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REQUEST FOR PROPOSALS

City of Napa

  Housing Development Fee and Inclusionary Ordinance Update/Evaluation
June 22, 2010
City of Napa 
Community Development Department
1600 First Street, Napa, CA  94559

Mailing Address:

P. O. Box 660

Napa, CA  94559-0660

Contacts: Jan Maurer-Watkins or Joanna Winter
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I.
BACKGROUND

In an effort to further facilitate the development of affordable housing, the City of Napa is embarking on a process to update its Inclusionary Ordinance and implement a Housing Development Impact Fee. Originally adopted in 1999, the Inclusionary Ordinance program requirements have not changed, and fees have not increased since adoption ten years ago.  
In recognition of the need to update the Inclusionary Ordinance, the City’s Housing Element, adopted in 2009, provided some policy direction in that regard. Program H2.F.a of the Housing Element calls for an amendment to the ordinance to, among other things, “update and potentially increase fees, including an automatic fee adjustments procedure; revise the equity sharing section and make any other changes needed for consistency with State Law; clarify that residential mixed use developments are treated the same as multi-family developments; and to consider higher requirements for large employers (over 200 employees).”

Recent changes in State law related to inclusionary housing may impact this project. It is important that any consultant and proposal demonstrate an awareness and understanding of newly applicable case law and legislation, and how these relate to developing housing policies and the regulatory framework. 
Additionally, the City wishes to provide its citizens with as many affordable housing options as possible. At this time, the economic climate does not lend itself to the construction of inclusionary ownership units because at present, market rate units are comparable in price to inclusionary units that are subject to long term affordability covenants. Therefore, in developing the policy framework and regulations, it is important to address implementation of affordable housing policies in the current market as well as to look proactively to a time when market conditions have changed, and to develop a rational approach that will be workable when affordable ownership units are again economically viable for developers, buyers and sellers. Providing clear analysis of how a strategy will work both in the current market and in a more robust economy is an important component to the project.

II.
PROJECT DESCRIPTION

The City is seeking a consultant or a team of consultants to assist City staff in evaluating and revising the City’s inclusionary housing policies and ordinance. The project will be implemented in two Phases: Phase 1 will involve analysis and evaluation of the current regulations as well as various alternatives, resulting in development of a recommended approach. Phase II will include the drafting of the recommended policies and ordinances, including implementation of a public participation process.
Phase I Tasks:
· Evaluate existing analyses and provide additional statistical analysis regarding the City’s inclusionary program.  This will include evaluation of the Job Housing Nexus Study completed in January, 2009 for the commercial component and preparation of a new study that will substantiate the residential component.
· Review the City’s existing inclusionary requirements and ordinance, including analysis of current conditions and if appropriate, develop a preferred policy direction.
· Evaluate the potential of the following  possible approaches:
· Replace the inclusionary requirements with a development impact fee and provide a nexus study to support such fee
· Replace only the rental alternative with a development impact fee and provide a nexus study to support such fee
· Revise the ordinance to restrict occupancy of inclusionary rentals to low or very low income households as well as the number of occupants per unit by unit size

· Revise the ordinance to remove long term resale restrictions on ownership units and replace with an equity share that the City recovers on resale.

· Any other approach the consultant team deems appropriate to address the affordable housing need in the City.

· In consultation with the City, develop a comprehensive process for implementation of all parts of the inclusionary policy framework, including incentives and concessions for affordable housing, and requirements for ownership and rental affordable units;
· Develop an alternative equivalent proposal for off-site development or land dedication to satisfy the inclusionary requirement;

· Analyze and make recommendations for housing impact fees for residential and non-residential development based on both the current economic climate and incorporating features that provide adjustable components as the economy rebounds.
Phase II Tasks:
· Provide written policy analysis along with proposed policies to address inclusionary housing;
· Develop, coordinate and implement a public meeting schedule that will successfully facilitate the Inclusionary Ordinance update/Housing Development Fee adoption process.
· Provide technical appendices supporting the assumptions and methodologies utilized; and
· Recommend any additional measures that would result in more affordable housing in the City.
It is expected that this work will build on and supplement prior studies, and bring this project to a successful conclusion.  A concise, accessible, and legally defensible work product is desired in a relatively short time frame (six to eight months). 
The City anticipates that a team of consultants with expertise in housing policy and real estate economics will work together to provide a cohesive and comprehensive process. One of the main goals of this project is that the consultant team take a broad look at the City’s policies and use the team members’ knowledge of what has worked or not worked in other communities in order to evaluate approaches and make recommendations that will be most effective and successful. Although the City has identified several options for policy changes, the City is flexible and open to recommendations.
The recently adopted Housing Element includes policies designed to facilitate and encourage affordable housing and should provide the policy context for this work. An existing Jobs Housing Nexus Analysis for the commercial portion was completed in January, 2009 and provides background statistical information for this component of the project.  The re-analysis of this data and/or the gathering and analysis of additional data should be a part of this project along with completion of a Nexus Study that will provide the statistical analysis necessary to substantiate the implementation of a Housing Development Impact Fee. 
The product developed in conjunction with this project will provide the foundation for future inclusionary policies and ordinances in the City. It is anticipated that the results of this project will be as applicable in five years as they are today. The City’s goal is to provide incentives for new housing development where economically viable, as well as to provide the development community with options where construction may not be feasible. These options should enable the City to have funding available to expand the community’s supply of affordable housing resources. 

