term viability and ease 

of maintenance.  A portion of units must meet or exceed current standards on accessibility for the 

physically, visually and auditorally impaired.  A visitable design for all newly constructed units is 

encouraged as well.   

 

All architectural plans must be designed consistent with HUD, PHFA and local requirements and 

guidelines.  All required municipal approvals and permits must be obtained by the Development Partner 

on behalf of the partnership.  It is incumbent upon the Development Partner and its team to thoroughly 

review all local ordinances and requirements, as they apply.  Special attention should be provided to 

stormwater management approvals as both townships experience significant runoff issues and may have 

specific regulations designed to address the condition.  

 

Construction.  Solicit construction (and construction related i.e. demolition, site work, infrastructure) 

contracts through a competitive solicitation and enter into a contract for construction.  Engage contractor 

subject to MCHA approval.  Manage and oversee all construction.  Ensure construction completion in a 

timely manner and within budget. 

 

Financing.  Develop an attainable and feasible financing plan.  The MCHA encourages ingenuity and 

creativity in the formation of the plan and in the incorporation of potential resources.  Prepare all 

applications for financing unless otherwise prepared or secured by the MCHA prior to engagement.   

 

To assist in development fundraising and to expedite the predevelopment timeline, the MCHA will lead 

the efforts to secure any development funding from Montgomery County. 

 

Obtain commitments from lenders and tax credit investors for financing the project.  The MCHA will 

work collaboratively with the Development Partner to outline terms by which the equity investor and 

lender is selected.  However, the Development Partner will be responsible for solicitation and final 

negotiations.  

 

Guarantees.  Provide all necessary financial guarantees and assurances to the lenders and tax credit 

investors as they may require including, but not necessarily limited to:  completion guarantees, operating 

deficit guarantees, tax credit adjuster or recapture guarantees and performance guarantees.   Demonstrate 

financial ability to honor those guarantees, if necessary.  

 

Ownership Entity.  The Development Partner, with input from the MCHA and its advisors, shall 

structure the ownership entity(ies) for all components of the project.  This may include affiliates of and/or 

the MCHA as well.  

 

Resident and Community Involvement.  In collaboration with the MCHA, promote and maintain 

positive relations with residents, community members, neighborhood groups, municipal governments and 

authorities and the county, state and federal government entities as applicable. 
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Relocation.  The Development Partner will lead the day- to- day functions of creating, funding and 

implementing a relocation plan for this project.  Relocation may be residential, commercial, temporary 

and/or permanent.  The relocation plan must meet, or exceed the Uniform Relocation Act as required by 

law and the Development Partner must determine a way to feasibly fund such a plan.  Phasing, alternate 

land development and rehabilitating during occupancy should be considered in the creation of a relocation 

strategy in order to minimize the need for residents to move from the existing community and/or school 

district.   

 

The MCHA will work collaboratively with the Development Partner on such a plan and will assist in its 

implementation by interfacing with residents, attending resident meetings, providing preferred occupancy 

options at other public housing sites and providing some voucher assistance targeted for relocation.  

 

Should RAD financing be involved, the relocation plan must incorporate any requirements of the HUD 

Rental Assistance Demonstration (RAD) program.  

 

Property Management.  Determine a general property management structure, prepare a management 

plan for the property, and recommend a property manager, subject to approval by the MCHA.  The 

MCHA currently manages and has historically managed all of its properties, but recognizes in light of the 

likely involvement of a tax credit investor, it may not be able to continue to do so at NHM and CM, 

initially.  Accordingly, the MCHA seeks a property management mentoring structure in which its LIHTC 

management capacity is bolstered and the opportunity to resume management within a designated period 

of two (2) to five (5) years post initial occupancy.  

 

Supportive Service Coordination and Plan Development.  The Development Partner will be 

responsible for coordinating the provision of supportive services to families at NHM and CM that are, at 

minimum, consistent with PHFA standards and Project Based Voucher regulations requiring supportive 

services for general occupancy properties that exceed the 25% building rule.  Should RAD vouchers be 

involved, the Development Partner will meet the service provision requirements of the RAD rule as well.  

The Development Partner will be responsible for securing funding to maintain an on-going and long 

lasting supportive service program. 

 

HUD Requirements and Documents.  The Development Partner will assist in preparing any HUD 

required documents including, but not necessarily limited to:  Mixed Finance Proposals, 

Demolition/Disposition Approvals, Rental Term Sheets, and Evidentiary Documents etc.  The MCHA 

will work with the Development Partner in this process and will take responsibility for finalizing and 

submitting any required documents.   The MCHA will lead any process with respect to RAD financing.  

 

MBE/WBE and Section 3 Business Enterprises.  The Development Partner shall propose a draft 

strategy for meeting the MBE/WBE and Section 3 goals related to this procurement as outlined in 

Appendix F.  The MCHA, together, with the Development Partner shall finalize this strategy.   The 

Development Partner will be responsible for implementing this strategy including submitting quarterly 

status reports to the MCHA.   The MCHA will be responsible for monitoring the plan and efforts. 

 

 

 

---THE REMAINDER OF PAGE INTENTIONALLY LEFT BLANK-- 
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B.  MCHA’s Role in the Development Partnership 

 

Development Partner.  The MCHA intends to participate in the partnership as a development partner 

with respect to development and operating decisions related to the project.  The MCHA will have various 

specific roles as ground lessor, lender, subsidy provider, and overseer of program compliance with respect 

to subsidized housing units.  Each role is discussed briefly below.   

 

So long as the selected Development Partner observes MCHA’s interests and public obligations with 

respect to these roles, the MCHA intends to respect the creativity, expertise and business requirements of 

the selected Developer Partner.  The MCHA expects the selected Developer Partner to keep it fully 

informed and to secure advance consent to all significant decisions and public positions.   

 

Notably, the MCHA expects to approve the selection of the architect/planner, contractor, relocation 

advisor, property manager, and bond issuer.  The MCHA also expects to approve the development 

program including the development concept, site plan, design and unit/income mix. 

 

Preliminary Development Groundwork.  The MCHA has conducted substantial preliminary 

development groundwork, which should facilitate the process going forward.   

 

 Stakeholder and Resource Alignment. The MCHA has met with major stakeholders including Upper 

Dublin Township, Upper Dublin School District, Abington Township, Montgomery County 

Commissioners, Montgomery County Department of Housing and Community Development, the 

Montgomery County Redevelopment Authority, and the Pennsylvania Housing Finance Agency in 

order to ascertain project feasibility, support and available resources.  The MCHA intends that the 

selected Developer Partner will continue to work with these key stakeholders in the redevelopment 

effort, in concert with the MCHA.   

 

 Development and Neighborhood Resident Meetings Additionally, the MCHA has met with residents 

of both NHM and CM and the broader neighborhoods to inform them of the development objectives 

and process and to solicit initial feedback.  

 

 RAD Application.  The MCHA submitted a portfolio wide Rental Assistance Demonstration program 

(“RAD”) to HUD in December 2013.  The intent of this submission is simply to increase options for 

financing structures.  Prospective bidders must make themselves aware of any specific or unique 

RAD program requirements. 

 

 Financial Modeling.  The MCHA has extensively modeled this project in a variety of different 

scenarios.  While it will ultimately be the Development Partner’s role to finalize the financing 

structure, the MCHA anticipates that the development of NHM and rehabilitation of CM will be 

combined in a 4% LIHTC, tax exempt bond scenario.   

 

 Title Report.  A title report for both NHM and CM has been conducted.  Included in Appendices B 

and D, respectively, is the abstract company’s Information Search summary, Legal Description, as 

well as the most recent Declaration of Trust for each property. 

  

Land Owner.  The MCHA intends to be the owner of the land and will ground lease the land to an 

ownership entity which may include a to-be-formed affiliate of the MCHA.  The lease will be structured 

to enable the Development Partner to receive LIHTCs in connection with the project.  As landowner, the 

MCHA will monitor the sites to ensure the improvements are being designed, constructed and managed 

appropriately to preserve its long-term value.  The MCHA and the Development Partner will jointly be 
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involved in obtaining any agreements for reduced property taxes with the municipalities and any related 

cooperation agreements.  

 

Provider of Project Based Voucher Assistance.  The MCHA may make available project-based rental 

assistance for up to 100% of units at NHM and CM, subject to HUD approval and funding availability.  

Project-based voucher (“PBV”) units would receive operating subsidies under a Housing Assistance 

Payment (“HAP”) contract with the MCHA.  The HAP contract will pay the difference between the 

Housing Choice Voucher Program (“HCVP”)/Section 8 payment standard (currently 110% of FMRs), 

subject to a rent reasonableness test and HUD approval, and the amounts paid by tenants, which are 

limited to 30% of their household incomes.  The HAP contract is expected to have a fifteen-year initial 

term with annual renewals subject to approval by the MCHA.  While it is likely that this PBV assistance 

would be issued under the traditional HCVP, RAD funding could also be involved at different levels than 

MCHA’s payment standard.  

 

Asset Manager.  The MCHA will continue to have asset management responsibilities related to all units 

in which the MCHA has an ownership interest and/or interest as a subsidy provider.  The MCHA will 

monitor and enforce the terms of its lease(s), HAP agreements and other agreements with the 

Development Partner and require that all housing units be managed in accordance with applicable local, 

state and federal requirements.   

 

Monitor Compliance with MBE/WBE and Section 3 Business Enterprise Goals.  The MCHA will 

monitor the final plans and efforts for reaching MBE/WBE and Section 3 goals. The Development 

Partner’s strategy must be coordinated and integrated with the MCHA.  

 

C.  Desired Business Terms  

 

 The MCHA seeks responses in which the Developer Partner consolidates the NHM and CM 

properties into one ownership and financing structure.  

 The MCHA seeks responses that leverage public and private investment to the greatest extent 

possible.  

 The MCHA seeks responses that will fully fund pre-development costs.  

 The MCHA expects the Development Partner to provide any and all guarantees required of equity 

investors, lenders, municipal entities and others providing financing and/or land commitments to 

the project(s). 

 The MCHA seeks responses in which the MCHA shares in fees related to development and 

operations which may include, but is not necessarily limited to:  developer fees, ground lease 

payments, loan fees, property management fees, incentive fees, construction cost savings, interest 

earnings on loans and/or residual cash flow.  The MCHA will structure its participation in a way 

that will ensure the long term viability of the project.   Additionally, the MCHA prefers the 

project to reimburse the MCHA for any costs that would be reasonably considered pre-

development or development costs (including by example, such costs as legal and financial 

advisory services). 

 The MCHA expects the Development Partner to propose property management 

arrangements that provides capacity-building opportunities for the MCHA and that effort 
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will be made to return property management to the MCHA within a two (2) to five (5) year 

period post initial occupancy. 

 The MCHA expects that the Development Partner and its team will work collaboratively 

with the MCHA to determine and acquire all necessary insurances as part of the final 

Development Agreement. 

 The MCHA expects that the selected Development Partner, in concert with the MCHA, will 

be involved in negotiating, and a party to, the final land transfer agreement with Upper 

Dublin Township. 

 The MCHA expects that the Development Partner will lead the development process, but 

that the MCHA will have authorization approval with respect to the selection of the 

architect/planner, contractor, relocation advisor, property manager, and bond issuer.  The 

MCHA will also expect to approve the development program including the development 

concept, site plan, design and unit/income mix. 

 The MCHA seeks responses which shall provide the MCHA with the right at any time after two 

(2) years from placement in service of the final unit in the Development to purchase Development 

Partner’s interest in the Owner Entity of each phase for the amount of Development Partner’s 

capital account, subject to (i) all requisite approvals including HUD, the State Agency, lenders 

and investor; (ii) the payment of all deferred developer fee owed to Development Partner and 

reasonably projected to be paid prior to the 10th year from closing; and (iii) the release of 

Development Partner from all guarantees relating to the phase. 

