Request for Proposals (RFP) for Single-Family Homebuyer Unit Development
About this Tool

Description:

This Request for Proposals (RFP) is intended for use by grantees and their partners interested in developing single-family homeownership units. This sample RFP provides a framework for use in soliciting proposals from developers to use NSP funds to create affordable homeownership opportunities.
How to Adapt this Document: 

Fill in the blanks with program- and grantee-specific information, while modifying the text to fit the needs of the NSP program and comply with state and local law.
This document is provided as a template for use by NSP grantees.  It has been assembled from various RFPs in use, and is intended to reflect a range of possible approaches. THIS IS NOT A FINAL DOCUMENT AND SHOULD NOT BE USED WITHOUT APPROPRIATE REVIEW AND MODIFICATION.
Although this document contains required NSP and CDBG regulatory provisions, it is not represented to be a complete RFP.  NSP grantees should modify it to reflect the details of their program requirements (e.g., eligible areas, target properties, target income levels, and budget and cost limitations) and RFP process (submission requirements, proposal review and selection.)

Disclaimer: 
This document is not an official HUD document and has not been reviewed by HUD counsel. It is provided for informational purposes only. Any binding agreement should be reviewed by attorneys for the parties to the agreement and must conform to state and local laws.
	This resource is part of the NSP Toolkits. Additional toolkit resources may be found at www.hud.gov/nspta
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Neighborhood Stabilization Program

NEIGHBORHOOD STABILIZATION PROGRAM (“NSP”)

REQUEST FOR PROPOSALS (“RFP”)

FOR SINGLE-FAMILY HOMEBUYER UNIT DEVELOPMENT

Summary

The Neighborhood Stabilization Program (NSP), established pursuant to Title III of the Housing and Economic Recovery Act of 2008, provides federal funds to state, county and local government units to acquire and redevelop foreclosed and abandoned properties with the goal of stabilizing neighborhoods impacted by the collapse of the mortgage market.

______ (the “City”) is soliciting proposals from qualified developers for use of NSP funds to create affordable homeownership opportunities.   Up to __________ in NSP funding is available under this RFP.

Allocation of these funds will be according to the process and criteria specified in this request for qualifications.   The City expects to receive more proposals than can be funded with its limited NSP allocation, and reserves the right reject any and all submissions.  Also, applications may not be funded for the full amount requested.  

The City encourages applicants to seek additional funds from other state, federal and private sources.    

Eligible Activities/Uses of Funds

NSP funds will be used to support the following checked activities in targeted areas:

	 FORMCHECKBOX 

	Acquisition, rehabilitation and resale of vacant, abandoned or foreclosed properties to households with incomes at or below 120 percent of the Area Median Income (AMI).

	 FORMCHECKBOX 

	New construction in targeted neighborhoods of vacant or demolished properties (i.e., vacant land or vacant buildings) for sale to households with incomes below 120 percent of AMI.

	 FORMCHECKBOX 

	A minimum of 25 percent of the NSP funds must be used to serve households with incomes at or below 50 percent of the AMI.



Target neighborhoods in which properties are eligible for redevelopment under this RFQ are:

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

_____________________________________________________________________________

The City is:

	 FORMCHECKBOX 

	Making the properties listed below available for redevelopment
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________

	 FORMCHECKBOX 

	Asking developers to propose properties in eligible neighborhoods for inclusion in the program.

	 FORMCHECKBOX 

	Considering only developer qualifications at this time, with properties to be identified by the City or the Developer after approval.



NSP Requirements

· NSP Target Areas – NSP funds can only be spent in target neighborhoods identified as being areas of greatest need, as specified above.

· Purchase Discount – Any foreclosed upon residential property acquired with NSP funds must be at a discount of at least 1 percent below current appraised market value, based on an independent appraisal. 

· Limitation on Demolition -- Primary structures on properties acquired or contributed may not be demolished with NSP funds, unless they are declared as blighted in a written notice provided by Grantee.  

