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Request for General Contractor Proposals


Introduction 

The purpose of this Request for Proposals (RFP) is to identify a pool of qualified and experienced general contractor firms, and to select one of these pre-qualified firms, to construct, for a fixed fee, Brookside Phase 2.  A 101 unit rental townhouse development, Brookside Phase 2 is the second rental phase of the West Rock Revitalization Plan, a multi-phase, multi-year effort.  West Rock’s first phases, including an initial 101 unit rental and 20 unit homeownership development, are already under contracts for construction. 
The contract for Brookside Phase 2 will principally call for the vertical construction of 101 units of townhouse style rental housing.  The infrastructure and certain site improvements associated with this phase are excluded from this solicitation and will be constructed under a separate contract.  
The West Rock Revitalization Area is comprised of two adjacent former public housing sites—Rockview, now vacant land; and Brookside, which is south of and adjacent to the existing Ribicoff Cottages.  The two sites are separated by wetlands, and the redevelopment plans call for a bridge to be constructed to provide pedestrian and vehicular access between the sites.  Each site contains over 30 acres of land (approximately 50% buildable).  A 1.4 acre site located adjacent to the two primary sites may be incorporated into the redevelopment effort at a later stage.  A project phasing and construction start chart is attached for reference.   Moving forward, it is anticipated that approximately 70 - 125 units of wood-frame multifamily housing will commence each year over a four or five year period.  When fully completed, the West Rock Revitalization Area is expected to consist of approximately 433 newly constructed residential dwelling units as well as a renovated and expanded community center.

It is anticipated that as plans for each subsequent phase reach an advanced stage, the identified firms will be given the opportunity to submit proposals to provide general contractor services for that phase.  Although a general contractor selected to build an earlier phase may submit proposals for later phases, it is anticipated that each procurement will be open to all qualified and experienced firms identified through this initial RFP.  Michaels also reserves the right to issue new RFPs for future phases, so as to open the competition to firms that have not been pre-qualified through this RFP.
Background

In June 2007, through a competitive process, the Housing Authority of the City of New Haven (HANH) selected a development team headed by The Michaels Development Company (MDC) to implement the redevelopment of West Rock.  MDC and HANH, in cooperation with the West Rock Implementation Committee (WRIC), are partners in the redevelopment effort.

The Michaels Development Company is a privately owned firm with over 35 years of experience in residential development.  Since 1973, Michaels has developed over 45,000 housing units and overseen more than $2 billion in construction.  HANH has for several years been implementing an ambitious program of redevelopment, including two HOPE VI revitalization efforts as well as several other complex developments. 

Michaels, with the approval of the HANH, has selected a design team, headed by Torti Gallas & Partners and Kenneth Boroson Architects, to provide design services for all phases of the West Rock development.  Torti Gallas is a design/planning firm with national and international expertise.  Kenneth Boroson Architects has extensive experience working in and around the state of Connecticut.  The firm has provided design services in the recent past for HANH and its development partners.  Engineering services are being provided by Diversified Technologies Corp. (DTC), headquartered in Hamden and experienced in working with HANH and the City of New Haven.
Construction financing for West Rock will come from a variety of federal, state and private sources.  Financing will include HUD “Moving to Work” funds, Low Income Housing Tax Credits, Tax Exempt Bonds, HOME funds, City of New Haven funds, Federal Home Loan Bank funds and construction financing from commercial banks.  
Role of the General Contractor
The firm selected as General Contractor for Phase 2 will work with the developer, HANH, the WRIC, and the design team, providing periodic input regarding alternative construction techniques, materials and costs.  The General Contractor will assist the team in designing cost-effective housing of good quality and will participate throughout the design period.  These pre-construction services, including cost estimates, will be provided at no cost to Michaels or HANH.
The General Contractor will submit a guaranteed maximum price proposal for the construction of the plans and specifications resulting from the collaborative process described above.  The proposal shall include evidence that at least three bids were solicited for each trade, as well as evidence that extensive efforts were made to seek bids from Section 3 and MBE/WBE sub-contractors and vendors.  Development of an acceptable Section 3 plan will be required prior to contract execution. In addition, the selected General Contractor will be required to abide by all City of New Haven work force requirements including but not limited to, CEO and apprenticeship programs.  The General Contractor will assist Michaels, the design team and HANH with working with utility providers to assure the approval of drawings and the installation of utilities on a timely basis.  The General Contractor will be responsible for all necessary permits and approvals required for construction from any and all entities.
If the Developer and the General Contractor reach agreement on price and other applicable terms, the Developer and General Contractor will execute a modified version of an AIA 111 Document – Cost Plus Contract with Guaranteed Maximum Price.  If, despite good faith negotiations, the Developer and General Contractor are unable to reach agreement, the Developer reserves the right to enter negotiations with other qualified general contractors identified through the RFP process.  Under these circumstances, Michaels also reserves the right to issue a new RFP, allowing firms, not previously pre-qualified to submit their credentials and pricing.
Selection Process and Time Table