 

D. Development Team Composition 

 

The MCHA recognizes that Respondents may wish to respond to this RFP in a team structured format in 

order to sufficiently meet the expertise required.  The Respondent must include in this RFP response, 

a site planner/architect as part of its team.   The Respondent may elect to include other team members 

as part of its RFP response, but it is not required.    

 

All other team members may be procured post award including, contractor and property manager.  The 

MCHA expects that the Development Partner will be responsible for procurement of all necessary 

vendors on behalf of the partnership subject to the expectations previously noted.  

 

MCHA’s Development Team Capacity.  The MCHA brings to the development team the expertise of 

MCHA’s senior leadership and its engaged, industry experts.   

 

The MCHA’s Executive Director, a certified planner, has 20 years of economic, community, residential 

and land development experience in both the public and private sector.  As MCHA’s Executive Director, 

he leads the daily operations of an authority that provides housing to over 3,500 income qualified 

households within Pennsylvania’s third largest County.  Prior to assuming leadership of the MCHA, he 

served as the Deputy Director of the Montgomery County Redevelopment Authority and was involved in 

structuring complex financial transactions including Tax Increment Financings and tax-exempt bond 

issuances for affordable housing, public facilities and commercial development.    
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Additionally, the MCHA's Development Director has 18 years experience working in the LIHTC industry 

in Pennsylvania.  Prior to her current position, she was a lead development consultant for a LIHTC 

consulting firm in Pennsylvania for 12 years.  In this capacity, she secured public and private financing 

for affordable housing developments with combined total projects cost in excess of $100M which 

included LIHTC (9% and 4%), taxable and tax exempt bond financing and other public/private debt 

programs.   

 

Further bolstering the MCHA’s capacity is the experience of its advisors TAG Associates, Inc. and 

development counsel Klein Hornig LLP, both experts in the 4% and 9% LIHTC, tax exempt bond, public 

housing mixed finance, HUD insured loans, Section 8 and RAD programs and processes and Wisler 

Pearlstine, LLP, MCHA’s Solicitor and local real estate counsel.    

 

E. Timeline and Expediency 

 

The MCHA aims to have the developments proceed as expeditiously as possible, but not at the expense of 

sound development practices, outstanding design and effective community outreach.   

 

Once selected, it is expected that the successful Respondent will make a good faith effort to quickly enter 

into a development agreement with the MCHA.  A Memorandum of Agreement or other such agreement 

will be negotiated, as needed, to enable the Development Partner to complete all necessary pre-

development activities.  If a timely agreement cannot be reached, the MCHA reserves the right to move 

on to negotiations with the next highest scored respondent. 

 

As such, the Respondent should be able to start work immediately and demonstrate its ability to complete 

the developments on the earliest possible, realistic schedule.  The Respondent should factor into its 

implementation plan, any application and processing deadlines of funders such as PHFA.  It is the 

MCHA’s assumption, unless otherwise noted in the Respondent’s proposal as unrealistic, that the 

Development Partner will submit a 4% LIHTC application to PHFA by January 2015 for PHFA Board 

Review in the first quarter of 2015.  

 

 

 

---THE REMAINDER OF PAGE INTENTIONALLY LEFT BLANK-- 
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Section V:  Proposal Submission Requirements 
 

A. Proposal Instructions 

 

Responses to this RFP should include all the information listed in Section V.C. below.  If any of the 

required information is not provided, the MCHA may, at its sole discretion, remove the Proposals from 

any further consideration.  All Proposals must be submitted by the submission deadline as directed in the 

Notice in Section I.  Proposals received after the submission deadline date and time may be rejected by 

the MCHA.  

 

All information must be clear, concise and complete.  All hard copies must be tabulated according to the 

outline in Section V.C.  The pdf version must be included as one document separated according to the 

same tabbed outline and submitted on disc or USB Flash Drive.  Any responses not submitted in the 

format below may be subject to rejection by the MCHA. 

  

B. Team Proposals and/or Subcontracting 

 

The MCHA recognizes that Respondents may wish to respond to this RFP in a team structured format in 

order to sufficiently meet the expertise required.  The MCHA will accept team structured Proposals.  No 

ranking preference will be awarded to either team structured Proposals or individual firm Proposals.  

Proposals will be ranked according to their ability to comprehensively meet the Evaluation Criteria listed 

in Section V.C. of this RFP.  

 

Note that per Section IV. D., the Respondent must include in its Proposal submission a site 

planner/architect as part of its team.  The Respondent may elect to include other team members as part 

of its RFP response, but it is not required.  The MCHA reserves the right to accept or reject team 

members and to request replacement of specific members of the Development Partner’s team.  
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C. Proposal Submission Requirements and Format 

 

Tab 1 ____ Letter of Interest  
The submission must contain a Letter of Interest on the Respondent’s letterhead.   The 

letter must list the development team members and identify the primary contact person 

for the team. Please include phone number and email address.  The letter must be signed 

by an authorized principal of the Development Partner’s firm and a statement that the 

proposal will remain valid for not less than 180 calendar days from the submission 

deadline. 

 

 

Tab 2 ____  Team Composition and Description  

(Tab 2 refers to the Developer Partner and all its team members) 

 

2.1  Identify Team Members and Contact Persons 

 Identify all firms included on the development team and their roles.   

 

 For each team member, provide the lead contact person, title, telephone 

email address and firm address of the office from which services will be 

provided.  

 

2.2 Team Profiles 

 Provide profiles of the team members’ principals, supporting associates and 

staff to be primarily assigned to this project.  This information should specify 

their roles, existing time commitments, and previous experience with similar 

development. 

 

 Provide information on the development team’s prior experience working 

together.  

 

2.3  Legal  
 Indicate whether any team member has ever been terminated from a contract 

and, if so, describe the circumstances and outcome.  

 

 Indicate whether any team member has ever been sued by or has sued a 

Housing Authority and, if so, describe the circumstances and outcome.  

 

2.4 Additional Relevance.  Include any other information about the development 

team, its composition and its methods of work which the Respondent feels will 

assist the MCHA’s in its evaluation.  

  



  

MCHA Development Partner RFP            Issued April 2, 2014   V-21 

 

 

Tab 3 ____ Development Team Experience and Capacity  

 

3.1 Collaboration in a Development Partnership with a Housing Authority.  

Evidence experience in development partnerships with housing authorities;  of 

particular interest are lessons learned.  Indicate how disputes were resolved.  

Examples are welcome. 

 

3.2 Project Management 

 Identify the individual who will serve as project manager for the entire 

development team, who will be the MCHA’s primary contact, and who will 

direct and coordinate the development effort through financial closing and 

through construction completion.  If they are different individuals, provide 

the information for both individuals.   

 

 Describe the project manager’s prior experience with projects of similar 

scope and size, with particular emphasis on experience directing a multi-

disciplinary team, facilitating community involvement, working with a 

housing authority partner and delivering the project on time and within 

budget. 

 

3.3 Financial Structuring.  Indicate experience in financial structuring including 

such instruments, as LIHTC (4%, 9%), Tax Exempt Bond Financing, HUD 

Insured Mortgage Products, CDBG, Housing Trust Fund, HVCP, RAD, HUD 

Mixed Finance, Choice Neighborhoods etc.  Also indicate experience with 

funders such as PHFA, HUD and its mixed finance proposal process, Federal 

Home Loan Bank etc.  

 

3.4 Site Planning and Project Design.   Evidence experience in the planning and 

design of communities comparable to those included in this RFP.  Outline 

experience with both new construction and substantial rehabilitation.  Provide 

specific experience with respect to designing for pedestrian friendly 

neighborhoods, planning for universally accessible public spaces, incorporation 

of green building techniques and project LEED certification, use of alternative 

construction techniques such as pre-fabricated construction etc. and  integration 

of vernacular architecture in new construction and substantial rehabilitation.   

 

3.5 Community Participation.  Outline experience with resident, community and 

municipal stakeholders.  Provide examples of approaches that facilitated 

collaboration and support for the development and outline lessons learned from 

experiences that were challenging to development.  

 

3.6 Relocation.  Indicate experience in residential temporary and permanent 

relocation, consistent with the Uniform Relocation Act.   Also indicate 

experiences with rehabilitating occupied structures and creative solutions to 

avoid relocation in the development process.  Of particular interest are lessons 

learned from prior relocation experience.  Please indicate what assistance you 

may expect or require from the MCHA to accomplish relocation program 

activities.   
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3.7 Property Management and Supportive Service Provision.   

 Respondents providing a property manager on its development team at time 

of Proposals submission, should include relevant experience for that provider 

and outline the manager’s expectations for involvement in the development 

process and the operations.     

 

 Outline the Respondent’s experience in creating an effective social service 

plan for families and funding such a plan.  

 

3.8 Prior Development Experience Track Record  

 The Respondent shall document its experience in all affordable and/or mixed 

income development projects in which it has participated.  The information 

should list the location, size, ownership type, type of development (high, mid 

or low-rise, walk-ups, townhouses, etc.), type of occupancy (general, senior 

etc.), type of financing, income targets and development cost.  Include the 

role of the Respondent to the owner/sponsor.  Also list any significant 

contribution that the Respondent has made to the transaction.  A table 

including the above information is acceptable.  

 

 Document any development experience in the following municipalities: 

Upper Dublin Township, Abington Township, and Montgomery County 

Pennsylvania. 

 

3.10 Additional Relevance.  Include any other information which will assist the 

MCHA in assessing the extent to which the Respondent has the professional 

experience, track record and technical competence to successfully perform as 

Development Partner. 

 

 

Tab 4 ____ Technical Response and Approach to NHM and CM.  

 

4.1 Vision for Sites and Neighborhoods.  Respondents must provide a preliminary 

vision for how they would approach the revitalization of NHM and CM.  Specific 

visual plans, site designs, or renderings are not required, but may be submitted 

for illustrative purposes and are appreciated. 

  

The narrative should outline the development team’s critical reaction to both the 

NHM and CM sites, property conditions and needs, and the surrounding 

neighborhood.   The narrative should address how the team will accomplish the 

overall goals and objectives of the project as stated in this RFP.  Specifically, 

identify any challenges that team identifies with the site, neighborhood, 

structures etc. and possible approaches to resolution. 

 

4.2 Proposed Financing Approach.  Present a preliminary financing structure, its 

pros and cons and outline how the Development Partner will pursue financing for 

the project.  Ingenuity, attainability, and feasibility in the formation of the 

financing structure will be considered. 

 

4.3 Proposed Community Participation Approach.  Describe your proposed 

approach to partnering with residents of the developments, neighbors, local 

service agencies, community based organizations, municipalities and elected 
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officials.  Respondents are instructed not to communicate with residents about 

this procurement during the procurement period.  Evidence of any such 

communication by any Respondent may be cause for disqualification from this 

procurement.  

 

4.4 Proposed Implementation Timetable.  Provide a conceptual timeline for 

revitalization of NHM and CM consistent with the Respondent’s vision outlined 

in Tab 4.1.  Specifically note milestones such as applications for financing, 

closing, construction completion and full occupancy.  

 

4.5 Development Partner Expectations of the MCHA.  Indicate the Respondent’s 

expectations of the MCHA. 

 

4.6 Additional Relevance.  Include any other information which will assist the 

MCHA in evaluating the Respondent’s vision and approach to this development 

opportunity.   

