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1. Cover Letter

November 9, 2021
Attn: Ms. Stacey Poston
Assistant Director, Project Delivery & sustainability
General Services Department, City of Durham
2011 Fay Street
Durham, NC 27704
Re: 505 W. Chapel Hill Street Disposition
Ms. Stacey Poston,
Pennrose, LLC is thrilled to submit to the City of Durham its Letter of Interest to serve as master developer and residential
developer for the 505 W. Chapel Hill Street Disposition. Pennrose is a nationally-recognized, award-winning developer of
successful, high-quality affordable, mixed-income, and mixed-use communities. We have extensive experience partnering with
Public, Private, and Non-profit partners to redevelop underutilized sites on a variety of scales using innovative mixed-financing
structures and leveraging multiple funding sources. We believe that our interests are well aligned to develop your site into a
vibrant mixed-use/mixed-income development that seamlessly integrates into downtown and the surrounding neighborhood.
Pennrose is a developer with a rich history of bringing about neighborhood and community transformation. We began as an
urban developer in Philadelphia nearly 45-years ago, working in collaboration with neighborhoods tackling the challenging
problems of urban and suburban communities with people striving to improve their environment and craft communities where
their families could thrive. We quickly learned that these challenges and desires were born out of the universal desire for human
flourishing and that the skills we had developed in urban Philadelphia could be used to help communities throughout our
country. Since those early days, Pennrose has grown to a national developer with a depth and breadth of experience in urban
development and revitalization which makes us unique on the national stage. During this time, Pennrose has developed more
than 17,200 rental housing units, representing over $3 billion in total development costs financed through a variety of public and
private sources. Our portfolio includes more than 265 distinct developments in 16 states plus the District of Columbia, and the
U.S. Virgin Islands.
We view this parcel as an opportunity to be an economic catalyst for the surrounding area and serve as a gateway for
Downtown Durham. We will endeavor to create an environment that would attract tenants that either work in the commercial
/ lab space or in the immediate area. We have the ability to create this opportunity for people across all income levels. We
also look to leverage open / green space on the site as not just an amenity to the tenants and users of the project but also as
public space. This should be a walkable destination for the whole City. To create a dynamic, catalytic development, it is crucial
to prioritize walkability in and around the project as we as providing adequate parking for the uses on the site as well as the
possible need for public parking. We understand that the City has indicated affordable housing is one of the key goals of the
project. As one of the country’s leading affordable housing and mixed-income developers, we are uniquely qualified to deliver
a project that delivers a mixture of incomes. We understand that the reuse of Milton Small Building is a key desire for the City.
Pennrose has extensive experience in adaptive reuse projects across the Nation, including in North Carolina.
As one of the nation’s leading developers of mixed-income housing, Pennrose typically closes on financing for over 20 new
developments per year. We make strong commitments to the communities we work in, working as a true partner in transforming
underutilized sites into critical drivers of economic development. Our vision is uniquely long-term; Pennrose typically builds,
leases, and operates its buildings rather than selling them, making us heavily invested in a neighborhood’s sustainability, quality
of life, and economic opportunity not just now, but for decades to come.
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The impact on the lives of people is what will ultimately define the success of this enterprise. Our motto of “Bricks & Mortar,
Heart & Soul” is born out of our proven business ethic that putting people first is what builds sustainable communities. We
will never lose sight of this overarching goal, and as the leader of the housing project, we will ensure that the business of
designing, building and managing delivers on our collective vision for a quality mixed-income/mixed-use environment and, most
importantly, the quality of life of the residents, business owners and patrons of this transformed and rejuvenated community
asset.
The development of 505 W. Chapel Hill Street will be overseen by our Atlanta office and led by its Regional Vice President, Amon
Martin. Amon will be the primary contact for the City of Durham throughout the development process. Amon has over 21-years
of master planning and mixed-income housing development and financing experience. Supporting Amon in the Atlanta office
will be Brian Thomas, Taylor Brown and Randy Clack, who bring another 25+ years of master planning and mixed-income
experience to this development. Mr. Martin’s contact information is below:
Amon Martin, Regional Vice President
Pennrose, LLC
675 Ponce De Leon Avenue NE, Suite 8500
Atlanta, GA 30308
Phone: 470.585.2413 (cell)
Email: Amartin@pennrose.com
As you will see in our response, Pennrose is qualified to provide and serve the role as the master developer and residential
developer for this project. We are first and foremost a Residential developer but have extensive experience in the Master
development role. As such, we are submitting our qualifications as both the Residential developer and the Master developer.
Pennrose has the personnel and financial capacity to execute the redevelopment, fund predevelopment costs, and provide
necessary financial guarantors. Pennrose will not need to retain a development consultant to bolster its capacity, nor rely upon
third party guarantors to backstop its obligations. More importantly, you will have a single point of contact that will be fully
available and fully accountable.
We look forward to partnering with a qualified commercial developer on this project. Once we do, we will collaborate with them
on who the appropriate design team may be for the project.
Thank you again for the opportunity to submit our interest for this exciting opportunity. We trust that the attached submission
is fully responsive to the City of Durham’s request. Should you require any additional information, or should you have any
questions, please do not hesitate to contact Amon or myself.
Respectfully,

Mark H. Dambly
President, Pennrose, LLC
P:267.386.8666
E:mdambly@pennrose.com
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2. Development Firm Qualifications
Pennrose, LLC

Pennrose is a premier multifamily development company
with the expertise to bring together development projects
in a way that exemplifies quality, while creating value in
the short- and long-term, and a national reputation for
development execution. Pennrose has been active in real
estate development, through its principals or affiliates, for
50 years.
Pennrose has developed more than 27,000 rental housing
units, representing $5 billion in total development cost
financed through a variety of public and private sources.
Pennrose’s portfolio includes more than 350+ distinct
developments in 16 states plus the District of Columbia
and the U.S. Virgin Islands. Pennrose is one of the nation’s
leading developers of mixed-finance projects, and has
been a designated redeveloper in over 100 municipalities,
and regularly helps cities transform underutilized sites into
thriving mixed-use economic development engines.
Pennrose has repeatedly demonstrated its skill at leading
complex multi-phased projects through the stages of
comprehensive community planning, site planning, and
implementation, and has shown the commitment to actively
engage and manage the community outreach process that
is so crucial to the success of all those stages.
In all of its developments, Pennrose has demonstrated
an ability to secure the necessary financing which will
be required for this project, including Historic Tax Credits,
New Market Tax Credits (NMTC), Low Income Housing Tax
Credits (LIHTC), state and local funds, and private mortgage
financing to ensure the successful completion of the
redevelopment process. Pennrose is intimately familiar with
all the required processes to receive awards and implement
the utilization of these funds; from preparing applications,
to working through the complexities of overlaying funding
requirements, achieving financial closing and meeting ongoing compliance requirements.
Virtually all Pennrose’s developments feature strong
resident and community involvement and employment
in the planning and construction processes. Pennrose
has acquired a well-deserved reputation because of its
concern for and attention to the needs of its residents.
Its developments have won numerous awards for project
design and community revitalization

John C. Anderson, Philadelphia, PA
In 2017, Pennrose became a member of the Hunt Family of
Companies by successfully closing on a strategic alliance,
whereby Hunt acquired a minority interest in the firm. As
part of this transaction, Hunt secured a long-term interest
in Pennrose’s future development activities while Pennrose
assumed responsibility and oversight for a substantial
portfolio of projects in Hunt’s pipeline.
Pennrose and Hunt are two of the nation’s most respected
multi-family and mixed-use developers. Each firm is led by
veterans of the industry who have committed themselves
to building organizations of depth, capacity and stability.
Pennrose and Hunt share similar cultures and values—we
care about our people and the communities where we
operate.
Our partnership with Hunt Companies, which includes a tax
credit investment affiliate, Hunt Capital Partners enables
Pennrose to have a direct line to additional equity and
capital as well as the ability to draw upon the expertise
of the other affiliate companies. In addition, Pennrose
can leverage Hunt’s broad real estate market reach—
including partners, lenders, issuers, investors, advisors, and
underwriters—to identify the most cost-effective financing
structures and attractive risk adjusted return investment
opportunities for its clients.
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MARK H. DAMBLY

President, Pennrose
Education:
Experience:

Bachelor of Science, Real Estate and Insurance, The Pennsylvania State University
30 years with the firm | 33 years in the industry

