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	1.   EXECUTIVE SUMMARY
	1.1   The Department of Veterans Affairs (“VA”) is pleased to issue this Request for Proposals (“RFP” or “Solicitation”), seeking competitive proposals from private, public, and/or not-for-profit entities interested in leasing certain land and improvements for the redevelopment of up to 2 buildings on an approximately 7-acre parcel of land (collectively, the “EUL Site”) located at the Charlie Norwood VA Medical Center (VAMC) – Uptown Division Campus (“Uptown Campus”).  (See Attachment A, Map of EUL Site).
	1.2   This project (“Project”) contemplates that under its enhanced-use leasing  (“Enhanced-Use Lease” or “EUL”) authority, codified at 38 U.S.C. Sections 8161-8169 (Attachment B, EUL Statute), VA will lease the EUL Site to a selected Offeror (“Offeror” or “Lessee”) for a term of up to seventy-five (75) years.  The Offeror/Lessee under the EUL will, in part, be authorized and responsible for financing, designing, developing, occupying, operating, and maintaining the EUL Site in accordance with a detailed development plan approved by VA (“Development Plan”) and applicable Federal, State, and local laws, codes, ordinances, and regulations.  The EUL site for this Project consists of approximately 7 acres of land at the Charlie Norwood VAMC – Uptown Division Campus, which is located in Augusta, GA.  VA’s objective for this RFP is to receive proposals from Offerors/Lessees offering to redevelop the available approximately 7 acres and approximately 68,288 square feet of improvements of the EUL Site under a long-term ground lease agreement with VA.  VA envisions that development of the EUL Site will entail a well-planned and coordinated endeavor, which is compatible with the Campus’ ongoing mission-related activities and the surrounding non-VA community.  
	1.3   Through the EUL authority of 38 U.S.C. Sections 8161-8169, VA can outlease the targeted land and improvements for a term of up to 75 years to accommodate the scope of the Project.  In return for a long-term lease of the assets, the Offeror will provide “fair consideration” to VA.  VA’s primary objective in leasing the property is for a selected developer to establish and thereby increase the number of housing units with on-site supportive services available to homeless Veterans, including those at imminent risk of homelessness, and eligible non-Veterans.  For more details addressing the type of consideration that may be approved by the Secretary, see Section 2.4.9 of this RFP. 
	1.4    By submitting a proposal, each Offeror accepts all of the terms and conditions set forth in this RFP, and its Attachments, including but not limited to the Bid Terms Agreement and the EUL Agreement (i.e., Attachments C and D, respectively).  Any conflict (whether actual or perceived) between the terms of the Bid Terms Agreement, the EUL Agreement (collectively, the “Transaction Agreements”), this RFP, or provision therein shall be resolved at and in accordance with VA’s sole and absolute discretion, notwithstanding any provisions of the “Disclaimer” indicating otherwise, which is included and made part of this RFP, or any other document.
	1.5   This RFP may be amended or supplemented and all such amendments and supplements shall be considered part of this RFP (and references to the RFP shall include all amendments and supplements unless otherwise specified).  In order to receive any amendments or supplements to this RFP, Offerors will be required to register on the transaction website, http://www.va.gov/ASSETMANAGEMENT/MissionHomeless/Augusta/index.asp.
	1.6   VA reserves the right, at any time, without notice, at its sole and absolute discretion, to (a) modify, suspend, or waive any terms and conditions of this RFP; (b) waive any deficiency or irregularity in any proposal submitted; (c) reject any or all proposals; (d) extend any deadline set forth in this RFP; (e) terminate the RFP process, in whole or in part; (f) discuss any submission with the Offeror that submitted it and require the submission of additional information regarding any aspect of the Offeror’s proposal; (g) make an award to an Offeror which submits a proposal that is not the proposal that would provide VA with the highest value in terms of consideration to be paid under the EUL or otherwise; and (h) initiate further discussions and/or negotiations directly with the Offeror (after VA selects it for award), if VA believes that the type and/or amount of EUL consideration offered in the Offeror’s proposal warrants further refinement and/or enhancement.

	2.   PROPOSED DEVELOPMENT OF EUL SITE
	2.1   Location.  The Uptown Campus is located at 1 Freedom Way, Augusta, GA 30904. A map depicting the approximately 7-acre EUL Site is included in Attachment A.
	2.2   Background.   The Uptown Campus dates to 1912, when Buildings 18, 19 and 20 (unrelated to the proposed EUL site) were built as a Catholic School for young women.  The property was later sold for use as the Lenwood Tourist Hotel and during World War I became part of Camp Hancock. After World War I, the facility was used as a 150-bed United States Government Public Health Hospital. In 1922 the Veterans Bureau took over the hospital and constructed several ward buildings and a dining hall for use as a psychiatric hospital. The Uptown Campus was originally known as the Lenwood Veterans Administration Hospital and then as the Lenwood Division of the Veterans Administration Medical Center. At one point during the late 1940s, the influx of World War II Veterans resulted in the operation of over 1700 beds at the Lenwood Hospital and over 300 applicants were on a waiting list for admission. 
	In 1981, VA Headquarters contracted with an architectural firm to conduct an exhaustive study of the Uptown Campus’s physical plant facilities. At that time, there were 48 buildings located on the campus with the oldest one dating back to 1921 (not including those mentioned previously). The study revealed that it would be far less expensive to build a replacement facility rather than to attempt extensive repairs, renovations and additions to existing patient care buildings. VA Headquarters agreed with the findings and an architectural firm was selected to proceed with the planning for a replacement facility. Construction began in 1987 and patients were moved into the replacement facility on May 1, 1991. The dedication for the Uptown Campus was held on June 14, 1991.
	The Uptown Campus has a 315 bed capacity.  Primary functions at the Uptown Campus include psychiatry, blind rehabilitation, rehabilitation medicine, restorative, nursing home care and domiciliary services as well as primary care.  The combined Charlie Norwood VAMC shares affiliations with the Medical College of Georgia, Eisenhower Army Medical Center at Fort Gordon and other academic institutions. 
	2.3   Campus Description. The Uptown Campus is situated in the Highland Park neighborhood, approximately three miles from the Downtown Division of the Charlie Norwood VAMC. The Uptown Campus is bordered on all sides by detached single-family residential dwellings.  Wrightsboro Road marks the Uptown Campus’ northern border, Maryland Avenue its western, and Whitney Street its eastern.  A residential neighborhood along Hillsinger Road comprises the Uptown Campus’s southern border. The VAMC is located within five miles of Interstates 20 and 520 and Bush Field, Augusta’s primary airport, is located seven miles away.  The total land area of the Uptown Campus is 105 acres and contains 25 buildings totaling approximately 1.1 million square feet.  
	2.3.1   EUL Site Description.  VA has identified approximately 7 acres of underutilized property and approximately 68,288 square feet of improvements for a long-term ground lease.  A site map identifying the EUL Site can be found in Attachment A.  Below is a brief description of the parcel. 

