
 
 
 

Request for Qualifications 
RFQ No. P26-134 

 
The Maryland-National Capital Park and Planning Commission (Commission) hereby invites 
submittals from interested firms in accordance with this Request for Qualifications (RFQ) as set 
forth herein.  The enclosed sections contain information related to the below Project and this 
information is provided to all prospective Offerors. 
 

 
The Maryland-National Capital Park and Planning Commission 

 
SilverPlace 

M-NCPPC Headquarters and Mixed-Use Project 

 
 

Written Submittals to be Received by: 
11:00 AM, Wednesday, November 30, 2005 at 

The Maryland-National Capital Park and Planning Commission 
Purchasing Division, Suite 300 

6611 Kenilworth Avenue 
Riverdale, MD 20737 

 
A mandatory pre-submittal conference is being held Friday, November 4, 2005 at 9:30 
a.m. at the Montgomery County Regional Office Building, 8787 Georgia Avenue, Silver Spring, 
MD 20910. 
 
All inquiries regarding this RFQ are to be made by telephone to:  Nancy J. Keogh, Purchasing 
Manager, (301) 454-1600. 
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1.0. INTRODUCTION                                  
 
1.1. The Headquarters and Mixed-Use Project 

 The Montgomery County Department of Park and Planning of the Maryland-National 
Capital Park and Planning Commission (the Commission) intends to contract with a 
Development Firm and Team (Developer) to plan, design, and construct a mixed-use project in 
Downtown Silver Spring.  The Headquarters and Mixed-Use Project (Project) will consist of 
three integrated components: a new Headquarters Facility for the Montgomery County 
Department of Park and Planning of approximately 120,000 square feet; a Park/Open Space; 
and a Residential Project.  The Project is to reflect current planning and design principles 
through the use of green architecture, exemplary urban design, transportation management, 
mixed-income housing, and public/private joint development.  The Commission seeks to 
leverage its existing 3.24-acre site, at 8787 Georgia Avenue, in Downtown Silver Spring to 
create a Project that satisfies the Commission’s long-term facility needs, and overall planning, 
urban design, environmental, and economic objectives. 

 The Commission has established a multiple-step solicitation process, including: (a) this 
Request for Qualifications (RFQ), and (b) a subsequent Request for Proposals (RFP).  All 
information provided to the Commission in response to this solicitation process will be the 
property of the Commission to use at its discretion.  The Commission anticipates that three to 
five Development Teams will be selected from submittals hereunder to respond to the 
subsequent Request for Proposals.  As a result of the evaluation of responses to the later 
detailed RFP, the top proposals will be ranked first, second, and third.  The top ranked 
Development Team will enter into a Pre-Formation Agreement with the Commission for the 
exclusive right to negotiate agreements associated with the programming, design, construction 
and development of the Project.   

The Recommended Development Team will enter into a Pre-Formation Agreement for 
the joint development and implementation of the Project prior to approval by the Planning Board 
and the County Council. Upon approval, the Recommended Development Team will then enter 
into contracts with the Commission to complete a Final Space Program and Schematic Design 
for the Headquarters Facility. Only upon the Commission’s approval of the Headquarters 
Facility’s Schematic Design will the Commission enter into a final Development Agreement with 
the Recommended Development Team.  If the Final Headquarters Space Program and the 
Headquarters Schematic Design are not realized within a mutually agreed upon timeframe, the 
Commission will proceed to the second ranked Development Firm and Team.   

The Commission will require that the selected Development Team be the applicant for 
submission of the Project Plan, Preliminary Plan, Site Plan, and Mandatory Referral.  
Additionally, the selected Development Firm will participate with the Commission’s initiatives to 
identify and obtain grants for the Project. 

 
It is important that each prospective Offeror recognize that the Commission currently 

does not have the funding for this project.  Should the funding not be available, this solicitation 
will be cancelled and no contract(s) will be awarded. 
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1.2. Objectives of the RFQ and RFP Process 
 
 This procurement process is designed to attract the interest of Offerors capable of 
assembling teams of professionals in the fields of institutional, office, and residential 
development, urban design, architecture, transportation planning, engineering, and public and 
private finance.  The Commission intends to achieve and retain the following: 

 
• A Development Firm and Team capable of designing and implementing an exemplary, 

mixed-use Project. 
• A Development Firm and Team Experienced in “Green” Design and Mixed-Income 

Residential Development. 
• A Development Firm and Team Experienced in Headquarters Office Programming, 

Design and Development. 
• A Development Firm and Team Experienced in Joint Public-Private Development. 
• A Development Firm and Team capable of financing, developing, managing and 

constructing a Mixed-Income Residential Project. 
• A private development business structure that effectively reduces the Commission’s 

Headquarters cost. 
• A strong design inspiration and vision for the Headquarter’s Facility, the Park/Open 

Space and the Residential Project. 
• A Project that, upon completion, will provide an optimum balance between cost and 

value for the Commission and the County. 
 

1.3 Definitions 
 
 Development Firm (Developer):  The Developer will be the lead development entity that 
will contract with the Commission.  The Developer will manage the Development Team. 
 
