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Pagosa Springs Community 
Development Corporation Workforce 

Housing RFQ/P 

 
SECTION 1 

INTRODUCTION & PROJECT BACKGROUND 
 

REQUEST FOR QUALIFICATIONS AND 
PROPOSALS (RFQ/P) 

Design-Build Developer Services 

Workforce Housing Development 

Phase 2B (5 Homes) & Phase 3 (10 Homes) 

 

Issued By 

Pagosa Springs Community Development Corporation (PSCDC) 

Pagosa Springs, Colorado 

 

Proposal Due 

Friday, August 14, 2026 

5:00 PM Mountain Daylight Time 

Electronic Submission Required 
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Contact Information 

Emily Lashbrooke 

Executive Director 

Pagosa Springs Community Development Corporation 

Email: Emily@pagosaspringscdc.org  

Phone:970-403-4033 

 

TABLE OF CONTENTS 
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2. Project Requirements  
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INVITATION TO SUBMIT QUALIFICATIONS AND 
PROPOSAL 
The Pagosa Springs Community Development Corporation (PSCDC) invites qualified residential 
developers, builders, and design-build firms to submit qualifications for the design and 
construction of fifteen (15) workforce homes located within the Pagosa Lakes Property Owners 
Association in Pagosa Springs, Colorado. 

This Request for Qualifications and Proposal (RFQ/P) is intended to identify a development 
partner with the experience, capacity, and commitment to successfully deliver high-quality 
workforce housing while supporting PSCDC's mission of expanding attainable homeownership 
opportunities for the local workforce. 
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The project includes: 

• Phase 2B: Construction of five (5) workforce homes.  
• Phase 3: Construction of ten (10) workforce homes, anticipated to proceed in two 

increments of five (5) homes each, subject to project funding, buyer readiness, and 
authorization by PSCDC.  

The selected Developer will enter into a Design-Build Guaranteed Maximum Price (GMP) 
Construction Agreement following completion of the evaluation process and successful 
contract negotiations. 

This RFQ/P is a single-step competitive procurement. Respondents shall submit one complete 
proposal addressing the qualifications, experience, project approach, conceptual home designs, 
pricing methodology, and information requested herein. 

There will be: 

• No Request for Proposals (RFP) following this RFQ  
• No shortlist interviews  
• No finalist presentations  
• No design stipend  
• No second proposal submission  

Following the proposal deadline, submissions will be evaluated by a Housing Selection 
Committee consisting of two (2) PSCDC Board Members and three (3) community 
representatives. The Committee will make a recommendation to the PSCDC Board of Directors, 
which retains sole authority to award the contract. 

PSCDC encourages proposals from firms with demonstrated experience in residential 
construction, workforce housing, collaborative project delivery, and quality craftsmanship. 

 

EXECUTIVE SUMMARY 
The Pagosa Springs Community Development Corporation (PSCDC) is seeking a qualified 
development partner to continue one of the most significant workforce housing initiatives in 
Southwest Colorado. 

This project represents the next phase of a long-term strategy to increase attainable 
homeownership opportunities for the local workforce while demonstrating how public-private 
partnerships can successfully address housing shortages in rural mountain communities. 

The selected Developer will construct fifteen (15) deed-restricted workforce homes as part of 
PSCDC's Workforce Housing Initiative. The homes will be built on development-ready lots 
within the Pagosa Lakes Property Owners Association and are intended for qualified workforce 
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households whose incomes support homeownership, but who have been priced out of the 
traditional housing market. 

Unlike a conventional residential subdivision, this project has been intentionally structured to 
reduce development costs and financial risk. PSCDC has assembled land, infrastructure, 
financing, grant resources, utility coordination, and buyer qualification services that allow the 
selected Developer to focus on delivering exceptional residential construction. 

This project reflects PSCDC's belief that workforce housing is essential infrastructure. Stable 
housing supports local employers, strengthens the regional economy, improves quality of life, 
and helps ensure that the people who serve the community can also afford to live in it. 

 

ABOUT PAGOSA SPRINGS COMMUNITY 
DEVELOPMENT CORPORATION 
The Pagosa Springs Community Development Corporation is a nonprofit economic development 
organization dedicated to strengthening the long-term economic vitality of Pagosa Springs and 
Archuleta County. 

PSCDC develops innovative projects that address critical community needs through strategic 
partnerships with local governments, educational institutions, nonprofit organizations, 
employers, financial institutions, and state agencies. The organization focuses on creating 
sustainable solutions that support businesses, strengthen the workforce, encourage 
entrepreneurship, and expand attainable housing opportunities. 

PSCDC's work is guided by the understanding that a healthy economy depends upon more than 
business recruitment. Long-term prosperity requires housing, workforce development, 
infrastructure, education, and entrepreneurship to advance together. 

Current strategic initiatives include: 

• Workforce Housing  
• Workforce Development  
• Small Business Support  
• Entrepreneurship  
• Regional Economic Development  
• Employer Engagement  
• Community Revitalization  

Through collaboration and responsible stewardship of public and private investment, PSCDC is 
committed to building projects that provide lasting economic and community benefits. 
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COMMUNITY HOUSING NEED 
Pagosa Springs and Archuleta County continue to experience significant housing affordability 
challenges that affect employers, employees, families, and the broader regional economy. 

Over the past decade, rapid increases in home prices, construction costs, and limited housing 
inventory have made homeownership increasingly unattainable for many local workers. 
Although these individuals contribute significantly to the community, many are unable to 
compete in the traditional housing market despite earning stable incomes. 

This shortage has direct impacts on nearly every sector of the local economy. Employers across 
healthcare, education, construction, public safety, hospitality, retail, professional services, and 
local government consistently identify housing affordability as one of their greatest challenges in 
recruiting and retaining employees. 

The need for workforce housing has been reinforced through extensive community engagement, 
including employer roundtables, workforce strategy meetings, housing needs assessments, 
business surveys, and public planning efforts. These conversations consistently identify 
attainable homeownership as a top priority for sustaining the region's workforce and economic 
resilience. 

