REQUEST FOR PROPOSALS
Development Partner: Mt. Mercy Campus Development
Affordable and Supportive Housing for Seniors and Vulnerable Populations

RFP No. OPS-001
Issued: July 227, 2026, Proposals Due: August 12, 2026, 5:00 PM ET
Point of Contact: Jose Capeles
Jose.capeles@grhousing.org | 616-235-2600 ext. 1012



GRHC RFP - Mt. Mercy Campus Redevelopment

1. Overview

The Grand Rapids Housing Commission (GRHC) is seeking a qualified development partner to
continue developing the Mt. Mercy campus (the “Site”) into affordable and supportive housing
serving seniors and other vulnerable populations, including people experiencing or at risk of
homelessness and persons with disabilities.

GRHC is a housing commission serving Kent and Ottawa counties. It administers Public
Housing, Housing Choice Voucher, and Project-Based Voucher (PBV) programs under HUD
oversight and owns and manages a portfolio of affordable housing. This project advances
GRHC's strategic priorities of Housing Opportunity Creation and Partnerships & Collaboration.

GRHC expects to enter into a development agreement, and potentially a joint venture, with one
or more selected respondent. This RFP does not commit GRHC to select any respondent, convey
any interest in the Site, or commit vouchers or other subsidy. Any award is contingent on Board
approval, HUD approvals where required, environmental review, financing, and successful
negotiation of final agreements.

1.1 Baseline Program

Parameter Expectation

Unit count (per project) Approximately [40—60] units; alternatives considered with
justification

Unit types Mostly studios and one-bedrooms

Income targeting Majority at or below 60% AMI; meaningful share at or below
30% AMI with rental assistance

Populations Seniors (55+/62+) and/or vulnerable populations (see Section
2)

Construction Adaptive reuse, new construction, or both

Affordability Minimum 30-year extended use; longer preferred

Services Supportive services plan, if providing as part of the proposal

2. Site, Populations, and Services

2.1 Site

The Site is located at 1425 & 1511 Bridge St NW, Grand Rapids, Michigan 49504, comprising
approximately 18 acres. Given the size of the Site, it is anticipated that multiple development
projects may be accommodated. The Grand Rapids Housing Commission (GRHC) is open to
proposals for individual phases or projects, as well as comprehensive development concepts, and
reserves the right to pursue multiple development partnerships across the Site.

2.2 Who the Housing Will Serve
* Senior households (55+ or 62+, consistent with Fair Housing Act housing-for-older-
persons requirements if age-restricted);
» People experiencing or at risk of homelessness, including referrals through the
Continuum of Care coordinated entry system,;
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» Persons with disabilities, including those needing permanent supportive housing;

» Extremely low- and very low-income households needing housing stability supports.
Proposals serving more than one population must explain how the mix will work operationally:
staffing, building programming, tenant selection, and referral pathways.

2.3 Supportive Services

If the proposal includes supportive services, please provide a brief description of the services
proposed for the site. The description should identify the anticipated service provider(s), the
types of services to be offered, the intended resident population, and how the services will
support resident stability and long-term success. Memorandums of Understanding (MOUs),
Letters of Intent, or detailed long-term funding plans are not required as part of this proposal.

3. Scope of Development Services
The selected partner will lead the project from predevelopment through stabilized operations,
including:

* Predevelopment: Due diligence, market study, design, entitlements, and community
engagement;

* Financing: LIHTC application to MSHDA (4% or 9%), assembly of all funding sources,
lender and investor procurement, and closing. Federal environmental review under 24
CFR Part 58 must be complete before any choice-limiting actions;

* Construction: Competitive selection of the general contractor, construction
management, monthly reporting to GRHC, and compliance with Davis-Bacon prevailing
wages (where triggered) and Section 3 economic opportunity requirements;

* Lease-up and operations: Tenant selection plan, affirmative fair housing marketing,
lease-up to stabilization, and a property management plan. Respondents shall state
whether GRHC, the respondent, or a third party is proposed as management agent;

* Compliance: Ongoing LIHTC, HUD, and lender compliance, with an annual asset
management meeting and reporting to GRHC.