 Development Team (Team):  The Development Team is led by the Developer.  The 
Development Team may include, but is not necessarily limited to, firms specializing in 
architecture, green design, planning, financing, transportation management/ traffic and parking.   
 
  Commission:  The Maryland-National Capital Park and Planning Commission 
 
             Department:   The Montgomery County Department of Park and Planning 
 
1.4. The Commission’s Goals for the Project 
 
 Proposals must be responsive to the following ten Commission goals for the Project.  
The goals articulate what the Commission seeks to achieve as a result of the Project.  Each of 
these goals is considered of equal merit.  Development Team proposals must clearly describe 
how their development proposal specifically satisfies these goals.  The Development Team 
selected to implement this Project must establish a development program and financing 
structure that provides a balance among financial and non-financial objectives. Project goals are 
to: 
 

1. Develop for the Commission a Headquarters Facility of approximately 120,000 gross 
square feet (gsf).  The Headquarters Facility may be proposed at the Commission-
owned 3.24-acre site or, under conditions specified herein, at an alternate site 
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located in Downtown Silver Spring. The Headquarters Facility must be owned (or 
ultimately owned) by the Commission. 

2. Through quality, appearance, and symbolism design a facility that supports, facili-
tates, projects, and enhances the Commission’s function and image as a 
Countywide-planning agency committed to environmental protection and quality-of-
life enhancements for the residents of Montgomery County. 

3. Develop a Headquarters Facility that meets or exceeds LEED Silver Certification 
standards. 

4. Develop the Headquarters Facility and Project to include Park and Open Space 
components reflective and supportive of the Commission’s mission. 

5. Develop a Residential project on the Commission-owned MRO Site that contains a 
minimum of 30 percent affordable units as defined herein. 

6. Develop a Residential project that meets or exceeds LEED Certified standards. 
7. Design a Project that is physically and functionally compatible and integrated with the 

immediate neighborhood and Downtown Silver Spring. 
8. Leverage the MRO Site and the Headquarters build-to-suit contract to structure a 

joint development agreement that is advantageous to the Commission’s financial 
position. 

9. Ensure that the Project effectively addresses functional issues related to the space 
program, transportation management, vehicular and pedestrian circulation, safety, 
and parking. 

10. Design and construct an exemplary public resource for Montgomery County. 

1.5. Maryland-National Capital Park and Planning Commission (Commission) 

 The Maryland-National Capital Park and Planning Commission is a bi-county agency 
empowered by the State of Maryland in 1927 to acquire, develop, maintain and administer a 
regional system of parks within Montgomery and Prince George's Counties, and to prepare and 
administer a general plan for the physical development of the two counties.  The mission of the 
Maryland-National Capital Park and Planning Commission is to: 

• Manage physical growth and plan communities;  
• Protect and steward natural, cultural and historic resources; and 
• Provide leisure and recreational experiences. 

 The Commission consists of ten members, five appointed by Montgomery County and 
five by Prince George's County.  The Commissioners coordinate and act on matters of interest 
to both counties, and generally meet at least once a month.  The Commissioners from each 
county serve as separate Planning Boards to facilitate, review and administer the matters 
affecting their respective counties. 

 The Montgomery County Department of Park and Planning (Department) oversees the 
acquisition, development and management of Montgomery County’s nationally recognized, 
award-winning park system.  The Montgomery County Department of Park and Planning 
provides and manages the County’s land-use and park assets.  The Department is also 
responsible for natural resources stewardship.  

 The Department prepares master plans for review by the Planning Board and approval 
by the County Council.  Department staff review proposed development projects to see that they 
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conform to the County’s laws, plans and policies.  Department staff submits their findings to the 
County Planning Board for action. The Department gathers and analyzes various types of 
information to help public officials prepare for Montgomery County's future. 

The broad mission of the Commission in Montgomery County is to improve the quality of 
life by conserving and enhancing the natural and developed environment for current and future 
generations.  

1.6. Previous Related Studies   

The two major previous Headquarters-related studies include: The MRO Location 
Assessment and Space Study (August 2000) and, most recently, the Consolidated 
Headquarters Study (September 2003).  The MRO Location Assessment and Space Study 
undertook a Countywide examination of five sites near transit stations and concluded with the 
recommendation to focus facility planning at the 3.24-acre Commission-owned site at 8787 
Georgia Avenue in Silver Spring (the MRO Site) and one site adjacent to the Wheaton Metro 
station.  

 
In the subsequent Consolidated Headquarters Study the Commission decided to 

continue planning for a future Headquarters Facility at the Commission-owned  MRO Site and 
eliminated other considerations outside of downtown Silver Spring.  The Study determined that 
the Commission is best served by owning its Headquarters Facility rather than leasing over the 
long term and that a Silver Spring location for its Headquarters will further solidify on-going 
City/County revitalization.  

 
The Study concluded that the existing 3.24-acre MRO Site would accommodate an 

estimated 120,000 gsf Headquarters Facility, a Park/Open Space, a Residential project, and 
supporting infrastructure.   

