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Introduction

This Request for Proposals solicits proposals from developers for the creation of a viable development plan for the revitalization of the Ardmore Business District (“ABD”) in furtherance of the goals outlined in Section 1.1 of this RFP. The successful developer will work closely with the Township of Lower Merion, the Ardmore business and residential communities, SEPTA, and Amtrak to transform the developer’s concepts into acceptable and feasible development plans. 

The developer(s) chosen by the Township Board of Commissioners will be required to comply with the Brooks Act, 40 U.S.C.A. § 1101, et seq., in executing the development scheme as it relates to the selection of architects and engineers for any project utilizing federal funds. 

For accepted and approved projects not using any federal funds, the developer will be responsible for construction and project management oversight of all development components. 

Additional information on the developer’s role will be found in Section 7.0.

1.0 Background

This Ardmore Transit Center and Business District Revitalization Request for Proposals (“RFP”) is the result of more than four years of planning and preliminary implementation efforts by the Township of Lower Merion (“Township”), Montgomery County, PA to improve transportation facilities, to revitalize the Ardmore Business District (“ABD”), and to develop transit supportive uses around the Ardmore train station. The ABD is located on the historic “Main Line,” just west of Philadelphia. ABD is on the south side of the railroad tracks, directly across from Suburban Square on the north side, one of America's oldest shopping centers and one that continues to be a regional retail destination. Included within the ABD is the Ardmore Commercial Historic District (“Historic District”) created by Township ordinance in 1993 (Appendix 5.3). Most of the properties in the Historic District were built between 1900 and 1950 and give downtown Ardmore its traditional “Main Street” charm and help sustain a “walkable” pedestrian scaled neighborhood/community. In recognition of their importance, the properties within the Historic District are subject to exterior plan reviews by the Township Historical Architectural Review Board (“HARB”).

Through a grant received in 2002 from the Delaware Valley Regional Planning Commission (“DVRPC”), combined with federal Community Development Block Grant funds, the Township engaged a team of consultants to evaluate multi-modal transit, transportation and parking inefficiencies, and economic revitalization needs in Ardmore. The result was the Ardmore Transit Center Plan (Appendix 2.1), a conceptual plan designed to address the concerns and issues expressed by stakeholders and the public at a series of public meetings. While the goals for the Ardmore Transit Center and other development in the ABD continue today (See Section 1.1 “Goals”), the Township is seeking proposals that build on the ideas generated by the planning process and are creative in their approach to the development of available public and transit-owned properties for transit and other development opportunities. 

In fall 2003, given concerns with outdated transit facilities and limited commuter and business parking to support the ABD, Township staff and consultants began work on phase two – planning for implementation of projects suggested in the Ardmore Transit Center Plan.  The Ardmore Transit Center was determined to be the priority project for implementation. In 2004, the Township, in conjunction with the Southeastern Pennsylvania Transportation Authority (“SEPTA”), secured a $5.8 million federal appropriation to support multi-modal bus and rail improvements to the station facilities and platforms. Public funding is envisioned as a catalyst for private investment in the ABD and throughout downtown Ardmore. 

In September 2004, an Urban Land Institute Advisory Panel (ULI) visited Ardmore to conduct interviews and workshops, and recommended strategies for revitalizing the ABD that were favorably received by some members of the community. The ULI Report is included in the appendices (Appendix 2.8). 

Since then, the Township has enacted a Mixed-Use Special Transit Overlay (“MUST”) zoning ordinance (Appendix 1.4) to encourage development to proceed in the ABD, and has advanced several projects related to revitalization including intersection realignment, railroad underpass improvements and a major bridge reconstruction. “Ardmore Storefront Design Guidelines” have been developed for the ABD (Appendix 2.5) and the Township has hired a Retail Marketing Coordinator to implement the Ardmore Retail Strategy completed in 2006 (Appendix 2.4). Additionally, in April 2006, the Township Board of Commissioners adopted a resolution stating that eminent domain will not be used in Ardmore for the purpose of private enterprise, development and gain.

In issuing this RFP, the Township is seeking creative development and revitalization ideas for the Transit Center and the broader ABD. The Township will work closely with the selected developer(s) and the other public partners throughout the development process to ensure that all components of development are of high quality design in every aspect, are architecturally significant, while at the same time sensitive to the historic character of the area, business district and surrounding residential communities. Moreover, the Township expects the selected developer to propose a financially viable Transit Center project and possibly other development projects that will help spur the revitalization of downtown Ardmore.

1.1 Goals

This RFP seeks proposals consistent with the goals developed during the Ardmore Transit Center planning process and recently updated. Those goals, in no particular order, are as follows.

Goals
· Provide a new Ardmore Transit Center and accompanying transit improvements. 

· Encourage transit-oriented development through additional residential and mixed-use development in the ABD that is sensitive to the character of the Lancaster Avenue corridor and adjacent communities relative to mass and scale. 

· Satisfy existing and future parking demand of commuters, the Township government, business community and neighborhoods. 

· Improve the vehicular traffic infrastructure to serve the long-term needs of the ABD and appropriately handle any added traffic that will result from added density. 

· Enhance and encourage walkability throughout Ardmore. 

· Enhance public “green” space, open space, public plazas, sidewalk/trail linkages and landscaping in the ABD. 

