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1.0

Executive Summary

The Municipality of Norristown (“Municipality”) in Montgomery County, PA and the
Redevelopment Authority of the County of Montgomery (“RDA”) seek a qualified developer, or
team of developers, to acquire, design, finance, construct, manage, and market a site for catalytic
growth in downtown Norristown. This Request for Proposals (“RFP”) is the result of efforts by
the Municipality and the RDA to assist with the revitalization of downtown Norristown by
encouraging impactful, mixed-use development of the Property.
The RDA and Municipal Council support and encourage new development in downtown
Norristown through policy, direct public investment, and incentives for private investment.
The Property recently came under ownership of the RDA after being held off-market for years
by a private owner, and represents a unique opportunity for ground-up, infill development. The
total available developable land is comprised of ten contiguous parcels at the intersection of
Main Street and DeKalb Street totaling approximately .806 acres (collectively, the “Property”).1
The proposal that is submitted must be for the purchase of all of the available parcels comprising
the Property.
The Property offers a transit-oriented opportunity for catalytic mixed-use development, continuing
a strong trend of new development and creative reuse projects throughout the Municipality. The
Property is located within the Town Center (“TC”) zoning district, which allows for a wide range
of permitted commercial uses as well as mixed-use development (commercial/residential).
Norristown’s 36,000 residents bring diversity and opportunity to the area. As the county seat for
Montgomery County, Norristown draws nearly 8,000 workers to downtown jobs, and new
development underway will bring additional jobs, supporting residential and commercial demand.
The proposal that is submitted must be compatible with the character of downtown Norristown,
local labor policy, and the vision laid out by the Montgomery County Planning Commission in
“MONTCO 2040,” the comprehensive plan for Montgomery County.
Thank you for your interest. A timeline associated with this solicitation is summarized below.
Additional details regarding the development opportunity and RFP process can be found in the
pages that follow. In order to learn more about this opportunity, and receive additional information
and updates, please register at the RFP Registration Form 2 or by emailing Rebecca Swanson,
Executive Director of the RDA, at RSwanson@montcopa.org.

1 The ten parcels comprising the Property are 69 East Main Street, Norristown, PA; 75 East Main Street, Norristown, PA; 77 East
Main Street, Norristown, PA; 79 East Main Street, Norristown, PA; 81 East Main Street, Norristown, PA; 87 East Main Street,
Norristown, PA; 313 DeKalb Street, Norristown, PA; 319 DeKalb Street, Norristown, PA; 321 DeKalb Street, Norristown, PA; and
323 DeKalb Street, Norristown, PA. The parcel numbers are as follows: 130021844004, 130021848009, 130021852005,
130021856001, 130021860006, 130021864002, 130009900005, 130009904001, 130009908015, 130009908006, 130009908034, and
130009908033.
2

The RFP Registration Form hyperlink above directs to https://forms.gle/H4chr4Jscv9R9FYo6 .
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2.0

Release RFP

November 9, 2020

Site visit(s) (voluntary)

Week of November 30, 2020

Questions due from potential respondents

December 14, 2020

Answers posted by RDA/Municipality

December 28, 2020

Proposal submissions due

February 15, 2021

Opportunity

2.1 A catalytic development parcel in a transit-rich location
The Property recently came under the ownership of the RDA, following years of being held offmarket by a speculative owner whose actions impeded development or acquisition. A portion of
the Property is presently developed with a two-story, approximately 4,000 square foot building
currently leased to a retail tenant. Preservation of this building is not a requirement of proposals
submitted in response to this RFP. Given the strength of local investment in the areas surrounding
the Property, this offering represents a unique opportunity for ground-up construction.
The Property is in the heart of downtown Norristown, PA, approximately 18 miles northwest of
downtown Philadelphia and accessible via I-76 and US-202. Norristown is situated just northwest
of Conshohocken, a robust suburban office and multi-family residential market, and just northeast
of King of Prussia, a major regional retail and commercial center.
The Property is a highly visible corner parcel located at the intersection of two active commercial
corridors: Main Street and Dekalb Street (northbound U.S. 202). Recent and ongoing
infrastructure projects, described further in Section 2.5, will significantly improve highway access
to and mobility in downtown Norristown. The Property is situated two blocks from the multimodal Norristown Transportation Center, offering SEPTA regional rail service to Center City
Philadelphia, Norristown High Speed Line service to 69th Street, and seven SEPTA bus routes.
The Property is two blocks from the Schuylkill River Trail, a multi-use path that extends from
downtown Philadelphia to Valley Forge National Park and beyond.
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Figure 1: Norristown is 18 miles northwest of Philadelphia and in
close proximity to Conshohocken and King of Prussia.

Figure 2: The Property is two blocks north of the
Norristown Transportation Center and the Schuylkill
River Trail.