As President for Pennrose, Mark H. Dambly provides strategic and day-to-day leadership for nearly 400 Pennrose employees who
support development and management activities in 16 states and the District of Columbia and the U.S. Virgin Islands. Mark has
more than 30 years of experience in the real estate industry, including overseeing complex transactions in both the affordable and
market-rate housing markets. Under his leadership, Pennrose has completed more than 265 developments totalling over 27,000
units and encompassing more than $5 billion in total development costs. In 2015, Mark was honored by Pennsylvania Housing
Finance Association (PHFA) with the Pioneer Award in recognition of the positive difference to expand affordable housing in
Pennsylvania. Mark serves as President of the Pennrose Foundation, a nonprofit charitable organization that further enhances the
company’s mission of transforming communities.
RELEVANT EXPERIENCE
West Turner Residences, Allentown, PA
+ $13M | 61 Units
West Turner Residences is a four-story, 61 unit affordable multifamily senior rental project situated on a
sloping site at the corner of West Turner and North 5th Streets in the Center City District of downtown
Allentown. This was a joint venture redevelopment project between Sacred Heart Hospital (SHH), which is
located only two short blocks to the north of the site.
Plant 64, Winston-Salem, NC
+ $57M | 242 Units
Originally built in 1916, Plant 64 is the site of one of the oldest R.J. Reynolds tobacco buildings in North
Carolina. Plant 64 combines the timeless nostalgia of the early 20th century Winston-Salem Americana
with the contemporary luxury of modern day living.   Plant 64 is a robust mixed-use development which
boasts 423,000 SF of total space across five buildings.  
Uplands Redevelopment, Baltimore, MD
+ $237M | 761 Units
The project is a critically-needed, six-phase project consisting of two phases of rental and four phases
of homeownership. The units are housed within 13 buildings that consist of townhouses, flats, and
stacked flats. The master planned, transit-oriented development has passive parks, retail spaces, and is
targeting LEED ND certification; the rental clubhouse has earned LEED Gold certification.
East Savannah Gateway, Savannah, GA
+ $89.5M | 452 Units
The East Savannah Gateway project transformed three public housing developments into a mixedincome, mixed-use community to create a vibrant neighborhood. Pennrose partnered with Housing
Authority of Savannah to create a Steering Committee made up of various regional entities; helped with
utility and neighborhood planning, and supported reinvestment of the main transportation corridors.
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IVY DENCH-CARTER

Senior Vice President of Development, Pennrose
Education:
Experience:

Spelman College
27 years with the firm | 29 years in the industry

As Senior Vice President of Development, Ivy Dench-Carter oversees the execution and growth of Pennrose’s development
pipeline within multiple designated regions, provides oversight of performance goals for the regions as identified in Pennrose’s
Strategic Plan, and monitors regional performance and efficiency. Ivy also provides executive representation of Pennrose among
industry organizations and associations, financial partners, design and construction partners, Housing Authorities, and State
Agencies. Ivy previously lead the Pennrose Baltimore Regional office where she oversaw all phases of development process, from
sourcing deals to securing financing to overseeing the transition from construction to management. Under her supervision, she was
proud to lead an exceptional staff who are responsible for the day-to-day project management and development activities. One of
her many strengths is the ability to support her staff to successfully manage large teams to maintain the project the schedule and
keep costs within budget. However, she continues to enjoy meeting with public housing residents and community stakeholders
to alleviate their fears of redevelopment and providing them the opportunities for Section 3 and MBE/WBE participation during a
transparent development process.
RELEVANT EXPERIENCE
Obery Court & College Creek Terrace, Annapolis, MD
+ $40M | 174 Units
The project was a three-phase development that included the demolition and reconstruction of two
public housing projects. It provides much-needed, affordable rental units; a passive park; tot lot; and a
community center, which offers various resident programs, a courtyard, patio, and Head Start classrooms.
Pennrose accommodated residents who were relocated that wished to return.
Uplands Redevelopment, Baltimore, MD
+ $237M | 761 Units
The project is a critically-needed, six-phase project consisting of two phases of rental and four phases of
homeownership. The units are housed within 13 buildings that consist of townhouses, flats, and stacked
flats. The master planned, transit-oriented development has passive parks, retail spaces, and is targeting
LEED ND certification; the rental clubhouse has earned LEED Gold certification.
Orchard Ridge, Baltimore, MD
+ $90M | 413 Units
Orchard Ridge is a vibrant, new master-planned community built on the sites of former public housing
complexes. Completed in 2017, the new development consists of 378 rental units, 35 homeownership
units, and a new clubhouse. The project includes affordable and market-rate apartments, offers high
quality living for persons with disabilities, and is Green Communities and Energy Star Certified.
Villages at Alton Park, Chattanooga, TN
+ $79M | 400 Units
Pennrose developed on-time and on-budget an imaginative four phase 400-unit master-planned
community of affordable and market-rate rental and for sale homes. The project was financed with a
HOPE VI grant and included revitalization of the severely blighted Alton Park area and working with local
stakeholders and residents to realize their goals for the community.
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AMON MARTIN, III

Regional Vice President, Pennrose
Education:
Experience:

Masters in Public Management, University of Maryland School of Public Affairs
Bachelor of Science, United States Air Force Academy
4 years with the firm | 20 years in the industry

As Regional Vice President, Amon Martin is responsible for the execution and continued growth of Pennrose’s development
pipeline including all aspects of the real estate development process from initial conception through construction, to lease-up
and stabilized occupancy or sale within the Southeast area. Amon joined Pennrose, LLC in 2016 as Senior Developer. Amon
brings with him over 20-years of progressive experience in market-rate and affordable apartments, small-scale and large; multifamily and senior conventionally financed or with public financing. He is a real estate professional with notable success within
the areas of design, development, financing, underwriting, master planning, management/operations, land swaps, infrastructure
improvements, demolition, construction, and acquisitions. Prior to Pennrose, Amon was Senior Development Director with Integral
Group, LLC where he contributed to growth and new business development and was charged with mixed-income/mixed-use
developments in the Southeast. He also worked at The Shelter Group, located in Baltimore, where he led the development of
affordable/market-rate multifamily and senior housing in the Mid-Atlantic.
RELEVANT EXPERIENCE
Herndon Square, Atlanta, GA
+ $150M | 700 Units
The Atlanta Housing Board of Commissioners authorized Atlanta Housing to redevelop the former
Herndon Homes site.  The development as envisioned, will be a viable, healthy, and sustainable mixeduse and mixed-income community which will serve as a catalyst to spur future development opportunities
in the surrounding area.
Gateway Pointe I & II, Warner Robins, GA
+ 30M | 180 Units
Gateway Pointe I (Warner Robins Redevelopment) is a mixed-income/mixed-use master plan community,
located at 1000 S. Armed Forces Blvd in Warner Robins, GA.  The Warner Robins Redevelopment
Master Plan will be a multi-phase/mixed-use development of an approximate 15-acre City owned site and
adjacent 10 acre Memorial Park.   
McAuley Park Phase I, Atlanta, GA
+ $45M | 170 Units
Pennrose, LLC (Pennrose) and Saint Joseph’s Health System, Inc. (Mercy Care) have partnered to
develop the multi-phased mixed-use/mixed-income project – McAuley Park. McAuley Park Phase I will be
the new construction of 171-unit multifamily development with a mix of workforce housing, affordable and
permanent supportive housing units.
Haven at South Atlanta, Atlanta, GA
+ $17M | 84 Units
Pennrose, LLC and Focused Community Strategies (FSC), an Atlanta based non-profit have partnered
together to develop an 84-unit mixed-income multifamily, which will consist of 1, 2, and 3-bedroom
apartment homes.  These garden style apartments will include 50% AMI, 60% AMI, and Market-Rate
apartments home  The site is located 10 minutes away from downtown Atlanta.
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BRIAN THOMAS

Senior Developer, Pennrose
Education:
Experience:

Juris Doctor, Georgia State University College of Law
Master of City and Regional Planning, Georgia Institute of Technology
Bachelor of Arts, Economics, Morehouse College
2 years with the firm | 7 years in the industry

As Senior Developer, Brian Thomas is responsible for a full spectrum of real estate development projects in the Southeast region.
He simultaneously manages multiple projects in varying stages of development, overseeing the contributions of other development
team members towards successful completion. Brian joined Pennrose’s Atlanta office in 2019 as Developer. He works with senior
leadership to manage the sourcing, financing, design and construction, lease-up, and stabilization of a diverse array of Pennrose’s
portfolio of multi-family, mixed-use conventional, and affordable real estate assets throughout Georgia and the Southeast region.
Prior to joining Pennrose, Brian was Senior Real Estate Development Project Manager for Housing Development Corporation in
Decatur, GA, where he was responsible for management of multiple concurrent new construction and rehab development projects
from concept through stabilization, primarily through the Low Income Housing Tax Credit program.
RELEVANT EXPERIENCE
Herndon Square, Atlanta, GA
+ $150M | 700 Units
The Atlanta Housing Board of Commissioners authorized Atlanta Housing to redevelop the former
Herndon Homes site.  The development as envisioned, will be a viable, healthy, and sustainable mixeduse and mixed-income community which will serve as a catalyst to spur future development opportunities
in the surrounding area.
West Point Village I, West Point, GA
+ $17.3M | 72 Units
West Point Village Phase I is the first phase in the redevelopment of the Housing Authority of the City of
West Point (WPHA) Public Housing Portfolio. West Point Village Phase I will be a newly constructed 72unit family property consisting of three, three-story, garden-style residential buildings.
Stone Ridge Villas II, Madison, AL
+ $14.9M | 65 Units
Stoneridge Villas Phase II will be a 65-unit senior affordable housing development located on a vacant
parcel within the existing Stoneridge Villas affordable housing community. Residents can choose
between a mixture of one and two-bedroom unit types, specifically reserved for seniors with low
incomes.
McAuley Park Phase I, Atlanta, GA
+ $45M | 170 Units
Pennrose, LLC (Pennrose) and Saint Joseph’s Health System, Inc. (Mercy Care) have partnered to
develop the multi-phased mixed-use/mixed-income project – McAuley Park. McAuley Park Phase I
will be the new construction of 171-unit multifamily development with a mix of workforce housing,
affordable and permanent supportive housing units.
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TAYLOR BROWN