· Create and/or enhance pedestrian and vehicular connections between downtown Ardmore and the Suburban Square shopping center. 

· Revitalize and enhance the character of the commercial and historic districts of Ardmore in order to help the ABD become more commercially competitive. 

· Help enhance and preserve the assets of the historic district. 

· Accomplish substantial private investment in Ardmore. 

· Minimize and buffer any development impacts upon adjoining residential neighborhoods. 

· Use innovative environmentally-friendly and sustainable architecture and design where economically feasible. 

The Township’s intent is to further the revitalization of the downtown ABD through significant new private investment in residential, retail, and parking development, as well as in public infrastructure, transit, and traffic improvements. 

1.2 Ardmore Transit Center 

In keeping with the above goals, the Ardmore Transit Center is conceptualized as a mixed-use development presumably on land assembled from National Railroad Passenger Corporation (“Amtrak”) property and facilities, and publicly owned parking areas (Township and Amtrak). Amtrak owns the Ardmore Train Station, which it leases to SEPTA pursuant to an agreement and lease dated July 25, 1991. Amtrak and the Federal Transit Administration (“FTA”) are also working in conjunction with the Township and SEPTA to improve the transit facilities in Ardmore.  This RFP encourages innovative development ideas that will not only achieve the goal of the needed Transit Center, but also contribute to the overall revitalization of Ardmore.

The following programmatic components for the Ardmore Transit Center are proposed:

· Minimum two story bus and train station building with street level retail and upper level commercial uses. The facility should include both passenger waiting facilities and a ticket area leading to new high-level platform facilities adjoining the railroad tracks. 

· Structured parking garage for commuters, the public, commercial clientele and employees, and the Township as well as any parking required by the zoning code for any new mixed-use, residential and/or retail uses. 

· Safe pedestrian crossings, a dedicated commuter pick-up and drop-off area, taxi stand, and ADA accessible pedestrian pathways for station access and vehicular access to the parking structure and integrated bus stops. 

· Improved and enhanced connections over and/or under the railroad tracks to facilitate pedestrian and vehicular movement between Lancaster Avenue, Montgomery Avenue and Suburban Square shopping center. 

· Street level retail and multi-story residential development. 

· Public open space improvements. 

· Potential innovative and economically viable use of railroad air rights and/or rights-of-way. 

1.3 Zoning

To facilitate revitalization of the ABD and to stimulate additional private development in downtown Ardmore, the Township Board of Commissioners adopted revised zoning code amendments – the Mixed Use Special Transit (“MUST”) zoning overlay ordinance (Appendix 1.4). The MUST zoning applies to commercially zoned properties within 1,500 linear feet of the Ardmore Train Station and encourages the development of mixed-use buildings with density incentives for shared and underground parking and affordable housing units. It encourages pedestrian oriented street fronts, public gathering spaces, and below market rate/affordable housing. The MUST zoning is a “work-in-progress.” Amendments to refine this zoning overlay continue to be considered by the Township.

1.4 Traffic Improvements

The planning process suggested a number of traffic improvements designed to relieve congestion, improve pedestrian crossings, and increase operational efficiency at key intersections. Two of these projects are underway with a combination of grants from DVRPC/PennDOT and the Montgomery County Community Revitalization Program matched by Township Capital Improvement funds. The first project is the reconfiguration of the Lancaster Avenue and Ardmore Avenue intersection to align it with the driveway across from the intersection that leads to public parking adjoining the railroad tracks, the addition of turning lanes to allow for vehicle queuing, reduced signal phasing and improved pedestrian crossing. The second project is the Anderson Avenue Underpass Improvements that will clean the walls and underside of the railroad bridge structure, reduce and redirect dripping, and provide new sidewalks, decorative lighting, signage, painting and crosswalks. In addition, the long-anticipated reconstruction of the Church Road Bridge over the railroad began in 2006 and is scheduled for completion in 2008. The Township has also identified the intersections of Montgomery Avenue with Anderson Avenue and Mill Creek Road as an area that must be addressed to eliminate one of the two traffic signals on Montgomery Avenue to improve traffic flow. 

Proposals for the Ardmore Transit Center must address commuter drop-off and pick-up, accessible pedestrian approaches, and bus connections.

1.5 Traffic Mitigation

All development must consider traffic mitigation to be a high priority both in the commercial district and through surrounding residential neighborhoods.  Any additional density to the ADB may necessitate appropriate traffic measures to address quality of life and public safety issues.  All proposals should explain the expected traffic impacts of any proposed projects, using as a resource the 2004 Gannett Fleming Traffic Study (see Appendices 6.1 – 6.2).
1.6 Retail Strategy

In an effort to quantify the demand for retail and commercial uses in Ardmore and to determine a program for such uses, the Township engaged Economics Research Associates/Downtown Works, Inc., to analyze ABD’s market position and assets, opportunities and challenges. The resulting Ardmore Merchandise Mix and Retail Strategy (Appendix 2.4) was completed in early 2006. Its recommendations have been endorsed by Ardmore Initiative (the Ardmore Business District Authority), the Ardmore Business Association and the Township Board of Commissioners. These recommendations support, and are consistent with, the goals developed during the planning process. Ardmore Initiative’s Executive Director and the Township’s Retail Coordinator have been actively working with the commercial property owners and business owners to implement the strategies of this plan. Following up on one of the recommendations of the Ardmore Retail Strategy, the Township engaged Kiku Obata & Company to develop Ardmore Storefront Design Guidelines which are now in use in the ABD (Appendix 2.5).

