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1. Introduction
Overview
The City of Cleveland (“City”), Department Of Community Development (“CD”) invites
interested vendors (“Proposers”) to submit proposals to provide professional services to
implement a study regarding the City of Cleveland’s property tax abatement policy, as further
described within this document.
Cleveland’s success is inextricably linked to the success of its neighborhoods and the
opportunities available to its residents. Like many other rust belt cities, Cleveland is still
recovering from the 2008 housing crisis. One of our own neighborhoods, Slavic Village was
billed as the epicenter of the foreclosure crisis. Despite the challenges faced, community and
City leaders worked for years to infuse investments into the community, and some Cleveland
neighborhoods have witnessed unprecedented levels of private market development and influx.
Careful and diligent community investment and smart, strategic policies can build thriving
markets. This is an achievement and is rightfully celebrated, however early analysis shows that
most of this investment is limited to a handful of neighborhoods. The City, with the Equitable
Community Development Working Group, is working on a multi-pronged Equitable Community
Development Strategy that aims to cultivate more racial and economically inclusive
neighborhoods with affordable housing. Building on Mayor Jackson’s Neighborhood
Transformation Initiative, the Equitable Community Development Strategy will continue the
work of moving our community towards greater opportunity for all residents and away from our
nation’s legacy of housing segregation. Cleveland neighborhoods are not one-size-fits-all, and so
the City seeks policies and tools that reflect that fact, to meet neighborhoods where they are.
Under the authority of O.R.C. Sections 3735.65-.70 and City of Cleveland Ord. Nos. 856-07,
769-09, 76-12, and 244-17, the City currently administers the residential tax abatement program,
a temporary 100% abatement of property taxes on eligible improvements to single family and
multi-family projects when criteria are met. The goal of the program is to stimulate development
and investment in Cleveland’s neighborhoods by offering an incentive via a reduced tax
obligation.
When the program was developed there was minimal new construction or substantial
rehabilitation activity happening organically within the City. Today, there are emerging markets
within the City that are very active and attractive to developers and buyers. Additionally, there
are developments receiving tax abatement which are high-value homes, meaning the amount of
property taxes forgone is substantial. Conversely, the outcome of the 2018 Cuyahoga County
Sexennial Property Reappraisal was relatively significant valuation and tax increases for
residential properties within these emerging markets, including long-term residents with modest
or fixed incomes that may not be able afford the new tax bill.
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Objective
Nationally there are a wide variety of program and policy approaches that utilize property taxbased incentives to achieve community development outcomes. In the first phase of its
Equitable Community Development Strategy, the City seeks to commission a study to better
understand the current property tax policy and evaluate the economic and policy tradeoffs of a
more strategic toolkit of policies. Ultimately, the City wants to determine if there is an approach
to property tax policy that is more strategic, equitable, and responsive to current market
conditions across the City.
2. Anticipated Timeline
Listed below are specific and estimated dates and times of actions related to this Request for
Proposal (“RFP”). The actions with specific dates must be completed as indicated unless
otherwise changed by the City. In the event that the City finds it necessary to change any of the
specific dates and times in the calendar of events listed below, it will do so by issuing an
addendum to this RFP. There may or may not be a formal notification issued for changes in the
estimated dates and times.
Milestone

Timeframe

RFP Solicitation

April 23, 2019 to May 17, 2019

Pre-Proposal Conference Call

May 1, 2019

Deadline for Questions

May 1, 2019

City distribution of responses for Proposer
RFP Clarifications

May 8, 2019

Proposals Due

May 17, 2019

Review of Proposals by Committee (as
defined herein)