Developer , Pennrose
Education:
Experience:

Masters in Real Estate Development, Clemson University
Bachelor of Arts, Business Administration, Valdosta State University
1 year with the firm | 10 years in the industry

Taylor Brown is an accomplished real estate developer with extensive experience in a wide range of complex, urban multifamily
rental housing and mixed-use projects. Previous projects focus on New Urbanism, public private partnerships, and Transit
Oriented Developments. Taylor has progressive experience managing all aspects of real estate development process including
site selection, acquisition, entitlements, underwriting, design, permitting, construction (both new and renovation) and leasing.
RELEVANT EXPERIENCE
McAuley Park Phase I, Atlanta, GA
+ $45M | 170 Units
Pennrose, LLC (Pennrose) and Saint Joseph’s Health System, Inc. (Mercy Care) have partnered to
develop the multi-phased mixed-use/mixed-income project – McAuley Park. McAuley Park Phase I will be
the new construction of 171-unit multifamily development with a mix of workforce housing, affordable and
permanent supportive housing units.
Gateway Pointe I & II, Warner Robins, GA
+ 30M | 180 Units
Gateway Pointe I (Warner Robins Redevelopment) is a mixed-income/mixed-use master plan community,
located at 1000 S. Armed Forces Blvd in Warner Robins, GA. The Warner Robins Redevelopment Master
Plan will be a multi-phase/mixed-use development of an approximate 15-acre City owned site and
adjacent 10 acre Memorial Park.
Haven at South Atlanta, Atlanta, GA
+ $17M | 84 Units
Pennrose, LLC and Focused Community Strategies (FSC), an Atlanta based non-profit have partnered
together to develop an 84-unit mixed-income multifamily, which will consist of 1, 2, and 3-bedroom
apartment homes. These garden style apartments will include 50% AMI, 60% AMI, and Market-Rate
apartments home The site is located 10 minutes away from downtown Atlanta.
Roswell Redevelopment Phase I, Roswell, GA
+ $18M | 95 Units
Roswell Redevelopment Phase I will be a transformative project for the city of Roswell. This project will
deliver 95 new construction units in the place of existing public housing that was originally constructed
in the 1950s. Pennrose LLC will partner with the Roswell Housing Authority to demolish the existing
buildings and deliver new, safe, and quality affordable housing to the current tenants.
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RANDY CLACK

Associate Developer, Pennrose
Education:
Experience:

Master of Real Estate Development, Clemson University
Bachelor of Arts, University of South Carolina - Columbia
2 years with the firm | 5 years in the industry

Randy Clack joined Pennrose, LLC in June 2019 as an Associate Developer. Randy brings with him three years of industry
experience with specific experience in underwriting multifamily transactions. Prior to Pennrose, Randy worked for Regions Bank
where he focused on underwriting construction debt, permanent debt, bridge loans, and equity transactions. Randy also worked
at Hill Tide Partners, LLC as a LIHTC Analyst where he focused on underwriting affordable transactions across the Southeast for
investment.  
RELEVANT EXPERIENCE
Herndon Square, Atlanta, GA
+ $150M | 700 Units
The Atlanta Housing Board of Commissioners authorized Atlanta Housing to redevelop the former
Herndon Homes site.  The development as envisioned, will be a viable, healthy, and sustainable mixeduse and mixed-income community which will serve as a catalyst to spur future development opportunities
in the surrounding area.
McAuley Park Phase I, Atlanta, GA
+ $45M | 171 Units
Pennrose, LLC (Pennrose) and Saint Joseph’s Health System, Inc. (Mercy Care) have partnered to
develop the multi-phased mixed-use/mixed-income project – McAuley Park. McAuley Park Phase I will be
the new construction of 171-unit multifamily development with a mix of workforce housing, affordable and
permanent supportive housing units.
Gateway Pointe I & II, Warner Robins, GA
+ 30M | 180 Units
Gateway Pointe I (Warner Robins Redevelopment) is a mixed-income/mixed-use master plan community,
located at 1000 S. Armed Forces Blvd in Warner Robins, GA.  The Warner Robins Redevelopment
Master Plan will be a multi-phase/mixed-use development of an approximate 15-acre City owned site and
adjacent 10 acre Memorial Park.   
Haven at South Atlanta, Atlanta, GA
+ $17M | 84 Units
Pennrose, LLC and Focused Community Strategies (FSC), an Atlanta based non-profit have partnered
together to develop an 84-unit mixed-income multifamily, which will consist of 1, 2, and 3-bedroom
apartment homes.  These garden style apartments will include 50% AMI, 60% AMI, and Market-Rate
apartments home  The site is located 10 minutes away from downtown Atlanta.
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3. Relevant Project Experience
DEVELOPMENT EXPERIENCE

Pennrose has developed more than 27,000 rental housing units, representing $5 billion in total development cost between
350+ distinct developments in 16 states plus the District of Columbia and the U.S. Virgin Islands. In 2020, Pennrose was
recognized as the fifth largest affordable housing developer in the nation by Affordable Housing Finance (AFH). Pennrose has
vast experience in partnering with cities and government agencies to master plan complex developments with a variety of
uses and funding sources.
Plant 64

St. Luke’s
Manor

Strata
Flats

HaNoBe
at Linden
Square

Meriden
Commons

Sankofa
Village

a. Residential Development that includes
an affordable housing component

b. Commercial development providing
significant space for employmentgenerating uses

c. Experience in development of mixeduse urban projects in Durham or in an
urban context similar to Durham

d. Expereince in acting as a master
developer and coordinating successful
delivery of complex, mixed-use
development projects
e. Examples of succesfful Public-Private
Partnerships (P3’s)
f. Experience in developing projects that
involved the rehabilitation of a historic
structure to productive use
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PLANT 64

545 Power Plant Circle, Winston-Salem, NC
Total Development Cost
$56,821,382
Completion Date
October 2014
Units
242 units

DESCRIPTION
In October of 2014 Pennrose Properties, together with
development partner C.A. Harrison Companies, LLC (CAH),
leveraged its mixed-used and historic rehabilitation expertise
to open its first ever development in the Winston-Salem
market, Plant 64 Apartment Homes. Plant 64 is a robust
mixed-use development project in downtown WinstonSalem, NC. The $57 million, adaptive re-use development
boasts 423,000 sf of total space across five buildings, and
was constructed by historic renovation specialists, Capstone
Building Corporation. Originally built in 1916, it is the site of
one of the oldest R.J. Reynolds tobacco buildings. Plant 64
combines the timeless nostalgia of the early 20th century
Winston-Salem Americana with the contemporary luxury of
modern day living.

In addition to the fully outfitted apartment residences, the
development boasts a combination of amenities unique to
the Winston-Salem market, including: a seasonal salt water
pool, outdoor theater and bistro, fire pits, immediate access to
proposed Winston-Salem rails to trails walkway, roof terrace
and grill, sundeck, outdoor kitchen and grill, 24-hour fitness
center, indoor basketball court, community lounge with HDTV
and games, pet wash station, resident lounge and business
center, and covered parking.
Plant 64 was financed with Federal Historic Tax Credits, State
Historic Tax Credits, developer equity, private equity, and
private debt.

During the course of the focused 17 month construction
period, the development team worked diligently with local,
state and federal agencies to transform this aging and
underutilized Winston-Salem asset to house 242 loft-style
apartment residences complete with fully outfitted resident
amenity areas, and 10,000 sf of commercial space. The
development utilizes a combination of 198 structured and
54 surface spaces to maximize the site’s programmable
resident-focused spaces, while delivering ample parking area
for its commercial tenants.
The spacious 1, 2, and 3 bedroom apartments are uniquely
tailored to the complex’s former industrial structure to create
spacious, well-lit environments ideal for living, working and
entertaining. The residences at Plant 64 are thoughtfully
designed with comfort and convenience in mind, and are
stylishly appointed with a number of premium materials
and finishes, including: 13 foot ceilings, designer kitchens
featuring high-grade stainless steel appliances and granite
countertops, floor-to-ceiling windows, spacious closets,
washers and dryers, and access controlled entryways.
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SAINT LUKES MANOR

11311 Shaker Boulevard, Cleveland, OH
Total Development Cost
$38,364,996
Completion Date
December 2011 (Phase I)
September 2012 (Phase II)
Units
137 units

DESCRIPTION
The City of Cleveland as a whole experienced tremendous
loss of population and investment in the last 40 years.
Changing the trend of this loss is Saint Luke’s Manor, the
landmark building in the center of a “LEED” for neighborhood
design transformation consisting of more than 20 acres being
redeveloped into an intergenerational community consisting
of a new public library, a new elementary school, 80 for sale
townhouse plots, 67,000 sf of non-profit office space, and
137 affordable apartments for seniors. Since the Buckeye
Area Strategic Investment Initiative Revitalization plan was
adopted in 2004, the neighborhood, which is in a qualified
census tract and considered very transitional has experienced
over $75 million in public/private investment. The Saint
Luke’s project serves as a national model for the reuse of our
nation’s obsolete and abandoned historic hospital buildings
utilizing public-private partnerships, sustainable and transitoriented development and both Federal and State Historic Tax
Credits in combination with Low-Income Housing Tax Credits.

Housing Tax Credits with both the State and Historic Credits.
The project was able to take advantage of the temporary
affordable housing funds available through the American
Reinvestment Recovery Act, namely the Tax Credit Exchange
Program and the Tax Credit Assistance Program administered
by the Ohio Housing Finance Agency (OHFA). Saint Luke’s
would not have moved forward without the support from so
many diverse funding sources.
The commitment of so many diverse stakeholders proves the
communal desire to complete this project. The Saint Luke’s
team has been honored and humbled to receive the 2012
National Trust for Historic Preservation / HUD Secretary’s
Award for Excellence in Historic Preservation, 2012 MultiFamily News Excellence Awards - Best New Development:
Seniors, and 2012 Readers’ Choice Award - Best Historic
Rehab Project.

Surrounding the Saint Luke’s campus, public infrastructure
investments including roads, utilities and public transportation
centers are taking place, including the “green” renovation
of the Regional Transit Authority’s light rail station located
100 yards from Saint Luke’s. These improvements will
lead to a dramatic revitalization of the neighborhood, create
a market recovery and an economic and social return on
investment. The Saint Luke’s Manor campus revitalization
is the centerpiece of this neighborhood transformation
and is a testament to what public private partnerships can
accomplish.
Few states offer a State Historic Tax Credit and the project
was very fortunate be able to combine the Low Income
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STRATA FLATS

27 N. 7th Street, Allentown, PA
Total Development Cost
$36,000,000
Completion Date
August 2015
Units
170 units

DESCRIPTION
Pennrose partnered with City Center Investment Corporation,
to develop Strata the Flats at Four City Center. This new highquality, mixed-use urban development is the first residential
development in Allentown’s Neighborhood Improvement
Zone (NIZ). Additional NIZ development projects immediately
surrounding STRATA include PPL Arena, Allentown’s
Renaissance Hotel by Marriott, and three office buildings. The
project consists of 170 residential apartment homes.
These market-rate apartments include 1-bedroom and
2-bedroom units and range in size from approximately 700
square feet to 1,200 square feet. The units are oriented
around a central courtyard which provides outdoor amenity
space and water feature. The first floor of STRATA includes
a pharmacy, restaurant, and approximately six 2,000 sq. ft
shops. This new ground floor frontage enlivens the 7th Street
pedestrian corridor and is a part of the renowned Arts Walk
that extends from Strata to Allentown’s Miller Symphony
Hall and the Arts Park. Additional resident amenities include
roof top terraces, a gym with dedicated yoga room, a
large resident lounge with open kitchen for catering, and
a conference room with teleconferencing capabilities and
private business center for resident use.
STRATA is part of Allentown’s revitalized downtown
experience that supports a 24 hour live/work environment
for its diverse resident community. Strata was financed with
private debt and private equity.

505 W. Chapel Street, Durham, NC RFQ
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HaNoBe AT LINDEN SQUARE
6211 Hamilton Avenue, Cincinnati, OH

Total Development Cost
$31,200,000 (Projected)
Completion Date
Spring 2022 (Projected)
Units
171 units

DESCRIPTION
HaNoBe at Linden Square (F/K/A College Hill Station) is the
culmination of years of work and preparation by the City of
Cincinnati and College Hill Community Urban Redevelopment
Corporation (CHCURC). The approximately 7.5 acres of City
owned land, occupying the prominent corner of Hamilton
Avenue and North Bend Road, has now sat vacant for years.
This intersection is the critical “main and main” junction
of the neighborhood and presents a unique opportunity
to capitalize on the success CHCURC has realized in the
business district to the south while advancing the sense
of place for the community for generations. Pennrose and
CHCURC have partnered as co-developers with plans to build
an approximately $31.2 million mixed-use development,
including 171 residential units and approximately 10,775 SF
of commercial space in 4-story buildings on the busiest street
frontages, transitioning to approximately 33 lower density forsale custom homes on the eastern portion of the site.
This development will anchor the northern end of the
Hamilton Ave business district with a mixed-use development
that will bring needed density, market-rate apartments,
and retail expansion to the neighborhood of College Hill.
This strategic location has convenient access to the job
and lifestyle centers of Downtown and Uptown, as well as
proximity to Ronald Reagan Highway to the north, which
provides quick access to all the local interstate systems.
The traffic patterns at Hamilton and North Bend, and the
groundswell of activity and additional interest in the Hamilton
Avenue business district all combine to create an exciting
opportunity for further investment and growth.

505 W. Chapel Street, Durham, NC RFQ
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MERIDEN COMMONS I & II
161 State Street, Meriden, CT

Total Development Cost
$50,000,000
Completion Date
September 2019
Units
151 units (Rental)

DESCRIPTION
Meriden Commons is a multi-phase redevelopment project,
pursued in collaboration with the City of Meriden and the
Meriden Housing Authority, to redevelop Mills Memorial,
an existing 140-unit public housing site. The first phase
created a signature mid-rise building fronting the new 14acre flood control park in Downtown Meriden. This 4-story
elevator building contains 75 apartment units, a community
room, a fitness room, and 5,435-square-foot of divisible
retail area – all within 99,557 square feet of gross building
area. The second phase created an additional 76 units and
approximately 1,400 square feet of retail space, across three
buildings (one mid-rise and two townhouse buildings).
By reestablishing the street wall along both State and Mill
Streets, the Meriden Commons promotes street life and
pedestrian activity. The ground floor facade features floor
to ceiling windows, illuminating the building’s retail and
commercial spaces. The building’s use of brick and metal
panels both references the surrounding historic uses and
complements the modern aesthetic of the adjacent park
design. The wing directly fronting the City’s park is angled
back to maximize the views of residents.
The unit mix consists of a mix of one bedroom, two bedroom,
and three bedroom units. Since development has been
financed through the syndication of low income housing tax
credits (LIHTCs), 80% of the apartments will be incomerestricted for households with incomes at 60% or less of the
area median income (AMI). Of these affordable units, 16 will
be set aside as permanently supportive units, and 2 additional
units will be designated for qualifying veteran households.
The remaining 20% of apartments are unrestricted market-

rate units. Each residential unit includes its own washer and
dryer, as well as dishwasher and central air conditioning. All
residents will have access to the community room, fitness
center, an exterior tot-lot, and floor-by-floor storage facilities.
The building offers common areas and offices for resident
coordinators and supportive services providers that will
guarantee supportive housing and low income tenants have
access to the resources they need to succeed. These services
will be provided through the combined presence of an onsite
Resident Services Coordinator employed by the management
agent, and Columbus House, a CT-based supportive services
provider. For services that can’t be provided on site,
healthcare and counseling are available at the Adult Learning
Center and Health Center across the street from the building’s
entrance.
In addition to providing convenient access to services and
amenities in Meriden’s downtown, the development is located
just 900 feet from Meriden’s Amtrak Center, which offers
rapid transportation to nearby job hubs in New Haven and
Hartford. The new Meriden train station, a $21 million transit
project, transformed that station from a simple covered
platform to a true multi-modal transport center that brings
workers and visitors into the city center.
Meriden Commons II completed construction in September of
2019. Pennrose and the City of Meriden hope to build on this
extremely successful partnership with plans submitted for
market-rate development near the newly completed Meriden
Green.
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SANKOFA VILLAGE I & II

2390 E. 30th Street, Cleveland, OH
Total Development Cost
$40,000,000
Completion Date
August 2017
Units
111 units (Rental)

DESCRIPTION
Pennrose, LLC and Ralph A. Falbo Development, Inc
partnered with the Cuyahoga Metropolitan Housing Authority
(CMHA) on the new development of Sankofa Village, a
multi-phasetransformative development in Cleveland’s
Cedar-Central community. Phase I is a 61-unit, four-story
elevator building with first floor community space, lounge,
management offices, computer lab and commercial space.
Phase II is a 50-unit development of townhomes housed in
five separate buildings. Both phases receive project based
rent subsidy through HUD’s Rental Assistance Demonstration
program (RAD), and Phase II includes 20 unrestricted marketrate units.
After receiving a $300,000 Choice Neighborhoods planning
grant, CMHA identified the Central community as the focus
of its redevelopment efforts. From there, the development
team embarked on an unprecedented amount of information
gathering. Through a combination of community meetings,
design charrettes, and market research, it was determined
that a multiple phase project would be the best approach.

planning grand from HUD. The project meets Enterprise
Green Communities standards as well as LEED Neighborhood
Development guidelines.
Sankofa Village Phase I is LEED Silver certified. To achieve
this certification, the construction team helped select recycled
and regional materials and implement recycling during the
construction of the project. Appliances are Energy Star
certified.
In August of 2019, Pennrose was notified by Ohio Housing
and Finance Agency (OHFA) that Cedar III has been selected to
move forward with the bond gap financing and that OHFA has
reserved $2 million in NHTF funds for the project.