1.7 Federal Grant, NEPA and Statutory Requirements
The federal grant of $5.8 million has been appropriated for the transit-related elements of the Ardmore revitalization. This grant is funded through the FTA and administered by SEPTA.  The continuing availability of the grant is subject to its reappropriation in the federal FY 2007-2008 budget.  A request for reappropriation has been submitted.  The Township is optimistic that the federal grant will be reappropriated.  A Funding Agreement between the Township and SEPTA was executed on May 8, 2006 (Appendix 3.1). This agreement provides for the appropriate use of pre-award funding for an environmental assessment and preliminary engineering. The required federal National Environmental Policy Act (“NEPA”) study and public participation process, including Section 106 of the National Historic Preservation Act and Section 4f of the U.S. Department of Transportation Act of 1966, has commenced (Appendix 5). Once the parameters for the Transit Center project are determined, the NEPA study and process can be completed. This will include reaching agreement with identified “Consulting” (selected groups and individuals potentially impacted as defined by Federal law) and other interested parties and securing approval from the FTA to proceed with final design, engineering, bidding and construction.

All facilities will conform to the requirements of the Americans with Disabilities Act (“ADA”). All facilities planned, designed and/or constructed using federal funds must meet the procurement requirements of the Brooks Act for the selection of architects and engineers. All facilities to be constructed with any public funds must comply with the Pennsylvania Separations Act requiring multiple prime contractors for various trades.  All development structures shall conform to the most current Township adopted version of PA’s (Act 45) Uniform Construction Code (UCC), plus all other federal, state and local laws and ordinances.
1.8 Private Property

In April 2006, the Township Board of Commissioners adopted a resolution stating “...that neither the Township of Lower Merion nor its agents shall exercise the power of eminent domain to acquire by way of a total taking those properties presently identified by Plan B of the Ardmore Transit Center Project solely for the purpose of private enterprise, development and gain.” To the extent necessary for required traffic or public improvements, the Township may acquire limited private property in accordance with state law.

2.0 General Purpose and Assets

With this RFP, the Township is seeking an experienced, financially strong, technically capable developer(s) or development team(s) that can work with the Township, SEPTA, Amtrak, the FTA and other interested parties to propose a financially viable development plan that meets the public goals outlined in Section 1.1, including a mixed use transit center, parking, retail, commercial and residential uses. 

Several assets owned by the Township and other public entities may be available as potential project sites. Developers are free to be creative and suggest additional projects or ideas for the improvement of the commercial district, transit infrastructure, pedestrian and vehicular flow, and parking inventory.

It is highly desirable for responses to this RFP to include a conceptual proposal for the Ardmore Transit Center. The Township is looking for innovative approaches for development that address Ardmore’s transit-related needs while revitalizing the retail and residential environment. 

2.1 Transit Center 

The Transit Center is central to the revitalization of Ardmore. A new train station to replace the existing 1950s “temporary” box station servicing the Amtrak Harrisburg and SEPTA R-5 rail lines along with associated high level platforms, bus and multi-modal facilities, and commuter and public parking is required. The Township will facilitate assembly of land currently owned by Amtrak, and long-term leased by SEPTA, and land owned by the Township based on the selected development proposal. Potential parcels include: 

1. SEPTA commuter parking lot on the south side of the railroad tracks, east of Station Avenue (land owned by Amtrak and leased by SEPTA); 

2. SEPTA and Amtrak station facilities; 

3. Municipal parking lot #2 west of the Public Safety Building including infill on Lancaster Avenue (Township-owned); 

4. Municipal parking lot #1, on Lancaster Avenue in front of the Public Safety Building (Township-owned); 

5. Ardmore West municipal parking lot #16 (Township-owned); 

6. Air rights over the railroad tracks and railroad rights-of-way (Amtrak-owned); 

7. Cricket Avenue municipal parking lot #4 (Township-owned); 

8. “Bernicker” Township employee parking lot on the east side of the Township Administration Building (Township-owned); 

9. Schauffele Plaza and municipal parking lot #6 (Township-owned); 

10. Other publicly owned parcels identified in the appendices. 

Another parking lot that is used by commuters based on an easement to Amtrak from Suburban Square is the Coulter Avenue parking lot on the north side of the railroad tracks. If this commuter parking (approximately 100 spaces) could be relocated elsewhere (and comply with all legal requirements), the land would be free for development by Suburban Square. 

The aforementioned federal appropriation is available for the Transit Project. Of the $5.8 million, $5.6 million remains as of issuance of this RFP along with a $1.35 million Township match.

2.2 Cricket Avenue Parking Lot 

The Township’s Cricket Avenue municipal parking lot #4 (currently a metered surface parking lot located south of Lancaster Avenue) has been proposed as a potential mixed-use residential development with first floor retail and parking to the rear to accommodate the residential units and area retail and restaurants. 