	2.4   Development Considerations.  In considering whether to submit a proposal to develop the EUL Site, Offerors should consider certain factors about the EUL Site.  
	               2.4.1 National Historic Preservation Act.  Prior to entering into an EUL for the Site, the Offeror must fulfill the requirements of the National Historic Preservation Act, 16 U.S.C. §§ 470, et seq. (“NHPA”) in conjunction with the proposed Development Plan.  NHPA requires the consideration of the effects of the Project on historic properties listed in the National Historic Register and representatives of the local government a reasonable opportunity to comment on the Development Plan prior to execution of the EUL.  Section 106 of the NHPA also requires the seeking of ways to avoid, minimize, or mitigate adverse effects (e.g., demolition) that the Development Plan might have on any historic properties during the execution stage of the EUL.  Consummation of this effort will be accomplished by VA.  VA will act in concert with the Offeror when necessary in the accomplishment of historical compliance.  For guidelines related to historic preservation at VA and to determine whether any asset(s) at the EUL Site are subject to historic preservation requirements, visit http://www.va.gov/facmgt/historic/. 
	  2.4.2 National Environmental Policy Act and Other Environmental Considerations.  The EUL and the Project will be subject to all applicable Federal, State, and local environmental laws, codes, ordinances, and regulations, including but not limited to, the Comprehensive Environmental Response, Compensation, and Liability Act (“CERCLA”), 42 U.S.C. §§ 9601-9675; the Resource Conservation and Recovery Act (“RCRA”), 42 U.S.C. §§ 6901, et seq.; and the National Environmental Policy Act (“NEPA”), 42 U.S.C. §§ 4321-4347.  NEPA requires that Federal agencies, including VA, avoid adverse environmental impacts to the maximum extent practical when considering major Federal actions that could affect the quality of the human environment (e.g., an EUL).  The NEPA analysis will be initiated upon VA’s selection of the Offeror.  The Offeror will be required to provide development-specific information to support the analysis.  The NEPA documentation must be completed prior to execution of the EUL.  Offeror will be responsible for complying with mitigation requirements of the NEPA analysis.  In addition, the Offeror will be responsible for complying with regulatory requirements for the removal of any asbestos and/or lead-containing material.  Information regarding how to obtain the Phase 1 Environmental Site Assessment for the EUL Site can be found in Attachment E.  Other than this Assessment and the NEPA documentation, all other required environmental studies, reports, and site assessments, and any required or appropriate remediation or abatement, as well as compliance with all applicable environmental laws, will be the responsibility of the Offeror, unless and to the extent that VA otherwise agrees at its sole and absolute discretion. 
	                 2.4.3 Solicitation Structure.  Offerors are not obligated to submit a proposal for both buildings, but should provide in their proposals a development concept that selects one of the identified buildings OR both of the buildings. Offerors should submit a development concept that is in accordance with VA’s goals and objectives as outlined in Section 2.4.10. 
	                      2.4.4 Infrastructure.  The EUL Site is entirely contained within the Uptown Campus.  The Offeror’s proposed development concept should include a plan to integrate the EUL Site with the Uptown Campus by either utilizing the existing infrastructure on the campus or construction of new infrastructure to service the EUL Site.  The following infrastructure elements must be considered:
	  a. Parking on the EUL Site.  The Offeror must determine if there are an adequate number of parking spaces on the Site.  If there is a need for additional parking spaces, the Offeror must incorporate a plan for the additional parking spaces in its proposal.  
	 b. Utilities. The Offeror’s proposed development concept must include a plan for providing utilities and infrastructure needs to the EUL Site without disrupting current operations of the Uptown Campus.  The Campus receives domestic water, gas, sewer, and electricity from municipal sources.  The potential EUL Site is located in the western perimeter of the Uptown Campus, meaning Offerors may also have the option to access municipal utilities from Maryland Avenue in addition to the existing utility infrastructure already serving the Uptown Campus. 
	The selected developer of the EUL Site will need to meter each utility separately, and procure utilities for the site, either through VA or a separate utility provider.  For those utilities that VA provides, the selected developer will need to reimburse VA on an “at-cost” basis.  There is available VA capacity to serve the EUL Site for water, sewer and electricity.  VA steam and chilled water currently are not available to the EUL Site.  
	 c. Access and Road Infrastructure. The Offeror’s proposed development concept must include a plan for maintaining the roadways that serve the EUL Site.  Maintenance should include routine maintenance, snow removal, and other services necessary to maintain access to the site.
	Because of its location on the western perimeter of the Uptown Campus, the EUL Site can be accessed directly from Maryland Avenue.  Access to the EUL Site is also possible by way of interior Uptown Campus roads extending from the main entrance at Wrightsboro Road.  With respect to pedestrian traffic, the closest public bus stop is located near the front entrance of the Uptown Campus along Wrightsboro Road.  There is no sidewalk currently along Maryland Avenue and foot traffic along the heavily vehicular trafficked road is not considered safe.  Currently, pedestrians would need to walk through the Uptown Campus to reach the bus stop at the front entrance along Wrightsboro Road.  The Offeror should include a plan that provides safe access to the EUL Site without interfering with the operations of the medical or other services on the Uptown Campus. 
	The proposed development concept should address all of the above-mentioned items, and will be expanded to include more specifics in the Development Plan described in Section 3.
	               2.4.5 Legal Considerations.  
	          a. Overview.  The Offeror is responsible for conducting its own due diligence regarding the Site including, without limitation, whether (a) the development of the Site, as contemplated by the Proposal, can be accomplished in compliance with applicable Federal, state, and local requirements (including fire, life safety, accessibility, zoning, state and local building codes, and other local land use restrictions); (b) the condition of the Site is suitable for the Offeror’s contemplated use; (c) the necessary permits, variances, special exceptions and other governmental actions or approvals required for the contemplated development reasonably can be obtained (at no cost or expense to VA); and (d) the contemplated use is otherwise practical and economically feasible. 
	          b. Taxes. In accordance with the pertinent provisions of the EUL Statute (i.e., 38 U.S.C. § 8167), the Offeror during the EUL term will be subject to any and all applicable State and local taxes, fees, assessments, and special assessments legally chargeable to the EUL, the Offeror’s leasehold interest, and the Offeror’s underlying improvements.  However, neither VA’s interest in the EUL nor the United States’ fee interest in the underlying property shall be subject, directly or indirectly, to any State or local laws relative to taxation, fees, assessments or special assessments.
	                 2.4.7 Handicap Accessibility.  The Offeror will be required to ensure that its design, development, construction, operation, and maintenance plans and activities on the EUL Site comply in all respects with the Americans with Disabilities Act of 1990, 42 U.S.C. § 12101, et seq., and the Architectural Barriers Act of 1968, 42 U.S.C. § 4151, et seq., as amended.
	                2.4.8 EUL Statutory Requirements.  First, under 38 U.S.C. Section 8162(a)(2)(A) and 8162(B)) of the EUL Statute (Attachment B), the Secretary of VA must make certain determinations before entering into an EUL, including that the contemplated EUL will (a) contribute to VA’s mission; (b) not be inconsistent with, or adversely affect VA’s mission; and (c) enhance the use of the underlying property; or, under a proposed business plan, the EUL would provide consideration to be used to improve the health care for Veterans in the affected community.  Second, under 38 U.S.C. § 8163, VA must provide adequate notice of and conduct a public hearing prior to entering into the proposed EUL to receive the views of the Veteran service organizations and other interested parties.  The applicable public hearing was conducted by VA on December 8, 2008 at the Uptown Campus.  Third, not less than 45 days prior to entering into an EUL, the Secretary of VA must provide formal written notice to the Congressional Veterans’ Affairs Committees advising of their intent to enter into the EUL.  
	               2.4.9 VA’s Requirements and EUL Consideration.  In exchange for VA entering into the contemplated EUL, the Offeror (per 38 U.S.C. § 8162(b)(1)(A)(3)) will be required to provide VA with fair monetary (i.e., rent) and/or in-kind lease consideration as approved by the Secretary of VA.  In order to comply with the EUL Statute, the Secretary of VA must make certain determinations, including that the use of the Site will (a) contribute to VA’s mission; (b) be consistent with, or will not adversely affect VA’s mission; and (c) enhance the use of the EUL Site.  In this regard, Offerors should note that the EUL will provide that any activities to be conducted on the Site cannot conflict with the mission or operations of the VA healthcare facilities remaining on campus.  In addition, the Secretary must find that the EUL provides for fair consideration to VA.  Per the EUL Statute, such consideration may be monetary and/or in-kind, which may include the provision of goods or services as benefit to VA including development, operation, construction, repair, remodeling, maintenance or other physical improvements of VA facilities, or the provision of office, storage, or other usable space.   
	Offerors must demonstrate that the supportive services strategy is needs-based (i.e. customized to the needs of the target population) and financially feasible, that it will be monitored and adapted as necessary to attain its goals, and that it will help residents achieve independent living.  The supportive services strategy must be integrated with existing community services.  
	               2.4.10 VA’s Goals and Objectives. VA has the following goals and objectives for this Project:
	1. Reuse underutilized VA land and improvements to create safe, affordable, supportive housing for homeless individuals and/or families; homeless Veterans should have priority placement in any housing project created on EUL Site.  
	2. Provide homeless Veterans with housing and an array of on-site supportive services, and access to off-site supportive services (e.g., case management, individual counseling and support, crisis intervention, recreational/socialization opportunities, legal assistance, transportation, independent living skills training, education, employment counseling and assistance, job training, benefits advocacy, substance abuse and sobriety maintenance, medical and mental health services, anger management, parenting counseling, and services geared toward elderly Veterans, among other services).
	3. Develop a housing model geared towards enabling Veterans to achieve self-sufficiency and live independently in shortest possible time frame to maximize number of Veterans served.  
	4. Avoid ongoing operating costs associated with the upkeep of vacant and/or underutilized assets.  
	                2.4.11 VA’s EUL Site Development Preference.  VA requests proposals offering to redevelop the EUL Site under a long-term ground lease agreement for the purposes of supportive housing development, in which homeless Veterans would have priority placement.  Offerors will have the option to present a development scenario based on the adaptive reuse of the existing buildings or a scenario based on the demolition of the assets and new construction.  Additionally, the proposed development should meet VA’s requirements, goals and objectives as specified previously.  All proposals for site development will be evaluated in the context of best value to VA and the accomplishment of its mission.  

	                2.4.12 Other Considerations.  When preparing their proposals in response to this RFP, Offerors should be cognizant of the following:
	 a.  VA will not participate in, or allow its or the United States’ interest in the EUL Site to be used as security for financing for the Project or otherwise, including without limitation, providing any kind of guaranty or act in any way as a beneficiary for a financing vehicle.
	 b.   In regard to any proposed Project-related financing to be obtained by the Offeror, VA as a general rule will not approve any financing that includes requirements that operate to deny, restrict, or subordinate VA’s right to terminate the EUL upon the Offeror’s failure to cure an outstanding event of default thereunder.  This includes any document, to include the EUL, that would prevent VA from terminating the EUL due to “cross default” arising from one or more parcels on the Property.  Any proposed Project financing that does not comply with this restriction must be explicitly identified in the RFP proposal for VA’s unilateral review and evaluation.
	 c.   The successful Offeror must establish and maintain positive relations and communications with State and local governmental authorities and the local communities during negotiations with VA and any of its representatives.
	 d.   The successful Offeror must integrate development activities with cultural resources and historical and environmental policy management requirements in support of the Uptown Campus mission and operations.  

	 e.   The Offeror will be responsible for coordinating the work schedule with VA in order to minimize disruption to the Uptown Campus activities and operations.  This coordination includes the work of any contractor or subcontractor that the Offeror retains in connection with the Project.  Close coordination between the Offeror and VA in planning construction activities is particularly important because the Uptown Campus operates 24 hours per day, seven days per week.  
	 f.    Although VA will have no obligation to lease any space on the EUL Site, the EUL will include a provision granting VA certain rights of first refusal for space that becomes available on the EUL Site, throughout the term of the EUL.