 

 

Tab 5 ____ Business Terms  

 

5.1 Terms.  Present the financial and business terms that the Respondent proposes as 

a basis for negotiation with the MCHA.  Note the MCHA’s desired business 

terms included in Section IV.C. 

 

5.2 Financials.  Provide three years of the most recent and concurrent, financial 

statements from each member of the Development Partner’s team who will be 

providing any guarantees in connection with the development and operation of 

the project.  The financial statements must include the most current year for 

which audited or CPA prepared financial statements are available.  The 

statements must include an income statement as well as a balance sheet showing 

assets, liabilities and net worth of the entity.   The statements may be submitted 

in a sealed envelope and the MCHA will treat them as confidential. 

 

 5.3 Conflict of Interest.  Respondents should indicate how they will handle potential 

conflicts of interest in matters involving themselves, partners, investors, other 

consultants/subcontractors/vendors and the MCHA, if selected under this RFP. 

 

 

Tab 6____ References 

 

Provide the name, mailing address and telephone number and email of five (5) references 

with whom the Development Partner has worked and a description of how that 

reference’s development(s) is similar to that included in this RFP.  Please include the 

following reference types:  

   

 Housing Authority  Development Partners on Comparable Developments (Two (2) 

references) 

 

 Community Group or Public Housing Resident group that worked with Development 

Partner on a specific project (One reference) 
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 General Contractor on Comparable Development  (One reference) 

 

 LIHTC Limited Partner Investor (One reference) 

 

For other team members, provide two (2) references for each team member which 

documents the experience of that firm as it applies to similar developments. 

 

The Respondent’s submission shall constitute its  (and its team members’) consent to the 

MCHA contacting listed references to review the Respondent’s past performance, cost 

control, ability to meet schedules etc.  Please ensure that all names and phone numbers 

are current. 

 
 
Tab 7 ____ MBE/WBE/Section 3 Requirements (Appendix F).    

 

7.4 MBE/WBE, Section 3 Approach and Experience.  Present the approach and 

methods your team will utilize to meet the MCHA’s MBE/WBE and Section 3 

goals as stated in Appendix F.   Describe prior experience utilizing MBE/WBE, 

Section 3 residents and local businesses in sufficient detail to reveal the team’s 

track record and allow an assessment of the level and quality of effort. 

 

7.5 MCHA Forms and Certifications.  Complete the Section 3 Certification (see 

Appendix F) 

 

 

Tab 8____ Organizational Documentation, Insurance and Certification Requirements  

 

 Incorporation certification, including the names and addresses of corporate 

ownership. 

 

 MCHA Certifications of Firms Submitting Proposals (Appendix F), with any 

necessary supporting or supplementary documentation. 
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Section VI:  RFP Evaluation and Selection 
 

A. Procedure for Selection  

 

The MCHA’s Evaluation Committee will review Proposals submissions in accordance with the 

Evaluation Criteria listed in Section VI. B.  The MCHA reserves the right to reject any or all RFP 

responses or to waive any informalities or irregularities when, in the opinion of the MCHA, such 

rejections or waivers shall be to its interest or advantage.  

 

At the MCHA’s option, Responders may be asked to participate in an interview process to discuss how 

they will specifically apply their Proposals and experience into a plan for NHM and CM.  

Based upon the Proposals, potential interviews, reference checks, and best and final offers, the MCHA 

Evaluation Committee will identify the highest ranking Respondent and recommend selection to the 

MCHA Board of Directors for award.  

 

While the MCHA reserves the right to conduct negotiations with one or more Respondents, the MCHA 

may make a contract award with or without interviews and with or without negotiations.  The MCHA, at 

its option, may select one, none or more than one firm/team.  

 

Additionally, the MCHA reserves the right to accept or reject team members and to request replacement 

of specific members of the Development Partner’s team.  

 

Prior to awarding this contract, the RFP response may be held by the MCHA for a period not to exceed 

180 calendar days from the submission deadline.  
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B. RFP Evaluation Criteria 

 

The MCHA will use the following criteria in evaluating Proposals.  The total possible score is 100 points. 

 

 

No.  Criteria and Description  Ranking  

Points 

1 Development Partner/Team Experience and Capacity.  

This score addresses the capacity and caliber of the Development Partner, its team and 

the primary staff assigned to this project.  Specifically, it includes, but is not 

necessarily limited to the factors outlined in Section V. C., Tabs 2, 3 and 6.  

 

40 

2 Technical Response.   
This score rewards thoughtful, creative and innovative visions in which the 

Respondent demonstrates the understanding of the critical issues and challenges of this 

development opportunity and proposes resolutions.  Specifically, this score includes, 

but is not necessarily limited to factors outlined in Section V. C., Tab 4. 

 

25 

 

3 Business Terms.   
This score rewards the degree to which the Development Partner’s proposed 

ownership and fee structures provides benefit to the MCHA, its return on investment 

and the long term viability of the development and community.  It also includes the 

financial capacity of the guarantor to provide the requisite guarantees.  Specifically, 

this score includes, but is not necessarily limited to factors outlined in Section V. C., 

Tab 5. 

 

15 

 

4 MBE/WBE and Section 3 Strategy. 

This score rewards the Development Partner’s level and quality of previous experience 

in fulfilling MBE/WBE/Section 3 goals.  It also rewards the strength, commitment and 

attainability of the Development Partner’s strategy for accomplishing the MCHA’s 

MBE/WBE and Section 3 Goals for this project as stated in Appendix F.   In 

accordance with MCHA’s procurement policy, it also awards points to Development 

Team members who are Section 3 businesses. 

  

20 

 

 

C. Special Conditions 

 

Competition Intended.  It is the MCHA’s intent that this RFP promotes competition.  It shall be the 

Respondent’s responsibility to advise the MCHA noted contact (Section I. B.), in writing, if any 

language, requirement, specification, etc., or any combination therefore, inadvertently restricts or limits 

the requirements stated in the RFP to a single source.  The MCHA Contact must receive such notification 

not later than the Inquiry Deadline as indicated in Section I. E. 

 

Best Available Data.  All information contained in this RFP is the best data available to the MCHA at 

the time the RFP was prepared.  The information given in the RFP is not intended as representations 

having binding legal effect.  This information is furnished for the convenience of respondents and MCHA 

assumes no liability for any errors or omissions.  
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Costs Borne by Respondent.  All costs related to the preparation of Proposals and any related activities 

are the responsibility of the respondent.  The MCHA assumes no liability for any costs incurred by the 

respondent throughout the entire selection process.  

 
Staff Assignments.  Any future changes to the proposed staff allocation for this project will be subject to 

the approval of the MCHA.  The MCHA has the right to reject an individual in the firm and/or to request 

a change in staffing on the proposed scope and/or to refuse a change in staffing on the proposed scope, 

before and during the completion of the scope of work. 

 

Non Discrimination.  Attention is called to the fact the Respondent must ensure that employees and 

applicants for employees are not discriminated because of their race color, religion, sex or national 

original.  

 

HUD Approval.  The Respondent is advised that fee, contract award, contract documents, notice of 

award, notice to proceed and payment for services may be subject to HUD approval, and withholding of 

contract approval by HUD shall immediately nullify the contract without liability by either party 

irrespective of whether the contract was executed by any one or both parties. 

  

Section 3.  The contract is subject to the requirements of Section 3 of the Housing and Urban 

Development act of 1968 as amended.  This provides special consideration of qualified Section 3 firms in 

addition to training, employment, and business opportunities, if feasible, for lower-income residents, as 

defined by HUD, of the project area.  All Respondents are to review Special Conditions of the Owner, 

Section 3 Business Concerns, Certification of Section 3 Business Concern, and Equal Employment 

Opportunity/Section 3 Clause under Appendix F.  

 
Communication with Respect to the RFP.  To maintain the integrity of the procurement process, all 

communication regarding this RFP must be presented to the MCHA’s contact as noted in Section I.B.  

Respondents are instructed not to communicate with residents, other MCHA staff and/or Board members  

about this procurement during the procurement period.  Evidence of any such communication by any 

Respondent may be cause for disqualification from this procurement. 
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Appendix A:   Notice 
 

 

 

  



Appendix A:   Notice                 Page 1 of 1 

 
 

NOTICE 
 

The Montgomery County Housing Authority (“MCHA”) is seeking Proposals from experienced, 
affordable housing developers interested in serving as a Development Partner in the MCHA’s effort to 
substantially revitalize a portion of its public housing portfolio.  The selected Development Partner will 
be responsible for design, planning, and financing, predevelopment and final development activities in 
coordination with the MCHA.  
 
The Request for Proposal (“RFP”) is available on or after Wednesday, April 2, 2014.  Contact Kyla 
Weisman Bayer, Director of Development and the MCHA’s sole contact for this RFP, at 610-275-5720. 
Ext. 338 or kyla.bayer@montcoha.org to receive a RFP.  Proposals will be accepted until Friday, May 9, 
2014 at 2:00 PM, EST.   A pre-proposal meeting and site visit will be conducted by MCHA staff on 
Friday, April 11, 2014. 
 
This Contract is subject to the requirements of Section 3 of the Housing and Urban Development Act of 
1968, as amended. The awarded firm must ensure that employees and applicants for employment are not 
discriminated against because of their race, color, religion, sex or national origin. 
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Appendix B:  North Hills Manor - Photographs, Plans, and Title 

Report  
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Evelyn B. Wright Community Park and Ball Field 
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Community Pool 

 

 

North Hills Community Center 
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Appendix C:   Population, Housing and Income Statistics for 

Upper Dublin Township, Abington Township and Montgomery 

County, Pennsylvania 

  



Appendix C:  Selected Household Statistics for Upper Dublin Township, Abington Township and Montgomery County, Pennsylvania

Subject 
Number Percent Number Percent Number Percent

AGE
  Total population 25,569 100.0 55,310 100.0 799,874 (r45418) 100.0
    Median age (years) 43.9 --- 42.8 --- 40.6 ---

RACE
  Total population 25,569 100.0 55,310 100.0 799,874 (r45418) 100.0
    One Race 25,229 98.7 54,160 97.9 784,354 98.1
      White 21,218 83.0 44,083 79.7 649,021 81.1
      Black or African American 1,695 6.6 6,850 12.4 69,351 8.7
      American Indian and Alaska Native 22 0.1 57 0.1 1,174 0.1
      Asian 2,171 8.5 2,686 4.9 51,565 6.4
      Native Hawaiian and Other Pacific Islander 3 0.0 8 0.0 296 0.0
      Some Other Race 120 0.5 476 0.9 12,947 1.6

   Hispanic or Latino (of any race) 463 1.8 1,771 3.2 34,233 4.3

HOUSING OCCUPANCY / TENURE
  Total housing units 9,649 100.0 22,369 100.0 325,735 (r23108) 100.0
    Occupied housing units 9,397 97.4 21,382 95.6 307,750 (r8825) 94.5
    Vacant housing units 252 2.6 987 4.4 17,985 5.5
    Owner-occupied housing units (percent of occupied housing units) 8,156 86.8 16,718 78.2 225,001 73.1
      Average household size of owner-occupied units 2.81 --- 2.72 --- 2.70 ---
    Renter-occupied housing units (percent of occupied housing units) 1,241 13.2 4,664 21.8 82,749 26.9
      Average household size of renter-occupied units 1.93 --- 1.95 --- 2.08 ---

MEDIAN INCOME (dollars) 110,217 --- 76,076 --- 78,984 ---

Notes:
All Data except for Median Income is from 
DP-1: Profile of General Population and Housing Characteristics: 2010, 
2010 Census Summary File 1

Median Household Income 

(r23108):  This count has been revised. Revised Count 325,734

Revision date: 04-27-2012
For more information, see 2010 Census Count Question Resolution.