Financing from Phase I of the project came from LIHTC Equity,
Dollar Bank, Cuyahoga Metropolitan Housing Authority (CMHA)
Capital Funds, and Cleveland HTF. Funding from Phase II
came from LIHTC equity, Enterprise community loan, CMHA
capital funds, and Cleveland HTF.
Sankofa Village I & II are the first to be completed as a result
of the development team’s work with a number of Campus
District stakeholders through a Choice Neighborhoods

505 W. Chapel Street, Durham, NC RFQ
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4. Financial Capability
Respondents should provide detailed information, in
the form of a narrative description, about their ability to
financially fulfil the obligations of the development project.
Respondents should provide the following information:
a. information about the respondent’s history of raising
capital, and resources available to complete this project.
Pennrose is widely recognized in the industry as a leader
in the creative utilization of multiple sources of financing to
facilitate all of our developments. With regularity, we combine
as many as four or more sources of investor equity, private
loans and mortgage financing, and various federal, state, and
local funding programs. In the current equity environment,
our ability to leverage multiple sources of financing is even
more critical to the success of our developments. The
strength of our financial relationships and the depth of our
experience allow us to tailor development financing to meet
the needs of even the most challenging development.
We recognize that remaining on the cutting edge requires
constant adaptation to innovations and changes in the
development funding and strong relationships with
government agencies and financial partners. With 50 years in
business and having a combined development experience of
more than a century, we have collected a base of knowledge
from which to draw great strength in working within the
complex context of today’s financial markets. Pennrose’s
team approach provides us with the capacity to ensure that
a well-crafted thorough financing package is assembled
for every project we undertake. This flexible and committed
approach will enable us to assemble and secure the most
suitable combination of funds with which to achieve the
proposed development.
Pennrose has the substantial net worth, liquidity and
financial systems necessary to undertake numerous large
development projects. Pennrose is recognized for its ability
to successfully execute difficult financing structures, multiphase master-planned redevelopments, and to leverage
its financing expertise with its public finance proficiency.
Recognizing that financial capacity is tied to the developer’s
ongoing ability to secure new projects, Pennrose maintains
a robust pipeline of developments. In addition to a strong
balance sheet, Pennrose has an $20 million line of credit
with a major U.S. bank, which allows us to operate multiple
development projects fluidly.

505 W. Chapel Street, Durham, NC RFQ

15 Washington, Newark, NJ
Pennrose has strong relationships with banks that can
provide credit facility and predevelopment expenses.
Pennrose also has access to equity and debt through
national syndicators and lenders, including Hunt Capital
Partners, Bank of America, Hudson Housing Capital, Fulton
Bank, and Wells Fargo.
While building quality housing is an important component
of any redevelopment strategy, the success of a complex
planning effort hinges upon the ability to develop public
and private sector partnerships to raise the funds that are
necessary to rebuild the physical, social, and economic
infrastructure of the properties and surrounding community.
This is particularly true in a mixed-finance redevelopment
effort.
Pennrose has consistently demonstrated its ability to
deliver excellent results on an array of projects with a
diverse variety of team members, partners, and public
agencies. Pennrose has closed nearly 100 mixed-finance
transactions. All of these projects included combinations
of tax credit equity, state and local sources of funding, and
federal sources, such as HOME or CDBG. Pennrose has
considerable experience blending these sources with other
sources such as Tax Increment Financing (TIF), Tax-Exempt
Bonds, New Market Tax Credits, private debt, and Affordable
Housing Program funds from Federal Home Loan Bank
bonds.
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b. Description of the sources of equity/and or debt
Respondent believes will be attracted to investing in this
project.
We believe that this project could qualify for many sources of
funding. As a project sponsor, we have a significant history
with both private and public funding sources.
To support the affordable portion of the project, the project
could leverage a variety of sources including but not limited
to Low Income Housing Tax Credit Equity, HOME Funds, CDBG,
FHLB AHP, National Housing Trust Funds and many more.
If the additional units in the project are structured as a
separate project, traditional equity and debt would be very
attracted to this project.
Further, the Milton Small building, could participate in the
Historic Tax Credit program if the proposed redevelopment
meets its criteria, and the commercial component should
qualify for New Market Tax Credits.
As demonstrated in this proposal, Pennrose has significant
experience and a solid reputation using all sources listed
above.
c. A statement indicating that the respondent does not
currently and has not had any loans in default within
the past 10 years, and has not filed for bankruptcy,
had a project foreclosed on, or faced government fines.
Alternatively, if any of these have occurred, include
a description of the actions and the project-related
circumstances in which the actions took place.
Pennrose, LLC does not have any instances of loan default
within the past 10 years, and has not filed for bankruptcy, had
a project foreclosed on, or faced government fines.
d. Description of any litigation that has been filed against
the development team or its members related to real estate
projects during the past 10 years, as well as the outcome
of litigation. If no litigation has been filed, please include a
statement to this effect.
No litigation has been filed against Pennrose, LLC relating to
real estate projects during the past 10 years.

505 W. Chapel Street, Durham, NC RFQ
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5. Development Approach: Respondents should provide a
narrative statement describing a high-level vision for the
site, including initial conceptions of a potential development
program for the site. The context of this statement will
not be used during the evaluation process to qualify
respondent’s perceptions about the site’s optimal use.
Respondents should focus their narrative statement on
the portion of the development they would control. Based
on the Respondent’s qualifications as a master developer,
residential and/or commercial developer, the narrative
statement should address the following topics:
a. Approach to parking and open space
b. Approach for delivering affordable housing and/or mixedincome housing on-site
CHI
c.
Approach to delivering a mixed-use commercial program
on-site (for commercial developers)
d. Approach to the reusing existing Milton Small building
e. Approach to community engagement in undertaking
the development (ways to keep the public involved in the
project timeline, how the public will be kept informed on
plans for open space and other public amenities, approach
to programming open space).

Precedent Image - Outdoor Dining
create an architectural styling that emphasizes a sense of

place. This would
be accomplished not just by the high level
OUTDOOR
DINING

Our vision of this project is to deliver a multifaced equitable
project that adds to the vibrancy and dynamic nature of
Downtown Durham. Our core approach is collaboration. We
look forward to the next step in the process to when we will
be able to partner with a qualified commercial developer
and the City of Durham to rejuvenate this critical community
asset.
We view this parcel as an opportunity to be an economic
catalyst for the surrounding area and serve as a gateway
for Downtown Durham. We believe this site provides
opportunities to tailor our uses to create a product that
is greater than its parts. We will endeavor to create an
environment that would attract tenants that either work in
the commercial / lab space or in the immediate area. This
helps create additional pedestrian activity in the area and
eliminates vehicular trips. We have the ability to create this
opportunity for people across the income spectrum. Whether
the lab worker or executive to the custodian or restaurant
worker.
We also look to leverage open / green space on the site as
not just an amenity to the tenants and users of the project but
also as public space. This should be a walkable destination
for the whole City. We also work with our design team to
505 W. Chapel Street, Durham, NC RFQ

impact of our additional buildings to the Durham skyline but
also the street level impact to pedestrians.

Parking
To create a dynamic, catalytic development, it is crucial
to prioritize walkability in and around the project as we as
providing adequate parking for the uses on the site as well
as the possible need for public parking. One of the greatest
opportunities for a mixed-use, urban development is the
ability to leverage shared parking. Typically, commercial
office space has the highest parking demand during the day
and multifamily has the highest demand in the evening. This
allows the development team to collaborate on possibly
reducing parking needed if each project were developed
individually.

Affordable / Mixed-Income Housing
We understand that the City has indicated affordable
housing is one of the key goals of the project. As one
of the country’s leading affordable housing and mixedincome developers, we are uniquely qualified to deliver a
project that delivers a mixture of incomes. We would look
to deliver, at a minimum, 80 units affordable to 60% AMI
tenants as outlined in the RFQ.

Reuse of Milton Small Building
The reuse of Milton Small Building is a key desire for the
City. Pennrose has extensive experience in adaptive reuse
projects across the Nation, including in North Carolina. The
development team would need to assess whether it is best
for this building to house a commercial or residential uses
and how activation of the ground floor would occur. Once
our Commercial Development Partner is selected, we will
20

OUT

undergo a full assessment of this opportunity (both physically
and financially).

Community Engagement
Pennrose is an experienced and successful developer and
community engagement facilitator, but our many years of
experience have taught us that community redevelopment is
not about us, it’s about the people who call their community
home. Because of this understanding we are committed
to thorough and genuine community engagement as we
approach the redevelopment.
It is clear that this site has been the subject of intensive
community interest and work thus far. We look to tailor our
vision for the project to be in line with the framework that has
been outlined through the community engagement thus far. If
ultimately selected, we look forward to working with the City
of Durham to reengage the community and key stakeholders
to refine the vision for this site to ultimately implement a
development that is both equitable and is an economic
stimulus for the City. Further, we look to keep the community
abreast of timelines and progress on the project through both
in person meetings as well as electronic updates.