 
The preliminary Residential concepts within the 2003 Consolidated Headquarters Study 

projected a range of 125 to 265 units on the MRO Site. Concept studies to date for the MRO 
Site have estimated the total Project FAR (inclusive of the Residential project) at somewhat less 
than, but approaching, the allowable mixed-use 3 FAR in the CBD – 1 Optional Method Zoning 
category.  With an office facility of 120,000 gsf, the remaining building envelope for residential or 
any other space is approximately 300,000 square feet.  

 
Additional Project-related information is available at: 
 
http://mcparkandplanning.org/silverspring/public_projects/silverplace.shtm 
 
This information consists of 
 

• Added Summary of the SilverPlace Headquarters and Mixed-Use Project 
• MRO Site Vicinity Exhibit 
• Commission Consolidated Headquarters Study, September 2003 
• July 2004 Announcement regarding the Project Development Advisor 
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1.7 Grants and Foundation Funding 

 
The Commission will pursue, and will work with the Developer to pursue, grant and 

foundation funding sources for all aspects of the Headquarters and Mixed-Use Project.  This 
effort will involve the identification of funding sources potentially applicable to the unique 
attributes of the Project including, but not limited to: green design; energy conservation; 
affordable/ workforce housing; joint public/ private development; revitalization; urban public 
spaces; public information technologies; transportation management; and educational 
opportunities. The Montgomery County Department of Park and Planning Grants Coordinator is 
currently working to identify sources and develop a grant/ foundation funding strategy for the 
Headquarters and other Project components.   

 
Submissions in response to this RFQ are requested to address, in their approach to the 

Project, their proposed approach for working with the Commission for pursuit of grants. The 
Developer selected for preparation of submissions in response to the later Request for 
Proposals will be required to identify a detailed plan for working with the Commission to identify 
potential grant and foundation funding sources.  
 
2.0. DEVELOPMENT REQUIREMENTS 
 
 This Section of the RFQ summarizes the Commission’s minimum development 
requirements. 
 
2.1. Headquarters Office Facility 
  
2.1.1.  Location 
 

The Commission has determined that a Silver Spring location for its Headquarters will 
best serve its mission and support on-going revitalization efforts.  The Consolidated 
Headquarters Study demonstrated that the MRO Site can accommodate the Headquarters 
space requirements and a Residential project.  

 
The previous Consolidated Headquarters Study recommended the development of the 

MRO Site.  This RFQ and RFP solicitation process will allow, under conditions described herein, 
consideration of other sites in the Silver Spring Central Business District (CBD) that may be 
proposed.  If a case can be made, during the RFQ process, that another location in Silver 
Spring is a superior Headquarters location because of physical, functional, and financial factors, 
the Commission may consider such an option.   
 
2.1.2.  Headquarters Space Program  
 
  A history of documented facility inadequacies, including the two Studies 
previously referenced, have resulted in the Commission’s determination that a new 
Headquarters facility for the Department is necessary. 
 

In the 2000 Assessment Study Commission staff prepared an in-house estimate that the 
Headquarters Facility would require approximately 100,000 gsf to serve existing and recognized 
future needs.  The subsequent Consolidated Headquarters Study generally validated the initial 
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assumptions by recommending approximately 120,000 gsf.  For the solicitation process, 
prospective Development Firms and Teams are to assume a Headquarters Facility of 120,000 
gsf to serve existing and future recognized needs.   The Recommended Development Firm and 
Team will prepare the final Headquarters Space Program.  

 
Of the 120,000 gsf, 98,000 gsf was projected for office space and 22,000 gsf was 

estimated for public service space. The Headquarters Facility is envisioned as a specialized 
building with the 22,000 gsf of public service space to contain a 300-seat auditorium, reception 
and security space, public meeting rooms, a park permitting center, and a technologically 
advanced and accessible Public Information and Resource Center.   The public service space 
would function as a national model for planning agencies.   

2.1.3.    Headquarters Access 

  The Headquarters facility must be accessible for all modes of transport: transit, 
walking, biking, and driving.  While access security factors must be incorporated, the traffic 
pattern leading up to the main entrance of each component should allow for smooth entry and 
exit of vehicles at all times of facility operation.  The access plan and patterns must encourage 
pedestrian movement within the site and provide strong linkages among the Project 
components and to the adjacent properties.  To the extent possible, pedestrian pathways should 
not intersect with vehicular flows.  
 
 Site development and concept plans will be required in response to the later Request for 
Proposals. A primary consideration in this regard will be the 60-foot wide County-owned 
property located between the MRO Site and County Parking Garage No.2.  Conceptual plans 
for the Headquarters and Mixed-Use Project will be required to propose future access and 
development solutions for the mutual benefit of both property owners. 
 
 The Commission envisions that a negotiated agreement will ultimately be executed 
between the Commission and the County relative to the land use and design solutions for the 
two separately owned abutting properties. The Commission will continue discussions with the 
County relative to land use and intends to initiate negotiations when concepts are submitted in 
response to the RFP. The Commission will assume the lead responsibility and will team with the 
Recommended Development Firm to reach an agreement with the County.  
 

A preliminary Transportation Management Plan will be required with the submittals in 
response to the RFP.     
 
2.1.4.  Headquarters Parking Requirements 

 
 The Headquarters Facility will require employee, Commissioner, visitor and 

Commission-owned vehicle parking.  For planning purposes, the new Headquarters Facility is 
projected to require approximately 330 parking spaces.  This preliminary parking estimate 
assumes that 40 percent of employees use means other than autos to get to work.   
 

Of the parking spaces required for the new Headquarters Facility, 56 spaces are 
projected for current Commission-owned vehicles.  The required employee and Commission-
owned vehicle spaces may be on- or off-site. Concept plans prepared for the previous 
Consolidated Headquarters Study placed approximately 40 percent of the total required spaces 
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on the MRO Site and in a below-grade structure under the proposed new Facility. The 
remaining required spaces were located in the adjacent County Garage No. 2.  No employee or 
Commissioned-owned vehicle parking should be more than 2,000 feet from the Headquarters 
Facility.   

 
 Proposed Developers and Teams selected for the RFP process will be required to 

consider, as part of the parking and access proposal, County Department of Public Works and 
Transportation (DPW&T) parking studies associated with County Garage No. 2.   

 
2.1.5.  Headquarters Facility Design Considerations 

 
  2.1.5.1. Image 
 
  The Commission’s defined mission is to “improve the quality of life by conserving 
and enhancing the natural and developed environment for current and future generations.”   The 
Headquarters and Mixed-Use Project must reflect this mission. In addition, the Commission 
envisions an exemplary public/private development Project.   
 
  2.1.5.2. Exemplary Planning and Design Principles 
 
  Leadership in planning for private and public sector entities and citizens 
demands a facility that incorporates the most current planning and design principles. The facility 
is intended to be state-of-the-art from a functional and technical standpoint, as well as 
demonstrating leadership in environmental design.  A facility that leverages technology and is 
environmentally responsive, cost effective, and creatively provides a publicly oriented, conge-
nial, and productive work environment is desired.  
  

2.1.5.3. Environmentally Responsive Design - LEED Silver Requirement 
     
  In keeping with the Commission’s mission statement, the planned facility must 
incorporate the most current principles in environmental design. As a planning and regulatory 
agency, the Commission provides land-use stewardship and through its activities seeks to 
safeguard the County’s environment through planning, development review, and conservation 
activities. This project is a superb opportunity to provide an example of how an environmental 
ethic can be implemented throughout the planning, design, and construction process. 

 
 The LEED Rating System will be used on both the Headquarters and Residential 
components of the Project.  The minimum level of Certification will be “Silver” for the 
Headquarters Facility. This should in no way limit the environmental design effort to the Silver 
level or even to the specific items on the LEED checklist. Innovation and creative thinking 
relative to environmental design objectives will be a priority. The Commission will assist the 
Recommended Development Team to seek and attain grant/ foundation funding to assist in 
achieving all of the Project goals. These goals include green design, LEED Silver and LEED 
Certified for the Headquarters and Residential components, respectively.  
 
2.1.6.  Headquarters Ownership and Financing    
   
  The Commission requires that it will own the new Headquarters Facility.  
Commission-issued tax exempt certificates of participation are currently being considered as the 
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most advantageous financing mechanism available for the Headquarters component.  The 
Commission also considers the Commission’s long-term occupancy of the Headquarters as a 
major asset to the overall Project financing.  
 

The Commission intends to develop a Project that optimizes the relationship between 
value and cost.   The Commission will consider alternative proposals regarding the 
Headquarters Facility’s financing if they are proven to be advantageous. The overall financing 
plan for the Project will be a priority in the Request for Proposals evaluation process.  

 
The Commission must alert proposed Development Teams, however, that any creative 

financing or ownership structure must comport with the Commission’s enabling laws and 
statutory purposes, as well as laws and regulations applicable to tax-exempt debt issued in 
connection with the Headquarters.  During the RFP process, the Commission will provide an 
opportunity for each of the highest ranked Development Teams to receive specific feedback 
concerning the legal viability of the structure generally described in response to this RFQ. 

 
 

2.1.7.  Estimated Project Timeline      
 
 With the Project approach as described herein, and understanding that there are 
many unpredictable variables inherent in such a Project and the importance of the need for 
flexibility, it is the intent of the Commission to seek beneficial occupancy of the Headquarters 
Facility by 2009.           
 
2.2. Park/Open Space 
 
 A Park, designed to a level that is reflective of the Commission’s mission, is required on 
the MRO Site. Regardless of size, the Park/Open Space component is considered an important 
part of any development proposed for the MRO Site.  Site design of the Park/Open Space is as 
important as the Headquarters Facility’s design.  The public open space should reflect current 
principles in terms of design quality and “green” design. The Park/Open space should be highly 
attractive and comfortable for users, providing a relaxing setting.  It should be a model of 
excellence reflecting the Commission’s place as a national leader in urban revitalization.  
  
2.3. Residential Project  
 
2.3.1.  Residential Location 
 
  The Residential portion of the Headquarters and Mixed-Use Project must be 
developed on the Commission-owned, MRO Site.  
 
2.3.2.  Residential Program 
 
  The Residential portion of the Headquarters and Mixed-Use Project should be a 
model for the provision of affordable and workforce housing in a public/private, mixed-use 
project. The Commission’s goal is to have 30 percent, or more, of the residential units 
“affordable”.   
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 For this Project, affordable units are defined as (1) Moderately Priced Dwelling Unit 
(MPDU) categories; i.e., those captured within the current minimum 12.5 percent of the total 
units definition, tax credit eligible, and public subsidized units, etc., and, (2) Workforce afford-
able, and employer-assisted housing (EAH) program affordable units.  
 

Market Rate units are to comprise no more than 70 percent of the total number of units, 
as indicated in category (3) in the following residential program summary table.  An annotated 
version of this table is attached to this RFQ as Attachment A-1 . 
 

Residential Program Summary Table/ 
 Percent of Total Units by Income Category 

(Refer to Attachment A-1 for Added Detail) 

Housing Mix Housing Categories  

Approximate 
Household 
Income 
Guidelinesi  

(1)  Traditional    
Affordable  

Low and very low Income, 
Public Subsidies, HCVs,BMR, 
Rent supplementation, 
MPDUs, and other subsidized 
housing programsiv 

< $56,000 

   30%,          
Minimum 

(2)  Expanded 
Affordable 

Workforce Housing and 
Creative Employer Assisted 
Workforce Housing, HCVs, 
BMRs, HOME,and others  

>$56,000 to 
$102,000  

   70%, 
Maximum 

 
(3)  Market Rate 
 

All other income categories, 
other than (1) and (2) > $102,000  

 
 

 As part of the 30-percent affordable requirement, Development Proposals must satisfy 
the requirements of the Montgomery County Zoning Code, Moderately Priced Dwelling Unit 
(MPDU) Program.  The MPDU program requires that a minimum of 12.5 percent of the housing 
units satisfy MPDU rent limitations in projects over 35 units.   
 
 Under MPDU requirements (Refer to Montgomery County Code, Chapter 25A), devel-
opers have the option to contribute to the Housing Initiatives Fund rather than develop the units.  
Unlike the MPDU program, the Commission requires that all MPDU’s and other affordable 
housing proposed be developed as part of the Project. Proposals contemplating payments 
into the Housing Initiative Fund as a way to satisfy the Commission’s affordable housing 
objectives will not be considered. 
 
 The MPDU program also allows density bonuses.  The required number of MPDUs will 
vary according to the amount by which the approved development exceeds the normal or stan-
dard density for the zone in which it is located.  The amount of density bonus achieved by the 
approved development program determines the total units that must be MPDU.  
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2.3.3.  Environmentally Responsive Design – LEED Certified Requirement 
 
  The Residential project is to be designed to comply with LEED criteria so as to 
achieve, at a minimum, a “Certified” rating.  A LEED score higher than the minimum “Certified” 
threshold is desired for the Residential Project.  All other considerations being of comparative 
merit, it is anticipated that a higher LEED rating will receive recognition in the Proposal 
evaluation process.  
 

While high LEED standards are desired for all of the Project components, the 
Commission recognizes the financial cost of the 30-percent affordable component and, 
therefore, desires to allow flexibility for Respondents to balance the design and cost 
parameters.  Additional sustainable strategies above and beyond the LEED Rating System are 
encouraged for all Project components.  Innovation and creative thinking are encouraged. 
 
2.3.4.  Residential Project Ownership and Financing 
 

  The residential project is expected to be a private-sector development endeavor.  
The Commission will not be funding any portion of the residential project.  The Commission 
currently owns the 8787 Georgia Avenue building and the MRO site.   

 
The Commission acknowledges that the Residential project’s mixed-income requirement 

may involve the employment of specialized and creative financing techniques such as low-
income tax credits.  Development Teams are expected to demonstrate their expertise in 
structuring and implementing mixed-income residential projects that involve the use of financing 
techniques designed to increase project affordability.  Upon the selection of a Recommended 
Development  Team, the Commission intends to work with the Team’s affordable housing 
specialists to pursue low-income tax credits and other financing vehicles to enhance Project 
affordability and feasibility.  

 
The Commission’s financial objective is to leverage the market value and/or cash flow 

derived from the Residential project to defray capital and/or operating costs associated with the 
Headquarters Facility.  The Commission wants maximum leverage from its land to reduce the 
cost of the Headquarters Facility.  The Commission will consider the possibility of selling or 
leasing a portion of the land, and encourages proposals with alternative ownership and 
financing arrangements. 

 
The Commission must alert proposed Development Firms and Teams, however, that any 

creative financing or ownership structure must comport with the Commission’s enabling laws 
and statutory purposes, as well as laws and regulations applicable to tax-exempt debt issued in 
connection with the Headquarters.  

 
3.0. SUBMISSION AND FORMAT REQUIREMENTS 
 
3.1. Introduction 

 
Respondents to this RFQ must adhere to the format described herein.  Qualifications 

submittals that do not follow the format will not be eligible for evaluation and may be rejected. 
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3.2. Format and Qualifications 
 
 Cover Letter 
 
 A cover letter will introduce the Development Firm and Team. The cover letter must be 
signed by a principal of the lead firm on the Development Team.  The cover letter must 
acknowledge that the signatory has the right to represent the Team during the solicitation 
process.  The cover letter may not exceed five pages in length. 
 
Tab 1:  Executive Summary 
 
  Tab 1 will contain an Executive Summary of the Development Firm and Team 
and its ability to satisfy the Commission’s goals.  The Development Firm and Team is to consist 
of the Development Firm as the lead entity together with all professional members required for 
the design and construction of the total Project.  At a minimum, the Executive Summary must 
provide an overview of the Development Firm and all of the Team members and their respective 
areas of expertise.  The project manager for each firm must be identified and briefly described in 
terms of relevant qualifications.  An overall organizational structure must be presented to 
graphically depict relationships among Team members. The primary contact for the Commission 
representative must be identified.  
 
 The Team’s understanding and approach to the Project are to be presented in the 
Executive Summary.  Particularly relevant project experience may be presented in the 
Executive Summary.  If the Offeror intends to propose a Downtown Silver Spring site, other than 
the MRO Site, this site must be described in the Executive Summary and note any benefits to 
the Commission that can be identified at this time.  In addition, the Offeror must its interest in 
the proposed site (own fee simple, an option, development rights, etc.), if any.  The Executive 
Summary may not exceed eight pages. 
 
Tab 2:  Team Experience with Similar Projects 
 

 This Section of the submission is intended to provide an understanding of the 
Development Firm and Team’s experience with various aspects of the Project.  This Section 
also will reveal the Team’s experience in working together on similar projects.   

 
The Commission is interested in the Development Firm’s and Team’s experience in the 

following types of projects (“Project Categories”): 
 
1. Public/Private Development Projects – Projects that involved cooperation and 

coordination between the public and private sectors; 
2. Mixed-Use Development (Office, Residential, and Open Space) – Projects that 

contain a mix of uses in a coherent environment; 
3. Headquarters or Build-to-Suit Office Building Programming/ Design/Construction 

– Projects that demonstrate the Team’s ability to satisfy owner-occupant needs 
from facility planning through to facility occupancy; 

4. Mixed-Income Residential with Affordable Housing Development and 
Management – Mixed-income residential projects; 

5. LEED Certified or Environmentally Progressive Development Projects 
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In this Section, experience is to be presented for each of the five project categories. 
 
 A Summary Table (illustrated below, see Attachment A-2 for Summary Table Form) 
must accompany each project submitted under each Project Category.  The Summary Table 
must be completed for each project in exactly the format provided with the project name stated 
in the title and the Project Category it represents (e.g. public/private development, mixed-use 
projects, build-to-suit , mixed-income/affordable housing, LEED projects) in the subtitle.  Team 
members who participated in the project are to be listed together with their associated 
disciplines. Each project description is limited to one page with the Summary Table representing 
a second page. 
 
  

Firm Name
Project 

Manager Programming Financing

Arch. 
Design/En

gin.
Landscape 

Design Construction
Property 

Mgmt

Notes:
Place a "P" if the firm took prime responsibility for the discipline (for example: lead architect for project = "P")
Place an "S" if the firm was in a supportive role for the discipline (for example: interior design for project = "S").

mncppc/quals

PROJECT NAME
PROJECT CATEGORY (Public/Private, Mixed-Use, Build-to-Suit, Mixed-Income/Affordable Housing, LEED)

Discipline

 
 

At a minimum three projects must be provided for each of the five Project 
Categories.  A maximum of five projects may be listed for each Project Category.  Therefore, 
the maximum number of pages in this Section is 50 pages (e.g. 25 Summary Tables and 25 one 
page descriptions). 
 
 There may be projects that are relevant to multiple Project Categories.   In this case, a 
project description and Summary Table must be prepared for each Project Category. The 
project description should be tailored to the particular Project Category it is designed to 
demonstrate experience.  For example, a LEED certified, public/private project may be 
referenced in both the LEED Project Category and the Public/Private Development Project 
Category.  In this case, the project description for the LEED area of expertise would emphasize 
the environmental qualities of the project.  The project description for the Public/Private 
Development Project Category would discuss the nature of the public/private agreement and the 
roles of each party.  A Summary Table would follow each project with the content of the Table 
the same but the title reflecting the particular Project Category.  Therefore, in this example, one 
project would have two project descriptions and two Summary Tables. 
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At a minimum, each project description must include the following: 
 

• Name of Project 
• Location 
• Square Feet/Units by Land Use 
• Description of Project 
• Types of Financing Involved, including grants, if any 
• Date of Completion 
• Team Members Involved and Key Personnel 
• Lead Firm and Lead Firm Project Manager 
• Reference Name, Title, and Phone Number

 
Tab 3:  Financing Discussions 
 
  A.  Affordable Housing 
 
  The Commission recognizes that mixed-income housing can be difficult to market 
and finance.  In this Section of the submission, Development Teams are to discuss the 
opportunities and constraints associated with mixed-income housing.  Development Teams will 
discuss various innovative financing and development techniques that could be used to support 
a mix of market-rate and affordable housing on the Commission-owned site in Silver Spring.  
This discussion is for assessment purposes only and should not be understood as a request for 
a proposed business agreement structure.  The entire business agreement aspects of this 
Project will be required in a future phase of this procurement. 
 