Upper Dublin Abington Montgomery County 

S1901: Income in the Past 12 Months (in 2012 Inflation-Adjusted Dollars)
2008-2012 American Community Survey 5-Year Estimates

(r45418):  This count has been revised. Revised Count 799,881

(r8825): This count has been revised. Revised Count 307,749
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Title Report 

 
 

CREST MANOR 
 2231 Hamilton Avenue and Prospect Avenue 

Abington Township 
NO. 1512294-I 

 

 

 

 

1/25/2014 
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Background on MCHA Real Estate Portfolio 
 
The MCHA maintains, owns and operates sites as indicated below. All properties have benefited from regular 
capital improvements over the years: 

Residential High Rise Developments 
 
 Golden Age Manor – An occupied 5-story building built in 1971 with 85 units (51-0 bedroom (BR) and 

34-1 BR) located at 400 Walnut Street, Royersford, Pennsylvania, (Royersford Borough) designed for 
income eligible, elderly and disabled. 

 
 Robert P. Smith Towers – An occupied 9-story building built in 1972 with 80 units (48-0 BR and 32-1 

BR) located at 501 East High Street, Pottstown, Pennsylvania, (Borough of Pottstown) designed for 
income eligible, elderly and disabled. 

 
 Marshall Lee Towers – An occupied 9-story building built in 1974 with 80 units (48-0 BR and 32-1 

BR) located at One West Third Avenue, Conshohocken, Pennsylvania, (Borough of Conshohocken) 
designed for income eligible, elderly and disabled. 

 
 Sidney Pollock House – An occupied 9-story building built in 1984 with 102 units (62-0 BR and 40-1 

BR) located at 450 East High Street, Pottstown, Pennsylvania (Borough of Pottstown), designed for 
income eligible, elderly and disabled. 

 
Each high rise has administrative management offices, private and public restrooms, a community room and 
kitchen, laundry facility, maintenance, mechanical and trash areas located on the lower level. 

Residential Townhouse/ Duplex Developments 

 
 Bright Hope (Estates) Community - Occupied general occupancy development built in 1944 with 2-

story row residential dwelling structures, 100 units (19-1 BR, 63-2 BR, 12-3 BR, and 6-4 BR) serving 
income eligible households, located at 467 West King Street, Pottstown, Pennsylvania in the Borough of 
Pottstown. In the early 1990s, the property received extension renovation. 

 
 Bright Hope (Manor) Community – Occupied general occupancy development built in 1953 with 2-

story row residential dwelling structures, 78 units (16-1 BR, 42-2 BR, 14-3 BR, and 6-4 BR) serving 
income eligible households located at 467 West King Street, Pottstown, Pennsylvania in the Borough of 
Pottstown. In the early 1990 the property received extensive renovation including the demolition of 20 
units leaving the remaining 78 to be occupied. 

 
The additional buildings located on the Bright Hope Community site are as follows: Office building 
with administrative management offices, private and public restrooms, community room and kitchen, 
lunch room, and maintenance offices, a laundry facility and pantry, maintenance garages, and storage 
areas. 

 
• North Hills Manor – See RFP for detail.  
 
• Crest Manor – See RFP for detail.  

Main Office   
MCHA Cherry Court – Occupied 2-story office building with basement located at 104 West Main Street, 
Norristown, Pennsylvania.  Substantial rehabilitation was performed in 2003, approximately 9,900 SF per floor. 
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CERTIFICATIONS OF FIRMS SUBMITTING PROPOSALS 
 
I, ______________________________, state that I am _______________________(TITLE) of 

__________________________(COMPANY)and that I am authorized to make this affidavit on behalf of my 
firm, and its owners, directors, and officers.  I am the person responsible in my firm for the contents of the 
Company’s proposal and based upon my personal knowledge, I state that the following representations are true 
and correct: 

 
1. Contingent Fee Representation and Agreement  

a. The bidder/offeror represents and certifies as part of its bid/ offer that, except for full-
time bona fide employees working solely for the bidder/offeror, the bidder/offeror:  

1. [ ] has, [ ] has not employed or retained any person or company to solicit or obtain 
this contract; and  

2. [ ] has, [ ] has not paid or agreed to pay to any person or company employed or 
retained to solicit or obtain this contract any commission, percentage, brokerage, or 
other fee contingent upon or resulting from the award of this contract.  

b. If the answer to either (a)(1) or (a) (2) above is affirmative, the bidder/offeror shall make 
an immediate and full written disclosure to the MCHA Contracting Officer.  

c. Any misrepresentation by the bidder/offeror shall give the MCHA the right to (1) 
terminate the resultant contract; (2) at its discretion, to deduct from contract payments 
the amount of any commission, percentage, brokerage, or other contingent fee; or (3) 
take other remedy pursuant to the contract.  

2. Small, Minority, Women-Owned Business Concern Representation  

The bidder/offeror represents and certifies as part of its bid/ offer that it:  

a. [ ] is, [ ] is not a small business concern. "Small business concern," as used in this 
provision, means a concern, including its affiliates, that is independently owned and 
operated, not dominant in the field of operation in which it is bidding, and qualified as a 
small business under the criteria and size standards in 13 CFR 121.  

b. [ ] is, [ ] is not a women-owned small business concern. "Women-owned," as used in this 
provision, means a small business that is at least 51 percent owned by a woman or 
women who are U.S. citizens and who also control and operate the business.  

c. [ ] is, [ ] is not a minority enterprise which, pursuant to Executive Order 11625, is 
defined as a business which is at least 51 percent owned by one or more minority group 
members or, in the case of a publicly owned business, at least 51 percent of its voting 
stock is owned by one or more minority group members, and whose management and 
daily operations are controlled by one or more such individuals.  

For the purpose of this definition, minority group members are: (Check the block 
applicable to you)  

[ ] Hispanic Americans [ ] Native Americans [ ] Asian Indian Americans  
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[ ] Hasidic Jewish Americans [ ]Black Americans [ ]Asian Pacific Americans 

3.  Certificate of Independent Price Determination  

a. The bidder/offeror certifies that-  

1. The prices in this bid/offer have been arrived at independently, without, for the 
purpose of restricting competition, any consultation, communication, or agreement 
with any other bidder/offeror or competitor relating to (i) those prices, (ii) the 
intention to submit a bid/offer, or (iii) the methods or factors used to calculate the 
prices offered;  

2. The prices in this bid/offer have not been and will not be knowingly disclosed by the 
bidder/offeror, directly or indirectly, to any other bidder/offeror or competitor before 
bid opening (in the case of a sealed bid solicitation) or contract award (in the case of 
a negotiated solicitation) unless otherwise required by law; and  

3. No attempt has been made or will be made by the bidder/ offeror to induce any other 
concern to submit or not to submit a bid/offer for the purpose of restricting 
competition.  

b. Each signature on the bid/offer is considered to be a certification by the signatory that 
the signatory:  

1. Is the person in the bidder/offeror's organization responsible for determining the 
prices being offered in this bid or proposal, and that the signatory has not 
participated and will not participate in any action contrary to subparagraphs (a)(1) 
through (a)(3) above; or  

2. (i) Has been authorized, in writing, to act as agent for the following principals in 
certifying that those principals have not participated, and will not participate in any 
action contrary to subparagraphs (a)(1) through (a)(3) above (insert full name of 
person(s) in the bidder/offeror's organization responsible for determining the prices 
offered in this bid or proposal, and the title of his or her position in the 
bidder/offeror's organization),  

(ii) As an authorized agent, does certify that the principals named in subdivision 
(b)(2)(i) above have not participated, and will not participate, in any action contrary 
to subparagraphs (a)(l) through (a)(3) above; and  

(iii) As an agent, has not personally participated, and will not participate in any 
action contrary to subparagraphs (a)(1) through (a)(3) above.  

c. If the bidder/offeror deletes or modifies subparagraph (a)2 above, the bidder/offeror must 
furnish with its bid/offer a signed statement setting forth in detail the circumstances of 
the disclosure.  

4. Organizational Conflicts of Interest Certification  

a. The Contractor warrants that to the best of its knowledge and belief and except as 
otherwise disclosed, it does not have any organizational conflict of interest which is 
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defined as a situation in which the nature of work under a proposed contract and a 
prospective contractor's organizational, financial, contractual or other interest are such 
that:  

1. Award of the contract may result in an unfair competitive advantage;  

2. The Contractor's objectivity in performing the contract work may be impaired; or  

3. That the Contractor has disclosed all relevant information and requested the HA to 
make a determination with respect to this Contract.  

b. The Contractor agrees that if after award he or she discovers an organizational conflict of 
interest with respect to this contract, he or she shall make an immediate and full 
disclosure in writing to the MCHA which shall include a description of the action which 
the Contractor has taken or intends to eliminate or neutralize the conflict. The MCHA 
may, however, terminate the Contract for the convenience of MCHA if it would be in the 
best interest of MCHA.  

c. In the event the Contractor was aware of an organizational conflict of interest before the 
award of this Contract and intentionally did not disclose the conflict to the MCHA, the 
MCHA may terminate the Contract for default.  

d. The Contractor shall require a disclosure or representation from subcontractors and 
consultants who may be in a position to influence the advice or assistance rendered to the 
MCHA and shall include any necessary provisions to eliminate or neutralize conflicts of 
interest in consultant agreements or subcontracts involving performance or work under 
this Contract.  

5. Conflict of Interest  

In the absence of any actual or apparent conflict, the offeror, by submission of a proposal, 
hereby warrants that to the best of its knowledge and belief, no actual or apparent conflict of 
interest exists with regard to my possible performance of this procurement, as described in 
the clause in this solicitation titled "Organizational Conflict of Interest."  

6. Debarment 

Neither the company, nor the president/owner of the company, nor any member of the 
company is now or has ever been placed on any, state, or federal debarment list as a result of 
work performed on county, state, or federal projects.  

If this representation is not correct, then this statement must be stricken from the submitted 
form and a statement explaining the circumstances surrounding the debarment and the current 
status of the debarment must be attached to the proposal. 

7. Non Compliance/ Default 

Neither the company, nor the president/owner of the company, nor any member of the 
company has ever had an incident of non-compliance or default in any public housing, mixed 
finance or HOPE VI transaction by the Respondent, its affiliates or assigns. State whether HUD has 
debarred any individual or the firm.   
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If this representation is not correct, then this statement must be stricken from the submitted 
form and a statement explaining the circumstances surrounding the non-compliance or default 
and the current status of the non-compliance or default must be attached to the proposal. 

8. Pending Legal Actions 

There are no pending any legal actions (arbitration, mediation or other alternative dispute resolution) 
or litigation matters against the firm or person(s) to be assigned to this account, nor have there been 
any such legal actions or litigation matters against the firm or person(s) to be assigned to this account 
with the last three (3) years.  

If this representation is not correct, then this statement must be stricken from the submitted 
form and a statement explaining the circumstances surrounding the legal action and the status 
of the legal action must be attached to the proposal. 

 
9. Civil Rights  

The Company hereby certifies that it operates in full compliance with all applicable civil rights and 
nondiscrimination statutes, executive orders, rules and regulations. 

 
I state that _______________________________ (COMPANY) understands and acknowledges that the 
above representations are material and important, and will be relied on the Montgomery County Housing 
Authority in awarding the contract(s) for which this Proposal and Certification are submitted.  I 
understand and my firm understands that any misstatement in this affidavit is and shall be treated as 
fraudulent concealment from the Montgomery County Housing Authority of the true facts relating to the 
submission of bids for this contract. 