4. Deal Structure and Rental Assistance

4.1 Partnership

GRHC anticipates an ownership role, which may include co-general partner, special limited
partner, or ground lessor. Proposals must describe: the proposed structure and governance
(including major decisions requiring GRHC consent); the developer fee amount, the proposed
split with GRHC, and payment schedule; who provides each guaranty (completion, operating
deficit, tax credit recapture); and a right of first refusal or purchase option for GRHC at the end
of the initial compliance period. GRHC does not expect to provide guaranties; any proposal
assuming otherwise must say so clearly.

4.2 Project-Based Vouchers

GRHC may make PBVs available, subject to 24 CFR Part 983, GRHC's Administrative Plan,
subsidy layering and environmental review, and HUD requirements for PHA-owned projects.
State the number of PBV units requested, the populations they would serve, proposed rents, and
how the project performs if fewer PBV units are awarded. No PBV commitment is made or
implied by this RFP.
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4.3 Financial Requirements

Proposals must include: a development budget; balanced sources and uses for construction and
permanent periods, with the status of each source; a 15-year operating pro forma with stated
assumptions; and a rent schedule by unit. Underwriting must show a stabilized debt service
coverage ratio of at least [1.15], realistic operating expenses benchmarked to comparable
properties, adequate reserves, and a services budget that is not hidden inside the operating
budget. All exhibits must be internally consistent. Respondents must also provide audited
financial statements (two years) for the respondent and guarantors and disclose contingent
liabilities.

5. Standards and Compliance
The project must comply with all requirements of its funding sources and GRHC's participation,
including:

* Procurement: This RFP is conducted under 2 CFR Part 200 and GRHC procurement
policy;

* LIHTC: Section 42 of the Internal Revenue Code and the MSHDA Qualified Allocation
Plan;

« PBYV (if used): 24 CFR Part 983, including caps, exceptions, and independent-entity
requirements for PHA-owned projects;

* Fair housing and accessibility: Fair Housing Act, Section 504/UFAS accessibility (at
least 5% mobility-accessible and 2% sensory-accessible units), ADA, and affirmative
marketing;

» Labor and opportunity: Section 3 (24 CFR Part 75), Davis-Bacon where applicable,
and MBE/WBE outreach;

* Cross-cutting: Environmental review (24 CFR Part 58), Davis Bacon Wage
Requirements (24 CFR Part 5);

* Design and construction: Michigan Building Code, local zoning, MSHDA design
standards, and NSPIRE-durable materials and systems. Design should support aging in
place: accessible showers, lever hardware, good lighting, community and services space,
and broadband in every unit.

6. What to Submit
Proposals must be organized as follows. Submit [one searchable PDF via [portal/email]] by the
due date. Proposals must be signed by someone authorized to bind the respondent and remain

valid for 120 days.

1. Cover Letter Team identification, concept summary, total development cost, PBV
request, requested GRHC contributions, authorized signature (3 pages
max)

2. Qualifications Entity description, key personnel, at least three comparable projects

from the last ten years with references, PHA/PBV experience, and
mandatory ten-year disclosures (defaults, 8823s, HUD findings,
debarment, litigation, bankruptcies)
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Tab Contents

3. Concept and Design | Program narrative, unit mix and AMI tiers, conceptual site plan,
accessibility and aging-in-place approach, sustainability targets, and
development schedule

4. Supportive Services | Everything in Section 2.3,

(if proposed)

5. Financials Everything in Section 4.3

6. Partnership Proposed structure, fee split, guaranties, ROFR/option, and requested
GRHC contributions

7. Community Engagement plan, Section 3 plan, MBE/WBE goals, local hiring
commitments

8. Forms All required certifications (Attachment E), including non-collusion,

debarment, conflict of interest, anti-lobbying, Section 3, EEO, W-9,
insurance capability, and addenda acknowledgment