B. Headquarters Facility 
 

            It is the Commission’s belief that tax-exempt certificates of participation (COPS) 
utilized for the Headquarters component of this project are the most advantageous financing. 
Any alternate financing plan for the Headquarters portion of this project will be identified in this 
Section, together with delineation of the benefits to the Commission of utilizing the alternate 
financing plan. 
 
 This Section may not exceed five pages. 
 
Tab 4: Experience of the Development  
 Firm and Development Firm Personnel Qualifications 
 
 
  This Section is limited to 25 pages including resumes.  A detailed description of 
the Development Firm and areas of expertise is required.  The description should highlight the 
Development Firm’s experience in: 
 

• Managing large-scale development efforts from project programming to design to 
construction; 

• Managing multi-disciplinary teams; 
• Experience in headquarters facility development; 
• Experience in joint public/private development; 
• Experience in mixed-use development; 
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• Experience with projects designed to work with the environment 
 

The Principal-in-Charge must be identified as well as the day-to-day Project Manager.  
Information about the Principal-In-Charge and the Project Manager should highlight experience 
in: 

 
• Managing large-scale development efforts from project programming to design to 

construction; 
• Managing multi-disciplinary teams; 
• Experience in headquarters facility development; 
• Experience in joint public/private development; 
• Experience in mixed-use development; 
• Experience with projects designed to work with the environment 

 
The experience and qualifications of additional personnel within The Developer entity 

assigned to this project must be detailed. 
 
The precise role of the Development Firm in the Project organization should be 

discussed to ensure a full understanding by the Evaluation Committee. 
 
All projects highlighted in this Section must be accompanied by a reference (name and 

contact information).  Projects without references will not be considered by the Evaluation 
Committee. 

 
The Development Firm is to submit or make available audited financial statements for 

the past three years.  The financial statements are excluded from the 25 page limit. 
 

Tab 5:  Team (all Firms excluding Developer Firm)  
  Project Experience and Personnel Qualifications 
 

 The Team’s project experience and personnel qualifications within firms other 
than The Developer will be presented in Tab 5.  This Section is limited to 60 pages.  All projects 
presented must identify the primary contractor for each project, the role of the Team Member 
and the Team Member’s Project Manager.  All qualifications must also be accompanied by a 
reference (name and contact information).  Projects without references will not be considered by 
the Evaluation Committee. 

 
The architectural firm’s project experience and personnel qualifications related to 

Headquarters design and environmentally sensitive design are important.  In addition, Team 
project experience and personnel qualifications related to the development of affordable 
housing and mixed-income housing finance are important in this Section.  Transportation 
management and park/open space design projects and personnel qualifications will also be of 
significant interest to the Evaluation Committee.  

 
At a minimum, this Section must contain the corporate qualifications of each Team 

member, resumes and qualifications of key personnel for each Team member, and projects 
demonstrating each Team member’s relevant experience.  All projects referenced must include 
a reference (name and contact information). 
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Tab 6:    MFD Information 
 
 

The Commission has a strong policy prohibiting discrimination of any kind in 
public contracting, based upon race, religious affiliation, ethnicity, national origin, gender or 
disability.  The Commission is an equal opportunity employer and has longstanding 
procurement policies in place for inclusion of minority, female and/or disabled participation in 
Commission contracts and projects.  Proposed Development Teams are accordingly advised 
that the Commission expects that the recommendations of its Minority/Female/Disabled (MFD) 
Anti-Discrimination Program will be applied by the Offeror to each phase of the planning, design 
and construction of the Project - Headquarters and Residential components. 
  
 For the Professional Services category, Minority and Disabled-owned firms which meet 
certain requirements and have been approved as eligible by the Fair Practice Office, receive an 
evaluation preference.  A copy of the letter of approval issued by the Fair Practice Office must 
be attached to the Offeror’s response in order to receive an evaluation preference on this 
solicitation. 
 

One of the factors that will be in the evaluation is whether, and at what level, the equity 
ownership structure of the Offeror includes MFD participation.  For purposes of this provision, a 
MFD business enterprise shall have the meaning ascribed to that phrase in Commission policy 
4-10.  For purposes of this RFQ Offerors must (a) acknowledge that they understand that 
minority equity participation is strongly encouraged for the project, and will be part of the 
evaluations during the RFQ and RFP process, and (b) address this in the responses to the RFQ 
by describing in the proposed project approach how, with what participants and at what 
methods and levels, the goal of minority equity participation would be met. 

 
For the goal of MFD equity participation, the later Request for Proposals will, at a 

minimum, require Development Teams to include in their proposals a statement (a) indicating 
the identity, description, and experience of all proposed MFD individuals and enterprises, (b) the 
equity/ownership level of the MFD enterprise(s) in the developer and team entities and in the 
project, and (c) the level of MFD participation in the control, management, and operation of the 
developer and team entities.  Based upon the detailed information provided in response to the 
RFP, the Commission will evaluate each Offeror’s (a) methods and resulting level of 
participation responding to the goal, (b) creativity in inclusion of non-traditional MFD 
participation, and (c) success in incorporating MFD individuals and firms into the Project work 
program and equity structure. 