	3.  DEVELOPMENT PLAN
	3.1   Following its selection, the Offeror will be responsible for preparing a detailed Development Plan for the Project.  The Development Plan will be required to contain a description of the Project and to address comprehensively all significant issues regarding its development, operation, management, and maintenance.  Offeror will have ninety (90) days after Offeror is notified to complete and submit the Development Plan, per the requirement contained in this RFP.  The Development Plan must include, but should not be limited to, the following:
	a. Project Overview
	(1) The specific type of Project contemplated by the Offeror and a comprehensive plan for the redevelopment of the EUL Site.  The Offeror must identify whether it plans to develop one or both Buildings 7 and 76 under the long-term ground lease.
	(2) Project feasibility
	(3) Plans to ensure proposed uses are compatible with VA’s mission
	(4) Fulfillment of VA requirements, goals, and objectives as defined in Sections 2.4.8, 2.4.9, 2.4.10 and 4.2.3.4 
	(5) Development schedule
	(6) Development Team composition
	(7) Community awareness strategies and a community relations plan
	b. Transaction Terms
	(1) Transaction Structure 
	(2) Proposed entity of the Offeror that would serve as the lessee (on behalf of the Offeror) under the EUL
	(3) Proposed term of EUL (i.e., up to 75 years)
	(4) Description, timing, and structure of in-kind consideration to be provided to VA under the EUL 
	c. Project Financing
	(1) Financing plan, including sources of funds and any proposed tax abatements
	(2) Development budgets
	(3) Financing Commitment Letters – written assurance(s) from the proposed funding sources that those sources will provide the project financing proposed as part of the Offeror’s financing structure at the EUL closing, with all conditions required for such funding clearly articulated 
	(4) Performance bond – a written commitment from a surety to provide a performance bond in the appropriate amount at the EUL closing
	d. Construction Plan
	(1) Drawings and site plans
	(2) Analysis of existing land use restrictions governing the EUL Site, development and land use recommendations, variances required and plans for obtaining them
	(3) Utilities, parking, site accessibility, traffic mitigation, and landscape plans
	(4) Impact of proposed Development Plan on historic properties, including documentation required to comply or facilitate compliance with NHPA 
	(5) Public/private entitlements 
	(6) Development and construction management
	e. Project Operations
	(1) Marketing and Leasing Plan
	(2) Property and asset protection (e.g., security), management, and maintenance (e.g., a funded maintenance account to cover non-routine repairs)
	(3) Supportive services plan, which outlines how services will be coordinated and managed; the plan must:

	3.2   VA recognizes that formulation of the Development Plan will require the Offeror to work closely and cooperatively with VA.  VA will provide final approval and cooperate with the Offeror during the drafting process to facilitate preparation of the final Development Plan.  It is anticipated that the Offeror will provide VA with drafts of the Development Plan (or portions thereof, depending upon the Milestone Timetable) throughout the drafting process.  The Development Plan will be subject to VA’s review and approval and may be subject to review and comment by local government and other stakeholders.  
	3.3   The Offeror will be required to meet the milestones within the timeframes set forth on the Milestone Timetable and agreed to in the Bid Terms Agreement (Attachment C, Bid Terms Agreement), with any such extensions or modifications that VA agrees to at its discretion.  If the Offeror fails to complete the Development Plan or any other milestone in a timely manner, VA shall have the right, at its discretion, to provide written notice terminating all future discussions with and rights of the Offeror under this RFP and the Bid Terms Agreement.  Upon such termination, VA shall neither owe nor pay any fees, costs, expenses, or monetary penalties to the Offeror for any reason(s) regarding or stemming from this RFP and its process, and VA shall, at its discretion, be free to select another Offeror in order to further pursue the EUL and Project.  

	4.   CONTENTS AND PROCESS FOR SUBMISSION OF PROPOSALS
	     4.1   Submission of Proposals.  Offerors interested in the Project should submit a proposal in accordance with and meeting the following requirements:
	            a.  Proposals must be received by May 29, 2009 at 12:00 p.m. Eastern Daylight Time (the “Closing Time”).  Proposals received after the Closing Time will not be considered and will be returned to the bidder.
	             b. Questions regarding this RFP may be submitted in writing by emailing eulmhaugusta@va.gov by May 21, 2009. Responses will be provided by either an amendment to the RFP or through a posting on the RFP website, which can be accessed at the following location:
	http://www.va.gov/ASSETMANAGEMENT/MissionHomeless/Augusta/index.asp.  After May 21, 2009, questions may not be considered.
	             c. All Government communication regarding this RFP shall be from the Contracting Officer, Mr. Edward L. Bradley, III.