 
________________________________ 
(Signature) 
_______________________________ 
(Name Typed) 
________________________________ 
(Title)  
________________________________ 
(Date) 

 
 
 
 
SWORN TO AND SUBSCRIBED BEFORE ME 
 
THIS ___________DAY OF ___________, 20____ 
 
BY:_______________________________________ 
 
TITLE:_____________________________________ 
 
MY COMMISSION EXPIRES__________, 20____ 
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MINORITY, WOMEN AND SECTION 3 PARTICIPATION GOALS 
 

Consistent with the MCHA’s Procurement Policy and with Presidential Executive Orders 11625, 12138 and 12432 and 
Section 3 of the HUD Act of 1968, the MCHA aspires to ensure that Minority Business Enterprises (“MBEs”) and 
Women-owned Business Enterprises (“WBEs”) and Section 3 Businesses are provided maximum opportunity to 
participate in the MCHA’s procurement process.  
 
As such, the MCHA has established goals for MBE/WBE and Section 3 participation in the procurement of a 
Development Partner (RFP issued Month, Day, 2014), its team and any procurement (by Development Partner and/or the 
MCHA), resulting from the engagement of the Development Partner for the stated project(s).  Participation goals are the 
following:  
 
 

MBE/WBE and Section 3 Goals  
MBE 10%  of the total contracted dollar amount (building trades contracts, non-building 

trades contracts and professional contracts) 

WBE 6%  of the total contracted dollar amount (building trades contracts, non-building 
trades contracts and professional contracts) 

Section 3 10% of the total contracted dollar amount of contracts  
 
Should any financing be achieved for this project(s) that requires more stringent goals or minimum participation 
requirements, those requirements must be upheld as well.  
 
The MCHA requires that the Development Partner exerts best efforts to meet these goals through the creation an 
attainable MBE/WBE outreach and engagement strategy, the implementation of which documents, at minimum, certain 
levels of solicitation to MBE/WBE firms.  Quarterly MBE/WBE/Section 3 status reports will be required documenting the 
extent of the solicitation efforts and the success in meeting the goals outlined above.  

 
For these purposes,  
 

 A minority-owned business is defined as a business which is at least 51% owned by one or more minority 
group members; or, in the case of a publicly-owned business, one in which at least 51% of its voting stock is 
owned by one or more minority group members, and whose management and daily business operations are 
controlled by one or more such individuals.  Minority group members include, but are not limited to Black 
Americans, Hispanic Americans, Native Americans, Asian Pacific Americans, Asian Indian Americans, and 
Hasidic Jewish Americans. 

 A women’s business enterprise is defined as a business that is at least 51% owned by a woman or women 
who are U.S. citizens and who control and operate the business. 

 A “Section 3 business concern” is as defined under 24 CFR Part 135 and attached. 
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SECTION 3 BUSINESS CONCERNS 

 
This contract is subject to the requirements of Section 3 of the Housing and Urban Development Act of 1968, as amended.  
This provides special consideration for qualified Section 3 Business Concerns, in addition to training, employment, and 
business opportunities, if feasible, for lower-income residents, as defined by HUD, of the Section 3 covered area as 
explained in the Equal Opportunity for Business and Lower Income Persons clause found in the General Conditions of  
the Contract for Construction. 
 
(a) Definitions.  As used in this provision: 
  
“Section 3 Covered Area” is the Metropolitan Statistical Area where the work will be performed. For  purposes of this 
contract the Section 3 covered area will be the Philadelphia Metropolitan Statistical Area which includes Montgomery, 
Chester, Bucks, Philadelphia and Delaware counties.  
 
“Section 3 Resident” is a public housing resident, or an individual who resides in the Philadelphia Metropolitan 
Statistical Area who is considered to be a low or very low income person.  For an individual to be considered a low or 
very low income person their total family income must fall below the limits shown on the following income chart. 
  
 

FAMILY 
SIZE 

 
1 

 
2 

 
3 

 
4 

 
5 

 
6 

 
7 

 
8 

 
LOW 

(FY 2014) 

 
$44,150 

 
$50,450 

 
$56,750 

 
$63,050 

 
$68,100 

 
$73,150 

 
$78,200 

 
$83,250 

 
“Section 3 Business Concern” is any business owned 51% or more by Section 3 Residents; or a business whose 
permanent/temporary/seasonal, full-time employees include persons, at least 30% of whom are currently Section 3 
Residents, or a business who can provide evidence of a commitment to subcontract in excess of 25% of the dollar award 
of all subcontracts to be awarded to business concerns that meet the qualifications set forth in this paragraph. 
 
(b) Order Of Providing Preference 
 
If your business qualifies as a Section 3 Business Concern,  you are to certify to what preference category your business 
falls under: 
 
Category 1 Business concerns are businesses who are owned 51% or more by Section 3 Residents who reside in the 
Montgomery County Housing Authority (MCHA) public housing development where the work is being performed; or 
whose permanent/temporary/seasonal, full-time employees include persons, at least 30% of whom are Section 3 Residents 
who reside in the Montgomery County Housing Authority (MCHA) public housing development where the work is 
located;  or who can provide evidence of a commitment to subcontract in excess of 25% of the dollar award of all 
subcontracts to be awarded to business concerns who fall under this category. 
 
Category 2 Business concerns are businesses who are owned 51% or more by Section 3 Residents who reside in other 
public housing developments managed by the MCHA; or whose permanent/temporary/seasonal, full-time employees 
include persons, at least 30% of whom are Section 3 Residents who reside in other public housing developments managed 
by the MCHA; or a business who can provide evidence of a commitment to subcontract in excess of 25% of the dollar 
award of all subcontracts to be awarded to business concerns who fall under this category. 
 
Category 3 Business concerns are businesses who utilize participants from a HUD Youthbuild Program; or a business 
who can provide evidence of a commitment to subcontract in excess of 25% of the dollar award of all subcontracts to be 
awarded to business concerns who fall under this category. 
 
Category 4A Business concerns are businesses who are owned 51% by Section 3 Residents who reside in Montgomery 
County and fall under the low income limit provided; or whose permanent/temporary/seasonal, full-time employees 
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include persons, at least 30% of whom are Section 3 Residents who reside in Montgomery County and fall under the low 
income limit provided; or who subcontract in excess of 25% of the dollar award of all subcontracts to be awarded to 
business concerns who fall under this category. 
 
Category 4B Business concerns are businesses who are owned 51% by Section 3 Residents who reside in the remaining 
counties of the Philadelphia Metropolitan Statistical Area (Bucks, Chester, Philadelphia and Delaware counties) and fall 
under the low income limit provided; or whose permanent/temporary/seasonal, full-time employees include persons, at 
least 30% of whom are Section 3 Residents who reside in the remaining counties of the Philadelphia Metropolitan 
Statistical Area (Bucks, Chester, Philadelphia and Delaware counties) and fall under the low income limit provided; or 
who subcontract in excess of 25% of the dollar award of all subcontracts to be awarded to business concerns who fall 
under this category. 
 
 (c) Eligibility For Contracting Preference  
 
A Section 3 Business Concern Certification form is included in this request and must be signed and notarized to take 
advantage of the contracting preference.  At any time, the Business concern may be requested to submit evidence to 
support its certification. 
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____  CHECK HERE IF NOT SECTION 3 QUALIFIED AND INCLUDE  WITH YOUR PROPOSAL 
 
 
 
 CERTIFICATION OF SECTION 3 BUSINESS CONCERN 
 
COMMONWEALTH OF _______________________) 
                                                      )  SS: 
COUNTY OF  ________________________________) 
 
 
Before me, the undersigned notary public, this day personally appeared __________________________, to me known,  

    (NAME) 
  
being duly sworn according to law, deposes and says that he/she is _______________________________________  

                             (PRESIDENT, OWNER, ETC.) 
  
of said ______________________________; whose business address is __________________________________.  
                 (NAME OF COMPANY)                                                                             (BUSINESS ADDRESS) 
 
_____________________________________  acknowledges after having familiarized himself/herself with the true 
                        (NAME) 
 
and correct definitions of Section 3 Resident and Section 3 Business Concern, which were provided by the Montgomery County 

Housing Authority, found in the Special Conditions of the Owner, Section 3 Business Concerns, as found in the Federal Regulations at 

Part 135 Economic Opportunities for Low and Very Low Income Persons; hereby certifies that: 

(CHECK ALL THAT APPLY) 
 
___ (a.) his/her company is owned 51% or more by Section 3 Residents of the Philadelphia Metropolitan                 
Statistical Area. (CIRCLE WHICH APPLIES) Category  1  2  3  4A  4B  
 
               (b.) his/her permanent, full time employees include persons, at least 30 percent of whom are currently Section 3 

Residents of the Philadelphia Metropolitan Statistical Area, or within three years of the date of first employment 
with the business concern were Section 3 Residents of the Philadelphia Metropolitan Statistical Area. (CIRCLE 
WHICH APPLIES) Category  1  2  3  4A  4B 

 
___ (c.) he/she can provide evidence of a commitment to subcontract in excess of 25 percent of the dollar   
 award of all subcontracts to be awarded to business concerns that meet the qualifications set forth  
  in paragraph (a.) or (b.).  (CIRCLE WHICH APPLIES)  Category  1  2  3  4A  4B 
 
He/She is also aware that the aforementioned certification must be supported with proof of such to the Montgomery County Housing 
Authority when requested. 
 
       _________________________________________ 
         Signature 
 
Sworn to and before me this ______  day of _____________________, 200____. 
 
 
       _________________________________________ 

                                                                                 Notary Public 
 
 
 
WARNING: Title 18, Section 1001 of the United States Code states that a person is guilty of a felony for knowingly and willingly making 
false or fraudulent statements to any Departments or Agencies of the United States. 
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EQUAL EMPLOYMENT OPPORTUNITY/SECTION 3 CLAUSE  
 
 

FOR ALL WORK PERFORMED UNDER CONTRACT WITH THE MONTGOMERY COUNTY HOUSING AUTHORITY, IN 
ORDER TO INSURE EQUAL EMPLOYMENT OPPORTUNITY AND EQUAL OPPORTUNITY FOR BUSINESSES AND 
LOWER INCOME PERSONS ALL CONTRACTORS AND SUBCONTRACTORS AGREE AS FOLLOWS: 
 
The Contractor/Subcontractor/Offeror shall not discriminate against any employee or applicant for employment because of race, color, 
religion, sex, national origin, or handicap. 
 
The Contractor/Subcontractor/Offeror shall take affirmative action to ensure that applicants are employed, and that employees are 
treated during employment without regard to their race, color, religion, sex, national origin, or handicap.  Such action shall include, 
but not be limited to, (1) employment, (2) upgrading, (3) demotion, (4) transfer, (5) recruitment or recruitment advertising, (6) layoff 
or termination, (7) rates of pay or other forms of compensation, and (8) selection for training, including apprenticeship. 
 
The Contractor/Subcontractor/Offeror shall, in all solicitations or advertisements for employees placed by or on behalf of the 
Contractor/Subcontractor/Offeror, state that all qualified applicants will receive consideration for employment without regard to race, 
color, religion, sex, national origin, or handicap. 
 
The Contractor/Subcontractor/Offeror shall to the greatest extent feasible, furnish opportunities for training and employment to lower 
income residents of the Montgomery County Housing Authority and to other low income residents of the project area; and that 
contracts for work in connection with the project be awarded to business concerns which are owned in substantial part by lower 
income residents of the project area,  to business concerns who employ (at least 30%) lower income residents of the project area, or to 
business concerns who subcontract at least 25% with other businesses that are considered Section 3 qualified.  
 
