Multifamily Rental Program 
Non-Project-Specific RFQ
About this Tool

Description:
This resource is intended to be used with multifamily rental NSP projects in the predevelopment phase.

This RFQ solicits developers for one or both of the following benefits:

· Predevelopment grants to cover out-of-pocket site search costs such as appraisals and environmental reports; and

· A conditional reservation of funding for a future specific project(s) that the developer will present for the grantee’s approval.

Although this document contains required NSP and CDBG regulatory provisions, it is not represented to be a complete agreement, and NSP grantees must enter the project details and must reference any grantee-specific or project-specific requirements.

How to Adapt this Document: 
First, adapt the template document to your NSP multifamily rental program, by replacing yellow highlighted fields with program-wide parameters from your RFP. Comments throughout the document provide instructions for filling out the yellow highlighted fields. Once the document has been adapted for your NSP multifamily rental program, delete the comments that relate to the yellow highlighted fields and remove any remaining yellow highlights. 
The resulting template (which will now contain green highlights and associated comment boxes) can then be used in connection with each of your awarded projects, by filling in the green-highlighted fields with project-specific information. You may choose whether to retain the comment boxes associated with the green highlighted fields (they will be useful if you post the template document as part of your RFP process). Once the document has been adapted for the specific project, all remaining comment boxes and all remaining green highlights should be deleted. 

Source of Document:
This document is based on actual documents used by the State of Louisiana for its CDBG-funded hurricane recovery programs. These documents were developed by ICF International, The Compass Group, LLC and Jones, Walker, Waechter, Poitevent, Carrere & Denegre, LLP.

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

Yellow highlight indicates a program feature to be determined by the grantee.

Distinction Between Project Specific (RFP) and Non Project Specific (RFQ) Sub Programs. This is a non project specific RFQ that solicits developers for one or both of the following benefits:

· Predevelopment grants to cover out of pocket site search costs such as appraisals and environmental reports.

· A conditional reservation of funding for a future specific project(s) that the developer will present for the grantee’s approval. No actual reservation of funding will occur unless and until the developer and Grantee enter into a Project Specific Award Acceptance Agreement for a specific project that meets all requirements of the Project Specific RFP. 

The Toolkit team recommends that grantees use the following priorities in designing their procurement plans for their NSP multifamily rental programs:

· First Priority: Project Specific RFP. This is recommended as the first priority because it directly results in an NSP-eligible project that is shovel-ready. If a grantee has reason to believe that a Project Specific RFP, by itself, will result in commitment of the grantee’s multifamily rental funding, the Toolkit team recommends not offering any other form of multifamily rental funding.

· Second Priority: Non Project Specific RFQ for Predevelopment Grants. Developers who are not willing to speculate on a project specific proposal using their own funds for predevelopment may be willing to prepare such ac proposal if the grantee agrees to fund certain out of pocket predevelopment costs such as appraisals and environmental reports.  If a grantee has reason to believe that a Project Specific RFP, plus a non project specific predevelopment grant offer, will result in commitment of the grantee’s multifamily rental funding, the Toolkit team recommends not offering the remaining Third Priority option.

· Third Priority: Non Project Specific RFQ for a conditional reservation of funding. Under this option, developers compete to receive a conditional reservation of funding for a project-specific proposal to be submitted at a later date. The Toolkit recommends that grantees utilize this option only as a last resort, because it ties up a significant amount of funding without certainty that an eligible project will result. 
This Toolkit also includes a Project Specific RFQ that requests submission of a specific project on one or more specific sites, for which the developer has site control, and for which the developer has secured (at least conditionally) all non-NSP funding. Awards under the Project Specific RFQ would be documented using the Project Specific Award Acceptance Agreement that is included in this Toolkit. 
Companion Documents.  This document is designed to be used in conjunction with the other template documents that are included in the NSP Multifamily Rental Toolkit

· The Project Specific Toolkit documents include an RFP soliciting proposals for specific projects for which the developer has site control and has secured all needed non-NSP funding, an Award Acceptance Agreement (written agreement between grantee and developer), and template legal documents for a soft loan from grantee to developer.

· The Non Project Specific Toolkit documents include this RFQ, the Predevelopment Grant Agreement that is attached to this RFQ, and the Letter of Intent that is attached to this RFQ.

Name of Grantee (“GRANTEE”)

NEIGHBORHOOD STABILIZATION PROGRAM (“NSP”)

REQUEST FOR QUALIFICATIONS (“RFQ”)
FOR MULTIFAMILY RENTAL FUNDING
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Attachment A:
Form of Predevelopment Grant Agreement


Attachment B: Form of Letter of Intent


Attachment C: RFP

I. OVERVIEW. This RFQ, together with the separate Project Specific Request for Proposals (“RFP
”) issued by Grantee on date, contain the program requirements for the Grantee’s NSP Multifamily Rental program (the “Program”). A copy of the RFP is Attachment C to this RFQ.
A. Purpose of this RFQ.  The Grantee’s ultimate objective is to finance the rehabilitation and/or development of multifamily rental housing on NSP-eligible sites.  The Program is described more fully in Grantee’s describe Grantee’s published NSP implementation plan, available on Grantee’s web site. Sponsors should carefully review the RFP’s Attachment C “Creating an NSP-Eligible Rental Project”. The separate RFP contains the requirements for eligible projects. The purpose of this RFQ is to make funding awards to qualifying sponsors, in the form described in subsection D below. 

B. Terminology. Capitalized terms not defined herein have the meaning given to them in the NSP Legal Documents (as hereinafter defined).   The term “sponsor” as used herein means the developer / applicant seeking to obtain funds under this RFQ.
C. Grantee Web Site.  References herein to Grantee’s web site refer to the following URL: 

D. Forms of NSP Funding. Sponsors may apply for: select one or both of the following
1. A Predevelopment Grant Agreement
, in the form attached hereto as Attachment A, for reimbursement of certain predevelopment costs (also see Section II). Each Predevelopment Grant Agreement will expire on _______________, 
2010.

2. A Letter of Intent, in the form attached hereto as Attachment B, making a conditional reservation of funds for a project-specific proposal to be submitted later (also see Section III).  Each Letter of intent will expire on _______________, 
2010. No actual reservation of funds will occur unless and until the sponsor and Grantee enter into an Award Acceptance Agreement pursuant to the RFP, for a specific project meeting all requirements of the RFP.

E. Funding Available Under This RFQ.  Grantee reserves the right to increase or decrease the level of funding available under this RFQ and/or to obtain additional sources of funding to be made available under this RFQ.
 Pick one or both of the following:
1. Funding for Predevelopment Grants. Grantee has set aside $_____
 million of Neighborhood Stabilization Program (“NSP”) funds for awards of Predevelopment Grant Agreements pursuant to this RFQ. Developers may apply for predevelopment grant funding up to the lesser of (a) $_________ per sponsor or (b) $________ per unit. A single Predevelopment Grant award may support predevelopment costs for more than one eventual NSP multifamily rental project.

2. Funding for Letters of Intent. Grantee has set aside $_____
 million of Neighborhood Stabilization Program (“NSP”) funds for awards of Letters of Intent pursuant to this RFQ. Developers may apply for a conditional reservation of funding up to the lesser of (a) $_________ per sponsor or (b) $________ per unit.

F. Timeline.  Grantee envisions the following timeline for awarding funds:

	Date
	Event

	
	RFQ published

	
	Questions submitted by COB on this date 
will be answered by Grantee on or before COB insert date
. 

	
	First date
 for submission of qualifications

	
	Last date 
for submission of qualifications 


G. Award Process
.  
Sponsors that submit complete qualifications, that are received by Grantee on or before the last date for submission of qualifications, will compete against each other for funding. After the last date for submission of qualifications
, awards will be made, among sponsors that submitted acceptable qualifications
, based on Grantee’s evaluation in accordance with the Selection Criteria described in Section VI.

H. NSP Qualification Submission.  See Section V for the contents of the qualification package. See Section I.F for qualification due dates. Qualifications must be received by Grantee not later than time of day on the applicable date. Qualifications must be submitted to Grantee 
at the following address:

Physical address for delivery of qualification packages
I. Potential Supplemental Funding
.  In the event that Grantee increases the funds allocated to the Program, Grantee reserves the right at its option to re-consider acceptable qualifications submitted for the Program which were not previously funded without the need of re-opening the Program for additional qualifications.  

II. GRANTS FOR PREDEVELOPMENT COSTS. The following includes a summary of certain provisions of the template form of Predevelopment Grant Agreement attached hereto as Attachment A. In the event of conflicts between the following and Attachment A, Attachment A will prevail.
A. Preconditions for Reimbursement. The following preconditions must be satisfied before costs may be submitted for reimbursement.

1. The Grantee has previously approved
 the site for which the costs were incurred. 

2. There is no Identity of Interest (as defined in the Loan Agreement) between the sponsor and the vendor.

3. Salary and overhead costs of the sponsor and its staff are not eligible for reimbursement.

4. The sponsor must have paid each cost prior to seeking reimbursement.

5. No costs may be incurred after the sponsor concludes that a site is not feasible for inclusion in an eligible project.
B. Grantee Pre-Approval of Sites
. When submitting proposed sites for Grantee’s approval, the sponsor will submit the following information:

1. The street address of the site.

2. Evidence that the site falls within an NSP Target Area identified in the Action Plan.

3. The NSP eligible site type (Foreclosed, Abandoned, Vacant, Demolished).

4. Evidence that the site satisfies the applicable NSP eligible site type definition.

5. Whether the site contains any pre-1978 buildings.

6. Whether the seller has given or will give an NSP Seller’s Certificate that the site is not occupied.

7. Whether the site contains any occupied units.

8. Whether the site contains any personal possessions.

9. Whether the sponsor anticipates carrying out any demolition if the site is included in an eligible project that receives an award under the RFP.

10. The seller’s asking price.

11. Photographs showing the current condition of the building(s).

12. The number of units the sponsor anticipates producing on the site.

13. The affordability mix of units the sponsor anticipates producing on the site (number of units affordable at 50% AMI, number affordable between 50% and 80% AMI, number affordable between 80% and 120% AMI).

14. Whether the sponsor anticipates producing any units on the site that will not be NSP-eligible (for example, market rate units).

15. Any liens or encumbrances. 

16. For each lien or encumbrance, whether it would remain after the sponsor’s purchase of the site and, if so, whether the sponsor has any reason to expect that the lien or encumbrance will detract from the completed project.

C. Grantee Pre-Approval of Sites Is For Predevelopment Grant Purposes Only.  

1. The Grantee expects that, typically, sites that are pre-approved for predevelopment grant purposes will be included in the sponsor’s eventual project-specific proposal(s) under the RFP, with the same unit mix, affordability levels, and other characteristics that the sponsor indicated when requesting Grantee pre-approval.

2. However, the Grantee recognizes that there may be circumstances in which a different result may be appropriate, for example if (without limitation) a site does not receive environmental clearance, or if due diligence demonstrates that development costs would be excessive.

3. Accordingly, the sponsor’s eventual project-specific proposal(s) may exclude pre-approved sites and may vary from the project characteristics indicated in the sponsor’s applications for pre-approval of sites. 

4. However, in any project-specific proposal, the sponsor shall explain the reasons why any pre-approved sites are not proposed for inclusion in the project, and the reasons why any characteristics indicated in the sponsor’s applications for pre-approval are not reflected in the project-specific proposal.
D. Third Party Costs Eligible for Reimbursement. Only the following types of costs are eligible for reimbursement:

1. Appraisal costs.  See Attachment E to the RFP for a discussion of appraisal requirements.

2. Fees to property owners as compensation for granting the sponsor an option to purchase that extends through the anticipated start date for construction. 

3. Environmental or historic review fees or report fees, including lead based paint risk assessment fees, lead based paint inspection fees, and flood zone determination fees.

4. Fees for preparing a repair estimate and/or work write-up. Eligible costs include inspection costs (including inspection fees to an engineer and/or architect that may be necessary to support preparation of a repair estimate), costs to prepare a repair estimate, and costs to prepare bid specifications. 

5. Fees to Developer’s counsel in connection with options to purchase properties and in connection with ascertaining liens and encumbrances.

E. Classification of Predevelopment Costs. Grantee will treat predevelopment costs as program delivery costs until such time as a Tier One Award Acceptance Agreement is issued by Grantee and accepted by the sponsor.  At such time, any predevelopment costs will be reclassified as costs of the eligible project.
F. Template form of Predevelopment Grant Agreement.  By applying for predevelopment grant funding under this RFQ, a sponsor indicates its willingness to execute Attachment A (the template form of Predevelopment Grant Agreement), without modification, if an award is made.

III. CONDITIONAL RESERVATIONS OF FUNDS.  The following is a summary of certain provisions of the Letter of Intent attached hereto as Attachment B. In the event of conflicts between the following and Attachment B, Attachment B will prevail.
A. Projects Eligible for Future Funding.  See the RFP for Grantee’s requirements regarding eligible projects.  In addition to requirements set forth in the RFP, to be eligible to receive a future Tier One Award Acceptance Agreement, projects must also meet the following requirements:

1. Submission Deadline.  A complete application, meeting the requirements of the RFP, must be received by the Grantee not later than ________ on ___________, 2010.
2. Minimum Point Score. Eligible projects must have a point score of at least ________
 points using the Selection Criteria described in the RFP.

3. Maximum NSP Funding Per Unit. The amount of NSP funding requested cannot exceed $______________
 per NSP-eligible unit. 

4. Multiple Projects.  The sponsor may submit applications for multiple projects, each of which must meet the requirements of the RFP and the requirements hereof.
5. Not to Exceed Reserved Funding.  Grantee’s agreement to fund eligible projects is limited by the amount of funding that is conditionally reserved for the sponsor.

B. Template form of Letter of Intent.  By applying for a conditional reservation of funding under this RFQ, a sponsor indicates its willingness to execute Attachment B (the template form of Letter of Intent), without modification, if an award is made.

IV. AWARD PROCESS
A. Questions Regarding This RFQ.  Sponsors and other stakeholders may submit questions by email to email address. Grantee will post answers to questions on Grantee’s web site. See Section I.F for Grantee’s agreement to provide answers to initial questions. However, questions may be submitted at any time; answers will be posted to Grantee’s web site as questions are answered. Grantee will use best efforts to answer questions within seven calendar days; the last date for submission of questions is seven calendar days prior to the last date for submission of qualifications.
B. Process for Reviewing Qualifications.  

1. Communication with Contact Person.  Grantee will communicate only with the contact person listed in the Qualification.  Information received from persons other than the contact person will be disregarded by Grantee. 

2. Completeness. The review process will begin with a review for completeness. Qualifications that are incomplete will be rejected without further review, and no opportunity to complete the qualification will be given
. See Section IV.C below regarding rejected qualifications.

3. Potential Grantee Requests for Clarification. Grantee may, but shall not be obligated to, follow-up with a sponsor’s contact person during the qualification review process in a telephone conversation or in writing in order to obtain clarification should Grantee determine it to be advisable or necessary.  Sponsors should endeavor, however, to provide thorough and complete qualifications as they may not have an opportunity for subsequent communications either oral or written other than the response to the deficiency letter.

4. Deficiency Letter. All sponsors who submitted complete qualifications will receive a deficiency letter based on Grantee staff review of the qualification, whether or not the qualification includes a deficiency.  

a. Deficiencies are aspects of a complete qualification that are inadequate to allow Grantee evaluation of the qualification. Examples of deficiencies include: statements that are not adequately supported, inconsistent or conflicting information, and explanations that are confusing or ambiguous.

b. Sponsors will have ten business days to respond to the deficiency letter. If all deficiencies are not remedied within the allowed period, the qualification will be automatically rejected without further notice
. 

5. Order of Award
. Complete qualifications without deficiencies (including qualifications that cure deficiencies within the allowed response period), and that are determined to comply with the requirements hereof, will be awarded according to Grantee’s evaluation of the qualifications in accordance with the Selection Criteria. See Section V.C below regarding qualifications that fail to address deficiencies within the allowed response period.

C. Rejected Qualifications.  If a qualification is rejected by Grantee (for example, for failure to submit a complete qualification), or if the sponsor fails to cure all deficiencies within the allowed period, a new qualification may not be re-submitted 
.

D. Recapture. If the sponsor does not accept an award within the allowed time period, if the sponsor does not comply with the terms of the award, or if the sponsor relinquishes its award after accepting, Grantee will reverse any funding reservation, may restore the funding to the RFQ, and may withdraw the funding from the RFQ.
E. Awards Pursuant to Federal Regulations. Grantee reserves the right to make awards in accordance with published federal regulations, rulings, guidelines and notices. Grantee will not close a Gap Financing Loan (pursuant to a future award under the RFP) until environmental clearance has been issued.

V. QUALIFICATION PACKAGE
. Materials that do not need to be signed may be submitted on CD-ROM. Electronic spreadsheets must be submitted in “live” Microsoft Excel format with all formulas active.
A. Required Materials. 
1. Sponsor Experience
. The sponsor’s experience in developing and operating rental projects. Experience with scattered site rehab projects is desirable but not required. Experience with single family rental projects is desirable but not required. Experience with affordable projects is desirable but not required. Include a list of multifamily rental projects developed in the past ten years, indicating any subsidy / affordability programs utilized. Briefly describe the experience of key members of the proposed development team.

2. Experience of Proposed Management Firm. The experience of the proposed management firm must include experience with projects subsidized under one or more of the following programs: the Home Investment Partnerships Program and/or the Low Income Housing Tax Credit. Experience with scattered site rehab projects is desirable but not required. Experience with single family rental projects is desirable but not required. Include a list of multifamily rental projects currently managed, indicating any subsidy / affordability programs.

3. Whether the sponsor has previously undertaken development in one or more NSP Target Areas.

4. Whether the sponsor has previously undertaken development of a project utilizing funding from Grantee.

5. Sponsor’s plan for assembling an eligible project.  Include a proposed timeline. Demonstrate why the timeline is reasonably likely to be achieved.

6. Sponsor’s Capacity. Discuss the internal and external resources the sponsor will commit. Discuss the Guarantor(s) that the sponsor intends to propose in an eventual project-specific application under the RFP.

7. Number of Multifamily Rental Units. Number of units that the sponsor proposes to develop.

8. Amount of funding requested.

B. Optional Materials
.  Sponsors may include additional information about the multifamily rental project(s) they propose to develop, including for example:

1. The percentage of units proposed to be eligible for NSP funding.

2. The percentage of units proposed to count toward the Grantee’s requirement to devote at least 25% of its NSP funding for the benefit of households and individuals with incomes below 50% of the area median income, adjusted for household size.

3. The geographic area in which the sponsor proposes to develop multifamily rental housing.

4. The types of properties the sponsor proposes to acquire.

5. Energy-saving or Green features the sponsor proposes to include in its multifamily rental project(s).

VI. SELECTION CRITERIA

A. Sponsor’s Relevant Experience and Qualifications.
B. Relevant Experience and Qualifications of Proposed Management Firm. 
C. Sponsor’s Plan for Assembling an Eligible Project(s).
D. Sponsor’s Capacity.

E. Other criteria selected by the grantee.

VII. ATTACHMENTS.   
A. Form of Predevelopment Grant Agreement.

B. Form of Letter of Intent.

� That is, qualifications that are complete, that have resolved any deficiencies, and that meet the requirements of this RFQ.