May 18, 2019 to May 24, 2019

Interviews conducted with identified finalist
Proposers

May 30 & 31, 2019

Selected Proposer(s) contacted

June 10, 2019

Anticipated Contract Start Date

July 19, 2019
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3. Statement of Work
The Proposer’s written response to this RFP must show a clear understanding of the scope of
services being requested by the City as prescribed in the Statement of Work. The selected
Proposer will be required to provide the following services and deliverables:
Proposed Study Elements
1) A comprehensive analysis of current residential property tax policy in Cleveland. The
research will outline the perception, impact, and use of tax abatement across all
neighborhoods.
a) Analysis will include the historical and current deployment of projects receiving
residential tax abatement, at the Citywide, neighborhood, and parcel level. It must also
analyze the residential tax abatement program according to race and other demographic
indicators. Historical context of the residential tax abatement program is important to
understanding both pre-foreclosure and post-foreclosure impact.
b) Analysis will include details on number of homes, mortgage information, and the
amounts of taxes abated\forgone, in the aggregate, at the neighborhood level, at the taxsupported entity level. This would include an analysis of residential projects not
participating in the residential tax abatement program.
c) Analysis will include details on income taxes, increased land value, etc., generated by
tax-supported entity that was formerly vacant or abandoned space.
d) To the extent that it is possible, analysis will calculate a total economic impact number.
That number should reflect total investment generated by the incentive and its impact on
nearby commercial districts, aka the multiplier dollars associated projects that received
the incentive.
e) Analysis will identify the number of homes that have “rolled off” the residential tax
abatement and what property tax revenue has been generated. Related, it will analyze
occupant retention impact.
f) Analysis will determine millage allotment implications of proposed changes.
g) The above analysis must cover both single family, multifamily, and multifamily
affordable residential tax abatements and specifically contemplate hot markets, weak
markets, and “middle neighborhoods”.
2) A cursory literature and research review of tax abatement policies in peer cities;
a) The review will include an overview of the policies, a comparison of policy goals, and an
overview of respective tax structures and market dynamics in similarly situated cities.
b) In each respective peer city, what is the state level policy context? For example, in each
respective peer city, what are their tax policy priorities and how do their state laws impact
affordable housing tax incentives?
3) In partnership with other research partners, the study should contemplate contextual impacts
on the residential tax abatement program such as construction costs, national economic
trends, and other city development incentives.
Policy Recommendations
The study should produce policy recommendations for the consideration of the Equitable
Community Development Working Group. Recommendations should prioritize the goal of
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strategic, citywide policies to cultivate more racial and economically inclusive neighborhoods
with affordable housing. Recommendations should contemplate potential tiers and/or structures
in the residential tax abatement policy, potentially including value-capping abatement, reducing
abatement percentage and terms, incentivizing or requiring affordable or mid-market price units
in multifamily development, reevaluating additional or modified green building standards,
leveraging assets like transit and jobs, providing property tax relief to long-term, low-income
owners, and/or creative mixes of those components.
a) Recommendations should be made based on a model pro forma as well as on program
forecasting.
b) To identify how any proposed tiers and/or structure could impact individual projects and
the program overall, recommendations should include an exercise that overlays any
proposed tiers and/or structures to a sample of residential tax abatement programs from
the past 5-10 years.
Process + Public Engagement
The study should be completed in phases, to be identified and priced by the consultant, with the
continuous direction, input, and collaboration of the Equitable Community Development
Working Group led by the Department of Community Development and City of Cleveland
Council Members. In partnership with decision makers, the selected consultants should propose a
robust and deliberatively public engagement process that includes, but it not limited to, focus
groups and interviews with residents, developers, lenders, school districts, other taxing entities,
neighborhood organizations, county and state representatives, and other stakeholders. It should
also include a series of community meetings during the research as well as at the end of the
process to present recommendations.
The public engagement process should garner a sample of qualitative program impacts on both
residents, developers, and other key stakeholders. Sample will ask questions like: What
motivates people to come to build in our city? If you did not get an abatement, would you still
live in/invest in our city? Sample will include focus groups to understand the impact that the
residential tax abatement program has on the decision making and investment of residents,
development, and lenders.
Proposed Timeline
July 2019–September 2019
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4. Qualifications
Minimum Qualifications
a) Licensed to do business in Ohio.
b) Prior work in studying and analyzing housing development incentives, particularly tax
incentives.
c) Documented understanding of real property taxation practices and procedures.
d) Ability to manage and implement strong public engagement and primary research
methods with varied groups of stakeholders.
e) Prior work developing policy recommendations for local governments.
f) Documented ability to manage broad, large-scale research projects.
g) Documented ability to manage strict timelines and meet tight deadlines.
h) Client references for Proposer and proposed project team members.
Preferred Qualifications
a) Prior work in studying and analyzing housing development incentives in other Ohio cities
or other cities with market characteristics similar to Cleveland’s.
b) Documented understanding of real property taxation practices and procedures in Ohio,
and Cuyahoga County in particular.
c) Documented understanding of Cleveland’s housing market.
5. Insurance Requirements
Any successful Proposer, at its expense, shall at all times during the term of the contract resulting
from this RFP, maintain the following insurance coverage. The insurance company(ies)
providing the required insurance shall be authorized by the Ohio Department of Insurance to do
business in Ohio and rated “A” or above by A.M. Best Company or equivalent. The successful
Proposer, as contractor, shall provide a copy of the policy or policies and any necessary
endorsements, or a substitute for them satisfactory to and approved by the Director of Law,
evidencing the required insurances upon execution of the contract.
a) Professional liability insurance with limits of not less than $1,000,000.00 for each
occurrence and subject to a deductible for each occurrence of not more than $50,000.00
per occurrence and in the aggregate, and if not written on an occurrence basis, shall be
maintained for not less than two (2) years after satisfactory completion and written
acceptance of the services under the contract.
b) Workers’ compensation and employer’s liability insurance as provided under the laws of
the State of Ohio.
c) Statutory unemployment insurance protection for all of its employees.
d) Such other insurance coverage(s) as the City may reasonably require.
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6. Required Proposal Documentation Submission
Proposal Due Date:

May 17, 2019 no later than 5 p.m. EST

Submitting Proposals:

Sealed proposals may be mailed or delivered to the address below
and must be identified on the outside of the envelope(s) as:
Proposal: Research and Analysis Regarding Property Tax
Policy for the City of Cleveland
Attention: Director Tania Menesse
Department of Community Development
City of Cleveland
601 Lakeside Avenue, #320
Cleveland, Ohio 44114

Submit:
a) Technical Proposal: One original set, and three copies, of the following:
i)
ii)

Cover Letter;
Executive Summary, no longer than two pages, providing a summary of key
Proposal features;
iii) Description of Proposer Organization and Qualifications: On letterhead, a narrative
to include description of the Proposer’s organization; a description of proposed
project team members; and a description of the Proposer’s expertise in, and history
and experience with, performing research and policy analyses related to housing
development and tax policy;
iv) Resumes for identified proposed project team members (note the City’s right to
approve any changes to the proposed project team);
v) Description of Proposed Services: On letterhead,
A) A general statement of the approach to be taken to the Statement of Work, and
B) A detailed overview of the timeline and planned deliverables over such
timeline to meet the described goals and requirements of the Statement of
Work, including a description of the metrics and indicators that will be used to
monitor progress toward stated goals;
vi) Proposer’s exception(s), if any, to RFP requirements or provisions;
vii) Three (3) client references for Proposer and proposed project team members;
viii) Completed OEO Vendor Forms;
ix) Non-Collusion Affidavit;
x) Non-Competitive Bid Contract form; and
xi) W-9.
NOTE: City forms are available only in PDF format. Forms may be obtained through the
City’s Web site at:
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http://www.city.cleveland.oh.us/CityofCleveland/Home/Government/CityAgencies/Finan
ce/PurchasesSupplies/VendorInformation
a) Cost Proposal: In a separate envelope, one original set, and three copies, of a Cost
Proposal detailing the following items:
i) A written lump-sum not to exceed bid amount on letterhead;
ii) Fees, itemized by project phase or task or deliverable, consistent with Technical
Proposal organization, to complete all services and deliverables identified in the
Statement of Work and Technical Proposal. Each shall include:
A) assigning a dollar amount or percentage of total fee to each major work product,
and at a minimum providing a distinction between research and community
engagement fees, and
B) an estimated number of consultant hours to each major work product; and
iii) Statement of all costs and expenses (including, but not limited to, insurance, travel,
telephone and other direct costs) to provide all services and deliverables identified in
the Statement of Work and Technical Proposal.
The City requests that the Cost Proposal document Firm Fixed Prices (FFP) to complete all
services and deliverables identified in the Statement of Work and Technical Proposal and to complete
the deliverables to the City’s satisfaction.
The Cost Proposal should be submitted in a separately sealed envelope from the Technical
Proposal.
Failure to submit the Cost Proposal in a separately sealed envelope will result in
disqualification of the Proposer’s Proposal response.
Proposer has a right to request the City to protect only specific, limited information that is clearly
marked as proprietary or trade secret. The City will not be obligated to protect obviously public,
non-secret, and non-proprietary information even if labeled trade secret or proprietary. A
Proposer may not make a “blanket” trade secret or proprietary label of its entire Proposal.
7. Evaluation Process and Criteria
Minimum Criteria that all Proposers must meet in their responses are as follows:
a) RFP response submitted by the due date;
b) Cost Proposal submitted in a separately sealed envelope; and
c) The RFP response signed by a company officer.
Submissions meeting the Minimum Criteria described above shall be reviewed by a committee
appointed by the Department of Community Development (the “Committee”).
The Committee shall score the proposals according to the following method:
a) Proposer experience and qualifications (3 points)
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b) Proposed schedule of research deliverables, metrics, and indicators to meet stated goals
(3 points)
c) Proposed community engagement methods and deliverables (3 points)
d) Cost proposal (3 points)
At a minimum, depending on the quality of Proposal submissions received, the top two
Proposers that have submitted the highest scoring proposals will be invited to interview with the
Committee. Interviews will be held May 30 and 31, 2019.
The Director of the Department of Community Development, at her sole discretion, may require
any Proposer to augment or supplement its proposal or to meet with the City’s designated
representatives for interview or presentation to further describe the Proposer’s qualifications and
capabilities.
The City reserves the right, at its sole discretion, to reject any proposal that is incomplete or
unresponsive to the requests or requirements of this RFP. The City reserves the right to reject
any or all proposals and to waive and accept any informality or discrepancy in the proposal or
the process as may be in the City’s best interest. The City reserves the right to negotiate separately
the terms and conditions or all or any part of the proposals as deemed to be in the City’s best interest
at its sole discretion.
Information and/or factors gathered during interviews, negotiations and any reference checks,
and any other information or factors deemed relevant by the City, shall be used in the final
award. The final award of a contract is subject to approval by the City of Cleveland, Board of
Control, availability of funds, and City Council approval.
8. Award of Contract
Award of contract for the study will be made to one or more Proposer(s) whose proposal
provides the most effective approach to the City. The Proposer shall be deemed as having been
awarded a contract when the formal notice of acceptance of his proposal has been duly served upon
the intended awardee by an authorized agent of the City.
9. Interpretation
The City’s interpretation of an RFP and its provisions shall be final.
10. Pre-Proposal Conference Call
A Pre-Proposal Conference Call will be held as follows:
Date:

May 1, 2019

Time:

11:00 a.m.–12:30 p.m. EST

Call-in:

(605)472-5670; Access Code: 200020
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RSVP:

Please RSVP to Ellen Kirtner-LaFleur at ekirtner-lafleur@city.cleveland.oh.us by
5 p.m. on Monday, April 29, 2019.

11. RFP Clarifications
If any person contemplating submitting a proposal is in doubt as to the true meaning of any part
of this RFP, the individual may submit to the City a written request for an interpretation thereof.
The person submitting the request will be responsible for its prompt delivery. Any interpretation
will be made only by an addendum. Failure on the part of the proposal responder to receive a
written interpretation before the submission deadline will not be grounds for withdrawal of
proposal. Proposer will acknowledge receipt of each addendum issued by stating so in its
proposal. No oral explanation or instruction of any kind or nature whatsoever given before the
award of a contract to a Proposer shall be binding.
All inquiries regarding this proposal must be written and should be emailed to:
Department of Community Development
Attention: Ellen Kirtner-LaFleur
Email: ekirtner-lafleur@city.cleveland.oh.us

Inquiries regarding this RFP will be accepted no later than 5 p.m. on May 1, 2019.
Proposers should monitor the City’s website for addenda to the RFP prior to the closing and
include signed addenda with their RFP response.
12. Advice of Omission or Misstatement
In the event it is evident to a Proposer responding to this RFP that the City has omitted or
misstated a material requirement to this RFP and/or the services required by this RFP, the
responding Proposer shall advise the Contact identified in the “RFP Clarifications” section above
of such omission or misstatement.
13. Compliance with the Cleveland Area Business Code
The City of Cleveland is committed to providing opportunities for minority-owned businesses,
female-owned businesses, and Cleveland-area small businesses to participate in City contracting.
The City intends to contract with a Vendor that shares that commitment.
The standard subcontracting goal for professional services contracts is 10% Cleveland Area
Small Business (“CSB”) subcontractor participation. Please review any attached documents to
review the goal for this contract. Proposers are required to make a good faith effort to
subcontract with certified Minority Business Enterprise (“MBE”), Female Business Enterprise
(“FBE”) and CSB firms in line with the applicable subcontracting goals included in this request
for proposal.
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To document its good faith effort to use certified MBE, FBE and CSB sub-consultants each
Proposer must complete Schedules 1 through 4 found in the Cleveland Area Business Code
Notice to Bidders and Schedules. These schedules document the use of MBE, FBE and CSB
subcontractors on the project, as well as the good faith effort of the Vendor in seeking the
participation of certified sub-consultants on the proposed work. The completed forms will be
forwarded to the City for evaluation. Failure to submit complete schedules may result in the
rejection of your proposal.
Proposers can obtain information on CSBs, MBEs and FBEs that are certified by the City by
checking the City’s website at http://www.city.cleveland.oh.us. From the home page, select
Office of Equal Opportunity from the drop down box of City Departments. On the Office of
Equal Opportunity page, you will find a selection in the left hand column for the CSB/MBE/FBE
Registry.
Proposers are responsible for obtaining the most current list and for contacting potential