The Workforce Housing Initiative is a direct response to these identified needs. By increasing the 
supply of attainable homes, PSCDC seeks to strengthen the local economy, improve workforce 
retention, and provide long-term opportunities for individuals and families who live and work in 
Archuleta County. 

 

WORKFORCE HOUSING INITIATIVE 
OVERVIEW 
The PSCDC Workforce Housing Initiative is a comprehensive effort to create long-term 
homeownership opportunities for the local workforce through innovative public-private 
partnerships. 

The initiative began with the acquisition of thirty-five (35) residential lots that are being 
developed into deed-restricted workforce housing. Homes are intended for qualified buyers 
whose incomes support sustainable homeownership while preserving long-term affordability for 
future generations. 

To reduce development costs and improve affordability, PSCDC has assembled an extensive 
package of project resources, including: 

• Development-ready building lots  
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• Public infrastructure improvements  
• Construction financing coordination  
• Grant funding  
• Buyer qualification and affordability administration  
• Presale coordination  
• Project management  
• Community partnerships  

Rather than functioning as a traditional developer, PSCDC serves as the project sponsor and 
owner, coordinating the resources necessary to allow the selected Developer to concentrate on 
efficient, high-quality residential construction. 

This collaborative model reduces financial risk, accelerates project delivery, and maximizes the 
impact of public investment while maintaining a strong focus on quality and affordability. 

 

PROJECT BACKGROUND 
The homes included in this RFQ/P represent Phase 2B and Phase 3 of PSCDC's Workforce 
Housing Initiative. 

The project builds upon the success of earlier phases and incorporates lessons learned related to 
construction methods, affordability, infrastructure coordination, and project delivery. 

Development-ready lots, infrastructure improvements, utility coordination, and financing 
resources have been assembled in advance of Developer selection to reduce project risk and 
improve construction efficiency. 

The selected Developer will become a key partner in advancing this initiative by providing 
design-build services that emphasize collaboration, quality, cost control, and timely delivery. 

Phase 3 is anticipated to proceed in two construction increments of five homes each, allowing 
PSCDC to coordinate project financing, buyer readiness, and construction sequencing while 
maintaining overall project momentum. 
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PROJECT GOALS & OBJECTIVES 
The primary goal of this project is to increase the availability of high-quality, attainable 
workforce housing for the residents of Pagosa Springs and Archuleta County. 

Specific objectives include: 

• Deliver fifteen high-quality workforce homes that meet the needs of local working 
families.  

• Construct durable, energy-efficient homes that minimize long-term operating and 
maintenance costs.  

• Deliver the project through a collaborative Design-Build process using a Guaranteed 
Maximum Price (GMP) contract.  

• Maximize affordability through efficient design, value-conscious construction methods, 
and strategic public investment.  

• Encourage architectural variety while maintaining compatibility with surrounding 
neighborhoods and PLPOA Design Guidelines.  

• Promote innovative construction practices that improve quality, efficiency, and 
sustainability.  

• Foster a collaborative partnership between PSCDC and the selected Developer based on 
transparency, communication, and shared commitment to project success.  

• Create a replicable model for workforce housing that can support future phases and serve 
as a resource for other rural communities facing similar housing challenges. 

SECTION 2 

PROJECT REQUIREMENTS 
 

2.1 Project Description 

Overview 
The Pagosa Springs Community Development Corporation (PSCDC) is seeking a qualified 
residential developer or design-build team to construct fifteen (15) deed-restricted workforce 
homes as part of its Workforce Housing Initiative in Pagosa Springs, Colorado. 

This procurement includes: 

• Phase 2B: Five (5) single-family workforce homes  
• Phase 3: Ten (10) single-family workforce homes  
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To support project financing, construction sequencing, and buyer readiness, Phase 3 is 
anticipated to proceed in two increments of five (5) homes each. The selected Developer will 
be expected to maintain the capacity and resources necessary to complete all fifteen homes under 
the resulting Construction Agreement. 

The homes will be constructed on development-ready lots owned by PSCDC within the Pagosa 
Lakes Property Owners Association (PLPOA). Each home will be deed restricted to preserve 
long-term affordability and will be sold to qualified workforce households in accordance with 
PSCDC's Workforce Housing Program. 

 

Project Objectives 
The project is intended to: 

• Increase the supply of attainable workforce housing.  
• Deliver attractive, durable, energy-efficient homes.  
• Support recruitment and retention of the local workforce.  
• Maximize public investment through efficient construction.  
• Create a replicable model for future workforce housing projects.  

 

Project Characteristics 
The project is expected to include: 

• Detached single-family homes.  
• A mix of two-bedroom and three-bedroom floor plans.  
• Attached or detached garage.  
• Energy-efficient all-electric construction.  
• Durable exterior materials suitable for Southwest Colorado.  
• Compliance with PLPOA Design Guidelines.  
• Compliance with the 2024 International Residential Code (IRC).  

Respondents are encouraged to propose innovative building techniques that improve 
affordability while maintaining quality and long-term durability. 

 

 
 



Pagosa Springs Community Development Corporation RFQ/P Page 9 

2.2 Developer Incentives 
PSCDC has invested significant resources to reduce development costs and improve project 
efficiency. 

Unlike traditional residential development, many project components have already been 
completed or will be administered by PSCDC. 

The selected Developer will benefit from: 

Development-Ready Lots 

PSCDC owns the project lots and will provide access for construction, eliminating land 
acquisition costs. 

Infrastructure Investment 

Public investment has provided: 

• Road improvements  
• Water infrastructure  
• Sewer infrastructure  
• Electrical infrastructure  
• Fiber infrastructure  

These improvements significantly reduce horizontal development costs. 

Construction Financing 

PSCDC will secure and administer construction financing, including lender coordination and 
draw administration, allowing the Developer to focus on project delivery rather than project 
financing. 