The Contractor/Subcontractor/Offeror shall send, to each labor union or representative of workers with which it has a collective 
bargaining agreement or other contract or understanding, this plan advising the labor union or workers’ representative of its 
commitments under these Equal Employment Opportunity and Section 3 clauses, and post copies of this notice in conspicuous places 
available to employees and applicants for employment.  
 
The Contractor/Subcontractor/Offeror shall comply with Executive Order 11246, as amended, and the rules, regulations, and orders of 
the Secretary of Labor; and with the provisions of said Section 3 and the regulations issued pursuant thereto by the Secretary of 
Housing and Urban Development set forth in 24 CFR part 135 and all applicable rules and orders of the Department issued thereunder.  
All parties to this contract certify and agree that they are under no contractual or other disability which would prevent them from 
complying with these requirements.  All information and reports required shall be furnished by the Contractor/Subcontractor/Offeror 
and they shall permit access to its books, records, and accounts by the Secretaries and their representatives for purposes of 
investigation to ascertain compliance with such rules, regulations, and orders. 
 
In the event of a determination that the Contractor/Subcontractor/Offeror is not in compliance with these clauses, or any rule, 
regulation, or order, their contract with the Montgomery County Housing Authority may be canceled, terminated, or suspended in 
whole or in part, and the Contractor/Subcontractor/Offeror may be declared ineligible for further Government or Federally assisted 
contracts.  
 
The Contractor/ Subcontractor/Offerer shall include the terms and conditions of these clauses in every subcontract or purchase order, 
so that these terms and conditions will be binding upon each subcontractor or vendor.  The Contractor/Subcontractor/Offeror shall 
take such action with respect to any subcontract or purchase order as the Secretary of Housing and Urban Development or the 
Secretary of Labor may direct as a means of enforcing such provisions, including sanctions for noncompliance; provided that if the 
Contractor/Subcontractor becomes involved in, or is threatened with, litigation with a subcontractor or vendor as a result of such 
direction, the Contractor/Subcontractor/Offeror may request the United States to enter into the litigation to protect the interests of the 
United States.  
 
The Contractor/Subcontractor/Offeror will not subcontract with any subcontractor where it has notice or knowledge that the latter has 
been found in violation of regulations issued by the Secretary of Labor and the Secretary of Housing and Urban Development. 
 



 

 
 

 

 

 

Development Partner Request for Proposals  

Addendum Number 1 
Issued April 29, 2014 

 

 

 

Development Partner Request for Proposals Addendum #1 (14 Pages with 2 Attachments) 

 

Attachment A:  Resolution No. 14-2153 of the Upper Dublin Board of Commissioners – 

Regarding Land Transfer (2 pages) 

 

Attachment B:   Pre-Proposal Meeting Sign-In Sheets (3 pages) 

 

 

 

This addendum shall be incorporated in and become part of the Request for Proposal documents.  

Please include a copy of the signed Addendum Cover Sheet in the proposal or the proposal may be 

found nonresponsive. 

 

 

Name of Firm:  ______________________________________________________________ 

 

 

Signature:   ______________________________________________________________ 

 

 

Date: ______________________________________________________________ 
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TO:   Prospective Responders   

RFP:    Development Partner Request for Proposals 

 

DATE OF ISSUE:  RFP Issuance - April 2, 2014 

   Addendum #1 Issuance – April 29, 2014 

 

ISSUED BY:   Montgomery County Housing Authority (“MCHA”) 

 

 

 

1. Pre-Proposal Meeting.  Per the RFP, a pre-proposal meeting was held on Friday, April 11, 2014.  

Representatives from the MCHA, including the MCHA’s Executive Director, Director of 

Development, Facilities Manager, and Development Manager were present.  The following 

Addendum represents information reviewed during that meeting, additional points of interest, as well 

a summary of inquiries and responses.  

 

 

2. Overview of Scope.  

 

North Hills Manor.  A review of Section III. A. of the RFP was provided including unit count, 

occupancy rate and MCHA’s goals for North Hills Manor.  The importance of decreasing the burden 

of relocation on residents and on the Development Partner was underscored.   

 

The land transfer plan outlined in Section III of the RFP was presented.  The MCHA emphasized that 

the current concept includes five (5) parcels of land to consider when planning for North Hills Manor 

replacement units as well as community amenities.  It illustrated those parcels on an image which 

was duplicated from page III-10 of the RFP.  

 

Upper Dublin Township’s significant commitment to this plan was also outlined and its Resolution 

Number 14-2153 regarding the development of North Hills was referenced.  The resolution is 

included in this Addendum as Attachment A.    

 

A tour of North Hills Manor and community amenities including a one bedroom, a two bedroom and 

a four bedroom unit was conducted.  

 

Crest Manor.  A review of Section III. B. of the RFP was provided including unit count, occupancy 

rate and MCHA’s goals for Crest Manor.  The importance of creating a plan which allows for 

rehabilitation during occupancy was underscored.  A tour of Crest Manor units and community 

amenities took place including a one bedroom, a three bedroom and an accessible five bedroom unit.  

 

 

ADDENDUM #1 
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3. Unit Condition and Capital Needs.  The units toured at both North Hills Manor and Crest Manor 

were selected due to the ease of visitation.  Given the number of visitors passing through the unit, 

MCHA needed to show units which could accommodate those tours.  The condition of these units is 

not necessarily representative of the condition of all of the units at each property.   

 

The MCHA contracted with an independent firm to conduct a capital needs assessment which was 

completed in 2011.  Based upon a) the results of that study, b) work that has been performed and c) 

needs that have arisen since date of completion, the MCHA estimates the following capital need for 

each property.  

 

 Per Unit Estimated Need 

Property  Immediate  

(Years 1 to 3) 

Years 1 to 10 Years 1 to 20 

North Hills Manor  $50,000 $61,000 $80,000 

Crest Manor $27,000 $53,000 $80,000 

 

Much of this cost is due to systemic needs.  In addition, as stated in the RFP, North Hills Manor has 

no accessible units and the accessibility features of Crest Manor are likely not consistent with current 

guidelines, standards and regulations.  

 

Considering these capital needs, as well as the social dynamic which is different for each site, the 

MCHA expects that the Respondent would likely propose to demolish North Hills Manor and 

substantially rehabilitate Crest Manor.  Should the Respondent have a different plan, it should clearly 

state the plan and justify it in its response to the RFP. 

 

Additionally, the MCHA expects that the Development Partner and its team of qualified 

professionals will make its own and independent determination of capital needs, once engaged.  The 

numbers noted above are intended to provide the Respondent with an outline for scope, however, 

should not be specifically relied upon moving forward.  

 

 

4. Community Context and Involvement.  

 

Context.  MCHA presented community context in that both Crest Manor and North Hills Manor are 

located in solid, mixed income, home ownership neighborhoods, with accessible public 

transportation and within excellent school districts.  It emphasized that this is not a typical urban, 

public housing revitalization which is often transformed into a mixed income community.  Here the 

mixed income community exists and the goal is that the affordable units be better physically 

integrated into it.   

 

Community Involvement.  Community meetings were held on March 18, 2014 with the North Hills 

Community and on March 31, 2014 with the Crest Manor Community.  Montgomery County 

Commissioner Chairman Josh Shapiro led both meetings.  Also, presenting in their respective 

townships, were President Ira Tackel of Upper Dublin Township Board of Commissioners and 

President Wayne Luker of Abington Township Board of Commissioners.  Feedback has been 

generally positive.   

 

Representations were made at each community meeting that a Development Partner would likely be 

selected in June 2014 and that the development team would subsequently solicit community input 

throughout the remainder of the year.   As such, and as described in the RFP, the community must be 
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involved in the planning for the new development and amenities in North Hills and the improvements 

at Crest Manor.   

 

 

5. Development Partner’s and MCHA’s Role.  The MCHA called attention to Section IV of the RFP 

which outlines the roles, responsibilities of each party and the desired business terms of the MCHA.  

Generally speaking, the MCHA stated that it is looking for a Development Partner who is willing to 

work in a collaborative partnership with the MCHA, but affirmed that the MCHA will expect the 

Development Partner to lead in what it does best.  It explained that the MCHA believes the benefit of 

doing development at this time in the LIHTC’s history, is that developers know how to do it 

successfully.   The MCHA expects the resulting units to function efficiently, meet or exceed all 

required accessibility guidelines and standards, be pedestrian friendly,  LEED certified and meet a 

high design standard, as per the RFP. 

 

MCHA’s Development Team.  The MCHA explained that, as an organization, it is new to 

development, but its Executive Staff and several of its board members are quite experienced both in 

the industry of affordable housing development and in the community in which its properties are 

located.  As outlined in the RFP in Section IV. D., the MCHA’s Development team consists of its 

Executive Director and its Development Director with a combined 38 years of experience in 

development.  The MCHA’s development advisors and legal counsel, TAG, Inc, Klein Hornig LLP 

and Wisler Pearlstine, LLP, likewise have extensive experience in affordable housing development 

generally and public housing mixed finance development in particular.    

 

 

6. Right to Return and One to One Replacement.  The MCHA committed to its current residents at 

the community meetings that they will have the right to the new homes in North Hills and to remain 

at Crest Manor after renovation, if they meet the following conditions as of a to-be-determined future 

date: 

 

 Income Eligible under the financing guidelines of the new program (i.e. 60% AMI) 

 

 Resident in Good Standing at that time.   

 

The MCHA has committed to the residents that at least the same number of units will be replaced at 

North Hills Manor and that the number of units will not decrease at Crest Manor; however, it stated 

that the number of unit types may vary from existing. 

 

 

7. Current North Hills Manor and Crest Manor Resident Composition.  In general, the resident 

population is comprised of female headed households, many of whom have family living at North 

Hills Manor and/or Crest Manor and several who have grown up in either property.  The majority are 

between age of 30 and 59, with 20 to 28% between the ages of 59 and 86.  Currently, only one 

household at each property would not be income eligible under current tax credit income eligibility 

guidelines.   
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8. Availability of Project Based Vouchers and RAD Vouchers.  

 

RAD.  As the RFP states, in December 2013, the MCHA submitted a portfolio wide Rental 

Assistance Demonstration (RAD) application to HUD to increase options for financing structures.   

The MCHA is currently on HUD’s wait list with no reasonable expectation of a pending award. 

Accordingly, the MCHA recommends that the developers not rely upon RAD financing in their 

response to this RFP, but be sufficiently flexible should it be achieved at a future date.  

 

Project Based Vouchers.  As stated in the RFP, the MCHA hopes to make available project-based 

rental assistance for up to 100% of units at North Hills Manor and Crest Manor, subject to HUD 

approval and funding availability.  The HAP contract will pay the difference between the Housing 

Choice Voucher Program (“HCVP”)/Section 8 payment standard (currently 110% of FMRs), subject 

to a rent reasonableness test and HUD approval, and the amounts paid by tenants, which are limited 

to 30% of their household incomes.  The MCHA explained that the rent reasonableness test will 

dictate whether it can provide rents at the 110% payment standard.  The HAP contract is expected to 

have a fifteen-year initial term with annual renewals subject to approval by the MCHA.  
 

 

9. Highlights of the Evaluation and Administrative Components of the RFP.  

 

Helpful Insights Regarding Evaluation.  Please refer to Sections V.C. and VI for specific 

information on what the MCHA is considering when reviewing proposals.  

 

Of particular note is that, throughout Section V.C., the MCHA requests examples of the 

Respondents’ lessons learned from both successful and challenging situations as they may apply to 

North Hills Manor and Crest Manor.  In these instances, the MCHA is seeking concrete examples of 

experience, rather than a broad brush approach.   

 

Additionally, the MCHA underscored the need to identify challenges that the Respondent believes 

may occur at North Hills Manor and Crest Manor (for example site, neighborhood, structures etc.) 

and possible resolutions to those challenges.  The MCHA is seeking specificity, and not a “cookie 

cutter” approach to this RFP and/or the properties.  