Figure 3: The Property is comprised of ten contiguous parcels at the intersection of Main Street and Dekalb Streets totaling
approximately .806 acres.
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2.2 Stable population and growing downtown employment
Norristown’s 36,000 residents offer diversity, vitality, and opportunity. After experiencing
population growth that exceeded local and state averages during the first decade of the 2000s, the
local population has since remained steady. Higher population density in downtown Norristown
relative to surrounding areas in Montgomery County results in substantial aggregate buying power
from Norristown residents. Norristown’s highly walkable and increasingly activated downtown
offers the ideal context for a mixed-use development on this key parcel.
Within a one-mile radius of the Property there are approximately 1,100 businesses employing more
than 13,000 people; white collar jobs make up most of this employment. Norristown is the county
seat of Montgomery County and thus home to numerous local government office buildings. In
addition to County offices, many public-serving administrative, social service, and public health
functions are located in downtown Norristown. Nearly 8,000 people commute into work in
Norristown from other communities. Upcoming new developments, including the Montgomery
County Justice Center and other mixed-use downtown developments (discussed in Section 2.4),
will bring additional jobs into downtown Norristown, supporting additional commercial and
residential demand.
Within a five-mile radius of the Property, there are over 186,000 residents, and 10,000 businesses
employing over 165,000 people in predominantly white-collar jobs. New office construction that
is nearing completion and full lease-up in Conshohocken and King of Prussia, like the 260,000square foot Seven Tower Bridge anchored by investment management firm Hamilton Lane,
430,000-square foot Sora West anchored by pharmaceutical distributor AmerisourceBergen, and
the Discovery Labs bioscience center, will drive further residential demand from the white-collar
workforce in the coming years. The employment inflow into Norristown, coupled with the
opportunity to capture expenditure potential from nearby commercial and residential hubs, offers
exceptional commercial opportunity.
2.3 Permissive mixed-use zoning
The Property is located within the Town Center (“TC”) zoning district, and any proposal submitted
must propose uses permissible under the TC ordinance.3 TC zoning allows for a wide range of
permitted commercial uses, as well as mixed-use development (commercial/residential). 4 The
Municipality and RDA are seeking creative development ideas that are compatible with the
character of downtown Norristown and that further the intent of the TC zoning. Pedestrianoriented/transit-oriented uses are permitted and encouraged.
2.4 Robust development activity in downtown Norristown signals opportunity and a
supportive development environment
The RDA and Municipal Council support and encourage new development through policy, direct
public investment, and incentives for private investment. A selection of recent projects that reflect
3

Zoning established by ordinance No. 16-08 adopted by Municipality Council of the Municipality of Norristown on April 19, 2016
and amended by ordinance No. 20-09 adopted by Municipality Council of the Municipality of Norristown on May 5, 2020.
4
A copy of the TC zoning ordinance, as established and later amended, is attached hereto as Appendix “A”.
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the favorable development climate and revitalization trends present in Norristown today are
highlighted below.
•

Montgomery County Justice Center: The $280M redevelopment of the justice center
campus adjacent to the Property in downtown Norristown will facilitate provision of
County services while improving energy and service efficiency. Improvements will
modernize the historic county courthouse and consolidate existing facilities including
functions currently dispersed throughout the county. As a result, new jobs are expected to
be brought into downtown Norristown. In addition, the redevelopment plan includes a
renovation of Hancock Square, a park at the corner of Main Street and Swede Street. The
expanded park is expected to create a new public destination in Norristown and the County
and will complement ongoing retail redevelopment efforts along Main Street. The full
redevelopment of buildings and public spaces is estimated to be completed in 2025.

•

One Main
Street:
The
completion
of
a
$4M
renovation of a seven-story,
former PNC Bank office
building one block west of the
Property will deliver a mixeduse project with 44 rental
apartment
units
and
approximately 100,000 square
feet of ground-floor retail
space. Twenty-four apartments
have been completed, and 25%
of the completed units are
leased. The project was funded
in part through a Pennsylvania
Redevelopment
Assistance Figure 4: One Main Street, a former bank, building is being converted to
Capital Program (RACP) grant. residential units with ground-floor retail space.
(Refer to Section 2.6 for more
information on potential development incentives).

•

Arbor Heights, Arbor Mews, and Arbor Knoll: The success of these New Urbanist
condominium/townhouse developments along Dekalb Street demonstrate the demand for
market-rate residential product in downtown Norristown. In response to strong absorption
of the 12-unit Arbor Heights in 2012, project sizes for the subsequent Arbor Mews (2015)
and Arbor Knoll (2019) were increased to 24 and 34 units, respectively. All three projects
sold out quickly, reflecting Norristown’s appeal for first-time homebuyers. The
developments are located within one mile of the Property.

•

Nexus Apartments (formerly known as Luxor Lifestyle Apartments): The four-story, 195unit apartment development, situated one mile east of the Property, introduced a highlyamenitized new construction rental option to the Norristown market in 2017. The project
achieved pre-leasing rates near 30%, and is currently 99% leased.
5

•

Five Saints Distilling: This popular microdistillery opened in 2016 at 129 E. Main Street as
an adaptive reuse of the historic Humane Engine #1
fire house. The owners are adding a restaurant and
community space in the building.

•

118-120 Main Street: The redevelopment of a
20,000 square foot building is slated to bring
diverse experiential retail and 15 studio apartments
to downtown Norristown, approximately one-half
block from the Property. The planned
retail/entertainment uses in this building include a
state-of-the-art e-sports gaming facility, a brew
pub, restaurant, and rooftop bar, as well as a
locally-owned bicycle shop, and yoga studio. The
Figure 5: Five Saints Distilling
project recently received Municipal approval for a
tax abatement under Montgomery County’s
LERTA program and has applied for an economic development liquor license. (Refer to
Section 2.6 for more information on potential development incentives)

•

257 E. Main Street: DB Housing Group LLC has received zoning approvals for a new
construction mixed-use building including 19 residential units with ground floor
retail/commercial space.