Buyer Qualification 

PSCDC will administer: 

• Buyer applications  
• Income qualification  
• Affordability compliance  
• Purchase agreements  
• Closing coordination  

Project Administration 
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PSCDC will coordinate: 

• Funding agencies   
• Public communications  
• Grant administration  
• Affordability compliance  
• Project oversight  

These services reduce administrative burdens and allow the Developer to focus on construction 
quality and schedule. 

 

2.3 Project Delivery Method (Design-Build / GMP) 
The Workforce Housing Project will be delivered using a Design-Build approach under a 
Guaranteed Maximum Price (GMP) Construction Agreement. 

The Design-Build delivery method is intended to promote collaboration, improve 
constructability, streamline decision-making, and provide greater cost certainty for the project. 

Following selection, PSCDC will negotiate a Construction Agreement with the successful 
respondent that establishes a Guaranteed Maximum Price for the Work. 

Respondents should describe: 

• Experience delivering Design-Build projects.  
• Experience with Guaranteed Maximum Price contracts.  
• Cost-control practices.  
• Value engineering approach.  
• Collaborative project management philosophy.  

Detailed contractual provisions related to the GMP, payment procedures, change orders, 
warranties, insurance, bonding, and closeout will be incorporated into the final Construction 
Agreement and are not part of this RFQ/P. 
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2.4 Scope of Services 
The selected Developer shall provide all professional services necessary to successfully deliver 
the project, including: 

Preconstruction Services 

• Review available project information.  
• Participate in project coordination meetings.  
• Refine proposed home designs.  
• Prepare permit-ready construction documents.  
• Coordinate with consultants and utility providers.  
• Develop a project schedule.  
• Assist with constructability reviews and value engineering.  

Construction Services 

• Site preparation associated with each home.  
• Construction of all residences.  
• Procurement of materials.  
• Coordination of subcontractors.  
• Building system installation.  
• Utility connections.  
• Site restoration and final grading.  

Project Management 

The Developer shall provide overall project management, including: 

• Project supervision.  
• Coordination of subcontractors.  
• Schedule management.  
• Quality oversight.  
• Communication with PSCDC.  
• Coordination of inspections.  
• Progress reporting when requested. 

 

 

 



Pagosa Springs Community Development Corporation RFQ/P Page 12 

2.5 Developer Responsibilities 
The selected Developer will serve as PSCDC's construction partner throughout the project. 

Responsibilities include: 

• Providing qualified project management personnel.  
• Completing construction in accordance with approved plans and applicable codes.  
• Coordinating subcontractors and suppliers.  
• Maintaining the project schedule.  
• Delivering consistent construction quality.  
• Managing day-to-day construction operations.  
• Maintaining a safe and organized work site.  
• Communicating regularly with PSCDC regarding project status.  
• Identifying opportunities for value engineering without compromising quality.  
• Cooperating with PSCDC, funding partners, and regulatory agencies.  

Respondents should describe their organizational structure, project management approach, and 
methods for maintaining quality, schedule, and cost control. 

 

2.6 PSCDC Responsibilities 
PSCDC will serve as Project Sponsor, Owner, and Program Administrator. 

PSCDC responsibilities include: 

• Providing development-ready lots.  
• Coordinating construction financing.  
• Administering grants and public funding.   
• Managing buyer qualification and affordability compliance.  
• Monitoring overall project progress.  
• Providing timely project decisions.  
• Coordinating public communications.  
• Supporting collaboration among project stakeholders.  

PSCDC is committed to maintaining an active and responsive partnership throughout the project. 

 

 



Pagosa Springs Community Development Corporation RFQ/P Page 13 

2.7 Preconstruction Requirements 
Following selection, the Developer will participate in a collaborative preconstruction phase 
intended to establish project expectations and prepare for successful construction. 

During this phase, the Developer will be expected to: 

• Review project information and site conditions.  
• Confirm project schedule and sequencing.  
• Coordinate design refinements.  
• Prepare permit-ready construction documents.  
• Identify long-lead procurement items.  
• Develop a quality management approach.  
• Coordinate with utility providers and project consultants.  
• Establish communication procedures with PSCDC.  

The preconstruction phase is intended to minimize construction risk, improve coordination, and 
support efficient project delivery. 

 

2.8 Construction Administration 
PSCDC expects the selected Developer to implement professional construction management 
practices throughout the project. 

Construction Administration shall include: 

Project Coordination 

The Developer shall coordinate construction activities with PSCDC, utility providers, 
consultants, and regulatory agencies to promote efficient project delivery. 

Schedule Management 

The Developer shall maintain and periodically update the project schedule and promptly 
communicate any significant impacts to the anticipated completion dates. 

Progress Reporting 

The Developer should provide periodic progress updates that summarize completed work, 
upcoming activities, and any issues requiring PSCDC attention. 
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Project Documentation 

The Developer shall maintain organized project documentation throughout construction, 
including schedules and other records necessary to support effective project management. 

Detailed procedures for construction administration, payment processing, change orders, 
warranties, and project closeout will be established in the Construction Agreement. 

 

2.9 Project Communication Expectations 
Successful delivery of this project depends upon open, timely, and professional communication. 

The selected Developer will be expected to establish a collaborative working relationship with 
PSCDC and maintain regular communication throughout all phases of the project. 

Communication expectations include: 

• Designating a primary Project Manager authorized to act on behalf of the Developer.  
• Providing timely updates regarding project status.  
• Promptly communicating issues that may affect schedule, budget, or construction quality.  
• Coordinating with PSCDC before communicating project information to external 

stakeholders.  
• Responding to requests for information in a timely manner.  
• Working collaboratively to resolve issues and maintain project momentum.  

PSCDC values a proactive, solutions-oriented approach to project management. Respondents 
should describe their communication philosophy and explain how they will foster collaboration, 
transparency, and accountability throughout the project. 

2.10 Project Location Map 
The following map identifies the fifteen PSCDC-owned lots included in Phase 2B and Phase 3. 
Respondents shall review the lot locations and associated addresses when developing their 
project approach, design assumptions, construction sequencing, and pricing. 
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2.11 Incorporated Documents and Governing 
Requirements 
Each Respondent shall review the resources listed below and consider all applicable codes, 
regulations, standards, restrictions, approval requirements, and local amendments when 
preparing its proposal, conceptual home designs, pricing assumptions, project approach, and 
preliminary schedule. 

The selected Developer shall be responsible for verifying and complying with all requirements in 
effect at the time of final design and permitting, including any applicable codes, regulations, 
standards, or amendments adopted after submission of the proposal. 

Pagosa Lakes Property Owners Association 

PLPOA Governing Documents 
https://www.plpoa.com/learning-about-plpoa/public-disclosures/governing-documents/ 

PLPOA Permits and Applications 
https://www.plpoa.com/permits-applications/ 

Respondents shall review all PLPOA declarations, rules and regulations, subdivision-specific 
restrictions, design requirements, and approval procedures applicable to the project lots. 

The selected Developer shall be responsible for obtaining all required PLPOA permits and 
approvals. 

Archuleta County 

Archuleta County Building Department 
https://www.archuletacounty.gov/county-government/development-services/building-
department/ 

Respondents shall review the building code, permitting, inspection, and construction information 
available through the Archuleta County Building Department and shall identify any code or 
permitting assumptions included in their proposals. Respondents are encouraged to contact the 
Archuleta County Building Department to confirm the currently adopted residential code, local 
amendments, and other requirements that may affect proposal preparation. The selected 
Developer shall be responsible for verifying and complying with all requirements in effect at the 
time permit applications are submitted. 

Respondent Acknowledgment 

By submitting a proposal, the Respondent acknowledges that it has reviewed the resources 
identified above and has incorporated applicable requirements and assumptions into its proposal. 

https://www.plpoa.com/learning-about-plpoa/public-disclosures/governing-documents/?utm_source=chatgpt.com
https://www.plpoa.com/permits-applications/?utm_source=chatgpt.com
https://www.archuletacounty.gov/county-government/development-services/building-department/?utm_source=chatgpt.com
https://www.archuletacounty.gov/county-government/development-services/building-department/?utm_source=chatgpt.com
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SECTION 3 

HOME SPECIFICATIONS & CODES 

3.1 Design Philosophy 
The Pagosa Springs Community Development Corporation (PSCDC) is committed to creating 
workforce housing that is attractive, durable, energy efficient, and compatible with the character 
of the surrounding neighborhood. 

The homes developed through this initiative should demonstrate that workforce housing can be 
thoughtfully designed, well-constructed, and visually appealing while remaining attainable for 
local working families. 

The selected Developer is encouraged to balance affordability with quality by incorporating 
efficient floor plans, durable materials, attractive architectural elements, and energy-efficient 
building systems that reduce long-term ownership costs. 

Each home should reflect the following design principles: 

• Functional and efficient use of living space.  
• Attractive residential architecture that complements the neighborhood.  
• Durable construction materials appropriate for Southwest Colorado's climate.  
• Low-maintenance exterior and interior finishes.  
• Energy-efficient building systems.  
• Flexible floor plans that meet the needs of a variety of household types.  
• Long-term homeowner value.  

PSCDC encourages innovation while maintaining consistency with the overall vision of the 
Workforce Housing Initiative. 

 

3.2 Site Development Standards 
Each home shall be constructed in a manner that complements the existing neighborhood and 
minimizes long-term maintenance. 

Site development should include: 

• Proper drainage and grading.  
• Erosion control measures during construction.  
• Concrete driveway.  
• Concrete walkway to the primary entrance.  
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• Final grading suitable for landscaping.  
• Native or drought-tolerant landscaping where practical.  
• Clearly visible house numbers.  
• Coordination with existing utilities and easements.  

Respondents should demonstrate an understanding of building within an established residential 
community and minimizing impacts to neighboring properties. 

 

3.3 Architectural Requirements 
PSCDC seeks neighborhoods that exhibit visual interest rather than repetitive production 
housing. 

Proposals should include architectural variation through: 

• Multiple front elevations.  
• Varying roof forms.  
• Porch options.  
• Window arrangements.  
• Exterior color palettes.  
• Siding combinations.  
• Garage orientation where appropriate.  
• Architectural accents.  

The selected Developer should avoid repetitive streetscapes while maintaining construction 
efficiency. 

Homes shall be compatible with surrounding development and comply with PLPOA Design 
Guidelines. 

 

3.4 Required Materials 
PSCDC recognizes that material selection plays a significant role in long-term maintenance, 
durability, and homeowner satisfaction. Materials should comply with 2024 International 
Residential Code (IRC) 

Respondents should propose materials that provide the greatest long-term value. 
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3.5 Mechanical & Electrical Expectations 
Homes should incorporate modern, efficient building systems designed to reduce long-term 
operating costs. 

PSCDC anticipates all-electric construction unless otherwise approved. 

Respondents are encouraged to include provisions for future electric vehicle charging capability. 

 

3.6 Energy Efficiency 
Reducing long-term housing costs is a primary objective of the Workforce Housing Initiative. 

Respondents should demonstrate how their proposed homes will exceed minimum energy 
performance standards where practical. 

The selected Developer should describe how energy-efficient design decisions will reduce 
homeowner operating costs while maintaining affordability. 

 

3.7 2024 International Residential Code (IRC) 
All homes shall comply with the 2024 International Residential Code (IRC), together with all 
other applicable federal, state, and local building regulations adopted by the Authority Having 
Jurisdiction. 

Compliance shall include, but not be limited to: 

• Structural design  
• Foundations  
• Framing  
• Fire and life safety  
• Mechanical systems  
• Plumbing systems  
• Electrical systems  
• Building envelope  
• Energy conservation  
• Ventilation  
• Means of egress  
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Respondents should demonstrate familiarity with current residential code requirements and 
describe their process for maintaining code compliance throughout design and construction. 