7. Evaluation and Selection
GRHC will first screen proposals for completeness and respondent eligibility. An evaluation
committee will then score responsive proposals:

Criterion Points

Development team qualifications and experience 25
Financial feasibility and capacity 25
Development concept and design quality 25
Supportive services, if proposed Non-Scored
Partnership structure and value to GRHC 20
Community engagement, Section 3, and MBE/WBE 5

Total 100

GRHC may shortlist respondents, hold interviews or site walkthroughs, request clarifications or
best and final offers, and conduct reference and background checks. Selection requires Board
approval. GRHC will then negotiate exclusively with the top-ranked respondent; if no agreement
is reached, GRHC may move to the next-ranked respondent.

8. Schedule
RFP issued July 2272026
Written questions due August 412026
Final addendum posted August 71, 2026
Proposals due August 12, 2026, 5:00 PM ET
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Milestone

Board approval of selection (anticipated) August 18", 2026

GRHC may change this schedule by written addendum.

9. Terms and Conditions

Questions and addenda. Submit all questions in writing to the point of contact by the
deadline. Only written addenda modify this RFP.

Contact restriction. From issuance until selection, do not contact GRHC commissioners,
officers, or employees about this RFP other than the point of contact. Violations may
result in disqualification.

GRHC rights. GRHC may reject any or all proposals, waive minor irregularities, cancel
or amend this RFP, request additional information, negotiate final terms, and make an
award based on initial submissions. Respondents bear all proposal costs.

Insurance and indemnification. The selected respondent and its contractors must carry
insurance acceptable to GRHC (general liability, auto, workers' compensation,
professional liability for design, builder's risk during construction, and umbrella
coverage), with GRHC as additional insured, and indemnify GRHC as set out in the
development agreement.

Public records. Proposals are subject to the Michigan Freedom of Information Act. Mark
and segregate any claimed trade secrets and provide a redacted copy; blanket
confidentiality claims will not be honored.

Conflicts of interest. Disclose any relationship with GRHC commissioners, officers, or
employees. Respondents must comply with 2 CFR 200.318(c).

Protests. Protests must be submitted in writing to the GRHC Executive Director within
[five] business days of the action being protested, stating the grounds and relief
requested. GRHC's written decision is final at the agency level.

Equal opportunity. GRHC is an equal opportunity agency. Minority-owned, women-
owned, veteran-owned, and Section 3 businesses are encouraged to respond.

10. Attachments

A. Legal description, and parcel information
B. Site map
C. GRHC PBV program summary

END OF REQUEST FOR PROPOSALS
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Attachment 1: Legal Description, and Parcel Information