· Relocation -- All homes acquired or rehabilitated with NSP funds should be vacant prior to initiation of the project and prior to the City’s funding commitment.  If occupied, the developer must adhere to federal requirements related to acquisition, displacement and relocation found at 49 CFR Part 24 (the Uniform Relocation Assistance and Real Property Acquisition Act) and 24 CFR Part 570 (the Community Development Block Grant Program.)   Developers should consult with the City for approval of any purchase agreements that involve occupied properties.

· Environmental Review -- All properties assisted under this RFP will be subject to an Environmental Review by the city prior to acquisition, demolition, rehabilitation or new construction.  Developers will be required to submit the project site address, parcel identification number, and year the unit was built to the city, which will conduct the environmental review in compliance with 24 CFR Part 58. If the project passes the Environmental Review, the city will issue a Notice to Proceed, and the developer may move forward with the approved acquisition, demolition, rehabilitation, or new construction activity.

Notwithstanding any provisions of this RFP or of resultant NSP contract(s), these documents shall not constitute a commitment of funds, which shall occur only upon satisfactory completion of an environmental review to determine whether the project meets federal, state, and local environmental standards and receipt by the City of a release of funds from the U.S. Department of Housing and Urban Development under 24 CFR Part 58.  Developers must agree that the provision of any funds to their project(s) is conditioned on the City’s determination to proceed with, modify or cancel the project based on the results of a subsequent environmental review.  Developers funding may be required to contract for environmental consulting services to provide the information required, which shall be an eligible project soft cost.  

· Construction/Rehabilitation – In all work under this RFP, developers must adhere to all applicable state and local laws, codes, zoning and other requirements relating to construction, rehabilitation and housing safety, quality, and habitability.   In addition:

Rehabilitation – All NSP-assisted rehabilitation must be in compliance with the rehabilitation standards in the state or local jurisdiction’s NSP substantial amendment. 

Construction or rehabilitation supported with NSP funds will be required to conform to 24 CFR 570.603 of the CDBG regulations, as applicable. 

· Property Standards -- All newly constructed or rehabilitated projects funded with NSP funds must meet local codes and zoning ordinances. Plans should be of good design that will enhance the quality of life for residents.

Energy Efficiency -- Plans must incorporate energy efficiency measures through materials, heating, ventilation and air conditioning (HVAC) systems, building design, and site orientation.  

Lead-Based Paint -- If a rehabilitated home was originally placed into service prior to January 1, 1978, rehabilitation must comply with HUD lead-based paint rules (24 CFR Part 35 and 24 CFR Section 570.608). A lead-based paint risk assessment for lead based paint hazards shall be conducted, and rehabilitation work must be done by contractors meeting the requirements of the HUD rule and the EPA Renovation, Repair and Painting rule.  All purchasers and tenants of NSP assisted structures constructed prior to 1978 must be notified of the hazards of lead based paint poisoning.

· Sale Price Limitation – Per the HERA statute, the price for selling homes to assisted households under NSP cannot exceed the cost to acquire and redevelop/rehabilitate the home plus related costs. In determining the sale price, maintenance costs, such as boarding up units, lawn mowing etc, cannot be included.

· Buyer Requirements – The following requirements pertain to the sale of the homes to eligible buyers:

Occupancy by Low Moderate Middle Income Households – All units assisted with NSP funds must serve households with incomes at or below 120 percent of the AMI.   If checked above, a minimum of 25 percent of the NSP units must serve households with incomes at or below 50 percent of the AMI.

Buyer Note and Mortgage – All NSP funds will be secured by a mortgage and note and will be provided in the form of a zero interest deferred loan consistent with the Affordability Period requirements listed below.

Primary Residence -- Homes acquired, rehabilitated and sold under this RFP must be in use as a primary residence.  

Homebuyer Counseling – All homebuyers that are assisted through NSP funds must be provided at least 8 hours of homebuyer counseling through a HUD-certified homebuyer counseling organization.  Potential homebuyers must provide a copy of the Homebuyer Education Certificate of Completion, prior to closing.

· Affordability Period – NSP assisted units must meet the affordability requirements for not less than the applicable period specified, beginning after project completion. Affordability requirements apply regardless of the term of any loan or mortgage or the transfer of ownership. They are imposed by note and mortgage provided by the NSP grantee or affiliate and naming the grantee as mortgagee.  following periods:

NSP Funds Per Unit
Min Years of Affordability
Less than $15,000 NSP funds/unit
  5 Years

$15,000 - $40,000 NSP funds/unit
10 Years

Greater than $40,000 NSP funds/unit
15 Years

During this period, homebuyers must occupy the unit as their principle residency, and, if the home is resold, must repay NSP funds due according to the terms of the note and mortgage.

· Deadlines – Developers that receive NSP funds must take title (in the case of acquisition) or have a fully executed construction contract (in the case of rehabilitation) for funded properties within 12 months of receiving notice of intention to award by the City.  Projects must demonstrate progress toward this deadline by reaching milestones in an approved schedule.  Due to strict federal deadlines, projects that do not reach milestones in a timely manner will be subject to rescission of NSP funding.  
· Reporting – Each funded applicant will be expected to collect and report information about the uses of funds at least monthly, including, but not limited to:

Property location & activity

Funds budgeted and expended (NSP and all funding sources)

Beginning and ending dates of activities

Purchase price, appraisal and discount amount for each property acquired

Sales price & NSP buyer subsidy amount for each property

Other data needed to support HUD reporting requirements and performance measures

Buyer income, family composition & other information required to document eligibility

· Other program requirements and restrictions included in Title III of the Housing and Economic Recovery Act of 2008 and HUD regulations related to the NSP to be found at: http://www.hud.gov/offices/cpd/communitydevelopment/programs/neighborhoodspg/nspnotice.pdf.

Eligible Costs

NSP funds are available for use as noted below (checked item(s) only):  

	 FORMCHECKBOX 

	NSP funds may be used by developers for the costs of acquisition and development (as described above, subject to the following limits:  _____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________

	 FORMCHECKBOX 

	NSP funds may be used for subsidies to homebuyers, subject to the following limits.
_____________________________________________________________________________
_____________________________________________________________________________
__________________________________________________________________________


If NSP funds are noted above to be available for project-related hard costs and soft costs of the developer, the following list defines the types of project costs that are eligible for NSP funding, subject to the approval of the City:

· Acquisition of existing property or vacant land -- Acquisition of existing property, in need of rehabilitation, and acquisition of vacant land for redevelopment is eligible.  Acquisition of foreclosed upon residential properties is subject to the purchase discount limitation noted above.   All properties acquired must be vacant; occupied properties require the prior approval of the City to ensure that relocation rules are followed.

· Demolition. Written advance permission of Grantee must be obtained before offers may be made on properties on which the primary structure is blighted or beyond repair and therefore requires demolition.  Deteriorated accessory buildings that may require demolition must be included in the work write-up and cost.  Upon Grantee approval of project work write-ups or plans and specifications, the accessory buildings may be demolished. Demolition of a blighted structure may be approved only if the building is blighted, there is a plan for immediate or future redevelopment, and the City approves the Developer’s plan to ensure compliance with all Federal relocation requirements, if applicable.

· New construction. Any project that includes the addition of dwelling units outside the existing walls of a structure is considered new construction for NSP Program purposes.

· Rehabilitation. Rehabilitation includes the alteration, improvement, or modification of an existing structure. It also includes moving an existing structure to a foundation constructed with NSP funds.  Rehabilitation may include adding rooms outside the existing walls of a structure; however, adding a housing unit is considered new construction.

· Reconstruction – Reconstruction refers to rebuilding a structure on the same lot where housing is standing at the time of project commitment.  NSP funds may be used to build a new foundation or repair an existing foundation.  During reconstruction, the number of rooms per unit may change, but the number of units may not.

· Eligible soft costs – NSP funds can be used to cover the soft costs associated with a project as long as they are reasonable and necessary to the project. The following list defines the type of project related soft costs that are eligible under the NSP program. Please note that funding for soft costs is only eligible in collaboration with an eligible hard cost, and must be approved by the City.

Financing fees and other finance-related costs

Title binders and insurance

Recordation fees and transaction taxes

Legal and accounting fees related to the project

Surety fees

Environmental reviews

Homebuyer education

Property appraisals

Architectural, engineering

Construction management and related professional services

Builders and developers fees

· Developer fees – Developer fees, along with any other fees earned by the Developer or affiliated entities, including contractor and realty fees, must be approved by the City, and will not exceed _________%.  Costs included in the developer fee must be distinguished from costs billed separately to the NSP grantee.
Excess proceeds of sale – In order to avoid undue enrichment, as required by program rules, excess proceeds from the sale of units, after all approved costs and approved developer fees are paid, shall be returned to the City, unless such proceeds are approved for use in the production of additional units under the Developer Agreement.

Application Evaluation Criteria

Applications will be subject to threshold review to determine eligibility for the NSP. 

Threshold criteria include:

1) Application must be complete and received by the application submission deadline

2) Applicant must demonstrate capacity to complete proposed project within the required timeframe

3) Project site must be located in an eligible NSP Target Area

4) The proposed activity must be eligible under the City’s Consolidated Plan

5) Projects must comply with income targeting requirements

6) Project sponsors must agree to adhere to all contracting and hiring requirements

Applicants that do not meet the threshold requirements may be deemed ineligible for further consideration.

Projects meeting threshold will be scored:  Eligible applications will be evaluated by City staff according to the following selection criteria:

· Applicant Capacity (30 points)  Proven record of development and/or redevelopment experience with comparable activities in similar neighborhoods; Applicants demonstrating “capacity” will:

Have a recent history of development and/or redevelopment in the City that includes high quality affordable residential products delivered on-schedule and on-budget

Have an existing community development office/entity located in the City 

Have adequate staffing levels with appropriate skills & qualifications to complete proposed project within stated timeframe

Have relevant real estate and rehabilitation experience, including experience working with federally-funded housing development

Provide realistic estimated cost projections and schedules and show a track-record of meeting projected time-lines for any previously authorized City funded projects

Be able to provide the insurance coverage noted in this RFQ

· Readiness to Proceed (30 points) – Ability to implement program activities within 30-45 days of commitment of funds and to meet required milestones within 12 months of commitment. Applicants demonstrating “readiness” will:

Submit an application with as specific and detailed a proposal as possible, including evidence of research to determine NSP-eligible sites and progress toward site acquisition at an appropriate discount level

Identify a list of strategically located properties that meet program and eligibility requirements

Present evidence of site control and/or clear indications of timely schedule for obtaining site control

Present clear preliminary financial analysis that includes cost estimates for acquisition and/or rehabilitation, revenue estimates for sale and/or lease, and resultant subsidy request to City and other public sources

Sufficient financing/leveraged funds identified and/or secured to complete project(s), including letters of commitment or of interest from recognized community development lenders

Ability to submit ALL required contract-related documents (insurance certifications, etc.) within two weeks of preliminary notification of recommendation for funding

· Strategic Location (10 points) – Projects must involve properties within the City’s Target Neighborhoods that demonstrate a likelihood of having a stabilizing impact on the neighborhood.  Projects qualifying as “strategically located” for NSP funding may be in high visibility locations, may address one or more severely deteriorated properties on otherwise stable streets, or may be a site of crime and/or vandalism in the neighborhood.  Neighborhoods containing strategically located projects should be identified in a municipal or community-based plan as being targeted for stabilization, redevelopment, or reinvestment activities, be the site of current public investment and/or codified redevelopment plans, and should be associated with the presence and commitment of strong local non-profit community development corporations.

· Low income benefit (10 points) – A minimum of 25% of NSP-assisted units in all funded projects must serve residents with incomes at 50 percent AMI or below. The City seeks to support projects that provide a deeper level of affordability:

Greater than or equal to 40% units under 50% AMI: ________ (5 points) 

Over 40% OR at least 25% of units serving residents at or below 30% AMI: ___________ (10 points)

· Affordability Period (10 points) – Projects that provide longer affordability controls will be given up to 10 points. 

21 – 30 years 
5 points 

31 – 45 years 
10 points

· Leveraged Funds (10 points) – A minimum match of _____% of the requested NSP funds is strongly encouraged. Points will be awarded for financial commitments that exceed this 1-to-1 match level. Applicants should submit evidence of availability of leveraged funds.

Submission Contents & Instructions

Applicants must submit the following in response to this RFP:

· ORGANIZATION INFORMATION AND CAPACITY

Provide an overview of the organization’s history and experience in developing affordable housing and homeownership opportunities.  Identify your experience in working with City programs, including the CDBG or HOME program.  

If you plan to have a development team included in your project, please list their names and describe the role, experience, and capacity of each (including contractors, construction managers, real estate brokers, housing counselors, etc.)

Briefly describe the staff positions and qualifications of those individuals who will carry out the NSP program. Describe any existing commitments that would impact your ability to implement the project immediately.   

Have any persons employed by your agency been debarred by HUD or are otherwise restricted from entering into contracts with any federal agency?

Is your organization an approved HUD housing counseling agency? If not, describe how you will ensure that qualified homebuyers receive the required counseling under the NSP guidelines.

Provide current financial statements or other information that establishes the financial capacity of the developer to undertake and complete the proposed project.

Provide evidence of insurability for the insurance standards listed below:

The Developer shall maintain for the duration of the contract(s), at its cost and expense, insurance against claims for injuries to persons or damages to property, including contractual liability, which may arise from or in connection with the performance of the work by the Vendor, its agents, employees, representatives, assigns or subcontractors. This insurance shall cover such claims as may be caused by any negligent act or omission.

Additional Insured Status: The local jurisdiction must be listed as additional insured for liability arising out of activities performed by or on behalf of the Contractor.

Special Conditions: The insurer must indicate on the Certificate of Insurance that it agrees to defend, indemnify, and hold harmless the local jurisdiction, its agents, servants, and administrators from any and all complaints arising out of work or duties to be performed under this contract between the local jurisdiction and the Vendor.

Amounts: All insurance shall be written up for the following limits of liability:

· Bodily Injury Liability Insurance: $1,000,000.00 each person, $1,000,000.00 each occurrence

· Property Damage Liability Insurance: $1,000,000.00 each person, $1,000,000.00 each occurrence

· Professional Liability: $1,000,000.00

· PROJECT/PROPERTY INFORMATION

Identify the specific geographic location(s) you plan to implement your project, reflecting the eligible target areas noted above.  

Provide a detailed description of the proposed project for which funds are being requested.

Identify and describe which eligible activities you are applying for.

Describe the work to be performed and method of approach.

Describe the methods you will utilize to ensure cost effectiveness of your project.

Describe the marketing and outreach strategy to reach your target program participants, including compliance with all fair housing and non-discrimination requirements.  

Identify any mechanisms currently in place to assist with the financing for potential homebuyers.

Provide a projection of how many units will be completed and the timeframe for completion. Identify key tasks and completion dates that identify how your project is ready to proceed. 

Provide a project or property development sources and uses budget:

Sources:  Indicate the NSP funding requested for development and for buyer assistance, plus any other types of financial assistance to be used.  Provide documentation to support the commitment of these funds. If funds are not available to the project at the time of application submittal, please identify when you will apply for the identified funds. Also, please identify when the commitment may be expected.  

Uses:  Provide an estimated budget for the acquisition, rehabilitation, and disposition of foreclosed homes (including soft costs such as developer fees, realtor fees, appraisals, inspections, marketing, carrying costs, etc.). 

Developer fee:  Indicate the proposed developer fee, and all other fees proposed to be earned by affiliates of the developer, for each unit developed under this RFP.   

· Deadline: Applications must be submitted by _____________.   Proposal received after the deadline will not be accepted.

· Copies:   Applicants should submit____ (#)  one electronic and one originally signed paper copy of the attached application materials. 

· Delivery instructions: ____________________________________

· The City reserves the right to request additional information or documentation at any stage during the process, to request that changes be made to a proposal, and to fund portions of any given proposal.  Applicants will be expected to respond and comply with any additional requests in a timely manner.  Failure to provide requested information on a timely basis will result in a proposal being deemed non-responsive and ineligible for further consideration.
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