	     4.1.2   Proposals Irrevocable.  All proposals will be irrevocable after the Closing Time until the date that is 180 days after the Closing Time.
	     4.1.3   Place and Manner of Submission.  Proposals must be delivered to the following address:
	     4.1.4   Packaging and Copies.  Proposals must be in a sealed envelope or package with the following information conspicuously and legibly written or typed on the outside:
	     4.2.1 Format.  Each proposal must contain the following sections in the following order, with each section clearly labeled, beginning on a new page and not exceeding the applicable section page limit.
	     4.2.2 Volume I:  A cover letter (on the Offeror’s letter head) including a statement of the effect that the Offeror has read and agrees to comply with all of the terms, conditions, and instructions provided in this RFP.  Any requests for waivers or exceptions must be clearly identified in the cover letter, and shall be subject to VA’s review and approval.  
	     4.2.3.1   Section 1a: Offeror’s Background and Administrative Information.  This section must contain the following general information about the Offeror and, in the case of an Offeror that is a special purpose entity (i.e., an entity that does not have or is not expected to have an ongoing business other than the development and operation of the Project), each partner, member, or shareholder of the Offeror (referred to herein as “team members”).
	a.   The name, Employer Identification Number, address, telephone number, e-mail address, facsimile number, Dunn and Bradstreet (DUNS) number (if available) and, for the Offeror only, the name (and contact information) of the representative authorized to act on behalf of the Offeror and the name (and contact information) of the individual designated by the Offeror as the person to whom questions and/or requests for information are to be directed;
	b.   The name and relationship of the Offeror and/or team member(s), as applicable, to each entity that will provide funding and/or financial backing for the Project (including any guaranty or other security that may be required by VA), such as a bank or other letter of credit issuer or other project funding source, or an Offeror’s parent or other affiliate that is not a special purpose entity;
	c.   A description of the form of business (whether a corporation, a nonprofit or charitable institution, a partnership, a limited liability company, a business association or a joint venture), the jurisdiction of organization and operation, and a brief history of the organization and its principals;
	d.   Location of organization and start-up date of operations;
	e.   State whether the Offeror or team member, as applicable, has ever been terminated for default, non-compliance, or non-performance on a contract or lease, or debarred from any Federal, State, or local government contracts and, if so, provide the date and a detailed description of the occurrence;
	f.   For any Offeror and any team member, as applicable, that is a corporation, provide the following: (1) articles of incorporation, certificate of good standing, and by-laws; (2) copy of corporate resolutions, certified by a corporate officer, authorizing the Offeror’s submission of, or team member’s participation with the Offeror in the submission of, the proposal and the entity’s authority to proceed with the Project (assuming an RFP award is made and VA’s approval is obtained); and (3) summary of its current business activity;
	g.   For any Offeror and any team member, as applicable, that is a partnership, joint venture, or limited liability company, provide the following: (1) partnership, joint venture, or limited liability company agreement; (2) unless formed for the sole purpose of submitting the proposal and engaging in the development of the Project, a summary of the Offeror’s and each team member’s, as applicable, business activity; and (3) a copy of resolutions or other partnership, joint venture, or limited liability company action, certified by a corporate officer, partner, or manager, authorizing the Offeror’s submission of, or a team member’s participation with the Offeror in the submission of, the proposal and the entity’s authority to proceed with the Project (assuming VA’s approval is obtained); and
	h.   For any Offeror or team member, as applicable, that is a sole proprietorship, provide the date of birth, current address, and a summary of current business activity.
	(1) Offerors must have demonstrated expertise in and capacity for developing and operating multifamily, low-income housing facilities.  Offerors should show that they have experience with projects of similar size and scope to, and have completed or placed in service at least one currently-operating supportive, affordable, and/or other housing community of a size comparable to or larger than the VA project contemplated in this RFP.  Offerors should possess a strong, positive reputation for reliability, service, and a commitment to serving the homeless population.  Additionally, the Offeror should be familiar with and have developed strong working relationships with local housing authorities and social services agencies.   
	(2) Concise narrative description of the Offeror’s and each team member’s (as applicable) relevant past experience, including (in the narrative) a description of up to three (3) projects (past or current).  Specifically, this Part must include a description of up to three (3) projects on which either the Offeror or a team member has acted as a prime Offeror on projects that are comparable in magnitude and complexity to the Project as proposed by the Offeror.  The development team must demonstrate a proven track record in supportive housing facility development and operation.  Each project described must have been completed within the past ten (10) years or commenced construction no later than January of 2009.  For each project listed, provide sufficient information to allow VA to identify the project, confirm that the project is comparable in magnitude and complexity to the Project, and contact each of the sources of financing for, other professionals involved in, and the owner with respect to the Offeror’s or team member’s past performance on, the project.  
	                        (b)  Each instance within the past ten (10) years in which an order, judgment, or decree (including as a result of a settlement) was entered against the Offeror, any team member, or any principal, partner, director, or officer of the Offeror or any team member, whether by a court, an administrative agency, or other governmental body, or an arbitral or other alternative dispute resolution tribunal, in any civil proceeding or action in which fraud, gross negligence, willful misconduct, misrepresentation, deceit, dishonesty, breach of any fiduciary duty, embezzlement, looting, conflict of interest, or any similar misdeed was alleged (regardless of whether any wrongdoing was admitted or proven); and
	                        (c)  Each action or other proceeding decided within the past ten (10) years, and each action or proceeding currently pending against the Offeror, any team member, or any principal, partner, director, or officer of the Offeror or of any team member, whether before a court, an administrative agency, governmental body, or an arbitral or other alternative dispute resolution tribunal, which, if decided in a manner adverse to the Offeror, team member, principal, partner, director, or officer (as applicable), would reasonably be expected to adversely affect the ability of the Offeror or team member to perform its obligations with respect to the Project (including the ability to obtain or repay financing).
	                         (d) Each instance within the past ten (10) years in which the Offeror, any team member, or any principal, partner, director or officer of the Offeror, has been debarred, suspended, proposed for debarment, declared ineligible or voluntarily excluded from covered transactions by any Federal department or agency.  
	                       (e) Each instance within the past ten (10) years in which the Offeror, any team member, or any principal, partner, director or officer of the Offeror, has had one or more public transactions (Federal, State, or local) terminated for cause or default.
	                       (f) Each material instance of litigation or a formal Alternative Dispute Resolution (ADR) process (e.g., binding arbitration) within the past ten (10) years, and involving a claim in excess of $50,000, to which the Offeror, any team member, or any principal, partner, director or officer of the Offeror, has been a party relating to partnering and/or financial performance.  For those matters involving a claim equal to or in excess of $500,000, provide a detailed description of the litigation or ADR process. 

	        a. This factor will be used to evaluate and demonstrate that the Offeror has a clear understanding of the anticipated design and construction elements of the project.  Specifically, the Offeror shall submit a detailed narrative describing the Offeror’s proposed project concept, approach and vision, including an accurate overall description of the intended project design and construction methodology.  Offeror should place special emphasis on how its approach addresses the entire project and how it demonstrates a clear understanding of the scope and complexity associated with the project. The description should include a detailed narrative describing the Offeror’s proposal for the Project, its approach and vision, including an overall description of the intended Project design and construction methodology as well as its plan for any demolition or renovation.  It also should examine the perceived desirability of the Project from VA’s perspective; the timing, value, and type of the monetary and/or in-kind consideration to be provided to VA per Sections 1.3, 2.4.8, and 2.4.9 of this RFP; and demonstrate that the Offeror has a clear understanding of how to accomplish the Project (including any proposed redevelopment, construction, and renovation activities) in a timely manner and on budget.  
	          1) Quality control plan for development and operations;
	          2) Safety plan for development and operations;
	          3) Phasing/sequencing of the Project, including detailed logic diagram with major milestones (i.e., notice to proceed, design completion, obtaining the building permit, subcontractor selection, certificate of occupancy, etc.);
	          4) Project coordination (i.e., architect and engineer involvement);
	          5) Description of any proposed development, demolition, relocation, refurbishment, or renovation of the Site and/or the facilities currently located on the Site (including any historic structures or properties);
	          6) How the proposed development can be assured of being accomplished in a manner that is consistent with the Federal, State and local law, codes, and ordinances, and architecturally compatible with and sensitive to the surrounding community and campus needs;
	          7) Discussion of contract management practices and how those will ensure execution of the plan as designed to private sector standards;
	          8) Proposed term of the EUL and a detailed explanation why such term is the minimum lease term required.  In no event shall the term of the EUL for the Site exceed seventy-five (75) years; 
	         9)  EUL Site Construction and Building Design:                
	                    (a) This section should include a narrative describing the development concept for the identified parcel(s) on the EUL site, including a design narrative for developing the entire proposed EUL Site to incorporate removal or renovation of applicable buildings.  Offerors should also provide a discussion of the benefits of adaptive reuse or demolition on the existing structures.