Parcel Information:
1. 41-13-23-352-036
a. Address: 1515 Bridge St NW
b. Legal Description: 411323352036 PART OF S 1/2 SW 1/4 COM 508.10 FT S
89D 33M 00S E & 33 FT N 0D 27M 00S E FROM SW COR OF SEC TH N 0D
27M 00S E 200.0 FT TH N 89D 33M 00S W 222.90 FT TH N 16D 31M 00S E
346.12 FT TH N 47D 38M 00S E 788.51 FT TH S 0D 43M 36S W 932.51 FT TO
N LINE OF BRIDGE ST /66 FT WIDE/ TH N 89D 33M 00S W ALONG N
LINE OF SD ST 300.16 FT TO BEG * SEC 23 T7N R12W A. SPLIT ON
06/08/2004 FROM 41-13-23-352-031, 41-13-23-352-032;
2. 41-13-23-352-037
a. Address: 1511 Bridge St NW
b. Legal Description: 411323352037 PART OF S 1/2 SW 1/4 COM 808.10 FT S
89D 33M 00S E & 560.66 FT N 0D 43M 36S E FROM SW COR OF SEC TH N
0D 43M 36S E 404.85 FT TH N 47D 38M 40S E 226.45 FT TH N 39D 36M 29S
W 200.25 FT TO SELY LINE OF MOUNT MERCY DRIVE /100 FT WIDE/ TH
NELY 83.20 FT ALONG SELY LINE OF SD DR ON A 1387.02 FT RAD
CURVE TO RT /LONG CHORD BEARS N 51D 53M 37S E 83.19 FT/ TO S 1/8
LINE TH S 89D 36M 12S E ALONG S 1/8 LINE 645.84 FT TO W LINE OF
PANFIL'S ASSESSOR'S PLAT NO.18 TH S 2D 24M 08S E ALONG W LINE
OF SD PLAT 510.56 FT TO W LINE OF L.C. TOWNER'S ADD TH S 5D 16M
32S E ALONG W LINE OF SD PLAT 105.23 FT TO W LINE OF PANFIL'S
ASSESSOR'S PLAT NO.19 TH S 3D 32M 48S E ALONG W LINE OF SD
PLAT 66.54 FT TH S 87D 25M 56S W 337.79 FT TH S 2D 34M 04S E 2.06 FT
TH S 42D 25M 56S W 11.29 FT TH N 47D 34M 04S W 14.20 FT TH S 87D
25M 56S W 225.11 FT TH S 76D 21M 31S W 217.07 FT TO BEG * SEC 23
T7N R12W 11.72 A. ALSO LOT 307 * PANFIL'S ASSESSOR'S PLAT NO.18
SPLIT ON 06/08/2004 FROM 41-13-23-352-031, 41-13-23-352-032;
3. 41-13-23-352-038
a. Address: 1425 Bridge St NW
b. Legal Description: 411323352038 PART OF S 1/2 SW 1/4 COM 808.10 FT S
89D 33M 00S E ALONG S SEC LINE & 33.0 FT N 0D 43M 36S E FROM SW
COR OF SEC TH N 0D 43M 36S E 527.66 FT TH N 76D 21M 31S E 217.07 FT
TH N 87D 25M 56S E 225.11 FT TH S 47D 34M 04S E 14.20 FT TH N 42D
25M 56S E 11.29 FT TH N 2D 34M 04S E 2.06 FT TH N 87D 25M 56S E
337.79 FT TO W LINE OF PANFIL'S ASSESSOR'S PLAT NO.19 TH S 3D
32M 48S E ALONG W LINE OF SD PLAT 237.46 FT TH S 73D 29M 59S W
308.20 FT TH S 1D 43M 41S E 289.47 FT TO NLY LINE OF BRIDGE ST /66
FT WIDE/ TH N 58D 52M 29S W ALONG NLY LINE OF SD ST 9.64 FT TH N
89D 33M 00S W ALONG NLY LINE OF SD ST 517.65 FT TO BEG * SEC 23
T7N R12W 8.60 A. SPLIT ON 06/08/2004 FROM 41-13-23-352-031, 41-13-23-
352-032;
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Attachment 2: Site Map
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Attachment 3 — PBV Program Summary

The Grand Rapids Housing Commission (GRHC) administers a Project-Based Voucher (PBV)
Program under Section 8 of the United States Housing Act of 1937 to facilitate the development,
preservation, rehabilitation, and long-term operation of affordable housing throughout Grand
Rapids and Kent County. The PBV Program allows rental assistance to be attached to specific
housing units rather than individual families, creating a reliable long-term revenue stream that
supports financing for affordable housing developments while ensuring quality housing
opportunities for low-income households.

Unlike the traditional Housing Choice Voucher (HCV) Program, where assistance moves with
the participant, PBV assistance remains with the assisted unit for the duration of the Housing
Assistance Payments (HAP) Contract. Eligible families occupy PBV-assisted units through the
GRHC’s waiting list and leasing process, while owners receive monthly housing assistance
payments under a long-term contract with the GRHC. This model provides financial stability for
property owners and developers while preserving affordable housing resources within the
community.