The Development Agreement between Michaels and HANH requires that general contractors be selected by means of a competitive process, as described herein.  It is anticipated that the General Contractor for this phase will be selected before the end of September 2010.  Our goal is to commence construction of the Brookside Phase 2 Rental by March, 2011.

Description of Contract Terms

As each element of the West Rock redevelopment will be owned by a separate affiliate of Michaels, and will be governed by separate loan documents, individual construction phases for each element are anticipated.  Michaels uses a modified form of an AIA111 Document (Standard Form of Agreement between Owner and Contractor) where the basis of payment is Cost Plus with a Guaranteed Maximum Price.  

Additional documents and exhibits may be required by Michaels, HANH, the private construction lender or other funders.

General Contractors will base their fee as a percentage of the anticipated construction costs.  HUD safe harbor guidelines limit fees to the following maximum levels:

· General Requirements: 6%

· Overhead: 2%

· Profit: 6% 
Respondents proposing fees in excess of any of the above maximum levels will not be considered, even if the combined total of the three items does not exceed 14%.  Bond costs must be included in the above categories of markups, typically within Overhead.  These markups are determined on hard costs alone in each case and cannot build upon themselves, i.e. Overhead and Profit margins cannot be taken on General Requirements. The General Contractor is expected to maintain adequate security as a General Conditions cost. 
Section 3 and MBE/WBE Goals and Commitments

Michaels and HANH share a strong commitment to maximizing employment and business opportunities for West Rock residents, HANH clients, other Section 3 eligible businesses, individuals, and Minority and Women Business Enterprises.  The Development Agreement between Michaels and HANH contains the following goals:

· 30% of project workforce (new hires) to be Section 3-eligible
· 30% of sub-contract dollars to go to Section 3/MBE/WBE businesses and individuals

Respondents should note that a Memorandum of Understanding (MOA) has been entered into by HANH and WRIC, an ad hoc community organization composed of affected public housing resident leaders, neighborhood groups, elected officials, etc.  This MOA grants an advisory role to the WRIC in assuring that local sub-contractor and resident hiring goals are met.  Although WRIC members have expressed interest in securing employment and contracting opportunities for all New Haven citizens, residents and businesses located in the West Rock neighborhood are their chief concern.
To achieve success in responding to this RFP, it is important that general contractors demonstrate that they have, in the past, met or exceeded Section 3, MBE and WBE hiring goals; provided employment for neighborhood and public housing residents; and offered subcontracting opportunities for neighborhood businesses.  In addition, respondents must submit a customized plan for meeting these goals at West Rock.  Respondents should anticipate meeting with the WRIC prior to selection as a shortlisted general contractor to describe their past efforts and plans for the West Rock community.

Contents of Request for Proposals Packages

Each general contractor will receive the following documents:

i) The RFP
ii) Site Location Maps
iii) Project Phasing Chart
iv) Fee Proposal Form
v) Michaels Development Company Brochure

Questions Regarding the Request for Proposals

All questions regarding this Request for Proposals must be in writing and sent by mail, fax, or e-mail to: 

John Page
Vice President
Michaels Development Company
3 East Stow Road, Suite 100
Marlton, NJ 08053
Phone (856)596-3008

Fax (856)797-8956

e-mail: jpage@themichaelsorg.com
The questions and our responses will be distributed to all candidates that receive this package before the submittal deadline date.  The deadline for submission of questions is July 23, 2010.
Submittal Deadline

Submittals by general contractors are due no later than 5 PM on August 18, 2010 at the offices of the Michaels Development Company 3 East Stow Road, Suite 100
Marlton, NJ 08053,.  Michaels and HANH will review responses and schedule interviews as soon as possible after the submittal date. 
Required Submittals