	      (b)  This section should also include a graphic depiction showing the proposed layout of the Project on the EUL site.  At the Offerors discretion, such imagery should include drawings, site plans, floor plans, elevations, or perspectives of the proposed EUL Site facilities.         
	  10) Concept plan to integrate the EUL Site utility infrastructure with the Uptown Campus by either utilizing the existing utility infrastructure or constructing new infrastructure to service the EUL site.  
	          11) Strategy to integrate the Community Services at the Uptown Campus with the EUL Site.

	        b. The Offeror must provide a Milestone Timetable containing a detailed list of milestones and the time within which each milestone will be met.  The milestones that must be included are the following:
	                                1)   The date the Offeror, after being selected for award under this RFP, will submit an outline of the Development Plan for VA’s review and approval;
	                                   2)   The dates the Offeror will submit drafts and the final version of the complete Development Plan for VA’s review and approval;
	                                  3)   The date the Offeror will be prepared to execute the EUL Agreement (see Attachment D) and any other transaction documentation to be executed by VA and/or the Offeror (e.g., Bid Terms Agreement);
	                                4)   The dates that the Offeror will obtain the necessary Project financing and any necessary permits, approvals, and variances; and 
	                                5)   The dates that the Offeror will complete each phase of the design, development, and construction of the Project and the in-kind consideration to be provided to VA.
	                                                                         Note:  The Milestone Timetable must provide a three (3) month period for VA to conduct a final review and approval of the Development Plan after its delivery to VA.  During such period, VA will endeavor to issue the statutorily-required Congressional notifications for the Project (which begins the mandated forty-five (45) day waiting period preceding any EUL execution).  The three (3) month period will be extended to include any portion of the forty-five (45) day waiting period that is not concluded at the end of the original three-month period provided for in the Milestone Timetable.  The Milestone Timetable may also include additional milestones, such as the submission of portions of the Development Plan and any documentation proposed for execution by VA (such as documentation providing for the mortgage or assignment of the leasehold interest), in draft form for VA’s review.  The Milestone Timetable must include adequate time for VA’s review of all drafts and other submissions and specify proposed dates by which any VA review is to be completed.  It is advisable that Offerors plan to provide VA with drafts of documents in advance of the time when the final Development Plan is submitted for VA’s final review and approval.
	     4.2.3.5   Section 3: Financial Capability and Pro Forma.  VA will evaluate each proposal to assess the extent of the Offeror’s (or its team members’) experience in obtaining project financing and dealing with financing issues in other real estate projects that are comparable to the Project.  Each Offeror and, in the case of a special purpose entity Offeror, each team member must provide the following:
	      a.  To the extent the same were prepared, for each of the past three (3) years, audited financial statements prepared by an independent certified public accountant or by an independent licensed public accountant;
	      b.   To the extent audited financial statements were not prepared for any of the past three (3) years, un-audited financial statements;
	      c.  The names, addresses, telephone numbers, and e-mail addresses of at least four (4) commercial or institutional credit references from which the Offeror or a team member has obtained financing for a development project comparable in cost and complexity to the Project (as proposed by the Offeror) in the development concept, and include a letter from the Offeror or team member (as applicable) authorizing VA to contact, and each credit reference to respond to, VA inquiries relating to the Offeror’s financial history and status, as well as this Project;
	      d.   A description and/or documentation demonstrating the Offeror’s strategy to obtain financing for the Project, including anticipated costs and why this strategy was selected; and
	      e.  A preliminary description of the Project’s economics and finances, including the following: (1) total development costs, including hard and soft costs (including legal fees); (2) financing, including types and sources, anticipated debt and equity amounts, and underlying amortization period; and (3) ownership structure, including percentage of ownership by the Offeror (or in the case of a special purpose entity, each team member).

	       f.  The proposal must provide an integrated annual 30-year financial Pro Forma for development activities and project operations.  The narratives accompanying the Pro Forma calculations should discuss the following:
	          (1)   Construction timeline.  The proposal must describe the timeline of construction milestones and the corresponding schedule of percentage completion.
	          (2)   Construction budget.  The proposal must include the Offeror’s magnitude estimate of construction costs over the timeline of the project (i.e. the construction budget timeline) as quantified in items (e) and (f) below. 
	          (3)  Construction budget financing.  The proposal must provide a brief narrative discussion of funding for the required costs in the construction budget timeline.  This discussion should be consistent with items (b) through (f) below. 
	          (4)  Financing and sources of funds.  The proposal must provide a brief narrative of all capital and operating funding sources (e.g., Low Income Housing Tax Credit equity, equity provided by the Offeror, Federal, State and local government funding, grant proceeds, loan proceeds, net operating income generated from tenant rent contributions, rental vouchers, per diem funds, etc.) used to finance the project and must provide an annual schedule of the flow of these funds.  The discussion should include a description and/or documentation demonstrating the Offeror’s strategy to obtain financing for this project, including anticipated timing and costs and why this strategy was selected.