2.3 “Bernicker” Township Employee Parking Lot 

The Township will consider proposals that include the “Bernicker” parcel located immediately east of the Township Administration Building. Any proposal for this lot must include replacement parking of at least 100 parking spaces for Township employee and visitor parking. (A majority of these spaces are available to the public during evenings and on weekends.) 

2.4 Schauffele Plaza

The Schauffele Plaza, encompassing municipal parking lot #6, is located on the south side of Lancaster Avenue. The planning process has envisioned this lot as a community-oriented park and public green space, possibly with some retained surface and/or new underground parking, but the Township will consider other suggested uses. The Township has secured a $200,000 grant from the Montgomery County Community Revitalization Program for redevelopment of this public area.

2.5 Bundling of Projects

The Township anticipates that a developer may be interested in developing multiple projects in response to this RFP. However, it is anticipated that a Transit Center must be undertaken first in order to ensure the timely and appropriate use of the federal funds available. (See Section 1.7) Because this particular project will utilize the federal appropriation, its execution is subject to the Brooks Act for the selection of architectural and engineering services. The Township reserves the right to select only those projects that it believes are in the best interest of the Ardmore revitalization efforts.

2.6 Other Proposals 

Developers are invited to suggest other proposed revitalization improvements including mixed-use, parking, transit, pedestrian, traffic, public spaces, etc., in responding to this RFP. See Section 2.1 for a list of potential parcels that may be considered for use for other improvements.  Parcels owned by the developer(s) may also be considered.
3.0 Constraints

3.1 Bidding, Construction and Sequencing

The Pennsylvania Separations Act effectively prohibits a design/build public project delivery system and requires that public entities solicit separate bids and award separate contracts (multiple prime contracts) for plumbing, heating, electrical and ventilating work that is part of a public construction project of this magnitude. 

Interim commuter, business, and municipal government parking solutions (during Project construction) will be necessary and must be agreed upon by Amtrak, SEPTA and the Township once final site(s), project scope, and construction sequencing has been established. Construction must be staged in ways that will have the least impact on traffic, parking, access to commercial businesses and/or residential neighborhoods.

3.2 Historic and Environmental Issues

All federal National Environmental Policy Act (NEPA) requirements, including Section 106 of the National Historic Preservation Act and Section 4f of the U.S. Department of Transportation Act of 1966, must be satisfied for any development in the Historic District that uses federal funds (Appendix 5). An environmental and historic review has commenced based on the preliminary site and will be completed once a final footprint and site plan for the Transit Center has been designated.

The Township’s HARB will also review any proposed projects within the boundaries of the Ardmore Historic District, in accordance with Lower Merion Township Code Chapter 88.
4.0 Program Requirements

There are a number of specific program requirements that the selected developer must provide. These requirements are discussed below.

4.1 New Train Station and Transit Improvements

The Ardmore Transit Center is funded, in part, with FTA inter-modal funds. These funds are required to be used to improve transit facilities, including the Ardmore Train Station, bus-train connections on both sides of the tracks, pedestrian access to transit facilities, and commuter and public parking. By way of this RFP, the Township is seeking a developer(s) to provide significant improvements to the Ardmore Train Station. 

Elements of the transit improvements must include:

· New train station facilities including an inbound 500 square foot ticket office and a 1,000 square foot waiting area. The train station can be integrated into a commercial or other facility; it is, however, the Township’s desire for the train station to serve as an inviting gateway into Ardmore. The design of these facilities should be sensitive to the character of the existing historic district and “Main Line” Railroad, as well as architecturally significant or distinctive in their own right. 

· Weather protected waiting area(s) on the north (outbound) side of the railroad tracks. 

· Required high-level platforms. All construction activities near the railroad rights-of-way must conform to FTA, Amtrak and SEPTA safety and operational requirements. 

· Improved integration of bus and train facilities on the north and south sides of the railroad rights-of-way, including improved connections to facilitate and encourage pedestrian and vehicular activity across the railroad tracks. The ultimate design of these improvements must meet Amtrak and SEPTA requirements. 

· Dedicated commuter parking for 310 vehicles (110 existing spaces; 200 additional spaces), located in close proximity to the proposed transit center. Revenues generated from commuter spaces will most likely flow to SEPTA or other entities. Commuter parking may need to be segregated from non-commuter parking depending on the payment and enforcement methods proposed. The developer is free to propose alternative approaches to providing and managing commuter parking. All program income ultimately generated from the federally-funded portion of the project(s) must be used for transit-purposes. 

· Commuter drop off area and taxi stand for the Transit Center. 

4.2 Other Desired Ardmore Business District Components

Developers are encouraged to propose additional programmatic elements that will contribute to the revitalization of the ABD in addition to the Transit Center. Desirable elements are described in 4.2.1 through 4.2.5.

4.2.1 Retail Space

The Township is seeking additional retail development in the ABD. The retail development should be consistent with the Ardmore Retail Strategy developed by ERA/Downtown Works, Inc. (Appendix 2.4). It should be noted that all retail space developed must satisfy associated parking required by zoning. The developer is free to propose alternative approaches to the amount, location and manner of providing retail development. The Township has a strong desire for development that is high quality and will enhance the attractiveness of downtown Ardmore as a pedestrian-oriented shopping area.