505 W. Chapel Street, Durham, NC RFQ
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Financial Capacity
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October 21, 2021, 2021
VIA ELECTRONIC MAIL

City of Durham
101 City Hall Plaza
Durham, North Carolina 27701
Re:

Request for Qualifications (“RFQ”) – 505 West Chapel Hill Street Disposition

To Whom It May Concern,
Citibank, N.A. (“Citi”) is providing this letter in support of Pennrose Properties LLC (“Pennrose” or “Sponsor”)
response to the City of Durham’s RFQ for the 505 West Chapel Hill Street Disposition Project.
Citi Community Capital (“CCC”), a line of business within Citi, finances both flow project finance and highly
structured transactions for non-profit and for-profit affordable housing developers, Community Development
Financial Institutions, and state and local government agencies. CCC has been ranked #1 among all affordable
housing lenders in the U.S. for the last 11 years in a row. In 2020, we financed 229 projects in more than 30
states and territories, including three projects in North Carolina. These transactions financed the new
construction or rehabilitation of both affordable and mixed-income multifamily developments as well as mixeduse projects.
CCC has been actively engaged with Pennrose over the years, having closed eleven project financings with
them in the past five years totaling almost $390 million in construction and permanent financing. The projects
we have financed for them span a range of project types, from 100% affordable to mixed income/mixed use
projects like The Premier, an $80 million, 207-unit project in New Brunswick, New Jersey that included both
affordable and market rate apartments, two theaters and administrative offices for the theater company.
Based on Citi’s preliminary review of the RFQ and discussions with the Sponsor, Citi supports its submission
under the RFQ and may be interested in providing debt financing to the project (the “Project”), subject to Citi’s
internal loan review, underwriting and credit approval process.
This letter is not intended to be, and shall not constitute, a commitment to lend, syndicate a financing, underwrite
or purchase securities, commit capital, or provide or arrange any portion of the financing for the Project. Such
obligations would arise only under separate written agreements acceptable to Citi in its sole discretion.
Furthermore, any such commitment would be subject to, among other things, (a) the satisfactory completion of
Citi’s customary due diligence review; (b) approval by Citi internal committees; (c) the receipt of any necessary
governmental, contractual and regulatory consents or approvals in connection with the Project and the related
financing; (d) the negotiation and documentation of the financing referred to above, including the terms and
conditions of the financing, in form and substance satisfactory to Citi and its counsel; and (e) there not having
occurred any disruption of or change in financial, banking or capital market conditions that, in Citi’s judgment,
could make it inadvisable or impractical to proceed with any portion of the financing of the Project.
Neither Citi nor any of its affiliates shall have any liability (whether direct or indirect, or in contract, tort or
otherwise) to the Sponsor, the Project or any other person, claiming through the Sponsor or the Project, as the
case may be, for or in connection with the delivery of this letter.
In connection with this transaction, Citi will be acting solely as a principal and not as your agent, advisor
or fiduciary. Citi has not assumed a fiduciary responsibility with respect to this transaction, and nothing
in this transaction or in any prior relationship between you and Citi will be deemed to create an advisory,
fiduciary or agency relationship between us in respect of the Project. You should consider carefully
whether you would like to engage an independent advisor to represent or otherwise advise you in
connection with the Project, if you have not already done so.

505 W. Chapel Street, Durham, NC RFQ
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Pennrose Properties LLC
City of Durham RFQ
October 21, 2021
Page 2
Citi acknowledges that Pennrose may utilize this letter in connection with the submission of the [RFQ] outlined
in the RFQ.
Please feel free to contact Richard Gerwitz at (213) 486-7138 or Richard.Gerwitz@citi.com with any specific
questions or concerns.
Sincerely,
Citibank, N.A.
________________________________________
Richard Gerwitz
Vice President

505 W. Chapel Street, Durham, NC RFQ
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Financial Capability

Pennrose incorporates community input in virtually every project. Most recently,
Pennrose has incorporated a robust community engagement plan in Brooklyn, NY
and Washington, DC are two large scale redevelopment projects.

•

•

•

Pennrose incorporates community input in virtually every project. Most recently,
Pennrose has incorporated a robust community engagement plan in Brooklyn, NY and
Washington, DC are two large scale redevelopment projects.

Pennrose has completed more than 40 historic rehabilitation projects encompassing
2,400 units of housing.

•
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Pennrose has included two letters of interest and/or support from certified lenders and/
or equity partners.

Pennrose, LLC does not have any litigation or loan defaults in the past 10 years.

Highly Advantageous
•
Pennrose has completed more than 370+ development projects in 16 states plus the
District of Columbia and the US Virgin Islands. We have secured financing through
numerous sources over our 50-year career. Recent examples include 50 Penn in
Brooklyn, NY; Plant 64 in Winston-Salem, NC; Uplands in Baltimore, MD; The Vue in New
Brunswick, NJ; Premiere at New Brunswick Performing Arts Center in New Brunswick,
NJ.

•

Pennrose has included two letters of interest and/or support from certified lenders •
and/or equity partners.

Pennrose, LLC does not have any litigation or loan defaults in the past 10 years.

Highly Advantageous
•
Pennrose has completed more than 370+ development projects in 16 states plus
the District of Columbia and the US Virgin Islands. We have secured financing
through numerous sources over our 50-year career. Recent examples include
50 Penn in Brooklyn, NY; Plant 64 in Winston-Salem, NC; Uplands in Baltimore,
MD; The Vue in New Brunswick, NJ; Premiere at New Brunswick Performing Arts
Center in New Brunswick, NJ.

Pennrose has completed more than 40 historic rehabilitation projects
encompassing 2,400 units of housing.

•

•

•

Pennrose has completed more than 100 public-private partnership deals with
municipalities, housing authorities and CDCs.

•

Pennrose has completed more than 100 public-private partnership deals with
municipalities, housing authorities and CDCs.

Highly Advantageous
•
Pennrose has participated in over 300 mixed-income or 100 affordable residential
developments. Most recently in an urban setting, Pennrose has completed Residences
at Hayes in Washington DC; John C. Anderson in Philadelphia; Herndon Square in
Atlanta, GA; Renaissance Row in Baltimore, MD; and Hope Gardens in Brooklyn, NY.

Pennrose has been involved in 90 joint ventures, 50 community & neighborhood
organizations, 32 local CDCs, and 55 housing authorities.

Highly Advantageous
•
Amon Martin will act as the Project Executive for this pursuit. Amon has over 20 years
of experience overseeing affordable housing and mixed-income residential development
and will be substantially engaged in delivery of this project. Mark Dambly has been a
leader in affordable housing since 1992, and in 2015 was honored by Pennsylvania
Housing Agency with the Pioneer Award in recognition of the positive difference to
expand affordable housing in Pennsylvania.

RESIDENTIAL DEVELOPER

Highly Advantageous
•
Pennrose has delivered numerous large developments that required coordination
across different uses in similar urban contexts. Recent examples include Plant
64 in Winston-Salem, NC; Sankofa Village in Cleveland, OH; Uplands in Baltimore,
MD; Meriden Commons in Meriden, CT; and Village at Park River in Hartford, CT.

•

Highly Advantageous
•
Amon Martin will act as the Project Executive for this pursuit. Amon has over 20
years of experience overseeing complex developments and will be substantially
engaged in delivery of this project. Mark H. Dambly and Ivy Dench-Carter
will serve as Principal-in-Charge and Executive Oversight for this pursuit and
combined have over 60 years of real estate development experience.

505 W. Chapel Street, Durham, NC RFQ

Relevant Project Experience

Qualifications

MASTER DEVELOPER

EVALUATION CRITERIA FOR PENNROSE
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6. Equal Business Opportunity Program

Please see the following pages for the completion of required forms.

505 W. Chapel Street, Durham, NC RFQ
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EQUAL BUSINESS OPPORTUNITY PROGRAM UBE PARTICIPATION DOCUMENTATION
If applicable information is not submitted with your proposal, your proposal may be deemed
non- responsive.
UBE Participation Documentation must be used to document participation of an
underutilized business enterprise (UBE) on Professional Services projects. All UBEs must be
certified by the State of North Carolina as a historically underutilized business, the North
Carolina Department of Transportation as a minority-owned or women-owned business or the
U.S. Small Business Administration’s 8(a) Business Development Program prior to the
submission date. If a business listed has not been certified, the amount of participation will be
reduced from the total utilization.
Letter of Intent to Perform as a Sub-consultant/Subcontractor must be completed
for UBEs proposed to perform on a contract. This form must be submitted with the
proposal.

Post Proposal Submission UBE Deviation
Post proposal submission UBE deviation participation documentation must be used to report any
deviation from UBE participation either prior to or subsequent to startup of the project. The Equity
& Inclusion Department must be notified if the proposed sub-consultant/subcontractor is unable
to perform and for what reasons. Substitutions of sub-consultants/subcontractor, both prior to
and after awarding of a contract, are subject to City approval.
UBE Goals Not Met/Documentation of Good Faith Efforts
It is the responsibility of consultants/contractors to make good faith efforts. Good Faith Efforts
means the sum total of efforts by a particular business to provide equitable participation of
minority-owned and women-owned individuals or businesses as sub-consultants/subcontractors.
Whenever contract alternatives, amendments or extra work orders are made individually or in
the aggregate, which increase the total value of the original contract, the consultant must make
a good faith effort to increase UBE participation such that the amounts subcontracted are
consistent with the established goals.
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SELECTION OF CONSULTANTS/CONTRACTORS FOR
ARCHITECTURAL/ENGINEERING AND OTHER PROFESSIONAL SERVICES
Definition of the Scope of the Selection Policy
The Equity & Inclusion Director shall determine UBE participation goals for each contracting
category to be awarded by the City. Goals for each project or contract will be based upon the
availability of underutilized business enterprises(UBE’s) within the defined scope of work,
delineated into percentages of the total value of the work.
The City of Durham will consider a formal certification of the State of North Carolina’s Historically
Underutilized Businesses (HUB) Office, North Carolina Department of Transportation (N.C. DOT)
minority and women businesses and the United States Small Business Administration (U.S. SBA)
8(a) Development Program as meeting the requirements of the Equal Business Opportunity
Program, provided there is evidence that the firm is currently certified by one of the stated entities.
Underutilized Business Proposal Requirements
The prime consultant/contractor shall submit a proposal in accordance with the City of
Durham’s request for Proposal. In addition, the prime consultant/contractor must submit all
required Professional Services Forms.