�This is the “Tier One” RFP, soliciting proposals for specific shovel-ready multifamily rental projects.


�Insert appropriate URL


�Grantees should plan on accounting for predevelopment costs as program delivery costs until a Tier One Award Acceptance Agreement is executed (at which point predevelopment costs for sites that are part of the actual project can be reclassified as eligible project costs.


�Date selected by grantee to allow time to make a Tier One award prior to the grantee’s 18 month commitment deadline.


�Date selected by grantee to allow time to make a Tier One award prior to the grantee’s 18 month commitment deadline.


�Grantee decision


� This will be in addition to funding set aside for the Tier One RFP. For example, if the grantee intends ultimately to fund 100 units of MF rental housing, would like to fund up to four projects of not more than 50 units each, and expects predevelopment costs to average $10K per unit, the grantee might make $1 million available for predevelopment grants, with limits of up to $500K per grant (the per project limit could be lower if the grantee wants to incentivize smaller projects) and $10K per unit.


�This will be in addition to funding set aside for the Tier One RFP. For example, if the grantee intends ultimately to fund 100 units of MF rental, would like to fund up to four projects of not more than 50 units each, and expects total NSP funding (over and above any predevelopment grant funding) to average $150K per unit, the grantee might make $15M available, with limits of up to $7.5M per project (the per project limit could be lower if the grantee wants to incentivize smaller projects) and $150K per unit.


�Allow 7-10 days after publication for the initial round of questions


�Section V.A discusses procedures for handling subsequent questions.


�Allow at least 6 weeks after publication of the RFQ


�Allow enough time to process qualifications and commit funds by the Grantee’s deadline date


�The Toolkit team recommends against utilizing pools in a Tier Two RFQ, so as to maximize the likelihood of committing all funds by the 18 month deadline. If a grantee wishes to utilize pools, see the Tier One RFP for an example of how to build a pool structure into a procurement.


�Grantee decision.


�This assumes a competitive award process based on the grantee’s subjective evaluation of the selection criteria.  An alternative is to have an open window award process, in which acceptable qualifications will be processed in the order received and will receive awards subject to meeting a minimum point score requirement (under a set of objective selection criteria).


�If electronic qualification components will be accepted by email, provide the email address and the maximum file size that can be accepted.


�Grantee decisions.


�Typically this approval will be for the site to be acquired, but it is also possible that the grantee might approve a site that the developer already owns.


�Approval of sites by the grantee will occur after a Predevelopment Grant award is made. The approval discussed here is an approval to incur predevelopment costs only. It does not constitute an approval to acquire the site or an approval for a project. For an extended discussion of NSP requirements regarding site acquisition, see the Property Acquisition Guide and Property Acquisition Checklist that are part of this Toolkit. Also see Attachment C to the RFP (Creating an NSP-Eligible Rental Project). 


�Grantee decision


�Grantee decision. Grantees should realize that sponsors will have an incentive to request the maximum amount.


�Grantee decision. An important consideration is whether the RFQ is expected to be over-subscribed or under-subscribed.


�Grantee decision. An alternative approach is to accept the qualification but resolve all unanswered issues against the applicant.


�Grantee decision. Corresponds to grantee’s choice between the competitive and open-window award processes.


�Grantee decision. The tight timeframe for NSP commitments argues against allowing re-submissions, because the time for re-submission would delay all awards. 


�Needs to correspond to the Selection Criteria selected by the grantee. Grantees generally should avoid asking for materials over and above the minimum needed in order to evaluate the Selection Criteria. Depending on the Selection Criteria chosen by the grantee, the qualification package may or may not be the same for both predevelopment grants and Letters of Intent.


�Grantees should consider whether to require experience developing and operating rental projects.


�A grantee might choose to require this information for all submissions, or only for submissions requesting a Letter of Intent.


�Grantee decisions. This template RFQ is written assuming that the grantee will make a qualitative evaluation of each proposal. Alternatives include (a) developing an objective point-score system and (b) assigning weights to the various selection criteria.
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