4.2.2 Residential

The Township views quality residential development as a key element to revitalizing Ardmore. The Township seeks to increase the number of market-rate housing units on or near Lancaster Avenue. Development projects in the ABD represent an opportunity to address this goal. Downtown Ardmore is a convenient, transit friendly location for people working in Lower Merion, suburban employment centers such as Radnor and King of Prussia, Center City, University City, and because of the Amtrak service, even Princeton, New York, Washington and Harrisburg. Moreover, the location offers desirable amenities such as shopping in downtown Ardmore and Suburban Square. It is believed there will be a strong market demand for any new residential units. 

The Township’s Mixed Use Special Transit (MUST) zoning overlay district allows for increased building height and shared parking near the train station (Appendix 1.4). Proposals should include residential units in the upper stories consistent with Township zoning. The developer is encouraged to provide innovative solutions to delivering new residential units.  Any new residential should be complimentary to other housing stock in Ardmore.
The Township has no preference regarding whether the proposed units are rental units or condominiums; moreover, the Township understands that the size of the units best suited to the market will affect the number of units that can be developed. The inclusion of some affordable/below market rate units is strongly desired and encouraged. Affordable units are eligible for incentives under MUST zoning.

4.2.3 Office

Office use is discouraged as a first floor use by MUST zoning. However, this does not preclude developers from proposing projects with office use if deemed to be market feasible and consistent with zoning requirements.

4.2.4 Additional Parking 

The ABD is currently served by a combination of off-street public parking lots, private parking lots and on-street parking spaces. In recent years, parking studies indicate some underutilization at peak periods, with the implication that some existing parking spaces may be reallocated to serve unmet needs. The analysis notes, however, that the vacant spaces are not evenly distributed relative to current and future unmet parking needs and new facilities will be required. In addition, projections indicate that with the anticipated success of the transit center and commercial revitalization initiatives, expansion in the number of parking spaces will be required in the ABD by the year 2016.

Parking studies conducted in 2003 examining the projected needs for downtown Ardmore for the year 2016 concluded that an additional 400 non-commuter parking spaces are required to meet current and future needs. However, these numbers do not include any additional parking requirements that may be related to new retail or residential development. 

The total number of new parking spaces required will depend, in part, on the extent and uses of the new development. However, there are certain base requirements for new public parking independent of that required for possible new residential and retail development. These requirements include (1) additional spaces for public parking, (2) replacement of any spaces lost to development and (3) new spaces required by new retail or residential development.

Existing parking spaces on municipal and other lots that may be developed include:

1. Amtrak (SEPTA leased) commuter lot: approximately 100 spaces 

2. Existing short-term parking spaces: 

a. "Athensville" Municipal Parking Lot #2: 75 spaces 

b. Municipal Parking Lot #1: 40 spaces 

c. Ardmore West Lot #16: 87 spaces 

d. Cricket Lot #4: 176 spaces 

e. "Bernicker" Township Employee and Visitor Parking Lot: 71 spaces 

f. Schauffele Plaza Municipal Parking Lot #6: 73 spaces 

The satisfaction of parking needs is one of the most crucial and challenging aspects – economically, physically, and organizationally – of development. The Township is looking for the selected developer(s) to provide innovative approaches to balanced long and short-term parking, while providing sufficient parking spaces to meet the existing, projected future and new development requirements. 

The Township is looking for the selected developer(s) to provide innovative approaches to balanced long and short-term parking.

4.2.5 Traffic Signal, Roadway Realignments, and Pedestrian Improvements

The Township has undertaken numerous public infrastructure improvements in Ardmore designed to improve traffic flow and the pedestrian environment. Development proposals must be viable in light of the proposed changes in traffic, signalization and pedestrian patterns. A closed-loop traffic signalization project on Lancaster Avenue was completed by PennDOT in 2003. Additional improvements already in the design or construction phase are noted in Section 1.4 of this RFP. The anticipated traffic and pedestrian improvements are documented in Appendix 2.1, though it is acknowledged that alternative proposals may result in the redesign of the planned public improvements. Note that proposals that require changes to these planned public improvements must suggest prudent and feasible alternatives for improving traffic and pedestrian conditions especially in the Transit Center area.

5.0 Design Standards and Guidelines

Proposals should be consistent with:

· the character of downtown Ardmore and the Ardmore Commercial Historic District 

· Township ordinances and guidelines 

· Township signage standards 

· the Ardmore Retail Strategy 

· the Ardmore Storefront Design Guidelines 

· SEPTA and Amtrak requirements for transportation facilities 

· MUST Development Design Standards 

6.0 Financial Elements

As noted, the Township and SEPTA have secured a federal appropriation to support the public transportation elements of the Transit Center. In addition, the Township has undertaken significant investment in public outreach, research and analysis, preliminary design, and development, environmental and historic review. The Township is seeking a substantial level of private investment to complement the significant public investment in the ABD. At the same time, the Township is seeking proposals that maximize the total value of the development to the Township and the Ardmore community.

The Township has the following financial interests:

· The cost effective construction of the train station, bus and related transit facilities. 

· Efficient design of the parking facilities to keep capital and operating costs as low as possible. 

· Minimal Township financial exposure. 

· The creation and management of economically viable residential units. 

· The creation and management of economically viable retail development. 

· New tax revenues. 