Selection Committee for Professional Services
A selection committee shall be established and may be composed of the following: City Manager
or a designated representative of this office; Director of Finance or a designated representative of
this office; department head responsible for the project; City Engineer if engineering services are
involved; the Equity & Inclusion Director or designee and Purchasing Manager or designee. Other
representatives shall be called upon as needed based on their areas of expertise.
The committee shall screen the proposals based on the following criteria:
1. Firms; interest in the project;
2. Current work in progress by firm;
3. Past experience with similar projects;
4. General proposal for carrying out the required work;
5. Designation of key personnel who will handle the project, with resume for each;
6. Proposed associate consultants/contractors, UBE subconsultants;
7. Indication of capability for handling project;
8. Familiarity with the project;
9. Fees that have been charged for recent comparable projects;
10. References;
11. UBE Participation; and
12. Documentation of Good Faith efforts should UBE participation requirements not be met.

After ranking the firms presenting proposals based on the above criteria, interviews will be
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conducted by the selection committee with the top ranked firms (3-5). The contracting
department will make the final recommendation, prepare contracts for review by the City
Attorney, and prepare the recommendation for the City Council including the following:

1.
2.
3.
4.
5.
6.
7.
8.

Description and scope of the project;
Recommended firm;
Contract cost;
Time limits;
Basis for selection;
Source for funding;
Equal Business Opportunity Ordinance compliance; and
Recommendation that the contract be approved by the City Council.

Contract Award
A provision must be written in each contract with an architect or engineer requiring them to
work with Equity & Inclusion Department in creating and identifying separate work.

Project Evaluation
An evaluation shall be made of each contract after its completion to be used in consideration
of future professional services contracts. The evaluation shall cover appropriate items from the
check list for ranking applicants. A copy of the evaluation shall be given to the consultant, and
any comment he/she cares to make shall be included in the files.

PARTICIPATION DOCUMENTATION FORM
(TO BE COMPLETED BY PRIME CONSULTANT/CONTRACTOR ONLY)
Names of all firms
Project (including
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prime and
subconsultants/sub
- contractors)

Pennrose, LLC

Location

Philadelphia, PA

UBE
Firm
Yes/No

Yes ( ) No ( )

Nature
of
Participation

Master Developer or
Residential Developer

% of Project
Work

100%

Yes ( ) No ( )
Yes ( ) No ( )
Yes ( ) No ( )
Yes ( ) No ( )
Yes ( ) No ( )
Yes ( ) No ( )
*At this current stage during the RFQ process, Pennrose, LLC has not selected a team.
If selected to participate during the RFP process Pennrose will bring a team.
TOTAL 100%

Mark H. Dambly, President, Pennrose, LLC
Name ‐ Authorized Officer of Prime Consultant/Contractor Firm (Print/Type)

Signature ‐ Authorized Officer of Prime Consultant/Contractor Firm

11.04.2021
Date

LETTER OF INTENT TO PERFORM AS A SUBCONSULTANT
The undersigned intends to perform work in connection with the above project as a UBE:
□ Minority (African American, American Indian, Asian or Hispanic)

□ Woman
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The UBE status of the undersigned is certified if identified as HUB certified by the N.C
Department of Administration HUB Office, minority or women certified by the N.C. Department
of Transportation and 8(a) certified by the U.S. Small Business Administration.
The undersigned is prepared to perform the following described work in connection with
the above project (specify in detail particular work items or parts thereof to be performed):
You have projected the following commencement date for such work, and the undersigned is
projecting completion of such work as follows:
ITEMS

The consultant will subcontract ___
subconsultant.

PROJECTED COMMENCEMENT
DATE

PROJECTED
COMPLETION DATE

% of the dollar value of this contract to UBE

The undersigned will enter into a formal agreement in the amount of $ ____________for the above
work with you, conditioned upon your execution of a contract with the City of Durham.
Name :________________________________

Title:

Company :____________________________

Telephone:

_______________________________

___________________________

Address:
Signature

REQUEST TO CHANGE UBE PARTICIPATION
Project: __________________________________________________________________________
Name of bidder or consultant:
Name and title of representative of bidder or consultant:
Zip Code:
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Address:

Telephone No:

Fax Number:

Email address: __________________________________________________________________________
Total amount of original contract, before any change orders or amendments: ____________
Total amount of the contract, including all approved change orders and amendments to date,
but not counting the changes proposed in this form:
_________________________________________________________
Dollar amount of changes proposed in this form: ________________________________________
The proposed change (check one): □ increases □ decreases the dollar amount of the bidder’s/consultant’s
contract with the City.
Does the proposed change decrease the UBE participation? (check one: □ yes □ no
If the answer is yes, complete the following:
BOX A. For the subcontract proposed to be changed (increased, reduced, or eliminated): Name of
subconsultant
Goods and services to be provided before the proposed change:

Is it proposed to eliminate this subcontract?

yes

no

If the subcontract is to be increased or reduced, describe the nature of the change (such as
adding $5,000 in environmental work and deleting $7,000 in architectural):
Dollar amount of this subcontract before this proposed change:
Dollar amount of this subcontract after this proposed change:

This subcontractor is (check one):
□ 1. Minority-Owned UBE
□ 2. Woman-Owned UBE
□ 3. Not a UBE

BOX B. Proposed subcontracts other than the subcontract described in Box A above (continued)
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Name of sub-consultant for the new work: ______________________________________________
Goods and Services to be provided by this proposed subcontract: ________________________

Dollar amount proposed of this proposed subcontract. This sub-consultant is:
□ 1. Minority-Owned UBE
□ 2. Woman-Owned UBE
□ 3. Not a UBE

Add additional sheets as necessary.

UBE GOALS NOT HAVING BEEN MET
The following information must be presented by the consultant concerning good faith efforts taken.
It is the responsibility of consultants to make good faith efforts. Any act or omission by the City shall not
relieve them of this responsibility. For future efforts, it shall be comprised of such efforts which are proposed
to allow equitable participation of socially and economically disadvantaged employees and subconsultants/subcontractors. The City Manager shall apply the following criteria, with due consideration of
the quality, quantity, intensity and timeliness of efforts of consultants/contractors, in determining good
faith efforts to engage UBEs along with other criteria that the City Manager deems proper:
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Name of Bidder:

If you find it helpful, feel free to attach pages to explain your answers. How many pages is your
firm attaching to this questionnaire?
questionnaire.)
(Don’t count the 2 pages of this)
If a yes or no answer is not appropriate, please explain the facts. All of the answers to these questions
relate only to the time before your firm submitted its bid or proposal to the City. In other words, actions
that your firm took after it submitted the bid or proposal to the City cannot be mentioned or used in
any answers.
1. SOLICITING UBEs.

(a) Did your firm solicit, through all reasonable and available means, the interest of all UBEs in the list
provided by the City in the scope of work of the contract?
In such soliciting, did your firm advertise?

□ yes □ no

□ yes □ no

Are you attaching copies to this questionnaire, indicating the dates and names of newspaper or other
publication for each ad if that information is not already on the ads? □
yes □ no

(b) In such soliciting, did your firm send written (including electronic) notices or letters? Are you
attaching one or more sample notices or letters?

□ yes □ no

(c) Did your firm attend the pre bid conference? □ yes □ no
(d) Did your firm provide interested UBEs with timely, adequate information about the plans,
specifications, and requirements of the contract?

□ yes □ no

(e) Did your firm follow up with UBEs that showed interest?
(f)

□ yes □ no

With reference to the UBEs that your firm notified of the type of work to be subcontracted , did
your firm tell them:

(i) the specific work your firm was considering for subcontracting? □ yes □ no
(ii) that their interest in the contract is being solicited? □ yes □ no
(iii) how to obtain and inspect the applicable plans and specifications and descriptions of items
to be purchased? □ yes □ no

2. BREAKING DOWN THE WORK.
(a) Did your firm select portions of the work to be performed by UBEs in order to increase the likelihood
that the goals would be reached? □ yes □ no
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(b) If yes, please describe the portions selected. ANSWER:
3. NEGOTIATION. In your answers to 3, you may omit information regarding UBEs for which you are
providing a Letter of Intent.

(a) What are the names, addresses, and telephone numbers of UBEs that you contacted?
ANSWER:

(b) Describe the information that you provided to the UBEs regarding the plans and specifications for
the work selected for potential subcontracting.

ANSWER:

(c) Why could your firm not reach agreements with the UBEs that your firm made contact with? Be
specific. ANSWER:
4. ASSISTANCE TO UBEs ON BONDING, CREDIT, AND INSURANCE.