 

With respect to references, the Respondent may provide more references than requested, but should 

provide at least the number and type requested.  If it is not possible to meet the number of references 

and types requested then so state, so that the MCHA understands it is an intentional omission.  

 

Team Structured Proposals.  As per the RFP Section IV. D., the MCHA requires that the 

Development Partner include in its response a site planner/architect as part of its team.  The 

Respondent may include other partners as well as part of it team, or may opt to select them after the 

fact, however, the architect/planner must be included in its initial response.  Ensure that no member 

of the team is on HUD’s debarred list, is suspended or is otherwise prohibited from professional 

practice by any federal state or local agency.   

 

Additionally, the MCHA pays close attention to the skills and experience of the individuals that are 

assigned to this work and, should interviews take place, those individuals will be required to attend 

the interview, in addition to the firms’ principals.  Note that the MCHA will require the architect 

and/or planner to be present at the interviews as well. 
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Timeline.  As stated in the RFP, the MCHA aims to have the developments proceed as expeditiously 

as possible, but not at the expense of sound development practices, outstanding design and effective 

community outreach.   

 

Once selected, it is expected that the successful Respondent will make a good faith effort to quickly 

enter into a development agreement with the MCHA.  A Memorandum of Agreement or other such 

agreement will be negotiated, as needed, to enable the Development Partner to complete all necessary 

pre-development activities.  If a timely agreement cannot be reached, the MCHA reserves the right to 

move on to negotiations with the next highest scored Respondent.  Respondents should be able to 

commence immediately.   

 

The MCHA will assume unless otherwise noted in the Respondent’s proposal as unrealistic, that the 

Development Partner will submit a 4% LIHTC application to PHFA by January 2015 for PHFA 

Board Review in the first quarter of 2015 and that lease up will occur by the end of 2016. 

 

Please note that while the MCHA anticipates that a 4% LIHTC structure will be the one most likely 

used by Respondents for these sites, it is not mandating such use.  The Developer Partner is free to 

present its own proposed structure and corresponding timeline. 

 

 General Administrative Items For Review  

 

 RFP Documents Availability.  The RFP is available for download from the following site 

ftp://access.montcoha.org 

 

 Review of Deadlines  

RFP Questions and Inquiries Deadline   Wednesday, April 23, 2014, 2:00 PM  

Addendum Issued     Tuesday, April 29, 2014  

RFP Submission Deadline   Friday, May 9, 2014, 2:00 PM 

Notify Firms for Possible Interviews  Thursday, May, 22, 2014  

Conduct Interviews    Wednesday - Friday, May 28-30, 2014   

Recommendation to MCHA Board   Thursday, June 12, 2014 

 

 Questions and Inquiries.  Per Section I.E. of the RFP, all questions or inquiries are due in writing 

to Kyla Bayer by Wednesday April 23, 2104 at 2:00 PM.   The MCHA plans to issue an 

addendum by the close of business on April 29, 2014. 

 

Should additional addenda be required, those will be issued on the MCHA’s ftp (see above) site 

no later than three (3) days prior to the submission deadline.  Responders are requested to check 

the website regularly for updates.   

 

All those who have requested to be on the distribution list, requested a RFP and/or who attended 

the pre-proposal meeting will be sent notices of Addenda posting.  Please ensure that your 

submission includes the acknowledgement form for each addendum.  

 

 Section 3/MBE/WBE.  Goals specific to this procurement are in Appendix F of the RFP.  Note 

that should financing be included in the project that requires more stringent goals, those goals 

will be adopted by the MCHA.   It is the intention of the MCHA, per the RFP, that the 

Development Partner will be responsible for implementing the strategy and the MCHA will be 

responsible for monitoring the plan and efforts. 

 

ftp://access.montcoha.org/
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 Communication with Respect to the RFP.  To maintain the integrity of the procurement process, 

all communication regarding this RFP must be presented to the MCHA’s contact as noted in 

Section I.B.  Respondents are instructed not to communicate with residents, other MCHA staff 

and/or Board members about this procurement during the procurement period.  Evidence of any 

such communication by any Respondent may be cause for disqualification from this 

procurement. 

 

 

INQUIRIES AND RESPONSES 
 

 

 

 

1. Question.  Does the scope of the RFP include the reconstruction of the recreation fields, 

community center and other amenities which would be eliminated by the new construction rental 

units at North Hills?  Is the developer expected to bear the cost of the design and construction of 

those amenities? 

 

Response.  The scope of the RFP and the concept of this transformational effort includes the 

reconstruction of community amenities eliminated by the new construction of rental units at 

North Hills.  The location and design of those community amenities will be determined in concert 

with the community and the municipality.  However, the MCHA recognizes that the scale of the 

amenities to be replaced may require funding not currently contemplated.  Responders are 

encouraged to propose creative funding mechanisms to achieve the concept as outlined.  The 

amenities may not be exactly the same as the existing amenities and the community has been 

notified as such.  

 

 

2. Question. The North Hills sites currently have 2 Community/Admin buildings (one owned by 

MCHA, one owned by the Township). Do both of these Community/Admin buildings need to be 

replaced, or can 1 new Community/Admin building be constructed for both MCHA and the 

Township? 

 

Response.  It is anticipated that this will be determined through a planning process; however, 

the MCHA would expect some form of community room or building to be available to its 

residents at North Hills Manor.  Whether it is located in a structure that is part of the 

partnership or outside the partnership is to be determined, consistent with PHFA guidelines for 

LIHTC projects.   Additionally, whether the township community center is replaced is subject to 

the determination of the community, the developer, the MCHA and the township.  Responders are 

encouraged to propose a plan for creation of community space that will meet resident and 

community needs in the most effective and cost-effective manner.  Please see MCHA’s answer to 

Question Number 1 for a response specific to other community amenities. 
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3. Question. What is the expectation of the MCHA for the developer to reconstruct the pool, ball 

field, community room if the developer should demolish these facilities in his redevelopment 

efforts? 

 

Response.  Please see MCHA’s answer to Question Numbers 1 and 2. 

 

 

4. Question.  What is the Township’s expectation for the replacement of the recreation sites (pool, 

Community Park, basketball courts, picnic area, playground and playing fields) that are currently 

on the Township land?  If there is an expectation for them to be replaced, is there a priority of 

which recreational amenities gets replaced over the other?  

 

Response.  Please see the MCHA response to Question Number 1.   

 

 

5. Question. I was hoping to get a better understanding as to whether it is your intention is to 

eventually convert your entire portfolio or limit it to just the properties in the RFP.   

 

Response.  Pending financing, the MCHA plans to strategically revitalize its portfolio over time. 

However, the subject of this procurement is solely North Hills Manor and Crest Manor.  

 

 

6. Question. How important is price in the RFP? 

 

Response.  Please see Section VI. B. of the RFP for the Evaluation Criteria and potential 

ranking scores.  

 

 

7. Question.  Are you looking for a certain size firm as a partner? 

  

Response.  The MCHA seeks a firm that meets the requirements and preferences stated in the  

RFP. 

 

 

8. Question.  How is the MCHA going to provide the tax exempt bond? Does the MCHA have 

volume cap?   

 

Response.  The MCHA is not planning on providing the tax exempt bond, but as per the RFP, the 

MCHA does expect to approve the entity which would provide the bond.  

 

 

9. Question. The properties being under one partnership will be difficult for investors and lenders 

especially since they are in different municipalities.  Is the MCHA committed to that structure?   

 

Response.  The MCHA would prefer to see the two projects in common ownership if feasible, 

particularly if it will result in reduced transaction and financing costs, but the Development 

Partner may propose an alternative structure and justify the reasons for that structure. 
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10. Question.  If we have larger land to work with can we increase the number of units?  Must we 

follow the one to one replacement?   

 

Response.  The Development Partner must plan for at least one to one replacement and, pending 

municipal land development ordinances and good planning practices, may provide additional 

units.  However, the MCHA does not expect significant increases in unit count nor density. 

 

 

11. Question.  Has the HA had any discussion with Upper Dublin Township related to the issue of 

density, per the zoning code?   Would MCHA consider providing more vouchers to North Hills 

to allow for greater than a 1-to-1 replacement of units, assuming approval from the township? 

 

Response.   The MCHA has not discussed density with Upper Dublin Township.  Please refer to 

Section IV. A. of the RFP for information relevant to local codes.   

 

As stated in the MCHA’s response to Question Number 10, the MCHA does not expect 

significant increases in unit count nor density.  The MCHA would discourage a Development 

Partner from relying upon any increases in density and/or unit count when producing a 

financially viable development plan.  

 

Notwithstanding the above, while it is not likely that MCHA would provide additional vouchers 

to North Hills Manor beyond the one to one replacement of units, pending feasibility, the MCHA 

would consider it, subject to our responses to Question Numbers 10 and 12.  Additionally, the 

MCHA would consider a small increase in the aggregate number of units at North Hills, if the 

feasibility were enhanced by providing LIHTC units without rental subsidy or market rate units, 

so long as the number of subsidized units remains the same and the increased density receives 

approval from Upper Dublin Township. 

 

 

12. Question.  Please clarify if the MCHA has determined that it is legally and otherwise has the 

capacity to provide 100% Section 8 PBVs at 110% FMR for this project, and if not, what 

percentage it is able to provide and whether it will provide Section 9/ACC vouchers for the 

balance of the apartments.  

 

Response.  Per the RFP and pre-proposal meeting, the MCHA hopes to make available project 

based rental assistance for up to 100% of units at North Hills Manor and Crest Manor, subject 

to HUD approval,  funding availability and the type of social services to be provided.  As stated 

in the RFP, the HAP contract would pay the difference between the voucher payment standard 

(currently at 110% of FMR) subject to a rent reasonableness test and HUD approval,  and the 

amounts paid by tenant which are limited to 30% of their household incomes.  The rent 

reasonableness test is critical and will determine the rent levels set by MCHA and approved by 

HUD.   

 

Note that 24 CFR 983.56 limits voucher assistance to 25% of the units in a building, unless units 

in excess of the 25% cap are specifically made available either for elderly or disabled families, 

or families receiving supportive services, as described in the housing authority’s administrative 

plan.  As stated in the RFP, MCHA will expect the selected Development Partner to assume 

primary responsibility for service coordination at the new/rehabilitated developments consistent 

with PHFA standards and voucher regulations, and will be responsible for securing funding to 

maintain an on-going and long lasting supportive service program.  The MCHA will collaborate 
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with the Development Partner in this effort in terms of its relationships with other nonprofit 

organizations and county agencies that could support the Developer in creating and 

implementing this plan.  

 

The MCHA does not anticipate providing any Section 9/ACC vouchers to North Hills Manor or 

to Crest Manor.  A very compelling case would need to be made by the Development Partner for 

the MCHA to consider this approach.  

 

 

13. Question.   In the business terms Section, I note MCHA includes loan fees along with developer 

fees, ground lease payments and the various other fees.  Does MCHA have funds available to 

loan the projects such as RHFF or Capital Funds and if so how much? 

 

Response.   The MCHA does not currently plan to commit any capital or replacement housing 

factor funds to this project, and Respondents should not assume the availability of any such 

funds in their proposals.   However, should the MCHA bring funds to the table at a later date, it 

would expect to receive loan fees on those funds. 

 

 

14. Question.  The attached news article appeared in the Ambler Gazette yesterday. It included the 

following statement: “The county has put together a package of federal, state and county funds to 

spend about $17 million to replace the subsidized, public housing units in North Hills owned and 

run by the Montgomery County Housing Authority, Montgomery County Commissioners 

Chairman Josh Shapiro told the residents.”  Is the county bringing any committed funds to this 

project, and if so, could you kindly detail the sources and the amounts? 