Figure 6: Recent projects in Norristown reflect the favorable development climate and revitalization trends present in
Norristown today.
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2.5 Public infrastructure investment anticipates future growth
The Lafayette Street Extension Project is a $90 million effort led by Montgomery County to
improve road and highway access into downtown Norristown, with the goal of encouraging
economic revitalization by making faster and more convenient connections to nearby highways.
Phase 3 of the project, completed in fall 2020, has transformed Lafayette Street in downtown
Norristown into a multi-modal boulevard with regional connections. The fully-funded Phase 4,
currently in the engineering and design phase and expected to complete in the mid-2020s, will
enhance access to downtown Norristown from the Pennsylvania Turnpike (I-276).
In addition, the $24 million Markley Street (southbound US-202) reconstruction will widen roads
and improve traffic flow between Main Street and Elm Street in downtown Norristown. Other
multimodal transit infrastructure improvements are underway, in accordance with the goals of the
2040 Montgomery County comprehensive plan. The Arch Street Greenway Corridor
Improvements project will create a promenade and greenway between Main Street and Lafayette
Street which is anticipated to act as a gateway into Norristown for Schuylkill River Trail users.
Norristown leadership is also planning for other infrastructure in ways that proactively anticipate
future development. A $13 million renovation of the Norristown Municipal Hall will expand
administrative office space and facilitate municipal operations and administration, including
planning and development functions. With investments like this, Norristown continues to signal a
commitment to growth.
2.6 Financing incentives
Development incentives administered at the local, state, and federal level may be available for the
Property. Respondents are encouraged to consider the programs described below, and to consult
certified public accountants or other financial advisors to better understand how associated benefits
will apply to any project.
Local Economic Revitalization Tax Assistance (LERTA) and other local programs
LERTA is a tax abatement program that encourages new construction in Norristown. Qualified
properties that gain Municipal approval for LERTA receive a graduated property tax abatement
on new assessed improvements for ten years. Access to LERTA benefits can reduce financial risk
and burden in the early years of a new business and enhance the financial feasibility of new
commercial space that is necessary for a vibrant downtown. In addition to LERTA, Montgomery
County, through the RDA, offers revolving loans for specific development work.
Redevelopment Assistance Capital Grant Program (RACP) and other Commonwealth programs
The Redevelopment Assistance Capital Grant Program is administered by the Commonwealth’s
Office of the Budget for the acquisition and construction of regional projects with a regional or
multi-jurisdictional impact that generate substantial increases or maintain current levels of
employment, tax revenues, or other measures of economic activity. In addition, the Pennsylvania
Housing Finance Agency recently announced the Community Revitalization Fund Program
(CRFP), which provides funding for catalytic mixed-use projects that boost community
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development in commercial/retail corridors undergoing revitalization, like Norristown’s. As a
public authority, RDA is an eligible grantee for RACP and CRFP.
New Market Tax Credits (NMTC), Opportunity Zones (OZ), and other federal programs
The Property is located in a census tract with priority eligibility for New Market Tax Credits and
that has been designated as a federal Opportunity Zone. New Market Tax Credits permit individual
and corporate taxpayers to receive credit against their federal income taxes for making qualified
equity investments in projects, including new building construction (and associated acquisition),
that finance community development, stimulate economic growth, and create jobs. Federal
Opportunity Zones are census tract-specific areas that provide tax benefits on investments made
in the OZ.

3.0

Purpose and Roles

In issuing this RFP, the Municipality and RDA are seeking proposals from developers to acquire,
design, finance, construct, manage and market the proposed development of the Property in
accordance with the goals and specifications of this RFP. The RDA and Municipality are seeking
an experienced, financially strong, technically capable developer(s) or development team(s) that
can work with the RDA, Municipality, and other interested parties to propose a financially viable
development plan for the Property that meets the public goals and zoning requirements outlined
herein. Interactions between the Municipality, RDA, and development team during the
development process will be outlined in formal agreement(s) among the relevant parties.
Upon selection of a proposal, the selected developer will be responsible for acquisition of the
Property from the RDA, and thereafter, construction, management and operation of the
development components, including interactions with RDA and Municipality. The approval
process for the proposal will satisfy the requirements of the Municipality Zoning Ordinance and
the review and approval process promulgated thereby, along with the approval requirements of the
Urban Redevelopment Law.
The RDA and Municipality will work closely with the selected developer(s) and throughout the
development process to ensure that all components of development are of high quality design in
every aspect, and comport with the RFP and proposal, while at the same time, sensitive to the
character of the business district and surrounding residential communities and in keeping with the
Montgomery County comprehensive plan. Moreover, the RDA and Municipality expect the
selected developer to propose a development project(s) that will help spur the revitalization of
downtown Norristown.

4.0

Disposition Process and Sequencing

The RDA and Municipality will sell the Property through a disposition process. Sale and
development of the Property will be subject to the timing requirements provided within the
Pennsylvania Urban Redevelopment Law, Act of May. 24, 1945, P.L. 991, No. 385 (the “Urban
Redevelopment Law”), which require approval of any proposed redevelopment contract by the
applicable governing body, prior to execution of such contract by the RDA and performance
thereunder. During such disposition process, the developer must show that all funds needed for the
8

fully-realized project are available at the time of closing. In addition to the foregoing, the RDA
and Municipality may impose other requirements to ensure the Property will be developed in
accordance with the proposal and this RFP, including verification of funds and costs of
construction. The developer must be willing to enter into a formal disposition contract, which shall
detail and govern the developer’s plan to design, finance, purchase, and construct the project. The
contract will be required to substantially conform with certain statutory provisions in accordance
with the Urban Redevelopment Law, which provisions are appended hereto as Appendix “B.”
Taxes, liability insurance, site security, and all aspects of owning and redeveloping the Property
shall be the full responsibility of the developer at the time of sale.

5.0

Proposal Requirements

The requirements are designed to establish a developer’s overall capacity to complete the project
and to meet the requirements and obligations associated with the Property. The proposal must
provide detailed information as follows, and shall not exceed the maximum page limits specified
below for each section:
•

Cover Letter and Executive Summary (1 page)
o The proposal should include an appropriate Cover Letter from the lead contact for
the developer and a sufficiently brief but clear Executive Summary of the
developer’s proposal.
o The Cover Letter should state that the proposal is valid for 120 days.