CSB/MBE/FBE sub-consultants. The City assumes no responsibility for matching prime
consultants with qualified MBE, FBE, and/or CSB sub-consultants.
The participation of MBE, FBE, and/or CSB sub-consultants will be monitored by the
Department of Community Development throughout the duration of the project. The successful
Vendor will be responsible for providing Community Development with any and all information
necessary to facilitate this monitoring.
The Cleveland Area Business Code, Chapter 187 of the Codified Ordinances Cleveland, Ohio,
1976, any Regulations promulgated under the Code, and the CD Notice to Bidders & Schedules
are incorporated in and made part of this solicitation and any resulting contract, by this reference,
as fully as if attached.
Equal Opportunity Clause. No Proposer shall discriminate against any employee or applicant for
employment because of race, religion, color, sex, sexual orientation, gender identity or
expression, national origin, age, disability, ethnic group or Vietnam-era or disabled veteran
status. Contractors shall take affirmative action to ensure that applicants are employed and that
employees are treated during employment without regard to race, religion, color, sex, sexual
orientation, gender identity or expression, national origin, age, Disability, ethnic group or
Vietnam-era or disabled veteran status. As used in this chapter, “treated” means and includes
without limitation the following: recruited whether by advertising or other means; compensated,
whether in the form of rates of pay or other forms of compensation; selected for training,
including apprenticeship, promoted, upgraded, demoted, transferred, laid off and terminated.
Contractors shall post in conspicuous places available to employees and applicants for
employment, notices to be provided by the hiring representative of contractors setting forth the
provisions of this nondiscrimination clause.

Attachment 1
Non-Collusion Affidavit
THE AFFIDAVIT SET FORTH BELOW MUST BE EXECUTED ON BEHALF OF
THE VENDOR AND FURNISHED WITH EVERY PROPOSAL
NON-COLLUSION AFFIDAVIT
STATE OF: ___________________
CITY OF: ________________
TAX ID NUMBER: _________________
____________, being duly sworn, deposes and says he/she is the ______________ (Name)(Title)

of _____________________________________________ the proposal responder that has
(Company)
submitted to the City of Cleveland, Ohio a proposal for Professional Services for Research and
Analysis Regarding Property Tax Abatement Policy for the City of Cleveland
all as fully set forth in said proposal and that except as specified below, the aforementioned
proposal responder constitutes the only person, firm, or corporation having any interest in said
proposal or in any contract, benefit, or profit which may, might or could accrue as a result of said
proposal, said exceptions being as follows:
(If no exceptions, please state)
Vendor further states that said proposal is, in all respects, fair and is submitted without collusion
or fraud; and that no member of the City of Cleveland, Ohio is directly or indirectly interested in
said proposal.

___________________________________
(Affiant)

SWORN TO and subscribed before me, a Notary Public, in and for the above named State and
City
this _________________ day of _______________, _________.
(Day)
(Month)
(Year)
________________________
(Notary Public)

Attachment 2
Vendor Reference Form

Vendor Name:
Customer Name:
Customer Contact:
Customer Phone Number:
E-mail Address

(

)

Describe Nature of Project and Services Provided to This Client:

