8933 Interchange

HARRIS COUNTY Houston, Texas 77054
OUSING Tel: 713-578-2100
W o R 1 T ¥ Fax: 713-669-4594
REQUEST FOR PROPOSALS
for
Development Partners of Affordable Multi-Family Housing (Workforce Housing)
RFP NO. 18-06

The Harris County Housing Authority (“‘HCHA”) is requesting proposal submissions from qualified for-profit or
non-profit development firms (Proposers), with extensive experience in developing affordable multi-family housing
(Workforce Housing), located in Harris County outside the City Limits of the City of Houston, Texas.

This RFP contains submission requirements, the scope of service, period of service, terms and conditions and other
pertinent information for submitting a proper and responsive proposal. RFP #18-06 will be posted on May 22,
2018, and can be downloaded from HCHA'’s website www.hchatexas.org.

Prospective Offerors desiring any explanation or interpretation of this solicitation must make the request in writing
no later than June 5, 2018. The request must be emailed to Samson Babalola at samson.babalola@hchatexas.org.
Any information given to a prospective Offeror about this solicitation will be furnished to all other prospective
Offerors as a written amendment to the solicitation. All amendment(s) to this solicitation, if issued, will be posted
on HCHA'’s website www.hchatexas.org. All Offerors are encouraged to check the HCHA website for
amendment(s) issuance.

The proposal(s) must be enclosed in a sealed envelope and labeled as follows: Development Partners of
Affordable Multi-Family Housing (Workforce Housing) - Request for Proposals. RFP #18-06, Due Date and
Time: June 14, 2018, 3:00 P.M. (CST), Name of Offeror: .

The RFP submission must be addressed to Samson Babalola, Director of Real Estate Development, Harris
County Housing Authority, 8933 Interchange Drive, Houston, Texas 77054. RFP. Submissions may also be
emailed as a PDF attachment to samson.babalola@hchatexas.org.

Submittals must reach HCHA no later than 3:00 P.M. (CST) on June 14, 2018. Late submissions will be handled
in accordance with the provisions in Form HUD-5369-B title “Late Submissions, Modifications, and Withdrawal
of Offers.” Submittals will be held in confidence and will not be released in any manner until after the contract
award.

Submittals will be evaluated on the criteria stated in the RFP. Negotiations may be conducted with Offerors who
have a reasonable chance of being selected. After evaluation of the proposals, if any, the contract will be awarded
to the responsible Offeror(s) whose qualifications, project proposal and other factors considered are the most
advantageous to HCHA.



HCHA reserves the right to reject any and all submissions.

Harace 7 Mison, 7F

Horace Allison, CEO
Harris County Housing Authority
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PROFILE OF THE HARRIS COUNTY HOUSING AUTHORITY

Harris County Housing Authority (“HCHA” or the “Authority”) is governed by the Texas Housing
Authorities Law, codified in the Texas Local Government Code. The Authority is a unit of government,
and its functions are essential governmental functions. It operates and manages its affordable housing
developments to provide decent, safe, sanitary and affordable housing to low-income families, veterans,
the elderly, and the disabled, and implements various programs designed and funded by the U.S.
Department of Housing and Urban Development (“HUD”). The Authority is a Public Housing Agency
(“PHA”) that administers HUD’s Section 8 Housing Choice Voucher (“HCV”) and Veterans Affairs
Supportive Housing (“VASH”) Programs. HCHA’s revenue is derived from federal funds, administrative
fees, development grants, and rental income.

HCHA enters into and executes contracts and other instruments that are necessary and convenient to the
exercise of its powers.

The property of HCHA is used for essential public and governmental purposes. The Authority and its
property are exempt from all taxes, including sales tax on all its purchases of supplies and services.

The HCHA is the sole member of eight (8) LLCs that serve as the general partner for eight (8) Low
Income Housing Tax Credit & Bond partnerships with a total of 1090 units.

INTRODUCTION

HCHA, as part of its mission to provide safe, decent and sanitary affordable housing for low-income
persons and families, seeks proposals from qualified for-profit or non-profit housing developers to develop
affordable housing using private equity and debt financing. Projects sites are to be proposed by the
Respondents but must be located outside of the City Limits of Houston but within Harris County in high
opportunity areas and non-impacted census tracts as defined by the HUD and the Texas Department of
Housing and Community Affairs (TDHCA). Developers must provide evidence of political and community
support. Title to one or more selected sites will be acquired by the HCHA or an entity controlled by the
HCHA.

HCHA will consider most favorably Offerors who clearly demonstrate knowledge of the Federal, State or
local laws, and impacting the development and operation of affordable housing (Workforce Housing). The
Offeror must have demonstrated experience in the interaction of housing authorities with lenders/investors,
regulations and requirements related to the financial accounting and audit services for affordable housing
developments. All submittals must conform to requirements outlined herein.

HCHA intends to serve as Co-Developer for all projects. All activities, endeavors, initiatives, and actions
undertaken as a result of an award of this RFP are hereinafter understood and incorporated by reference,
to be in partnership with the HCHA, it’s entities, instrumentalities and/or affiliates, and is subject to
HCHA final prior approval.



If a contract is awarded, it will be awarded to the responsible Offeror whose qualifications, fees,
terms/conditions and other factors are deemed most advantageous to the HCHA. Additional requirements
or restrictions imposed by the lender, investor and other governmental entities will also be considered in
rendering a decision.

PROCUREMENT SCHEDULE

The anticipated schedule for the RFP is as follows:

SCHEDULE
EVENT DATE
Advertised May 20, 2018, and May 27, 2018
Post on HCHA Website May 22,2018
Pre-Submission Conference N/A
Receipt of Written Questions June 5, 2018
Response to Written Questions June 7,2018
Submission Date June 14,2018

DELIVERABLES

If submitting a hard copy, one (1) original proposal and three (3) copies of the typewritten submission,
including all required information, must be executed and submitted in a sealed envelope or package. Any
handmade corrections made in the proposal must be initialed by the principal or authorized officer of the
Offeror. The original proposal must bear the original signature of a principal or authorized officer of the
Offeror.

Proposals may also be emailed as a PDF attachment to samson.babalola@hchatexas.org. If submitting
an electronic copy, only one (1) proposal need be emailed. Electronic submission of the proposal shall be
considered signed by a principal or authorized representative of the Offeror.

Offerors are solely responsible for ensuring that their proposals are actually received by the time and date
stated. Receipt at HCHA after the due date and time specified will be cause for rejection.

Proposal Due Date/Time:

Proposals must be submitted on or before 3:00 p.m. CST on June 14,2018, in a bound and sealed envelope
or package or by email attachment. If submitting a hardcopy submission of the proposal, the face of the
envelope or package must contain, in addition to the address below, the title “Development Partners of
Affordable Multi-Family Housing (Workforce Housing)- Request for Proposals. RFP #18-06, Due
Date and Time: June 14, 2018, 3:00 P.M. (CST), Name of Offeror: JIf
submitting an electronic copy of the proposal, the subject line must contain the title “Development
Partners of Affordable Multi-family Housing (Workforce Housing) — Request for Proposals. RFP
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#18-06, Due Date and Time: June 14,2018, 3:00 P.M. (CST), Name of Offeror:

kb

Submission Place/Address

Proposals must be submitted to Samson Babalola, Director of Real Estate Development, Harris
County Housing Authority, 8933 Interchange Drive, Houston, Texas 77054 or by email to
samson.babalola@hchatexas.org

Proposals by telegram, telephone, or facsimile, or handwritten proposals, will not be accepted by HCHA.

SCOPE FOR THE DEVELOPMENT OF AFFORDABLE MULTI-FAMILY HOUSING
(WORKFORCE HOUSING)

The HCHA's goal in issuing this RFP is to provide additional affordable rental housing options for low-
income persons and families in Harris County.

A) Project Description

The HCHA is looking for one or more affordable housing projects located outside of the City of Houston
City Limits but within Harris County. The proposed development should be financed with private equity
and debt only, and not require a financial contribution from HCHA to maximize its competitiveness.

B.) The Proposed Initiative

New Construction Projects: This initiative is being undertaken by the HCHA to provide additional
affordable housing options for families in Harris County. The initiative has the following core elements:

1. New Housing. New multifamily units will be constructed which respect the development patterns
and scale of the surrounding community to provide a housing resource for low-income residents
in the Harris County (outside the City Limits of Houston, Texas).