•

Developer Composition, Structure and Roles (3 pages)
o Description of the developer and ownership entity (i.e. partnership, sole owner,
corporation, limited-liability corporation, joint venture, etc.).
o Contemplated development team structure, including design and other
professionals, including identification of certified minority, women, and disabledowned businesses that will be part of the development team and their proposed
roles.
o Organizational chart.
o Key individuals and their associated firms responsible for major functions to be
performed relative to designing, building, managing and operating the
development.

•

Financial Qualifications of the Team (1 page, with additional attachments)
o The most recent consolidated financial statements (balance sheet profit/loss
statement, cash-flow statement), including all contingent liabilities. If responding
as a team of developers, please provide statements for the lead developer.
o A description of any entity that will guarantee the promised performance of the
developer.
o A list of investors in the participating entities.
o Statements from commercial or institutional credit references regarding the
respondent’s financial creditworthiness and past development experience.
o The respondent’s financial information will be kept confidential to the extent
permitted by law, except as may be required to defend the RDA and Municipality
9

against any legal action pertaining to this RFP or arising out of or related to the
project.
•

Team Experience (5 pages)
o The developer must provide information that clearly demonstrates that the
development team has the experience to design, secure governmental approvals for,
build, market, and operate the development proposed.
o Illustrative materials on past projects of a similar nature to that proposed in this
RFP on which the development team worked, and the official role of team members
on those projects. Please include references (name, company, title, telephone
number, and email address) for each past project.

● Design Narrative (3 pages)
o Conceptual framework, including a detailed description of proposed facilities,
including types and sizes of building(s), building materials, design elements and
amenities.
o Proposed mix of uses, scale and density for the overall development, including a
general description of planned building massing, heights, and open spaces.
● Visual Presentation of the Plan (10 pages)
o The proposing team should supplement the narrative by providing illustrations such
as aerial photos, maps, site plans, massing plans, elevations, line drawings, and
renderings that clearly explain the location, appearance, and scale of all proposed
development.
● Acquisition and Development Budget and Sources and Uses of Funds (4 pages)
o The total acquisition and development budget should include all hard and soft costs,
including, but not limited to, acquisition costs, construction costs, demolition and
infrastructure costs, design, engineering, consultant and legal fees, financing
transaction fees, interest reserves and commissions. The proposal must describe
how each project component will be financed, including assumptions about the
amount of equity committed and debt required, sources of project funds and
financing, and source and strength of payment and performance guarantees.
o The proposal must stipulate the proposed acquisition price for the development site.
● Development Schedule (1 page)
o The developer must provide a project completion schedule delineating major
milestones, including closing date, zoning and land development approvals,
demolition, construction phasing, marketing and occupancy. Such timeline must
specifically identify important trigger dates or hurdles that control the development
progression, and illustrate phasing of each project.
● Financial Impact to Municipality (1 page)
o The developer should include tax generation estimates and estimates of other
financial benefits or sources of revenue that the proposed project may generate for
the municipality.
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6.0

Schedule and Process

There are a number of steps in the process of selection of the winning proposal. These steps are
outlined below:
Release RFP

November 9, 2020

Site visit(s) (voluntary)

Week of November 30, 2020

Questions due from potential respondents

December 14, 2020

Answers posted by RDA/Municipality

December 28, 2020

Proposal submissions due

February 15, 2021

● Distribution of the RFP
o The RFP is being distributed widely to local, regional, and national developers.
o The RFP is available by request; requests are to be emailed to Rebecca Swanson,
Executive Director of the RDA, at RSwanson@montcopa.org.
o Interested parties must register via email to RSwanson@montcopa.org or by
completing the form at the RFP Registration Form 5 in order to receive updates and
additional information via email.
● Optional Site Walkthrough
o The RDA and Municipality will host interested parties for voluntary visit(s) of the
Property site. Participants will be able to walk the site and pose questions to the
RDA/Municipality representatives leading the visit(s). All COVID-19 social
distancing precautions will be adhered to, including the requirement that all
attendees wear masks or face coverings at all times.
● Questions from Potential Respondents
o Questions from respondents regarding this RFP must be submitted in writing via
email to RSwanson@montcopa.org by Monday, December 14, 2020 at 4:00 pm
EST.
o Answers will be distributed via email to interested parties that have registered via
email to RSwanson@montcopa.org. Answers will be sent no later than December
28, 2020.
● Proposal Receipt Deadline
o All proposals are to be submitted electronically to Rebecca Swanson,
Executive Director of the RDA, at RSwanson@montcopa.org by 4:00 PM on
February 15, 2021.
5