	The pro forma must include at minimum a statement of cash flows, consisting of all Project in- and out-flows, and including the proceeds of the debt and equity funding.  It must at a minimum identify any:
	                (a)   Equity commitments
	                (b)   Receipts of loan proceeds
	                  (c)   Receipts of grant proceeds
	                 (d)   Receipts of public funding (Federal, State or Local)
	                (e)   Project expenditures for construction hard costs (excluding fees paid to the Offeror)
	                (f)   Project expenditures for construction soft costs (excluding fees paid to the Offeror)
	                (g)   Project fees paid to the Offeror
	                (h)   EUL Project in-kind considerations to VA 
	                (i)   EUL Project revenues, expenses and net operating income

	      4.2.3.6   Section 4a: Supportive Services.  The proposal must include a discussion of the in-kind consideration VA will receive under the EUL.  Offerors must provide VA with information about the project’s supportive services plan.  Because the provision of supportive services to help homeless Veterans become self-sufficient is one of the central requirements of the initiative, the Offeror must provide detailed information about the following topics: services to be provided; needs assessment and outreach strategy; service delivery strategy; coordination with other programs and service providers; performance objectives; and the services budget.  Offerors must attach a tenant outreach plan, a supportive services program budget, and evidence of coordination with community resources.  
	      4.2.3.7  Section 4b: Property Management and Maintenance.  The Offeror will be responsible for ensuring the proper operation, management, and maintenance of the Project during the term of the EUL.  Property managers should demonstrate that they have management experience with multifamily homeless housing with on-site supportive services.  The Offeror should include in this section a reasonably detailed explanation of its or, in the case of a special purpose entity Offeror, each team members’ experience or the experience of the person proposed to perform these functions, including a description of its approach to operation, management, and maintenance of the Project in accordance with private sector standards, and a description of at least two (2) previous comparable supportive housing projects in which it or a team member was responsible for similar functions (directly or through the use of contractors).  The Offeror should include detailed information (i.e., entity name, resumes, headquarters and principle places of business, etc.) on any personnel that are proposed to be responsible for management of the Project.  VA will evaluate the information provided in this section to determine the Offeror’s capability to understand and address these responsibilities, notably to ensure the Project’s long-term viability.  
	       4.2.3.8   Section 5a: Capability and Qualifications.  The Offeror should include in this section information necessary to allow VA to assess the Offeror’s and, for any special purpose entity Offeror, its team members’ approach to and ability to perform the Project and the qualifications of the key personnel that will be assigned to the Project.  Specifically, this section must include the following:
	     a. The Offeror’s organizational approach to executing its Project responsibilities, providing overall project coordination, and responding to VA during all phases of the Project;
	     b.  An organizational chart and staffing plan that demonstrates the Offeror’s capability of carrying out all functions required for the successful completion of the Project including, if applicable, a timetable for hiring any additional staff;
	     c.            A summary of the Offeror’s current and projected workload for the next three (3) years as well as the past ten (10) years (or, if the Offeror is a special purpose entity, a summary of each team member’s workload), expressed in terms of the annualized dollar value of the projects developed and being developed and the number of full-time staff engaged in managing project development;
	     d.     A discussion of the extent to which the Offeror and, in the case of a special purpose entity Offeror, its team members are planning to commit staff and other resources to preparation of the Development Plan (described in Section 3 of this RFP) and the Project;
	     e. The identity of all key personnel (i.e., persons considered critical to the performance of services), and for each such person:

	          (4)  A discussion of the extent to which key personnel have worked together  on other projects similar to the Project.      
	     f.   A discussion of the Offeror’s experience and understanding of working with VA and Federal, State and Local Governments;
	     g.   A discussion of the Offeror’s experience and understanding of real estate development in the State of Georgia;
	    h.   A discussion of the Offeror’s experience and understanding of development, redevelopment and adaptive reuse.

	      4.2.3.9   Section 5b: Community Relations.  Although community approval is not required for this Project, VA intends to evaluate the ability and experience of the Offeror and, in the case of a special purpose entity Offeror, its team members in dealing with community relations in successfully completed major developments.  This section should include an explanation of the Offeror’s and, in the case of a special purpose entity Offeror, each team member’s philosophy and specific approach to managing community relations and interacting with local and state government officials (i.e., zoning, environmental, SHPO, local community, etc.).  With respect to projects listed under “Section II: Relevant Offeror Experience, Past Performance, Etc.,” describe any experience in managing relations with the surrounding community.  (Information provided in Section II may be cross-referenced or incorporated by reference into this section and need not be repeated.)  Discuss the Offeror’s or, as applicable, its team members’ experience in development projects near the Site.  In particular, each Offeror must detail what, if any, experience it or its team members have in working with the relevant local and state officials on zoning and development matters. 


	5.   EVALUATION CRITERIA
	     5.1   Following the RFP proposal submission deadline, VA will initially review all submissions for completeness and adherence to the requirements and conditions set out in this RFP.     
	     5.2   Complete and acceptable submissions will be further reviewed and evaluated by VA, ranked in order, and a “competitive range” established.  Offerors whose submissions are found to be within the competitive range may be given the opportunity to make a formal presentation to VA and receive questions regarding their proposal.  Based thereon, VA may ask Offerors within the competitive range to submit their Final Revised Proposal (“FRP”).  Once submitted, VA will treat each Offeror’s FRP as a firm proposal submission that supersedes that Offeror’s proposal originally submitted.  
	     5.3   The Government intends to review all factors for award in making a best value selection.  After the final evaluation of the proposals, VA will select the Offeror whose proposal offers the best overall value.  Selection will be based on an integrated assessment of the factors set forth below.  Upon selection of the selected developer, the Developer will commence work on the development plan, as outlined in section 3 of this RFP, with the intent to execute a lease.
	     5.4   The proposals will be evaluated on the basis of the following factors that are equally weighted:
	a. Offeror’s Background and Administrative Information & Relevant Experience, Past and Present Performance
	b. Development Concept & Ability to Meet VA’s Requirements, Goals, and Objectives
	c. Financial Capability and Pro Forma
	d. Supportive Services & Property Management and Maintenance
	e. Capability and Qualifications & Community Relations
	          5.5   As part of the criteria, the Offeror will be evaluated on their design and construction teams for other relevant facilities. In particular, the Offeror shall demonstrate that the design and construction teams and firms have the level of professionalism and experience to deliver facilities in accordance with Part 3 of Section 4.2.3.2.  In addition, the selected Offeror shall provide the requested information for VA evaluation based on criteria developed by VA.  The design criteria are included in sections 2.4.9, 2.4.10 and 2.4.11, respectively.          