 
In addition, this project has significant subcontracting opportunities and, therefore, each 

Offeror must demonstrate compliance with the Commission’s Non-Discrimination in 
Subcontracting Program in this phase of the project, as well as in the construction phase of the 
project.  An MFD subcontracting level of participation for this phase has been recommended at 
25% for this phase of the project.  An MFD subcontracting level of participation for the 
construction phase has been recommended at 25%.  A Nondiscrimination in Subcontracting Bid 
Form is enclosed for completion and must be included with any proposal submitted in response 
to this RFQ.  Each awardee must agree to comply with the Commission’s policy. 
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4.0. Evaluation Criteria 
 
Major Category Components     Points  
 
 
1. Experience and 
Qualifications of the 
Development Firm / 
The Developer 

Development Firm 
A. Offeror/ Firm and Principal 
In Charge  
B. Key Personnel, incldg 
Project/ Contract Manager for 
the entire project 
C. Experience with Similar 
Projects 
D. Overall Experience 

40 
    

 
2. Experience and 
Qualifications of the 
Development Team 
(excluding the Development 
Firm) and Team Personnel 
 

Associated Team Members 
A. Architect/ Engineer Entity 
B. LEED Entity 
C. Residential Project Entities 
including Affordable Housing 
Expertise 
D. Completeness and 
Capabilities of Other Entities 
E. Experience Working 
Together 
G. Resumes and References 

35 
              

3. References   
A. Financial Statement 
B. References 
     Development Firm  
     Principal In Charge/and   
     Project Manager 
 

10 
                

 
4. Additional Development 
Firm and Team Responses 
to Qualifications Requests      
 

 
A. Summary Response  
B. Response to Project   
Requirements 
C. Response to MFD Equity 
Participation 
D. Response to 
subcontracting participation of 
Firms with Principal 
Ownership as Minority, 
Female, and Disadvantaged 
Persons 
E. Conformance to 
Procurement Requirements 
 

 15 
  

           100 Point Basis 
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5.0. The Commission’s Procurement Procedures and Regulations 
 
5.1  RFQ Announcement  

 
 The Montgomery County Department of Park and Planning of the Maryland-National 
Capital Park and Planning Commission (the Commission) hereby invites Submittals of 
Qualifications from interested persons and firms with experience in the implementation of Office 
and Mixed-Use Development projects.  Submittals shall be in accordance with this Request for 
Qualifications (RFQ) for the SilverPlace: Headquarters and Mixed-Use Project as set forth 
herein.  

5.2 RFQ Process and Submittal Requirements 
 
 

Submittal of Qualifications are to be Received by 
: 

11:00 AM Wednesday November 30, 2005 
 
 
 

Written Submittals to be delivered to: 
Maryland-National Capital Park and Planning Commission 

Purchasing Division, Suite 300 
6611 Kenilworth Avenue 

Riverdale, Maryland  20737 
 

With Notation on the outside Packaging and Transmittal Letter:  M-NCPPC P26-134 
 
 
 One (1) original and eleven (11) copies all bound and sealed must be received as 
follows: 
 
 Offerors are requested to confirm that their Offers are valid for a period of 120 days after 
submittal.  

 
 Delivery of submittals to the Purchasing Division, third floor, Suite 300, may only be 
made during Commission business hours, 8:00 AM to 5:00 PM, Monday through Friday.   

 
 Submittals delivered to any location other than the Purchasing Division office listed 
above will not be considered.  Oral, telephonic, telegraphic and facsimile submittals will not be 
accepted.  If a submittal is sent by mail or courier service, the Offeror assumes full responsibility 
for its timely delivery to the designated location.  Submittals received after the date and time 
specified for receipt of submittals will be rejected and returned unopened. 

 
 Offerors are to conform to the procurement conditions herein including those for 
Subcontracting.  The submittal shall clearly indicate the proposed subcontractors to be utilized 
to accomplish the future Project Scope of Services.   
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5.3 Mandatory Site Orientation and Pre-Submittal Conference  
 

A Mandatory Pre-Submittal Conference related to this RFQ is scheduled for: 
 

9:30 AM Friday November 4, 2005 
 

Maryland-National Capital Park and Planning Commission, MRO Site 
 

The Mandatory Pre-Submittal Conference will be held at the MRO Site and current 
facility, 8787 Georgia Avenue, in the MRO Auditorium, 1st Floor, Silver Spring, Maryland 20910-
3760.  Representatives of the Commission will be present for the purpose of providing 
responses to questions regarding this procurement.  It is mandatory, as a requirement for Team 
proposal consideration, that a representative of a Development Team submitting a Qualification 
Package attend the Site Orientation and Pre-Submittal Conference. 

5.4 Procedures for Inquiries and Submittal of Questions 

 All inquiries regarding this RFQ and prior to the Pre-Submittal Conference are to be 
made by telephone to: 

Nancy J. Keogh, Purchasing Manager 

Maryland-National Capital Park and Planning Commission 
(301) 454–1600  

(301) 454-1606 facsimile 
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ATTACHMENTS 
 
 
 
 
A  Insurance Checklist  
 
B  Non-Discrimination in Subcontracting Form 
 
C  Vendor Information Form 
 
D  MFD Price Preference Program Eligibility Verification Form 
 
E  Proposed Subcontractor Utilization Form 
 
F  Vicinity Map 




































































































































































































































































































