 

3.8 PLPOA Design Standards 
All homes shall comply with the current Pagosa Lakes Property Owners Association 
(PLPOA) Design Guidelines. 

Respondents are responsible for becoming familiar with applicable PLPOA requirements prior to 
submitting a proposal. 

Design considerations include: 

• Building setbacks  
• Height limitations  
• Exterior materials  
• Roofing  
• Color palettes  
• Landscaping  
• Site drainage  
• Architectural review requirements  

The selected Developer will be expected to coordinate submissions to the PLPOA Architectural 
Committee as part of the project development process. 

 

3.9 Sustainability & Durability 
PSCDC encourages construction practices that maximize the long-term performance of each 
home while minimizing lifecycle costs. 

The goal is to deliver homes that remain attractive, efficient, and functional for decades while 
minimizing maintenance and operating expenses for future homeowners. 

SECTION 4 

PROPOSAL INSTRUCTIONS 

4.1 Proposal Requirements 
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The Pagosa Springs Community Development Corporation (PSCDC) invites qualified residential 
developers and design-build teams to submit a complete proposal demonstrating their 
qualifications, experience, technical capabilities, project approach, and capacity to successfully 
deliver the Workforce Housing Project. 

This Request for Qualifications and Proposals (RFQ/P) utilizes a single-step competitive 
procurement process. Respondents shall submit one complete proposal containing all 
information requested in this section. 

There will be: 

• No second proposal submission  
• No finalist interviews  
• No design stipend  
• No oral presentations unless requested by PSCDC  
• No revised pricing following submission unless requested during contract negotiations  

The selected respondent will be invited to negotiate a Design-Build Guaranteed Maximum Price 
(GMP) Construction Agreement. 

 

4.2 Submission Instructions 
Proposal Deadline 

Proposals must be received no later than: 

Friday, August 14, 2026 

5:00 PM Mountain Daylight Time (MDT) 

Late proposals will not be accepted. 

 

Submission Method 

Proposals shall be submitted electronically in searchable PDF format. 

Email submissions shall be sent to: 

Emily Lashbrooke 
Executive Director 
Pagosa Springs Community Development Corporation 



Pagosa Springs Community Development Corporation RFQ/P Page 22 

Email: Emily@pagosaspringscdc.org  

Maximum file size: 50 MB 

If proposal files exceed 50 MB, respondents may submit multiple files clearly labeled (e.g., Part 
1, Part 2). 

 

Questions 

Questions regarding this RFQ/P shall be submitted in writing no later than the date identified in 
the Procurement Schedule. 

Responses that affect the RFQ/P will be issued through a written addendum distributed to all 
known respondents. 

Verbal interpretations shall not be considered binding. 

 

4.3 Required Proposal Format 
To promote a consistent evaluation process, proposals shall be organized using the following 
format. 

Section A – Cover Letter 
Include: 

• Company name  
• Primary contact  
• Address  
• Phone  
• Email  
• Statement of interest  
• Authorized signature  

 

Section B – Executive Summary 
Provide a brief overview describing: 

mailto:Emily@pagosaspringscdc.org


Pagosa Springs Community Development Corporation RFQ/P Page 23 

• Your firm  
• Relevant experience  
• Why your team is uniquely qualified  
• Understanding of the project  
• Overall project approach  

Recommended length: 1–2 pages 

 

 

 

Section C – Company Qualifications 
Describe: Company history  

• Years in business  
• Organizational structure  
• Office locations  
• Number of employees  
• Residential construction experience  
• Design-build experience  
• Workforce housing experience  
• Colorado experience  

 

Section D – Project Team 
Identify key personnel including: 

• Principal-in-Charge  
• Project Executive  
• Project Manager  
• Superintendent  
• Architect  
• Engineers  
• Major consultants  

 

Section E – Relevant Project Experience 
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Provide information for Three (3) comparable projects completed within the last ten (10) years. 

Include: 

• Project name  
• Owner  
• Location  
• Construction value  
• Number of homes  
• Completion date  
• Delivery method  
• Client reference  
• Project photographs (if available)  

Preference will be given to projects involving workforce or attainable housing. 

 

Section F – Project Approach 
Describe your firm's approach to: 

• Project management  
• Collaboration with PSCDC  
• Design-build delivery  
• Cost management  
• Schedule management  
• Quality management  
• Communication  
• Value engineering  
• Risk management  

Recommended length: 3–5 pages 

 

Insurance Information 

Provide evidence of current insurance coverage or a statement confirming the ability to meet 
PSCDC's insurance requirements upon award. 

 

Bonding Capacity 

Provide a letter from the firm's surety demonstrating current bonding capacity. 
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4.4 Pricing Requirements 
Because this project will utilize a Guaranteed Maximum Price (GMP) delivery method, 
respondents are required to submit a final Guaranteed Maximum Price with their proposal for 
one two-bedroom, two-bath, and one three-bedroom, two-bath. To include pricing methodology.  

The pricing is intended to provide PSCDC with a consistent basis for comparing proposals and 
understanding each respondent's pricing methodology.  

The successful respondent will work collaboratively with PSCDC during the preconstruction 
phase to develop and negotiate the final Guaranteed Maximum Price (GMP) for all units. 

 

4.5 Required Home Plans 
Respondents shall submit conceptual home plans demonstrating their design capabilities. 

At a minimum, proposals shall include: 

• One (1) two-bedroom floor plan  
• One (1) three-bedroom floor plan  
• Exterior elevations for each plan  
• Preliminary exterior material palette  
• Garage configuration  
• Preliminary square footage  
• Conceptual renderings (preferred)  

The submitted plans should reflect the design philosophy outlined in Section 3 and demonstrate 
efficient use of space, architectural variety, and compatibility with the surrounding 
neighborhood. 