To be considered complete, respondents to this Request for Proposals must submit five copies of a proposal containing the following materials:

a) a cover page identifying your firm by name and address and listing all principals by name, social security number and date of birth.  The cover page should also identify a contact person and indicate his or her current phone and fax numbers and e-mail addresses.  The anticipated West Rock project manager should be identified;

b) a list of all the residential projects that your firm has had under construction during the past five years.  We are especially interested in any HOPE VI projects or others involving housing authorities or public housing funding.  Each development should be identified by name (if any), location, number of residential units, construction budget, whether dwelling units were intended for rental or sale, construction type (single family detached homes, duplexes, townhouses, etc.), and current status;

c) a list of all the residential projects that are either currently in construction or scheduled for construction in the next two years.  As noted above, please identify any HOPE VI projects or those that involved housing authority programs or funding.  To the extent such information is known, each development should be identified by name (if any), location, number of residential units, construction budget, whether dwelling units were intended for rental or sale, construction type (single family detached homes, duplexes, townhouses, etc.), and current status;

d) Identify a recent project relevant to the work proposed for West Rock, ideally a HOPE VI project or project involving a housing authority or public housing funding.  In addition to the basic information listed in items “b” and “c”, above, please describe building types and sizes, and indicate average costs per unit and per square foot, by unit type, if possible.  

e) a list of references including contact person, firm, and current phone number for each of the projects identified in Submittals a) and b) for which such references are available;

f) your most recent audited financial statement and a statement  from a surety of bonding capacity;
g) a statement, signed by a principal of your firm, certifying that neither the firm nor any principals of the firm have been debarred from participating in HUD programs or have received a Limited Denial of Participation from any HUD office.

h) a narrative that includes a description of the techniques your organization has utilized in the past to maximize MBE/WBE participation, fulfill Section 3 local contractor and resident hiring goals, hire public housing and neighborhood residents, and retain the services of neighborhood subcontractors.  Success rates and percentages should be cited.  Please also describe the techniques you would adopt to maximize MBE/WBE and Section 3 participation at West Rock, and indicate your willingness to work with community organizations and consultants that may be retained to help identify and support MBE/WBE subcontractors and vendors, and Section 3 businesses and individuals;

i) Documentary evidence if your organization is currently MBE or WBE-certified;

j) an Acknowledgment of Addendum Form, if addenda to this RFQ are distributed.

k) A price proposal consisting of the percentage of total construction costs to be charged in each of three categories: General Requirements, Overhead, and Profit.  As noted under Description of Contract Terms, the proposed charges in each of these categories may not exceed HUD Safe Harbor maximum levels..

l) HUD 2530 Previous Participation Form
m) HUD Non-Collusive Affadavit

Process for Selection
General Contractors shall submit five copies of their responses to this RFP to the Michaels Development Company at the following address: 

John Page, Vice President
Michaels Development Company
3 East Stow Road, Suite 100
Marlton, NJ 08053
Responses to this RFP must be received by August 18, 2010.  Facsimile or electronically transmitted submittals are not acceptable.

The Michaels Development Company may elect to schedule interviews with applicants who have submitted the most responsive submissions.  Respondents may also be asked to meet with representatives of the HANH, the WRIC and other community representatives.  They may also be asked to submit additional relevant materials.

A report summarizing the qualifications of respondents and recommending general contractors for further consideration will be submitted by Michaels to the HANH.
The Michaels Development Company reserves the right to decline any or all proposals.  Selection of a General Contractor for Brookside Phase 2 Rental does not guarantee that Brookside Phase 2 Rental will proceed.  As the financial strategy, and plans and specifications are finalized, the Brookside Phase 2 Rental Building Program may change.

Criteria for Selection 
The Michaels Development Company will select an At Risk General Contractor, subject to the approval of HANH and input from WRIC.  In evaluating proposals and interview performance, the following criteria will be considered:

· how successfully General Contractors communicate an understanding of the development goals we hope to achieve through the West Rock redevelopment and the associated building program; (10 points)
· each respondent’s track record in constructing projects of the size and complexity of the contemplated West Rock redevelopment, including experience with the anticipated funding types and sources; (25 points)
· the extent to which respondents have demonstrated effective approaches, past success and a strong commitment to maximizing MBE/WBE participation and fulfilling Section 3 goals, as well as neighborhood hiring and contracting goals; (25 points)
· how well General Contractors describe how they plan to communicate effectively with State and local public agencies and a wide variety of community residents, and interested parties; (10 points)
· each applicant’s financial  strength, including ability to demonstrate bonding capacity, liquid assets and other measures of financial strength sufficient to satisfy lenders, equity investors and other parties. (15 points)
· The competitiveness of respondents’ financial proposals in each of the three designated categories: General Requirements, Overhead, and Profit. The proposal of charges in any of the three categories in excess of HUD Safe Harbor standards will result in disqualification of the proposal.  (15 points)
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