Acceptable Site. The HCHA must approve the location and condition of the proposed site, i.e., High
Opportunity Area, and Non-Impacted Census tracts. The selected developer(s) will be required to
provide a Phase I Environmental Assessment to the HCHA for projects proposing new construction,
and the HCHA's selection of any new construction project is subject to an acceptable Phase 1. The
preferred site(s) will include amenities including but not limited to the following in close proximity:
Elementary, Middle, and High Schools zoned to the development that achieved a “Met Standard” rating
as established by the Texas Education Agency(TEA), full-service grocery store, pharmacy, public park,
licensed child care facility, established employment centers and a public library.

o Ownership Structure. Simultaneously, with the equity and construction loan closing, the
development partnership will transfer title of the land to the HCHA or its related tax-exempt entity.
Fee title to the land will be taken in the name of the HCHA or a related tax-exempt entity, and the
land will be leased back to the development partnership under a long-term ground lease (99 years).
An HCHA controlled entity will serve as the sole general partner of the development partnership.
Development of the project will be turn-key, with the developer providing a fixed-price
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construction contract with a general contractor who will be identified in the developer's response
to this RFP.

Financing Sources. This initiative will be financed from private equity and debt. The selected developer is
responsible for seeking all private funds required by the project, and such funding must be identified in
response to this RFP.

C) HCHA'’s Role

The HCHA has assembled a team of legal, financial, and architectural/planning experts (the "HCHA

Team") to assist in the implementation of this initiative. The HCHA will assume one or more of the

following roles in the development of the selected project(s):

1. Asset Manager. The HCHA will monitor and enforce the terms of the Agreement(s).

2. Development Partner. The HCHA will receive a share of the developer fee and cash flow in
consideration of its contributions to the development of the project. The specific fee structure will
be negotiated; however, the HCHA does not intend to have significant involvement in the day-to-
day development activities.

D)) Developer’s Role

The responsibilities of the selected developer(s) will include, but are not limited to, the following:

o Undertake predevelopment activities;

o Develop architectural plans and construction documents and specifications consistent with HUD
guidelines, and obtain local approvals and permits;

o Develop and manage an implementation schedule;

o Obtain additional leveraged funds from private, non-governmental sources;

o Develop a project budget;

o Coordinate all development activities, including reporting and budget requirements, with HCHA;
o Determine a general management structure and prepare a management plan for the property. If a

property manager has not been selected by the developer at the time the proposal is submitted,
then the developer shall subsequently recommend a property manager, subject to approval by the

HCHA,;
o Provide all necessary financial guarantees and assurances to the lenders and tax credit investors;
o Develop and implement a "Section 3" resident employment program;
o If the developer has already entered into a construction contract, then a copy of that contract



and a resume and at least three (3) references for the general contractor shall be submitted with
the proposal. If a general contractor has not already been selected by the developer at the time of
the submission of the proposal, then the developer shall subsequently solicit construction bids and
enter into a contract for construction, subject to HCHA approval of the general contractor and the
terms of the construction contract. If the contractor is affiliated with the developer, a third-party
cost estimate will be required prior to closing to confirm the reasonableness of the construction

costs;
o Oversee construction and ensure completion in a timely manner;
o If the developer has already entered into commitment letters with the lender(s), then such

commitment letters shall be provided in the proposal. If the developer shall subsequently obtain
commitments from one or more lenders, for financing the project, such commitments to be on
forms and with parties reasonably acceptable to the HCHA,

o A Development and/or the GP Interest Purchase Agreement governing the responsibilities of the
parties will also be negotiated.

E) Income Structure and Use Restrictions

The HCHA seeks to provide housing to serve mix income households, including the low and very low
income. Respondents may target occupancy to households with incomes at or below 80% of area median
income (and subject to any income restrictions associated with other funding sources).

F.) Legal and Ownership Structure

The HCHA shall have the right to review, negotiate and approve the agreement of limited partnership
and/or amended and restated limited partnership agreement prior to execution by the general partner.