	6.  MISCELLANEOUS TERMS AND CONDITIONS APPLICABLE TO THIS RFP
	     6.1   Website.  A website has been created to provide interested parties an opportunity to learn more about this development or redevelopment opportunity and the VA EUL program.  The website is located at http://www.va.gov/ASSETMANAGEMENT/MissionHomeless/Augusta/index.asp.
	     6.2   Questions and Information.  Questions, requests for clarifications, and general information requests must be sent by email to eulmhaugusta@va.gov.  VA, in its sole and absolute discretion, reserves the right to provide all prospective Offerors with copies of any Offeror questions it receives and any answers, clarifications, and/or information it provides in response thereto, if it determines that doing so may be of general interest to potential Offerors.  To receive all project related updates, please subscribe to updates via the website:
	http://www.va.gov/ASSETMANAGEMENT/MissionHomeless/Augusta/index.asp
	VA has identified April 21 and 22, 2009, 1:00 p.m. – 2:00 p.m. EDT as available dates and times for in-person tours of the EUL Site.  Offerors interested in participating in touring the EUL Site on either of these dates should contact Mary Sickman at the Charlie Norwood VAMC – Uptown Division at (706) 733 – 0188, extension 3363 or by email at Mary.Sickman@va.gov.
	     6.3   Authorizations by Submission of Proposal.  Any and all information provided by an Offeror and its team members may be used by VA to conduct credit and background checks.
	     6.4   Teaming Arrangements and Special Purpose Entities.  Multiple Offerors may form a joint venture for the purpose of submitting a proposal in response to this RFP.  A special purpose entity may also be created for the purpose of submitting a proposal.  VA may require that financial and performance guarantees be provided by these and other Offerors as well as team members.  Supportive housing development and management can be a complex and challenging process, and the provision of supportive services to homeless Veterans requires substantial expertise.  Potential Offerors who do not have strong experience or skills in these areas may consider submitting proposals jointly with entities whose experience can complement their own.  (Note: VA will not be involved in facilitating partnering or teaming arrangements.)  
	     6.5   Hold Harmless.  By participating in the RFP process, each Offeror agrees to indemnify and hold harmless VA and the United States and each of their respective officers, employees, contractors, and advisors from and against any and all real estate and other brokerage fees or commissions, finder’s fees, and other forms of compensation related in any way to activities undertaken by any person as a result of such person’s efforts towards and/or participation in this RFP process or the submission by such person of a proposal, and liabilities, losses, costs, and expenses (including reasonable attorney’s fees and expenses) incurred by any indemnified party (including VA) as a result of, or in connection with, any claim asserted or arising as a result of, or in connection with, this RFP process.
	     6.6   Oral Presentations.  VA may require any or all Offerors to make an oral presentation with respect to their proposals.  If an oral presentation is required, notice will be provided to those Offerors asked to make a presentation and the details regarding that presentation (i.e., length of presentation, etc.) will be provided in the notice.  If an oral presentation is required, the format of the meeting will provide for a presentation by the Offeror followed by questions from VA (which may include its advisers).
	     6.7   Financial Security.  Upon selection, the Offeror will be required, pursuant to the terms of the Bid Terms Agreement, to post some form of financial security for VA’s benefit in the event of a default in the Offeror’s obligations thereunder.  The details regarding such financial security will be addressed in a supplement to this RFP, or otherwise discussed directly between VA and the Offeror.
	     6.8   Ineligibility.  The following persons (including entities) are ineligible to be an Offeror or a team member of an Offeror or otherwise participate in the Project (including as a contractor, subcontractor, or professional): (a) any person that has been debarred or suspended from doing business with VA; (b) any person that is listed on the most current “Excluded Parties List System” published by the U.S. General Services Administration at http://epls.arnet.gov/, as updated from time to time; (c) any person who poses a security or safety risk, as determined by the Secretary of State, including but not limited to any person who either represents a country, or is a member of or provides political, financial, or military support to a group, that is listed in the most current “Patterns of Global Terrorism” report, issued by the Secretary of State in compliance with 22 U.S.C. § 2656f(a), available from the Superintendent of Documents, U.S. Government Printing Office, Washington D.C. 20402 and also available at http://www.state.gov/www/global/terrorism/annual_reports.html; and (d) any person who is subject to a criminal indictment or information for a felony in any U.S. court.  VA reserves the right to require any participant in the Project to confirm that it is not ineligible under the foregoing criteria.
	     6.9   Others. 
	     a.   All of the information required to be provided in each proposal pursuant to Section 4 of this RFP is important to VA’s analysis and evaluation of the proposal.  VA may utilize all information provided in a proposal in evaluating the proposal.  Neither VA nor any of its contractors, subcontractors, officers, employees, counsel, advisors, or agents, make any representation or warranty, whether express, implied, or created by operation of law, as to the accuracy or completeness of this RFP or any of its contents or materials referred to therein, and no legal liability with respect thereto is assumed or may be implied.  
	     b.  VA reserves the right to (a) update, supplement, and revise this RFP; (b) make an award under this RFP as a result of initial offers submitted; (c) reject any or all Offers at any time prior to award and cancel this Solicitation; (d) award to other than the offer with the highest level of consideration offered; (e) independently waive informalities and minor irregularities in offers received; and (f) make an award and then enter into negotiations with a selected Offeror on the  basis of initial offers received without discussions.  Therefore, all initial offers should comprehensively address each of the requirements set forth herein, and contain the Offeror’s best terms.
	     c.   By submitting a proposal, each Offeror accepts all of the terms and conditions set forth in this RFP, and any updates, supplements, and amendments thereto.  Any conflict (whether actual or perceived) between different parts of this RFP, as between an Offeror and VA, shall be resolved at the sole and absolute discretion of VA.
	     d.   In no event shall VA be liable for any fees, costs, or expenses associated with any of the Offeror’s (or their brokers, if any) activities (e.g., preparation, discussions, clarifications, submissions, or negotiations), relating directly or indirectly to this Solicitation.  Accordingly, as a condition of submitting its proposal, each Offeror hereby agrees to indemnify and hold VA harmless for any and all such fees, claims, liabilities, and costs arising in connection with this RFP and its underlying process.
	     e.   Any relationship between VA and an Offeror arising from the Solicitation is subject to the specific limitations, terms, conditions, and representations expressed in this RFP.  Any substantive questions or concerns to include conflicts, apparent conflicts, or any other substantive matters regarding this RFP which may arise during preparation of an Offeror’s proposal should be addressed, in writing, via the dedicated email address eulmhaugusta@va.gov.