Final construction documents will be developed in collaboration with PSCDC following 
selection. 

 

4.6 Schedule Requirements 
Respondents shall submit a preliminary project schedule demonstrating their ability to 
successfully complete the project. 
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The schedule should identify major milestones including: 

• Design refinement  
• Permitting  
• Procurement  
• Construction start  
• Foundations  
• Framing  
• Building dry-in  
• Interior finishes  
• Final inspections  
• Home completion with Certificate of Occupancy  

Respondents should identify any assumptions affecting schedule performance. 

 

4.7 Financial Capacity 
Respondents shall demonstrate sufficient financial capacity to successfully complete the project. 

Provide: 

• Banking reference  
• Surety information ability 
• Bonding capacity  
• Description of financial resources  
• Evidence of organizational stability  

Confidential financial statements may be submitted separately and clearly marked as 
confidential. 

PSCDC will use this information solely to evaluate the respondent's financial capacity. 

 

4.8 References 
Provide a minimum of three (3) owner references for projects of similar size and complexity 
completed within the past five (5) years. 

For each reference include: 

• Organization  
• Contact person  
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• Title  
• Telephone number  
• Email address  
• Project name  
• Year completed  

PSCDC reserves the right to contact references provided by the respondent and to obtain 
information from other project owners familiar with the respondent's work. 

 

 
4.9 Proposal Review 
Following the submission deadline, PSCDC will review all proposals for completeness and 
responsiveness. 

Proposals that fail to include the required information may be considered non-responsive and 
may be removed from further consideration. 

Responsive proposals will be forwarded to the Housing Selection Committee for evaluation in 
accordance with the Evaluation Criteria contained in Section 5. 

 

4.10 Proposal Validity 
Proposals shall remain valid for a period of 120 calendar days following the submission 
deadline. 

Respondents shall honor the commitments and representations contained within their proposal 
during this period unless otherwise agreed in writing by PSCDC. 

 

Respondent Checklist 
Before submitting a proposal, respondents should confirm that the following items are included: 

• ☐ Cover Letter  
• ☐ Executive Summary  
• ☐ Company Qualifications  
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• ☐ Organizational Chart  
• ☐ Key Personnel Resumes  
• ☐ Three Comparable Projects  
• ☐ Project Approach Narrative  
• ☐ Completed Pricing  
• ☐ Conceptual Home Plans  
• ☐ Preliminary Construction Schedule  
• ☐ Financial Capacity Information  
• ☐ Bonding Capacity Letter  
• ☐ Insurance Statement  
• ☐ Three References  
• ☐ Required Forms and Certifications  

SECTION 5 
EVALUATION & SELECTION 
The Pagosa Springs Community Development Corporation (PSCDC) is committed to conducting 
a fair, transparent, and competitive procurement process that results in the selection of the 
development partner best qualified to successfully deliver the Workforce Housing Project. 

Selection will be based on the respondent's demonstrated qualifications, experience, technical 
capabilities, project approach, and ability to provide the greatest overall value to PSCDC and the 
community. This RFQ/P utilizes a selection process. The contract will not necessarily be 
awarded to the respondent with the lowest estimated construction cost. 

 

5.1 Evaluation Criteria 
Following the Proposal Submission Deadline, PSCDC will review each proposal to determine 
whether it is complete and responsive to the requirements of this RFQ/P. 

Responsive proposals will be distributed to the Housing Selection Committee for evaluation. 

The Committee will evaluate proposals using the criteria identified below. 

Evaluation will emphasize the respondent's ability to successfully deliver a high-quality 
workforce housing project through collaboration, sound project management, quality 
construction, and demonstrated experience. 
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The evaluation criteria have been weighted to reflect the priorities of the Workforce Housing 
Initiative. 

 

 

 

 

 

Evaluation Categories 

A. Firm Qualifications & Experience (20 Points) 

Evaluation will consider: 

• Experience constructing residential developments of similar size and complexity.  
• Experience with workforce or attainable housing.  
• Experience delivering Design-Build projects.  
• Organizational stability.  
• Colorado construction experience.  
• Demonstrated ability to successfully complete comparable projects.  

 

B. Project Team (15 Points) 

Evaluation will consider: 

• Qualifications of the proposed Project Manager.  
• Superintendent experience.  
• Design professionals.  
• Key project personnel.  
• Organizational structure.  
• Team experience working together.  
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C. Project Approach (10 Points) 

Evaluation will consider: 

• Understanding of project objectives.  
• Construction methodology.  
• Communication approach.  
• Collaboration with PSCDC.  
• Value engineering philosophy.  
• Ability to minimize project risk.  

 

 

D. Design Quality & Home Concepts (10 Points) 

Evaluation will consider: 

• Functional floor plans.  
• Architectural character.  
• Neighborhood compatibility.  
• Variety in exterior elevations.  
• Practicality of proposed designs.  
• Long-term homeowner value.  

 

E. Schedule & Project Delivery (10 Points) 

Evaluation will consider: 

• Realistic construction schedule.  
• Ability to phase construction.  
• Procurement strategy.  
• Capacity to meet project milestones.  
• Understanding of project sequencing.  

 

F. Pricing Methodology & Cost Management (15 Points) 

Evaluation will consider: 

• Overall pricing approach.  
• Cost control philosophy.  
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• Value engineering opportunities.  
• Cost transparency.  
• Understanding of GMP delivery.  

Because the final Guaranteed Maximum Price (GMP) will be negotiated following selection, this 
category evaluates the respondent's approach to cost management rather than the lowest 
estimated cost. 

 

 

 

G. Financial Capacity (10 Points) 

Evaluation will consider: 

• Financial stability.  
• Bonding capacity.  
• Available resources.  
• Organizational capacity.  
• Ability to successfully complete the project.  

 

H. References & Past Performance (10 Points) 

Evaluation will consider: 

• Owner satisfaction.  
• Quality of workmanship.  
• Schedule performance.  
• Communication.  
• Problem solving.  
• Overall project success.  