 

Response.   As stated in the RFP and at the community meeting, the County is supportive of this 

project and is involved in its planning and its execution.   As stated in Section IV of the RFP, the 

MCHA will lead in the efforts to secure any development funding from Montgomery County. 

 

 

15. Question.  Soft funds: The RFP states that “MCHA will lead the efforts to secure any 

development funding from Montgomery County.”  How much does MCHA anticipate that it will 

able to be awarded?  Besides County funds, would there be any other funds available to MCHA 

(perhaps RHF)? 

 

Response.  The amount of any County commitment is to be determined.  Please see MCHA’s 

response to Question Numbers 13 and 14.  

 

 

16. Question.  Please indicate whether MCHA is willing to serve as the guarantor of the operations 

of the proposed development following completion, and if so, please provide a copy of its most 

recent audited financial statement.  

 

Response.  The MCHA has no plans to serve as the guarantor of the operations of the proposed 

development.  Per Pages IV -13 and IV-16 of the RFP, the MCHA expects the Development 

Partner to provide any and all guarantees.  However, per the RFP, the MCHA is seeking 

responses which provide the MCHA with the right at any time after two (2) years from placement 

in service to purchase the Development Partner’s interest in the Owner Entity of each phase for 

the amount of the Development Partner’s capital account conditioned on release of the 
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Development Partner from all guarantees relating to the phase; in that event, the MCHA would 

expect to provide compliance and recapture guarantees which meet investor approval. 

 

 

17. Question.  Please indicate if MCHA is willing and able to serve as the property manager of the 

proposed development including taking responsibility for the lease-up of the proposed 

development, with third-party Section 42 compliance support.  

 

Response.   The MCHA is willing to serve as the property manager of the proposed development 

including taking responsibility for lease-up with third party Section 42 compliance support for a 

period of two (2) to five (5) years post initial occupancy.  See pages IV-14 of the RFP.   In this 

scenario, it would be the responsibility of the Development Partner to secure investor approval 

of MCHA’s property management role and to put in place appropriate property management 

arrangements that provide capacity-building opportunities for the MCHA. 

 

 

18. Question.  What are the unit sizes (either net SF or gross SF) of both North Hills and Crest 

Manor? 

 

Response.  

Unit 

Bedroom 

Type 

Approximate Gross Square 

Footage 

 Crest 

Manor 

North Hills 

Manor 

One  624 624 

Two  888 761 

Three 1092 1053 

Four 1267 1218 

Five  1594 Not Applicable 

 

 

19. Question.  Please provide the square footage of each unit at Crest Manor. 

 

Response.  Please see MCHA response to Question Number 18. 

 

 

20. Question.  Do you have plans/schematics for Crest Manor/North Hills?  If not, do you have sq. 

ft. of each unit type? 

 

Response.  The MCHA, has on file, existing plans for both North Hills Manor and Crest Manor.  

These are very old, not comprehensive and in some instances difficult to read.  The MCHA will 

provide all available plans to the Developer Partner selected.  Representative floor plans and 

site plans have been provided in the RFP Addenda B and D.  Approximate square footages are 

provided in MCHA’s response to Question Number 18.  
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21. Question.  Does MCHA have a current or past CNA for Crest Manor? If so, can a copy be made 

available to prospective developers? 

 

Response.   Per Number 3 of the Addendum (page 2), the MCHA contracted with an independent 

firm to complete a capital needs assessment in 2011.  Based upon a) the results of that study, b) 

work that has been performed, and c) needs that have arisen since date of completion, the MCHA 

estimates the 20-year capital needs at $80,000 per unit for Crest Manor.  This value is intended 

to provide the Respondent with an outline for scope, however, should not be specifically relied 

upon moving forward.  Once engaged, the MCHA will share its Capital Needs Assessment with 

the Developer.  However, the MCHA expects that the Development Partner and its team of 

qualified professionals will make its own and independent determination of project needs, once 

engaged.   

 

  

22. Question. What is your typical annual turnover rate, specifically at Crest Manor? 

 

Response.  Please see the turnover and occupancy data for past six plus years below.  Vacancy 

has increased at Crest Manor over the last three years as a result of modernization needs.  

 

 

Turnover Rate 

 
Crest Manor North Hills Manor 

Year 
Number 

of Turns 
Turnover 

Rate 
Number 

of Turns 
Turnover 

Rate 

2008 1 3% 5 10% 

2009 2 5% 2 4% 

2010 1 3% 3 6% 

2011 3 8% 7 14% 

2012 5 13% 9 18% 

2013 8 20% 3 6% 

2014 0 0% 0 0% 

          

Total 

Units  40   50   
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    Occupancy Rate 

  Crest Manor  North Hills Manor 

Year 
Number 

Vacant  
Occupancy 

Rate  
Number 

Vacant  
Occupancy 

Rate 

2008 0 100% 0 100% 

2009 0 100% 0 100% 

2010 0 100% 0 100% 

2011 1 98% 1 98% 

2012 3 93% 4 92% 

2013 4 90% 1 98% 

2014 6 85% 1 98% 

          
Total 

Units  40   50   

** Vacancies as of 12/31 each year except 2014 (which is as of 4/29/14). 

     
23. Question.  Can you provide existing rent roll for both developments? 

 

Response.  The MCHA would be happy to provide the specific information to the engaged 

Development Partner.  With respect to the some of the general considerations of the rent roll, 

please see the table below for income breakouts of existing tenants at each property.  

 

 

Income Range  Households 

 Crest Manor North Hills Manor 

 Number of 

Households  

Percent of 

Occupied 

Households 

Number of 

Households  

Percent of 

Occupied 

Households 

Under 20% AMI 16 47% 20 41% 

Under 50% AMI 30 88% 45 82% 

Under 60% AMI 33 97% 48 92% 

Above 60% AMI 1 3% 1 98% 

Total Occupied Units  34 

 

100% 49 100% 

 

 

24. Question.  Would you kindly provide the last 3 years MCHA operating expenses for the Crest 

Manor and North Hills Manor sites? 

 

Response.  The MCHA will make these available for the selected Development Partner.  

However, it views this question, at this time, as largely immaterial in that:  
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 MCHA expects North Hills Manor to be reconstructed, so existing expenses are not 

informative.  

 

 With respect to Crest Manor, MCHA’s operating expenses are above comparable 

operating costs due to a variety of reasons including allocation of costs.  PHFA will 

likely require that the new per unit controllable operating expenses fall within the 

average range of the management company’s historical and regional expenses (if the 

property  manager is a private management company) or, if MCHA is the property 

manager, that an LIHTC management mentoring structure is in place, which will inform 

the operating budget.  Accordingly, the MCHA fully expects that the rehabilitated Crest 

Manor will be consistent with comparable regional management expenses.  

 

 

25. Question. Would you kindly provide the 2014 100% FMR for the two 5 bedroom units, as the 

HUD User does not provide them? 

 

Response.  Effective October 1, 2013, the five bedroom FMR is $1,746. 

 

 

26. Question.  Has MCHA initiated discussions with HUD re: the disposition process?  If so, what is 

the status of that process? 

 

Response.  The MCHA has not commenced the disposition process with HUD as of the issuance 

date of this Addendum.  

 

 

27. Question.  Did any of that stakeholders that MCHA met with indicate the ability to participate in 

the redevelopment through either direct (capital contribution) or indirect (fee waiver, PILOT, 

etc.) funding? 

 

Response.  These specific issues have not been raised in detail with the stakeholders as of the 

date of issuance of this addendum.  

 

 

28.  Question.  Are you aware of any prevailing wage requirement? 

 

Response.   Our understanding is that the involvement of prevailing wages depends upon the 

ownership entity’s structure and/or the incorporation of financing sources with this requirement. 

At this juncture, those factors are undetermined.  

 

 

29. Question.  Have any commitment been made by MCHA or local politicians to local labor 

leaders?  

 

Response.  The MCHA can only provide a response with respect to MCHA’s actions and 

correspondence, and we have not made any commitments relative to labor. 
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30. Question.  I presume that you will only need one set of 3 years of financial statements that would 

be in the original and marked confidential?  Am I correct, or are you expecting financial 

statements to be in each of 10 binders and CD?  

 

Response.  One set of financial statements, marked confidential and in the original submission is 

sufficient. 

 

 

31. Question.  Please provide a sign in sheet for attendance at the Friday, April 11, 2014 site meeting 

and tour. 

 

Response.   The sign in sheet for attending at the Friday April 11, 2014, Pre-proposal Meeting is 

included in this Addendum as Attachment B.  

 

 

32. Question.  May I request a list of bidders who attended the pre-proposal meeting on April 11, 

2014? 

 

Response.  See the MCHA response to Question Number 31.  
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ATTACHMENT A  
 

Resolution No. 14-2153:  Upper Dublin Board of Commissioners –  

Regarding Land Transfer at North Hills 
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ATTACHMENT B  
 

Sign In Sheet: Pre-Proposal Meeting April 11, 2014 









 

 
 

 

 

 

Development Partner Request for Proposals  

Addendum Number 2 
Issued May 7, 2014 

 

 

 

Development Partner Request for Proposals Addendum #2 (1 Page with No Attachments) 

 

 

 

 

This addendum shall be incorporated in and become part of the Request for Proposal documents.  

Please include a copy of the signed Addendum Cover Sheet in the proposal or the proposal may be 

found nonresponsive. 

 

 

Name of Firm:  ______________________________________________________________ 

 

 

Signature:   ______________________________________________________________ 

 

 

Date: ______________________________________________________________ 
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TO:   Prospective Responders   

RFP:    Development Partner Request for Proposals 

 

DATE OF ISSUE:  RFP Issuance - April 2, 2014 

   Addendum #1 Issuance – April 29, 2014 

   Addendum #2 Issuance – May 7, 2014 

 

ISSUED BY:   Montgomery County Housing Authority (“MCHA”) 

 

 

It has come to the MCHA’s attention that prospective responders may have received recent correspondence 

from a self-identified, resident group of Upper Dublin Township.   

 

Please be advised of the following:  

 

1. This recent resident correspondence does NOT amend nor alter the MCHA’s Development 

Partner RFP in anyway.  

 

2. Any current or future correspondence and/or communication produced by individuals and/or 

entities other than the MCHA will also NOT amend nor alter the MCHA’s Development 

Partner RFP in anyway.  

 

3. All requirements, goals, terms and facts of the MCHA’s Development Partner RFP and 

Addendum #1 remain unchanged and in full effect.  

 

The MCHA reminds responders, that as per the RFP, page VI-27,  “Respondents are instructed not to 

communicate with  residents, other MCHA staff and/or Board members, during the procurement period. 

Evidence of any such communication by any Respondent may be cause for disqualification from this 

procurement.” 

 

The MCHA acknowledges that the issuance of this Addendum #2 is inconsistent with our statement in 

Addendum #1 that subsequent addenda would not be issued later than 3 days prior to May 9, 2014; however, 

given this very recent development, the MCHA felt obligated to issue clarification.  

 

Responders are encouraged to submit acknowledgement of Addendum #2 in their proposals however, if your 

submission has already been sent, you may submit the acknowledgement of Addendum # 2, separately via 

email or mail, to MCHA’s contact for this RFP  as noted in Section IB of the RFP and the MCHA will file it 

with your proposals when received. 

 

As a reminder, proposals are due on Friday, May 9, 2014 by 2:00 PM, E.S.T. 

 

Thank you. 

ADDENDUM # 2 
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