SELECTION PROCESS
A) Development Team

The development team must be capable of handling the development, sale transaction and ongoing
oversight of the project. The following will be viewed as favorable by the selection committee:

o Previous experience developing affordable housing of 100 units or more;

o Financial capacity to complete the project, including providing all necessary guarantees;

o Administrative capacity to complete the project;

o The management entity that is proposed, if any, must have previous experience with managing

projects 100 units or more;



o The development is located in a high opportunity, non-impacted census tracts, etc;

o The developer partner can be headed by a non-profit community-based developer or a for-profit
developer, or be a joint venture. The new project construction developer's team should include (1)
an experienced developer of multi-family housing; (2) a licensed general contractor with
demonstrated financial capability; (3) a registered architect with LIHTC multi-family residential
design experience, and (4) a management agent with experience managing multi-family rental
complexes. The developer may perform any of these functions if qualified. The HCHA reserves
the right to accept or reject individual members of the development team. To the extent that any
of the indicated members of the development team are not identified in the proposal; the HCHA
reserves the right to require that the developer complies with HUD procurement regulations in
connection with the subsequent identification of such team members.

B.) Proposal Requirements

The Developer, i.e., the Respondent, is required to submit the following information, although the HCHA
reserves the right to request additional information upon review of initial submissions:

1. Structure of the Team

All entities that comprise the team are to be identified, indicating their specialization(s) and specific
contribution to the team. Respondents are encouraged to include on the team specialists for all components
of the program including design, construction, financing, and management services. The form of
relationship between participants should be designed to meet the needs of the team and the program;
however, the team leader should be clearly identified. Ultimately, the identified team leader will be held
responsible for the performance of all members of the team. If the team members are unrelated parties; the
team leader should enter into individual agreements with each member to assure performance, and copies
of such agreements shall be provided in the proposal. Respondents must submit an organization chart
showing all of the individuals that will be assigned to this project. Also, resumes of the key individuals are
to be included with a detailed description of the responsibilities that they will be required to perform. The
HCHA is interested in assessing the capacity and capability of teams and their ability to respond to the
demands of this initiative. Additionally, the HCHA will assess the capability of the project manager, the
lead individuals in each discipline, and the team.

2. Experience of Team Members

Descriptions of relevant experience should be provided for each member of the team. Additionally, any
previous collaboration among some or all members of the team should be noted. Successful experience in
the development and operation of similar projects to the one proposed for this RFP will be favored. Likewise,
experience in housing development efforts with resident and community participation will be favored.

3. References

Respondents must submit at least 5 references for the team leader and 3 references for each of the other
major team participants.
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4, M/WBE Participation

The Respondent must submit information showing the composition of the team, clearly indicating where,
and to what extent, minority and female business enterprises are to be utilized. The HCHA has established
30 percent M/WBE participation as a goal. In addition, all proposals shall include a completed minority
business enterprise form (attached to this RFP).

5. Financial Statement

Current financial statements of the developer and the team leader (if other than the developer) of the
proposing team must be submitted. These statements should demonstrate the financial capacity of the
developer, or the entity that would most likely be responsible for executing all applicable guarantees.
Financial statements may be submitted in a separate, sealed envelope (one copy only) marked "Financial
Statements - Confidential."

6. Project Design, Operation, and Location

In a narrative and diagrammatic presentation, Respondents should provide a detailed description of the
proposed project(s) including tenant amenities and any other relevant information. A legal description and
street address of the proposed project site must also be included. It is recognized that the selected developer
is responsible for the financial success of the development, its operation and the developer is expected to
propose accordingly. The HCHA is interested in facilitating the development of a successful rental housing
project. Thus, design concepts are expected to respond to the need to produce an economically viable
product. A construction budget must also be provided.

7. Financing Plan

Respondents must submit a "Sources and Uses of Funds" and a general "Development and Operating
Proforma" that presents the primary elements of the development and operating costs, as well as the
necessary operating projections for the development. It is understood that these are estimates. For the
estimate, the Respondent should assume that the development will be exempt from ad valorem taxes after
the HCHA -related entity becomes the general partner. As noted earlier, the development(s) and operation(s)
are subject to Davis Bacon wages, Section 3 and M/WBE requirements. The selected Respondent will be
expected to refine the financing plan as the development plan, including design and construction budget, is
finalized.

The narrative of the financing plan should clearly identify the number and income mix of units to be included
in the project. The financing plan should include a proforma and a reasonably detailed 15-year spreadsheet
showing operating budgets in balance for the duration. The development proforma should show all sources
and uses of development funds and reasonably detailed explanation for development costs. The 15-year
spreadsheet should show rents or other payments for each distinct type of housing unit. It should also break
operating expenses into typical, separate categories. Trending assumptions should be clearly stated and
documented. A “year one” operating budget must be included.

8. Proposed Ownership Structure
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