The RFP Registration Form hyperlink above directs to https://forms.gle/H4chr4Jscv9R9FYo6
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o Respondents must also submit three (3) hard copies of proposals by 4:00 PM
on February 15, 2021. The hard copies shall be delivered by certified mail to:
Rebecca Swanson
Montgomery County Redevelopment Authority
104 W. Main Street, Suite 2
Norristown, PA 19401
o No responses will be accepted after the time and date specified above, subject to
any proposal receipt deadlines extended at the discretion of the RDA and
Municipality.
● Evaluation of Proposals
o The RDA and Municipality will evaluate all proposals for compliance with the
requirements and specifications herein. The RDA and Municipality may, if they so
choose, narrow down the list of proposals to a short list based on such evaluation.
● Interviews and Presentation
o Each of the developers on any short list, if any, may be interviewed by the RDA
and Municipality and in such case will be expected to make a presentation during
such interview.
● Selection by the RDA and Municipality
o Following the completion of any interviews and presentations, the RDA and
Municipality may choose a development team(s) with which to enter into
negotiations for the sale and development of the Property in accordance with a
contract between the RDA, Municipality, and developer. The RDA and
Municipality’s decision of whether and to what entity to enter into a contract shall
be final. The RDA and Municipality reserve and hold at their discretion all of
the following additional rights and options:
▪ Not to select a candidate from those submitting a proposal;
▪ To not negotiate or enter into a contract with any developer;
▪ To issue or not re-issue subsequent RFPs.
● Approval of Governing Body
o The Urban Redevelopment Law requires that any redevelopment contract within a
redevelopment area be approved by the applicable governing body prior to
execution by the RDA and performance thereunder.
● Cancellation of RFP
o The RDA and Municipality may, at their sole and absolute discretion, reject any
and all, or parts of any or all proposals; re-advertise this RFP; postpone or cancel,
at any time, this RFP process; or waive any irregularities in this RFP or in the
proposals.
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7.0

Selection Criteria

A developer may be selected based on, but not limited to the following criteria:
●
●
●
●
●
●

8.0

Consistency with goals
Design quality of overall concept
Experience completing similar project(s)
Proposed Property acquisition price
Ability to implement proposal (including capacity to attract and secure financing)
Financial impact on Municipality (tax generation potential)

Contractual Requirements

The provisions in the disposition and development agreement will include but are not limited to:
● Provision of Insurance including commercial general liability insurance, automobile
liability insurance, fire insurance and extended coverage (builder's risk) insurance, workers
compensation insurance, contractor's public liability and property damage insurance,
professional liability insurance, and all-risk insurance for the improvements on the site.
● Indemnification: The developer must agree to defend, indemnify, and hold harmless the
RDA and Municipality, their respective agents, officials, officers or employees from any
and all claims brought against them for any reason whatsoever, regardless of the
developer's fault, including but not limited to claims of negligence, personal injury or
property damage resulting from the developer's execution of the lease, or the developer's
performance, or failure to perform, any of the terms or obligations of the lease, or the
condition of the Project site and the improvements thereon.
● Non-Discrimination: The RDA and Municipality will require the developer to be an equal
opportunity employer.
● Urban Redevelopment Law Provisions: The Urban Redevelopment Law requires that any
contract between the RDA and a redeveloper substantially conform with certain provisions,
which provisions are appended hereto as Appendix “B.”
● The Property being sold is in an AS-IS WHERE-IS condition with no representations and
warranties.
● The deed to be conveyed will be a quit claim deed, and the quit claim deed will contain a
right of reversion in the event that developer fails to undertake development of the Property
in accordance with the terms of its proposal, or should developer fail to comply with the
requirements of the Urban Redevelopment Law.
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9.0

Legal Information
● The sale of the property in no way guarantees or warrants grading permits, building
permits, zoning variances, or financial viability. The RDA and Municipality reserve the
right to refuse to sell the property until a developer is able to obtain all necessary permits.
● Respondents acknowledge by submitting information and proposals in response to this
RFP that the RDA and Municipality do not undertake any obligations, and shall have no
liability with respect to the development program, this RFP, and responses thereto, nor
with respect to any matters related to any submission by a respondent.
● The RDA and Municipality reserve the right to accept an offer or proposal other than the
highest offer.
● The RDA and Municipality reserve the right to negotiate with any, all, or none of the
respondents and to recommend another respondent in the event that the originally selected
respondent defaults or fails to execute a contract that meets the requirements provided
herein.
● The RDA and Municipality shall be the sole judges as to which, if any, proposals and
respondents best meet the selection criteria. Notwithstanding anything in this RFP to the
contrary, the RDA and Municipality reserve the right to reject any or all proposals received,
to waive any submission requirements contained within this RFP, and to waive any
irregularities in any submitted proposal.
● This RFP is submitted subject to errors, omissions, and/or withdrawal without notice by
the RDA and Municipality at any time.
● The RDA is subject to Pennsylvania’s Right to Know Law (65 P.S. §67.101 et seq.). The
RDA cannot guarantee the confidentiality of proposals, financial records, or business
records that are submitted by a respondent to the RDA. The RDA may be required to make
such records publicly available. The Right to Know Law does provide for certain
exemptions from disclosure requirements, including an exemption for confidential
proprietary information. While this exemption may not always include a respondent’s
financial and business records, we ask that you clearly stamp “Confidential and Proprietary
Information” upon each page of each financial and/or business record that you believe to
be confidential information. Such a stamp does not guarantee that your documents will be
exempt from Right to Know Law disclosure requirements, but will assist the URA in
responding to any Right to Know requests.
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Appendices
Appendix “A” – NTC Zoning Ordinance
Appendix “B” – Urban Redevelopment Law Contract Provisions

1153790.1

APPENDIX “A”
NTC ZONING ORDINANCE

The pages that follow contain the Borough of Norristown, PA Code, Chapter 320, Article XIII
Town Center District, as adopted by the Borough Council of the Borough of Norristown 4-192016 by Ord. No. 16-08, and amended by the Borough Council of the Borough of Norristown 55-2020 by Ord. No. 20-09.