The Township does not intend to provide any subsidies to the residential or retail components, and expects compensation for any required public property assembled. 

7.0 Developer Role

The Township is seeking a developer(s) to: (1) design, finance, construct, manage, and market all proposed private development, and (2) within the limits of public procurement regulations, design and assist with the public elements, such as traffic and transit improvements. Public elements will be managed or overseen by the Township and/or SEPTA and/or Amtrak, although the developer(s) may propose alternatives. Throughout, the selected developer(s) will interact with public agencies according to the terms set forth in the agreements between the Township and SEPTA, and the Township and Amtrak. 

Because of the complex nature of anticipated development, the Township has not predetermined the structure of ownership and management. The developer is free to propose:

· Land leases with Amtrak and the Township. 

· Rental or condominium units for residential development. 

· Developer or Township ownership of parking facilities. 

· Alternative management structures for parking facilities. 

· Alternative management, lease, and maintenance agreements for the train station and bus facilities ("Transit Center"). (Pursuant to federal law, the federal grant recipient (SEPTA) must have satisfactory continuing control over the use and maintenance of FTA-funded facilities. Federal transit laws permit the lease of facilities in lieu of title to facilities.) 

Although architects and engineers may be a necessary component to creating a viable development plan, this RFP is not intended to solicit architectural or engineering designs for project components that will use federal funds. Rather, this RFP seeks developers who can provide a comprehensive development scheme in furtherance of the goals outlined in Section 1.1. The developer(s) chosen by the Township Board of Commissioners will be required to comply with the Brooks Act, 40 U.S.C.A. § 1101, et seq., in executing the development scheme as it relates to the selection of architects and engineers for any project utilizing federal funds. 

Developers are also advised that the construction of any public facilities portion of the project requires compliance with what is commonly referred to as the Separations Act, which requires the preparation of separate specifications and contracts for the plumbing, heating, ventilating and electrical work and the awarding of that work to the lowest responsible bidder. 

Proposing developers are requested to submit development plans that are consistent with the goals of this RFP and zoning requirements. The approval process for all projects will satisfy the requirements of the Township Subdivision and Land Development Tentative Sketch Plan review process. Preliminary Plan Review, approvals and permits will follow the normal regulatory process.

8.0 Proposal Requirements

The proposal must provide detailed information as follows:

8.1 Cover Letter and Executive Summary

The proposal should include an appropriate Cover Letter from the lead contact for the developer(s) and a sufficiently brief but clear Executive Summary of the developer’s proposal.

8.2 Developer Composition, Structure and Roles

The proposal should include:

· Description of the developer(s) and ownership entity (i.e. partnership, sole owner, corporation, limited-liability corporation, joint venture, etc.). 

· Contemplated development team structure, including design professional and other consultants. 

· Organizational chart. 

· Key individuals and their associated firms responsible for major functions to be performed relative to designing, building, managing and operating the development. 

· Proposed property ownership and management structure for all developments, including staffing and key personnel during development and operation, affirmative action plan, and community relations and outreach program. 

· Past projects of a similar nature to that proposed in this RFP on which the development team worked, and the official role of team members on those projects. 

· References for work performed similar to that proposed. 

8.3 Financial Qualifications of the Team

Proposals should include financial statements of the lead firm and the partners in a joint venture. The information should include:

· The most recent consolidated financial statements (balance sheet profit/loss statement, cash-flow statement), including all contingent liabilities. 

· The most recent Form 10-K (if applicable). 

· A description of the firm’s equity, including a description of the firm’s relationship with financial institutions that are equity partners. 

· A description of any entity that will guarantee the promised performance of the developer. 

· A list of investors in the participating entities. 

8.4 Team Experience

The developer(s) must provide information that clearly demonstrates that the development team has the experience to design, secure governmental approvals for, build, market, and operate the development proposed. The developer should provide a case study showing proven success in the development of a mixed-use or similar project, completed within the past 10 years, on a complex site that met or exceeded the financial expectations of its owners and/or investors and met or exceeded municipal design guidelines.  Team experience in federal contracting, mass transit projects and or infill development in established communities is preferable.  Information on public/private partnerships should also be provided. If possible, the case study should address the following elements:

· Retail 

· Residential 

· Parking 

· Transit Oriented Development 

8.5 Retail, Residential, Parking, and Transit Design Concept

In narrative fashion, the developer(s) must describe the proposed development, including the:

· Developer’s approach to transit-oriented development. 

· Conceptual framework, including a detailed description of proposed facilities, including types and sizes of building(s), building materials, design elements and amenities. 

· Proposed mix of uses, scale and density for the overall development, including a general description of planned building massing, heights, and open spaces. 

· Approach to existing historic context. 

8.6 Visual Presentation of the Plan

The proposing team should supplement the narrative by providing illustrations such as aerial photos, maps, site plans, massing plans, elevations, line drawings, and renderings that clearly explain the location, appearance, and scale of all proposed development.  Proposal submissions and presentations will be made available to the public.
8.7 Proposed Institutional/Ownership Structure

The Proposal should directly address the ownership structure for each element, including residential, retail and parking elements.