PSCDC reserves the right to contact references and other owners familiar with the respondent's 
work. 

 

5.2 Evaluation Scoring Matrix 
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Each responsive proposal will be independently evaluated by every member of the Housing 
Selection Committee using the following scoring matrix. 

Evaluation Category Maximum Points 
Firm Qualifications & Experience 20 
Project Team 15 
Project Approach 10 
Design Quality & Home Concepts 10 
Schedule & Project Delivery 10 
Pricing Methodology & Cost Management 15 
Financial Capacity 10 
References & Past Performance 10 
Total Possible Score 100 

Committee members will independently score each proposal before participating in the 
committee review meeting. 

The committee may discuss proposal strengths and weaknesses prior to making its 
recommendation; however, each member's individual evaluation shall be based upon the 
published evaluation criteria. 

 

5.3 Housing Selection Committee Review Process 
PSCDC has established a Housing Selection Committee to evaluate proposals and recommend 
the developer best qualified to successfully complete the project. 

The Committee serves in an advisory capacity to the PSCDC Board of Directors. 

 

Committee Composition 
The Housing Selection Committee will consist of: 

• Two (2) members of the PSCDC Board of Directors  
• Three (3) community representatives appointed by the Executive Director  

Community representatives may have experience in housing, construction, finance, architecture, 
engineering, community development, or other related fields. 

PSCDC staff will facilitate the evaluation process but will not vote. 
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Evaluation Process 
Following the Proposal Submission Deadline: 

1. PSCDC staff will review proposals for completeness and responsiveness.  
2. Responsive proposals will be distributed to the Housing Selection Committee.  
3. Committee members will independently review and score each proposal.  
4. Committee members shall submit any questions regarding the proposals to PSCDC by the 

deadline identified in the Procurement Schedule.  
5. PSCDC may request written clarifications from one or more respondents if needed.  
6. The Committee will meet to discuss proposals and develop a recommendation.  
7. The Committee's recommendation will be forwarded to the PSCDC Board of Directors.  

The Committee's recommendation is advisory only. 

 

5.4 Board Award Process 
The PSCDC Board of Directors retains sole authority to award the contract. 

Following receipt of the Housing Selection Committee's recommendation, the Board will 
consider: 

• The Committee's recommendation.  
• The evaluation results.   
• The overall best interests of PSCDC.  

The Board may: 

• Approve the recommended respondent.  
• Authorize contract negotiations.  
• Request additional information.  
• Reject any or all proposals.  
• Cancel or reissue the solicitation if determined to be in PSCDC's best interest.  

Following Board approval, PSCDC will enter into negotiations with the selected respondent to 
finalize a Design-Build Guaranteed Maximum Price (GMP) Construction Agreement. 

Selection through this RFQ/P does not constitute a binding contract. A contract will become 
effective only after successful negotiations and execution of a written Construction Agreement 
approved by PSCDC. 
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5.5 Procurement Schedule 
The following schedule is provided for planning purposes. PSCDC reserves the right to modify 
the schedule through written addendum if necessary. 

Milestone Date 
RFQ Issued July 15, 2026   8:00 AM MDT 
Deadline for Written Questions August 7, 2026 – 5:00 PM MDT 
Responses to Questions Published August 10, 2026 
Proposal Submission Deadline August 14, 2026 – 5:00 PM MDT   
Proposals Distributed to Housing Committee August 14, 2026- 8:00 PM MDT 
Independent Committee Review August 15–19, 2026 
Committee Questions Due August 18, 2026 – 3:00 PM MDT 
Housing Selection Committee Meeting August 19, 2026 – 5:00 PM MDT 
Committee Recommendation to Board August 20, 2026 
Board Consideration Special Meeting as soon as possible 
Contract Negotiation Immediately Following Board Approval 
Anticipated Construction Start September  2026 

 

5.6 Clarifications 
During the evaluation process, PSCDC may request written clarification regarding any proposal. 
Clarification requests are intended solely to resolve minor ambiguities or confirm information 
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contained in a proposal and shall not provide an opportunity for respondents to materially revise 
or supplement their submission. 

All requests for clarification will be issued through PSCDC's designated point of contact. 
Respondents shall not communicate directly with members of the Housing Selection Committee 
or the PSCDC Board regarding this solicitation. 

 

 

 
 

5.7 General Conditions 

Reservation of Rights 
PSCDC reserves the right to: 

• Reject any or all proposals.  
• Waive minor informalities or irregularities.  
• Request clarification of any proposal.  
• Verify information submitted by respondents.  
• Conduct reference checks.  
• Modify the procurement schedule.  
• Cancel or reissue this RFQ.  
• Negotiate with the selected respondent.  
• Determine the proposal that provides the greatest overall value to PSCDC.  

 

Proposal Costs 
All costs associated with preparing and submitting a proposal are the sole responsibility of the 
respondent. PSCDC will not reimburse respondents for proposal preparation, travel, design 
concepts, interviews, or any other costs incurred during the procurement process. 
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Addenda 
PSCDC may issue written addenda to clarify, revise, or supplement this RFQ. Respondents are 
responsible for acknowledging receipt of all addenda in their proposal. 

 

Public Records 
Proposals submitted in response to this RFQ/P  may be subject to disclosure in accordance with 
applicable Colorado law. Respondents should clearly identify any information they consider 
proprietary or confidential. PSCDC will make reasonable efforts to protect such information to 
the extent permitted by law. 

 

 

Compliance with Laws 
The selected Developer shall comply with all applicable federal, state, and local laws, 
regulations, codes, ordinances, and permitting requirements applicable to the project. 

 

Proposal Validity 
Proposals shall remain valid for 120 calendar days following the Proposal Submission Deadline 
unless extended by mutual written agreement. 