1153790.1

§ 320-128

§ 320-129

ARTICLE XIII
TC Town Center District
§ 320-128. Legislative intent.
The purpose of the Town Center District is to encourage and permit
uses that are compatible with the historic character of the downtown
and to assist in its revitalization. Pedestrian-oriented uses are
permitted and encouraged, while automobile-related uses that
promote a suburban mall or strip commercial appearance are
restricted. Also, uses that traditionally accompany and strengthen the
commercial core are permitted, such as office, cultural, residential
and related uses. Parking lots shall be separated and buffered from
streets and sidewalks by low-lying walls and decorative fences, while
new construction should utilize traditional building materials and
accepted principles of urban design. Furthermore, all new
construction shall preserve the existing streetscape by requiring that
all new buildings be built to the edge of the public sidewalk.
§ 320-129. Use regulations.
A. Permitted uses. A building may be erected, altered or used and a
lot may be used or occupied for one or more of the following
purposes, with uses allowed to be mixed within a building or
mixed in separate buildings on a property, and no other:
(1) Retail establishments, including department stores for the
sale of new dry goods, variety and general merchandise,
books, magazines, clothing, food, medical supplies, drugs,
pets, flowers and floral arrangements, furnishings or other
household supplies and the sale and repair of jewelry,
watches, clocks, optical goods or musical, professional or
scientific instruments.
(2) Business offices, professional offices, government offices and
office buildings. Medical offices are only permitted on the
second floor and above. Client-based social service providers
shall not be permitted.
(3) Banks,
savings-and-loan
associations
and
financial
institutions, provided that no drive-in window service shall be
permitted.
(4) Telephone central offices and telegraph or other public utility
offices.

:1

§ 320-129

§ 320-129

(5) Restaurants, tearooms, delicatessens, luncheonettes, coffee
shops, retail bakers, confectionary or ice cream shops, bars,
taverns or other places serving food or beverages, provided
that no drive-through restaurants or similar uses disbursing
food and beverages by means of a drive-in window shall be
permitted, while outdoor dining shall be permitted as an
accessory use.
(6) Hotels.
(7) Indoor theaters and performing arts centers.
(8) Antique stores.
(9) Studios for dance, music, photography or martial arts.
(10) Private schools or colleges (such as a barber school or
business or technical college).
(11) Art galleries.
(12) Accessory uses on the same lot with and customarily
incidental to any principal use permitted by this section,
including no-impact home-based businesses and surface
parking lots.
B. Special exceptions: Any of the following uses when authorized by
the Zoning Hearing Board pursuant to Article XXI.
(1) Mid-rise apartment houses, provided all dwelling units are
located on the second floor and above.
(2) High-rise apartment houses, provided all dwelling units are
located on the second floor and above.
(3) Residential mixed uses, provided all dwelling units are
located on the second floor and above.
(4) Apartments, provided that they are above a nonresidential
use.
(5) Houses of worship, provided the house of worship is located
on a lot 20,000 square feet or greater in size.
(6) Public transit stations or terminals.
(7) Any use listed in § 320-129A, which contains a gross floor
area in excess of 10,000 square feet.
(8) Parking garages as a principal use.
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(9) Bed-and-breakfast, pursuant to § 320-237.
(10) Tailors, barbers, beauty salons, shoe repair, dressmaking or
similar shops.
(11) Health spas.
(12) Retail dry cleaning.
(13) Job printing and photocopying.
(14) Consignment shops.
(15) Single-family detached, twin, rowhouse and duplex dwellings
as per the applicable standards of the R-2 Residence District
and provided the dwellings were originally constructed as
such.
C. Signs. Unless otherwise noted, when erected and maintained in
accordance with the provision of Article XXVII, Signs.
§ 320-130. Dimensional criteria.
A. All uses.
(1) No minimum lot area shall be required.
(2) Each lot shall have a width of at least 20 feet at the street
line.
(3) One hundred percent of the area of any lot under 5,000
square feet in area may be occupied by buildings. No more
than 90% of the area of any lot 5,000 square feet or more in
area may be covered by buildings.
(4) No front, rear or side yards shall be required.
(5) Any principal structure constructed, modified or remodeled in
this district must have its front facade built to the edge of the
public sidewalk, unless the structure is utilizing an existing
historic facade as part of a redevelopment project. Corner
properties shall be considered as having two front facades.
Rear facades are exempt from this requirement. Instead, they
are encouraged to provide space for loading docks and
dumpsters.
(6) The maximum height of any building or structure erected or
used in this district shall be 10 stories or 120 feet.
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(7) The minimum height of any building erected in this district
shall be two stories and 25 feet.
§ 320-131. Off-street parking and loading.
A. All uses.
(1) The off-street parking regulations, including requirements for
a minimum number of parking spaces, of Article XXVI shall
not apply in the TC Town Center District.
(2) Adequate provision for loading shall be provided for each use
in the TC District, unless provision of loading areas is not
feasible due to existing buildings or site constraints.
(3) When properties have access to two generally parallel streets
or to a street and an alley, surface parking lots shall be
located to the rear of principal buildings, in accordance with
the following standards:
(a) Surface parking lots shall not be located between any
front facade and any street. On corner properties, surface
parking lots shall not be located between the two front
facades and the two streets.
(b) Surface parking lots shall not be located to the side of
buildings when the parking lot will be visible from the
street.
(c) On through lots, where the property has frontage on two
generally parallel streets, surface parking lots shall not
be located between the front facade and the street of
higher classification, with Main Street always having the
highest street classification for purposes of this chapter.
(4) When properties do not have access to two generally parallel
streets or to a street and an alley, surface parking lots may be
located to the rear or side of principal buildings, in
accordance with the following standards:
(a) Surface parking lots shall not be located between any
front facade and any street.
(b) Surface parking lots located to the side of principal
buildings shall not extend more than 70 feet in width
along any street without being interrupted by a principal
building.
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(5) Surface parking lots shall be screened from view from streets
through the use of low-lying decorative walls not to exceed
three feet in height, decorative iron fencing, and evergreen
plantings.
(6) Structured parking facing arterial streets shall have ground
floor retail, restaurant, or personal service uses along the
street. Structured parking facing other streets shall have
ground floor retail, restaurant, or personal services along the
street or design treatments such as colonnades, screens,
arcades, awnings, landscaping, street furniture, and other
public amenities to create the appearance of an occupied
building. Blank walls are not permitted to face streets, and all
sides visible from public streets shall be designed to create
the appearance of an occupied building.
(7) Underground structured parking that is below grade and not
visible from streets shall be permitted at any location on a lot.
§ 320-132. Architectural and site design standards.
A. Preliminary architectural elevations shall be prepared by a
registered architect. Such elevations shall illustrate the general
design, character, and materials for facades of buildings visible
from public streets, walkways, and other lands available for
public use.
B. The architectural design of all buildings should provide a variety
of rooflines and treatments when viewed from public streets,
walkways, and other lands available for public use. Buildings
shall not have the exterior appearance of large monolithic
structures. Instead, large buildings shall have the appearance of
connected smaller buildings. Building walls shall not have an
unbroken single appearance for more than 75 feet on the average
in horizontal length. Instead, variations in materials, colors,
textures, overhangs, setbacks of at least five feet, display
windows, and/or entranceways shall be used to provide visual
interest.
C. Front facades of buildings shall be oriented towards existing and
proposed streets, with an everyday entrance in the front facade.
D. All primary building entrances shall be accentuated. Permitted
entrance accents include: recessed, protruding, canopy, cupola,
tower, portico, or overhang.
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E. Buildings shall be similar in height and size or shall be articulated
and subdivided into vertical and horizontal massing that is more
or less proportional to adjacent structures and maintains the
existing architectural rhythm on the block.
F.