(a) Did your firm or the City require any subcontractors to have bonds, lines of credit, or insurance?
□ yes □ no (Note: In most projects, the City has no such requirement for subcontractors.)
(b) If the answer to (a) is yes, did your firm make efforts to assist UBEs to obtain bonds, lines of credit, or
insurance? □ yes □ no
If yes, describe your firm’s efforts. ANSWER:
(c) Did your firm provide alternatives to bonding or insurance for potential subcontractors?
yes

no If yes, describe. ANSWER:

5. GOODS AND SERVICES. What efforts did your firm make to help interested UBEs to obtain goods or
services relevant to the proposed subcontracting work? ANSWER:

6. USING OTHER SERVICES.
(a) Did your firm use the services of the City to help solicit UBEs for the work? □ yes □ no
Please explain. ANSWER:

(b) Did your firm use the services of available minority/women community organizations, minority and
women contractors' groups, government-sponsored minority/business assistance agencies, and
other appropriate organizations to help solicit UBEs for the work? □ yes □ no
Please explain.
ANSWER:
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XI. APPENDIX: CONTRACTOR WORKFORCE DIVERSITY QUESTIONNAIRE
A diverse workforce refers to the similarities and differences among employees in terms of age,
cultural background, physical abilities and disabilities, race, religion, gender, and sexual
orientation. A diverse workforce results in greater productivity, engagement and innovation
among the employees of a business. The workforce of the City of Durham is diverse and directly
benefits from diversity in hiring practices of the contractors that do business in the City of
Durham. The City of Durham is committed to the promotion of a diverse workforce within its own
workforce and the workforce of contractors that perform work for, or deliver goods or services
to, the City.
The information requested in this questionnaire is intended to encourage the candidate, which
is defined as the person, firm or corporation interested in contracting with the City, to engage in
diverse workforce hiring practices as in the best interest of the City and the greater Durham
community. The following questions focus on your efforts to recruit and maintain a diverse
workforce and to provide your business with resources and recommendations on how to create
and maintain a diverse workforce.
1.

Do the management and professional positions within your business include women and
minorities?
X
Yes
No
If yes, please provide number(s) and positions:
Number of Women
Position title:

17
Director of Development; Sr. Developer; Developer
Regional Vice President; Development Accountant
Executive Administrative Assistant

Number of Minorities 14
Associate Developer; Developer;
Position title:

Sr. Developer; Regional Vice President
Executive Administrative Assistant

2.

Please respond to the following efforts you make to create and maintain a more diverse
workforce:
(a) When you recruit for employees, do you only recruit by word-of-mouth?
Yes

X

No

[Note: Reliance on word-of-mouth recruiting alone is unlikely to result in a diverse
workforce.]
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(b) Do you focus any recruitment efforts in the local Durham area?
Yes

X

No

If, yes, please provide examples how you focus recruitment to the local Durham area:

(c) Do you utilize any women/minority-focused LinkedIn groups and/or other
professional or non-professional women/minority groups?
X

Yes

No

If, yes, please provide examples: Pennrose partners with Women in Housing and
finance Pennsylvania & Ohio's Women's Affortable Housing Network (OWAHN)

(d) Do you regularly recruit from HBCUs (Historically Black Colleges and Universities)
and/or other minority-focused colleges and universities?
X

Yes

No

If, yes, please provide names of the schools: Pennrose post internship to Handshake
which gets advertised to multiple Universities and Colleges

(e) Do you attend minority-focused career fairs?
X

Yes

No

If, yes, please provide names of examples: Pennrose attends Veteran focus job
fairs as well as community base job fairs (e.g., Community Action Agency of
Delaware County (CAADC)

City of Durham RFQ – 505 W. Chapel Hill St. Disposition | 41

(f) Do you participate in Durham youth internship programs?
Yes

X

No

If, yes, please provide names of examples: Not at the moment

3.

Please list the efforts your company makes to promote or create a more diverse workforce
that may not be listed above under question No. 2.
Pennrose currently has a DE&I initiative across the organization. Positions
are advertised on multiple platforms, i.e. African American Real Estate
professionals and Veterans for Housing.

4.

Do you believe your business, including all employees, has a diverse workforce?
X

Yes

No

Enter the total number of employees that work for your business

48

.

Please provide the reasons why you believe you have, or do not have, a diverse workforce:
Our diverse workforce is visible within our organization. As with any company
we strive to increase our diverse culture by continuing our efforts by working within
our DE&I strategic initiative to promote a corporate culture of awareness.
5.

How would you characterize the nature of the majority of your workforce:
(a) Professional and skilled (includes technicians and clerical) workers:
Yes

X

No

(b) Mostly unskilled workers and laborers:
Yes

X

No
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(c) Mix of professional, skilled and unskilled workers and labors:
X

6.

Yes

No

To assist the City in determining the effectiveness of your diverse workforce hiring
practices, please complete the following Employee Breakdown Table(s) to show your
current employee diversity breakdown:
[Instructions: Complete Part A for the primary location where the goods and services
that are the subject of the bid/proposal are to be made or provided. If the parent
company or other locations of the business are providing any substantial portion of the
goods or services, then the business must also complete Part B, for the consolidated
company.]
Part A – Employee Diversity Breakdown Table for Primary Location
F----e-----m-----a-----l-----e-----s

M--------a--------l--------e--------s
Employment
Category

Project
Manger
Professional
Labor
Clerical
Totals

Total
Total Total
White
Employees Males Females

Black Hispanic

19

14

5

11

3

28

17

9

13

3

0

0

0

3

0

3

48

31

17

Asian or
Pacific
Islander

1

Indian or
Alaskan
Native

White

Black

2

1

5

1

Hispanic

Asian or
Pacific
Island

2
3

3
24

6

1

10

2

2

3
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Indian or
Alaskan
Native

Part B – Employee Diversity Breakdown for the Consolidated Company

F----e-----m-----a-----l-----e-----s

M--------a--------l--------e--------s
Employment
Category

Project
Manger

Total
Total Total
White
Employees Males Females

Black Hispanic

Asian or
Pacific
Islander

Indian or
Alaskan
Native

White

Black

Hispanic

Asian or
Pacific
Island

*

Professional
Labor
Clerical
Totals

Resources –The City of Durham advertises job postings to a variety of sources in its own pursuit
of a diverse workforce. The following resources are sources used by the City of Durham and
others and are being provided to assist you in your recruitment of a more diverse workforce.
Category
Professionals
Professionals
Professional/
Technical
Professionals
Professionals
Professionals
Professionals
Professionals
Professionals
Professionals
Professionals
Professionals
Professionals

Organization
American Women’s Society of
Certified Public Accountants
Accounting & Financial
Women’s Alliance
Society of Women Engineers
American Business Women’s
Assoc.
Association for Women in
Science
Women in Engineering
Women in Technology
Women in I.T
URISA
Women in GIS
Supporting Women in
Geography & GIS
Women’s Transportation
Seminar
Society of Asian Scientists and
Engineers

Website
www.awscpa.org
www.afwa.org
www.societyofwomenengineers.s
we.org
www.abwa.org
www.awis.org
www.womeng.org
www.womenintechnology.org
www.womeninit.org
www.urisa.org
www.womeningis.org
www.swiggis-austin.org
www.wtsinternational.org
https://www.saseconnect.org/
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Indian or
Alaskan
Native

Professionals
Professionals
Professionals
Professionals
Gen. Construction
Chamber of
Commerce
Skilled Craft
Skilled Craft
Skilled Craft
Skilled Craft
Skilled Craft
Service/Maintenance
Service/Maintenance
Service/Maintenance
Protect and Serve
Protect and Serve
Protect and Serve
Protect and Serve
Protect and Serve
Protect and Serve
Protect and Serve

National Organization of
Minority Architects
North Carolina Society of
Hispanic Professionals
Association of Asian American
Architects & Engineers
Minority Professionals Network
National Association of Black
Women in Construction
Carolinas Asian American
Chamber of Commerce

Hispanic Arborist Assoc.
Electrical Workers Minority
Caucus
Women in Manufacturing
Rainbow PUSH Automotive
Project
Women in Automotive
Conf. of Minority
Transportation Officials
Coalition of Labor Union
Women
National Assoc. of Women in
Construction
National Assoc. of Latino
Firefighters
Int. Assoc. of Black Firefighters
Int. Assoc. of Women in Fire &
Emergency Services
National Assoc. of Women Law
Enforcement Officers
National Latino Law
Enforcement Org.
National Coalition of Latino
Officers
Asian American Law
Enforcement Assoc.

https://www.noma.net/professional/
north-carolina
https://www.thencshp.org
https://www.aaaesc.org
http://www.minorityprofessionalnet
work.com
https://nabwic.org
https://caacc.com

www.hispanicarboristassociation.c
om
www.ibew-ewmc/org
www.womeninmanufacturing.org
www.automotiveproject.org
www.womeminautomotive.org
www.comto.org
www.cluw.org
www.nawic.org
www.nahf.org
www.iabpf.org
www.i-women.org
www.nawlee.org
www.nlleo.com
www.latino-officers.org
www.asianamericanlawenforemen
tassociation.org