8.8 Proposed Financial Structure

The developer must provide sufficient information to evaluate the market feasibility of all proposed development. This should include the following:

8.8.1 Development budget and sources and uses of funds

The total development budget should include all hard and soft costs, including, but not limited to, construction costs, demolition and infrastructure costs, design, engineering, consultant and legal fees, financing transaction fees, interest reserves and commissions. A detailed statement of sources and uses of funds must be provided.

8.8.2 Payments to the Township and Amtrak for use of any assembled site and expected requirements for public aspects of the development

Payments to the Township and Amtrak for use of their properties and expected public funds to be expended must be clearly delineated and explained. Specific attention should be paid to the financial structure of any parking facility.

8.8.3 Financing Plan

The proposal must describe how each project component will be financed, including assumptions for the amount of equity committed and debt required, sources of project funds and financing, source and strength of payment and performance guarantees, and payments to Amtrak, SEPTA, and the Township. The developer may determine that it is in its best interest to utilize various types of public and/or public-private financial options, including tax-exempt financing and direct grants. If so, the developer should identify such financing methods as part of the economic pro forma.

8.8.4 Pro forma cash flow statements for each element (transit, parking, retail, residential) of the concept

The Township recognizes that the selected developer will not be responsible for the architectural or engineering design work associated with facilities using federal funding.

However, the developer(s) is expected to provide a pro forma cash flow statement for each project component with documentation of assumptions for the development period and for an operating period of 10 years. The developer should include an elaboration of all operating assumptions, payments to Amtrak, SEPTA and the Township. This analysis should also provide an estimate of the increase (or decrease) in taxable property in the Township.

The analysis should include annual gross revenue, total development costs, absorption analysis, operations costs, net revenue, financing enhancements and cash flow. The analysis also should consider financing options, ownership structures and revenue-sharing options. The developer should specify what financing, if any, it will seek from various entities for infrastructure improvements related to the Project. The amounts must be included in the pro forma. The developer should provide its assumptions regarding revenue, amounts, terms and conditions of financing, and the developer's equity; and a breakdown of uses of funds including an itemized list of all costs associated with the improvements of all project sites. The developer should explain any assumptions necessary for clearly understanding the pro forma. The pro forma is to be prepared as a self-explaining document capable of being understood without reference to additional material. Financial pro forma data must be submitted in electronic format and must include formulae so that the submitted information can be effectively evaluated. All financial spreadsheets must be submitted in a format compatible with Microsoft Excel 2000.

8.8.5 Development Schedule

The developer(s) must provide a project completion schedule for the full development of all proposed projects from developer selection to issuance of a certificate of occupancy for the final component of the development. The developer must identify each component or building that will be constructed, and time intervals for approvals, marketing, and construction. The developer(s) must specifically identify important benchmark dates or hurdles that control the development progression, and illustrate phasing of each project. The schedule should address the following elements:

· Mitigation 

· Demolition 

· Construction Phasing 

· Train Station and Bus Facilities and other transit related improvements 

· Parking including temporary business and commuter parking during construction 

· Residential 

· Retail 

· Sales and Leasing 

9.0 Schedule and Process

There are a number of steps in the process of selection of the winning proposal. These steps, and their anticipated timing, are outlined below:

9.1 Distribution of the RFP

The RFP is being distributed widely to local, regional and national developers. In addition, the RFP is available on the Township website at www.lowermerion.org.

9.2 Pre-Proposal Conference

On Thursday, July 12, 2007 at 2:00 p.m. EST at the Township Administration Building, the Township will conduct a pre-proposal conference at which Township staff and other agency representatives will answer questions regarding the RFP. Answers to questions that cannot be properly addressed at the time of the conference will be provided in writing to all proposing developers. Attendance at the pre-proposal conference will be mandatory for a developer’s proposal to be considered.

9.3 Proposal Receipt Deadline 

Twelve (12) hard copies and an electronic copy of the Proposal are due at 4:00 p.m. on Wednesday, August 22, 2007. Proposals are to be sent to: 

Mr. Bo Tymkiw
Purchasing Agent
Township of Lower Merion
75 East Lancaster Avenue
Ardmore, PA 19003
Questions should be directed to Angela Murray, Assistant Director of Building and Planning, at 610-645-6117 or amurray@lowermerion.org.
9.4 Creation of a Technical Evaluation Committee (TEC)

The Township will establish an eight member Technical Evaluation Committee (“TEC”). The TEC’s function will be to rank the proposals based on the criteria listed in Section 10 of the RFP.  Each member of the TEC will individually score each proposal.  The TEC will consist of one (total) member from each of the following affiliation groupings:

· the Township Board of Commissioners 

· the Township Planning Commission 

· the Township Historic Architectural Review Board (HARB) 

· the Township Environmental Advisory Council (EAC) 

· Area Civic Associations 

· Ardmore Initiative 

· SEPTA 

· Amtrak 

The TEC will be supported by representatives of the Township staff, Amtrak, SEPTA, and others as deemed necessary.  Except for SEPTA and Amtrak, the members of the TEC will be approved by the President of the Township Board of Commissioners.
The TEC will evaluate the strengths and weaknesses of all proposals and provide its ranked evaluation of all proposals to the Selection Committee (see below).  After the composite scoring and rankings are provided, the TEC’s role will be complete.
9.5 Select Short List of Proposals

The Township Economic Revitalization Committee of the Board of Commissioners (a Committee-of-the-Whole) will serve as the Selection Committee, receiving the technical evaluations from the TEC, and select a short list of development teams for interviews and public presentation of proposals. It is anticipated that the short list of developers will be chosen within six weeks of the RFP submission deadline.