New infill development shall attempt to maintain the horizontal
rhythm of Town Center facades by using a similar alignment of
windows, floor spacing, cornices, awnings, and other elements.
Portions of buildings that are substantially taller than
surrounding buildings shall be set back five or more feet from the
ground level front facade to minimize the impact of the building
on the horizontal building rhythms established on the block.

G. Blank walls shall not be permitted along any exterior wall facing a
street, parking area, or pedestrian walkway. These walls shall
comprise a minimum of 30% window area and a maximum of 70%
window area, with the following exception.
(1) The ground floor front facades of buildings facing arterial
streets shall consist of a minimum of 50% window area and a
maximum of 85% window area, with views provided through
these windows into the business or lobby area. The lower
edge of ground floor windows for retail, restaurant, and
related uses shall be a maximum of 12 to 30 inches above the
sidewalk.
H. Rooftop heating, ventilation, and air-conditioning equipment shall
be screened from view from adjacent buildings, public streets,
walkways and other lands available for public use in a manner
that is consistent with the architectural design.
I.

All buildings and roofs shall avoid garish or dissonant color
schemes.

J.

Loading and unloading docks, dumpsters, and exterior
compactors shall be located, designed, and screened in a manner
that minimizes their visibility from adjacent public streets,
walkways, and other lands available for public use and dwellings.
No outdoor storage is permitted.

K. Sidewalks and streetscape improvements shall match the most
recent improvements installed by Norristown along portions of
the same street within the Town Center District area.
§ 320-133. Design review.
A. All proposed developments shall be reviewed by the Historical
Architectural Review Board when this board has jurisdiction.
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When the Historical Architectural Review Board does not have
jurisdiction, all proposed developments shall be reviewed by a
Design Review Board in accordance with § 320-243.
B. In addition to its other review standards, the Design Review
Board shall determine whether the proposed development
adequately matches the character of downtown Norristown.
§ 320-134. through § 320-139. (Reserved)
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MUNICIPALITY OF NORRISTON
A HOME RULE MUNICIPALITY
MONTGOMERY COUNTY, PENNSYLVNAIA

ORDINANCE NO. 20 — 09 OF 2020

AN ORDINANCE

OF THE

MUNICIPAL

OF NORRISTOWN,

MONTGOMERY

COUNTY, PENNSYLVANIA, AMENDING THE NORRISTOWN MUNICIPAL ZONING
ORDINANCE TO AMEND CHAPTER 320 TITLED "ZONING," ARTICLE XIII TITLED
TC TOWN CENTER DISTRICT" TO REQUIRE CERTAIN EXISTING USES BE
PERMITTED BY CONDITIONAL USE RATHER THAN BY SPECIAL EXCEPTION;
REPEALING ALL INCONSISTANT ORDINANCES; PROVIDING A SEVERABILITY
CLAUSE; AND PROVIDING AN EFFECTIVE DATE

WHEREAS, the Municipality of Norristown is a Home Rule Municipality organized

operating in accordance with the Charter of the Municipality of Norristown as permitted by the
Home Rule Charter and Optional Plans Law, 53 Pa. C.S. 2901 el seq.
WHEREAS, in accordance with the Charter and Pennsylvania law, the Municipal Council

has the authority to enact and amend at any time it deems proper the provisions of the
Municipality' s General Laws including those provisions relating to zoning within the
Municipality;

WHEREAS, after review of its General Laws, particularly its existing zoning regulations,
Municipal Council has determined it would be in the best interest of the Municipality and

consistent with the Municipality' s existing Comprehensive Plan to amend Chapter 320, Article
X1II titled " TC Town Center District" to require certain existing uses be permitted by conditional

use rather than by special exception within the TC Town Center District.
NOW, THEREFORE, he it ORDAINED that Norristown Municipal Council amends its
General Laws as follows:

Chapter 320, titled " Zoning," Article XIII, titled " TC Town Center

SECTION I.