As a designated Moving to Work (MTW) agency, the GRHC has adopted local program
flexibilities that significantly expand the use of PBVs beyond traditional HUD requirements.
While HUD regulations generally limit PBV assistance to 20 percent of a housing authority’s
authorized voucher allocation, with certain statutory exceptions, the GRHC utilizes its MTW
authority to project-base up to 50 percent of its authorized voucher units. Additionally, the
GRHC has adopted an MTW policy permitting up to 100 percent of the units within a
development to receive PBV assistance when necessary to address identified affordable housing
needs and consistent with local planning priorities. These flexibilities provide substantially
greater opportunities to support affordable housing production and redevelopment than are
available under the standard PBV program.

The PBV Program supports a wide range of development activities, including:
e New construction
o Substantial rehabilitation
e Acquisition and rehabilitation
e Preservation of existing affordable housing
o Existing housing that substantially complies with Housing Quality Standards (HQS)

Developments may include mixed-income and mixed-finance housing, provided all applicable
HUD requirements are satisfied.

The GRHC may award PBV assistance through several methods permitted under federal
regulations and its Administrative Plan, including:

o Competitive Requests for Proposals (RFPs);

e Projects previously selected through competitive federal, state, or local housing funding
programs, including developments receiving Low-Income Housing Tax Credits (LIHTC),
HOME funds, Community Development Block Grant (CDBG) assistance, or other
competitive housing resources;
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o Non-competitive awards for eligible GRHC-owned or controlled redevelopment projects,
including public housing redevelopment initiatives, where authorized by HUD
regulations and the GRHC’s MTW authority.

In evaluating proposals, the GRHC seeks developments that further the agency’s mission of
expanding housing opportunities while supporting neighborhood revitalization and economic
mobility. Priority is given to developments that:
o Increase the supply of quality affordable housing;
o Expand housing opportunities in areas of opportunity;
e Support deconcentration of poverty and affirmatively further fair housing;
o Complement local redevelopment initiatives and community investment;
o Leverage additional federal, state, local, and private financing;
o Provide housing that is accessible to transportation, employment centers, healthcare,
education, and community services;
e Address identified housing needs within the community, including housing for seniors,
veterans, persons experiencing homelessness, persons with disabilities, and other
vulnerable populations.

Developments selected for PBV assistance must satisfy all applicable federal program
requirements prior to execution of a Housing Assistance Payments Contract. Depending upon the
type of development, these requirements may include environmental review, subsidy layering
review, compliance with Housing Quality Standards (HQS), accessibility requirements under
Section 504 of the Rehabilitation Act and the Fair Housing Act, Davis-Bacon labor standards
where applicable, and compliance with all federal civil rights requirements. Owners are also
responsible for ongoing compliance with property maintenance standards and HAP Contract
obligations throughout the contract term.

For newly constructed and rehabilitated developments, the GRHC first enters into an Agreement
to Enter into a Housing Assistance Payments Contract (AHAP), allowing construction or
rehabilitation to proceed following satisfaction of all HUD requirements. Upon completion of
development, successful inspection, and verification that all program requirements have been
met, the GRHC executes the long-term HAP Contract. Existing housing developments may
proceed directly to HAP Contract execution following selection, inspection, and satisfaction of
all program requirements.

The GRHC may execute initial HAP Contracts for terms ranging from one to twenty years,
depending on project financing needs and the nature of the development. Prior to expiration,
HAP Contracts may be extended for additional terms of up to twenty years, providing long-term
rental assistance stability that supports permanent affordability, facilitates private financing, and
strengthens the financial viability of affordable housing developments. In considering contract
extensions, the GRHC evaluates available funding, property condition, owner performance,
neighborhood impacts, and continued alignment with affordable housing goals.

Through the PBV Program, the GRHC partners with private developers, nonprofit organizations,

community development entities, and public agencies to expand affordable housing opportunities
across Grand Rapids. The program serves as a critical financing tool for preserving existing
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affordable housing, creating new affordable units, supporting mixed-income developments, and
advancing strategic redevelopment initiatives that strengthen neighborhoods and improve
housing choice for low-income families, seniors, veterans, and individuals with disabilities.
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