9.6 Interviews and Public Presentation

Each of the developers making the short list will be interviewed by the Selection Committee. Because the Ardmore Transit Center and other development proposals in the ABD will be highly visible developments for the Township and the Ardmore community, short listed developers will be required to make presentations of their proposed concept to the Board of Commissioners in open public sessions. The interviews and public presentations are expected to occur within six weeks from the time the short list is announced.

9.7 Selection by the Township Board of Commissioners

Following the completion of the interviews and the public presentations, the Township Board of Commissioners will choose a development team(s) with which to enter into negotiations for a final development contract(s) between the Township and the development team(s).

10.0 Selection Criteria

The TEC will use the criteria and weighting factors established below to evaluate and rank the proposals.

10.1 Consistency with the Goals:     20% 

Proposal must meet the program requirements for the Ardmore Transit Center as presented in this RFP. In addition, proposals should be consistent with the goals outlined in this RFP for development in the ABD. The Township is seeking not only successful development, but also for that development to help spur revitalization of the ABD.

10.2 Design Quality of the Overall Concept:     20%

The Township is interested only in proposals that significantly enhance the overall quality of the physical environment in Ardmore. Therefore, the Township is seeking proposals that create excellent public spaces, use high quality materials and construction, exhibit quality architectural design, and sensitivity to Ardmore’s unique, historic character, and are consistent with the requirements of the RFP.

10.3 Financial Impact on the Township:     20%

While the Township is seeking to obtain the highest quality development for Ardmore, it is also committed to selecting a developer(s) who will deliver the highest level of service for the lowest cost to the Township and its taxpayers. Development proposals will be evaluated, in part, based on their likely financial impact on the Township and its taxpayers. 

10.4 Ability to Implement the Proposal:      20%

The Township is seeking a developer(s) with significant experience in transit oriented development and mixed-use projects involving public-private partnerships. The developer should provide specific examples of projects demonstrating such expertise. In addition, the selected developer(s) will have to demonstrate that it has the internal financial resources, as well as access to capital required to undertake the approved projects.

10.5 Special Bonus Features Proposed:      20%

Proposals that clearly maximize or exceed the goals established in the RFP are desirable. In acknowledgement of such achievement, bonuses will be awarded in evaluation of proposals for the following considerations (listed in no particular order):

· Inclusion of affordable/below market rate housing units. 

· Energy-efficient/”green” project components, including Leadership in Energy & Environmental Design (LEED) certified project components and energy-saving equipment and appliances. 

· Innovative/creative parking solutions. 

· Inclusion of open and/or public space. 

· Linkages providing a comfortable and inviting connection(s) between development on the north and south sides of the railroad tracks. 

· Ability to enhance and preserve existing historic assets. 

· Transit improvements. 

· Inclusion of public art.

· Features that minimize the negative impacts upon other businesses and residential neighborhoods in the area. 

11.0 Notification, Negotiation and Agreement

The selected developer will enter into an agreement with the Township. The selected developer will have 60 days in which to complete negotiations on a Memorandum of Understanding (“MOU”) regarding the elements of the development. This agreement will form the basis for the development agreement. If agreement on the MOU cannot be reached, the Township reserves the right to terminate negotiations with the selected developer(s) and to proceed to open negotiations with the next preferred developer(s). The selected developer(s) and the Township shall have an additional 60 days to complete a developer agreement. The agreement must be approved by the Township Board of Commissioners. 

The Township Board of Commissioners reserves the right, in consultation with the transit agencies as applicable, to waive any and all proposal irregularities as it may deem appropriate.

12.0 Contractual Requirements

The Township will require the selected developer(s) to sign an MOU that sets forth the terms and conditions of a subsequent developer agreement with the Township, including deadlines that the Township will require the developer to meet for each development. 

The provisions in the developer agreement will include but are not limited to:

· Provision of Insurance including commercial general liability insurance, automobile liability insurance, fire insurance and extended coverage insurance, workers compensation insurance, contractor's public liability and property damage insurance, railroad protective comprehensive general liability insurance, professional liability insurance, and all-risk insurance for the improvements on the site. 

· Indemnification: The developer must agree to defend, indemnify and hold harmless the Township, Amtrak and SEPTA, their respective agents, officials, officers or employees from any and all claims brought against them for any reason whatsoever, regardless of the developer's fault, including but not limited to claims of negligence, personal injury or property damage resulting from the developer's execution of the lease, or the developer's performance, or failure to perform, any of the terms or obligations of the lease, or the condition of the Project site and the improvements thereon. 

· Prevailing-Wage Rates: The developer must agree to abide by any prevailing wage rates for construction of the proposed development that are required by law. Certain project elements may be subject to the federal Davis-Bacon requirements. 

· Non-Discrimination: The Township will require the developer to be an equal opportunity employer. 

· FTA and federal cross-cutting requirements shall apply to those portions of the project(s) that are federally funded. (These include, but are not limited to, Buy America, the Davis-Bacon Act, etc. 
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