District," Section 320- 129 titled "Use Regulation," Subsection B is hereby amended to permit only

the following uses as uses permitted by special exception:

C.

Special Exception. Any of the following uses when authorized by the Zoning

Hearing Board as a special exception pursuant to Article XXI and any additional criteria

set forth 1)herein.Apartments, provided that they are above a nonresidential use.
2)
square

Houses ofworship, provided the house of worship is located on a lot 20,000
feet

or greater

in

size.

3)

Bed -and -breakfast, pursuant to § 320- 237.

4)

Tailors, barbers, beauty salons, shoe repair, dressmaking or similar shops.

5)

Health spas.

6)

Retail dry cleaning.

7)

Job printing and photocopying.

8)

Consignment shops.

9)

Single-family detached, twin, rowhouse and duplex dwellings as per the

applicable standards of the R- 2 Residence District and provided the dwellings were
originally constructed as such

SECTION 1I.

Chapter 320, titled " Zoning," Article X111, titled " TC Town Center
District," Section 320- 129 titled " Use Regulation," is hereby amended to add a new Subsection D
stating as follows:

D.

Conditional Use. Any of the following uses when authorized by Municipal Council

as a conditional use in accordance with the standards set forth in § 320- 326 ( relating to
conditional use standards) and any additional criteria set forth herein.

1)

Mid -rise apartment houses, provided all dwelling units are located on the

second floor and above.

2)

High-rise apartment houses, provided all dwelling units are located on the

second floor and above.

3)

Residential mixed uses, provided all dwelling units are located on the

second floor and above.
4)

Public transit stations or terminals.

5)

Any use listed in § 320- 129A, which contains a gross floor area in excess

of 10, 000 square feet.

6)
SECTION 11I:

Parking garages as a principal use.
SEVERABILITY

In the event that any section, sentence, clause, or word of this Ordinance shall be declared

illegal, invalid or unconstitutional by any Court of competent jurisdiction, such declaration shall
not prevent, preclude or otherwise foreclose the validity of the remaining portions of this
Ordinance.

SECTION IV:

REPEALER

All ordinances or resolutions or parts thereof inconsistent herewith or in conflict with any

of the specific terms enacted hereby, to the extent of said inconsistencies or conflicts, are hereby
specially repealed.
SECTOIN V:

EFFECTIVE DATE

This Ordinance shall take effect and be in force from and after its approval as required by the law.

ENACTED ANI) ORDAINED this 51‘.

day of

matt

2020.

Municipality of Norristown

Seal:

Municipal Council

Z
By: `
Derrick Perry

Council President

Attst:_Crandall
__ O. Jone
Municipal A

nistrator

APPENDIX “B”
Urban Redevelopment Law Contract Provisions
•

•
•
•
•

•
•
•
•

•

A legal description of the redevelopment area covered by the contract, and a covenant
running with land to the effect that no person shall be deprived of the right to live in the
redevelopment project, or to use any of the facilities therein by reason of race, creed, color
or national origin, and such other easements, or other rights as are to be reserved therein
by the Authority;
Plans and such other documents as may be required to show the type, material, structure
and general character of the redevelopment project;
A statement of the use intended for each part of the project;
A guaranty of completion of the redevelopment project within specified time limits, which
guaranty shall include provisions for the forfeiture of title, in such form and manner as the
Authority may prescribe, in the event that the project is not completed timely;
A requirement that every prime contract for construction, installation, alteration, repair of,
or addition to, the redevelopment project, where the estimated cost shall exceed
$10,000.00, shall contain a provision obligating the prime contractor to the prompt
payment of all material furnished, labor supplied or performed, rental for equipment
employed, and services rendered by public utilities in or in connection with the prosecution
of the work, whether or not, the said material, labor, equipment and services enter into and
become component parts of the work or improvement contemplated. Such provision shall
be deemed to be included for the benefit of every person, co-partnership, association or
corporation, who as subcontractor, or otherwise, has furnished material, supplied or
performed labor, rented equipment, or supplied services in or in connection with the
prosecution of the work as aforesaid, and the inclusion thereof in any contract shall
preclude the filing by any such person, co-partnership, association or corporation of any
mechanics' lien claim for such material, labor or rental of equipment, and further requiring
that the redeveloper shall provide to the Authority evidence of financial security for the
prompt payment by the prime contractor for materials, supplies, labor, services and
equipment. Such financial security shall equal 100% of the contract amount, shall be in
such form as the Authority may prescribe and may include, but not be limited to, any one
or a combination of the following:
an appropriate bond from a surety company authorized to do business in this
Commonwealth;
an irrevocable letter of credit from a Federal or Commonwealth-chartered lending
institution; or
a restrictive or escrow account;
A provision that the redeveloper shall be without power to sell, lease or otherwise transfer
the redevelopment area, or project, or any part thereof, without the prior written consent of
the Authority, until the Authority shall have certified in writing that the redevelopment
project has been completed;
For all projects in which the estimated construction costs exceed $1,000,000.00, a
requirement that the redeveloper shall provide to the Authority, and shall cause each prime
contractor to provide or submit to, a project cost certification performed by one or more
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•
•
•

independent, third-party certified public accountants establishing the actual total
construction costs incurred and paid by the redeveloper and each prime contractor in
connection with the redevelopment project. The receipt of the construction cost
certification shall be a condition for receiving a certificate of completion;
The amount of the consideration to be paid by the redeveloper to the Authority;
Adequate safeguards for proper maintenance of all parts of the project;
Prohibition against discrimination in the use, sale or lease of any part of the project against
any person because of race, color, religion or national origin.
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