 

RFQ/P Not a Contract 
This Request for Qualifications and Proposal (RFQ/P) is a solicitation for qualifications and 
proposals only. It does not constitute an offer, create any contractual rights, or obligate PSCDC 
to award a contract. Any contractual obligations will arise only through the execution of a 
written Construction Agreement approved by the PSCDC Board of Directors. 

SECTION 6 

APPENDICES & REQUIRED FORMS 
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The following forms shall be completed and submitted with each proposal unless otherwise 
noted. These forms are intended to standardize proposal submissions, facilitate the evaluation 
process, and ensure that all respondents provide consistent information. 

Failure to submit the required forms may result in a proposal being determined non-responsive. 

 

 

 

 
 

Appendix A 

Proposal Cover Sheet 
Project: 

PSCDC Workforce Housing Initiative 

Phase 2B (5 Homes) & Phase 3 (10 Homes) 

 

Respondent Information 

Company Information Response 
Company Name  

Mailing Address  

City  

State  

Zip Code  

Phone  

Website  

Primary Contact  
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Company Information Response 
Title  

Email  

 

Authorized Representative 

I certify that I am authorized to submit this proposal on behalf of the company identified above. 

Authorized Representative: 

 

Title: 

 

Signature: 

 

Date: 

 
 

Appendix B 

Proposal Certification 
The Respondent certifies that: 

• The information contained in this proposal is true and accurate.  
• The individual signing this proposal is authorized to bind the company.  
• The Respondent has carefully reviewed the RFQ.  
• The Respondent agrees to comply with the requirements of the RFQ.  
• The Respondent understands that this RFQ does not constitute a contract.  

Authorized Signature: 

 

Date: 
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Appendix C 

Acknowledgement of Addenda 
The Respondent acknowledges receipt of the following addenda. 

Addendum Number Date Received Initials 
Addendum No. 1   

Addendum No. 2   

Addendum No. 3   

Addendum No. 4   

If no addenda were issued, indicate below. 

☐ No Addenda Received 

 

Appendix D 

Conflict of Interest Disclosure 
Has your company, or any principal of your company, had any position as staff or board seat 
relationship role with: 

• Pagosa Springs Community Development Corporation  
• PSCDC Board Members  
• Housing Selection Committee Members  

☐ Yes 

☐ No 

If yes, describe: 
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Signature: 

 
 

Appendix E 

Non-Collusion Affidavit 
The undersigned certifies that: 

• This proposal has been prepared independently.  
• The proposal has not been prepared in collusion with another respondent.  
• Pricing has not been shared with competitors.  
• No attempt has been made to improperly influence the procurement process.  

Authorized Representative: 

 

Signature: 

 

Date: 

 
 

Appendix F 

Company Qualifications Form 
Company Information Response 

Year Established  

Years in Business  

Number of Employees  

Headquarters Location  

Colorado Office (if applicable)  

Contractor License Number  

Design-Build Experience (Years)  

Workforce Housing Experience (Years)  
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Company Information Response 
Number of Residential Homes Constructed (Past 5 Years)  

Bonding Capacity  

Provide a brief description of your firm's experience with projects comparable to this Workforce 
Housing Initiative. 

 
 
 
 

 

 

 

 

Appendix G 

Project Experience Form 
Complete one form for each project submitted. 

 

Project Name 

 

Owner 

 

Location 

 

Year Completed 
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Construction Value 

 

Number of Homes 

 

Delivery Method 

☐ Design-Build 

☐ Design-Bid-Build 

☐ Construction Manager 

☐ Other 

Describe the project. 

 
 
 

Describe your firm's role. 

 
 
 
 

Appendix H 

Reference Form 
Provide three owner references. 

 

Reference #1 
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Information Response 
Organization  

Contact  

Title  

Telephone  

Email  

Project Name  

 

Reference #2 

(Repeat) 

 

Reference #3 

(Repeat) 

 

Appendix I 

Key Personnel Form 
Name Position Years Experience Role on Project                 

Attach experience of all key personnel that may be relevant.  

 

Appendix J 

Preliminary Pricing 
Because the final Guaranteed Maximum Price (GMP) will be negotiated following selection, 
respondents are requested to provide preliminary pricing information using the worksheet below. 
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Estimated Construction Costs 

Two-Bedroom Home 

Category Estimated Cost 
Site Work  

Foundation  

Framing  

Roofing  

Exterior Finishes  

Windows & Doors  

Mechanical  

Plumbing  

Electrical  

Interior Finishes  

Cabinets & Countertops  

Flooring  

Appliances  

Garage  

Landscaping  

General Conditions  

Overhead & Profit  

Estimated Total  

 

Three-Bedroom Home 

(Repeat same table.) 

 

Pricing Narrative 
Briefly describe your approach to: 

• Cost estimating  
• Cost control  
• Value engineering  
• Managing a Guaranteed Maximum Price (GMP)  
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Appendix K 

Proposal Checklist 
Before submitting your proposal, verify that all required information has been included. 

Requirement Included 
Proposal Cover Sheet ☐ 
Proposal Certification ☐ 
Acknowledgement of Addenda ☐ 
Conflict of Interest Disclosure ☐ 
Non-Collusion Affidavit ☐ 
Company Qualifications Form ☐ 
Key Personnel Form ☐ 
Comparable Project Forms ☐ 
Three Reference Forms ☐ 
Executive Summary ☐ 
Project Approach Narrative ☐ 
Required Home Plans ☐ 
Preliminary Construction Schedule ☐ 
Preliminary Pricing  ☐ 
Financial Capacity Information ☐ 
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Requirement Included 
Bonding Capacity Letter ☐ 
Insurance Statement ☐ 
Organizational Chart ☐ 
Required Attachments ☐ 

 
Proposal Submission 
 
Proposal Due Date: 
Friday, August 14, 2026 
5:00 PM Mountain Daylight Time 
Submit proposals electronically to: 
Emily Lashbrooke 
Executive Director 
Pagosa Springs Community Development Corporation 
Email: Emily@pagosaspringscdc.org  

mailto:Emily@pagosaspringscdc.org
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