III.
PROJECT SCOPE OF WORK & DELIVERABLES
In developing the proposal work plan, the consultant is encouraged to take an innovative approach to the tasks and suggest alternate, revised, or additional tasks as appropriate.  The consultant may add meetings as needed to implement the recommended approach to the work.
Each deliverable in the scope shall be submitted to the City of Napa in one (1) unbound, camera-ready hard copy and in electronic version compatible with City electronic hardware and software, including web applications (Microsoft compatible). 
The proposal should include a description of each of the following:
Meetings
A proposed public meeting schedule should be included in the scope of work, including Stakeholder Meetings/Public Workshops, Planning Commission and City Council meetings. Optional or additional meetings along with the associated costs should be included in the proposal.
Schedule
An itemized schedule with tasks and durations and anticipated completion dates of various components should be included in the proposal.
Staff Support 
A description of the level and type of City staff support required to fulfill the completion of the scope of work should be included in the proposal. Legal services will be provided in house.
IV.
CONSULTANT TEAM QUALIFICATIONS
Provide the name of your project manager and other staff members or consultants involved, with a summary of their qualifications.  Describe how you and the members of your team are uniquely qualified to undertake the scope of work and deliver a high quality product.  Provide specific examples of similar efforts your team has developed together.
V. RFP RESPONSE: PROPOSAL CONTENT
To respond to this request for proposals, please review the materials listed below, and provide: 

1) 
A letter of interest outlining your approach to this project, including deliverables and delivery dates; 

2)
A list of three local agency references for which team members have performed similar work, including the agency name, contact, email address, and phone number; and 

3)
Cost proposal, including a budget outline for Phase I and Phase II
If you have prepared other inclusionary and/or impact fee analyses, ordinances, and policies please provide a link to enable on-line review. Responses in excess of 15 pages will not be accepted or reviewed.  
VI. PROPOSAL SUBMITTAL DEADLINE & CONTACT INFORMATION
Submit (five) 5 copies of the proposal, plus one reproducible copy and one electronic version, and one set of your work samples, no later than 5:00 p.m. on Monday, August 2, 2010 to:
Jan Maurer-Watkins, Housing Manager, City of Napa

If by mail:
P. O. Box 660, Napa, CA  94559-0660

If by delivery:
1115 Seminary Street, Napa, CA  94559

All proposals must be received in the Housing Division office by the deadline date and time.  Email submittals are not acceptable.  All proposals will become the property of the City of Napa.  Please indicate if you want your work samples returned to you.
Questions pertaining to the RFP should be directed to: Jan Maurer-Watkins at (707) 257-9547 or jwatkins@cityofnapa.org or Joanna Winter at (707) 257-9430 or jwinter@cityofnapa.org.  Responses to questions will be e-mailed to all prospective consultants to which the City has provided an RFP and who have indicated their desire to receive such responses by email to jwatkins@cityofnapa.org.   The deadline to submit questions is 5:00 p.m., Thursday, July 15, 2010.
VII. CONSULTANT SELECTION PROCESS & SCHEDULE
June 22, 2010


- RFP package distributed

August 2, 2010


- Proposals due by 5:00 p.m.

August 16, 2010
- Interviews (optional): please hold this day open
August 30, 2010
- Selection of Consultant: prepare contract

September 3, 2010
- Contract award and final execution

September 20, 2010
- Commence work
The City will select a consultant or consultants with whom to negotiate a fixed price contract based on an evaluation of responses received. The City’s evaluation will consider the following:

1.
Understanding of the project objectives (10 points)

2. 
Familiarity with relevant local information/studies listed below (20 points)

3. 
Demonstrated ability to produce concise and defensible documents on a limited budget within a reasonable and established time period (30 points)

4.
Experience with inclusionary housing analysis and housing impact fee policies and ordinances (40 points)

The City may elect to interview responding firms by phone or in person, and reserves the right to reject all proposals. If interviews are conducted, they will be scheduled for August 16, 2010.
By submitting a response to this Request for Proposals, the consultant waives all rights to protest or seek any legal remedies whatsoever regarding any aspect of this consultant selection process. The City retains the right to select any number of consultants. In addition, the City reserves the right to issue written notices to all participating firms of any changes in the proposal submission schedule should the City determine in its sole and absolute discretion that such changes are necessary. The City may modify this Request for Proposal prior to the date fixed for submission of proposals by issuance of an addendum to all parties to whom the City has transmitted this Request for Proposal. All addenda will be incorporated into the final Request for Proposal. Acceptance of any proposal submitted pursuant to this Request for Proposal shall not constitute any implied intent to enter into a contract for consulting services. The City reserves the right to reject any and all proposals or cancel the project prior to contract execution.

Furthermore, the City shall not compensate for any work done pertaining to the preparation of a proposal, preparation for and attendance of an interview, and/or contract preparation work made in response to this solicitation. The cost of developing the proposal is the sole responsibility of the consultant; the City is not liable for any costs incurred by those submitting proposals.

All proposals submitted in response to this Request for Proposal will become the property of the City. The consultant must identify in writing all copyrighted material, trade secrets, or other proprietary information that it claims is exempt from disclosure under the Public Records Act (California Government Code Sections 6250, et seq.)

VIII. CONTRACT & INSURANCE REQUIREMENTS
The selected consultant will enter into a professional services agreement with the City of Napa.  A sample is provided on the web link for this RFP.  If you have any questions or responses to the items in the contract, please indicate them in your proposal.  Please pay careful attention to the indemnification and insurance sections (sections 12 and 13) of the contract.  If you cannot meet the insurance requirements, please indicate so in your proposal.
IX. ADDITIONAL INFORMATION AVAILABLE FOR DOWNLOAD

Bidders are strongly encouraged to review this information as part of the proposal process.

The following local information/studies are available online at the locations specified.

City of Napa General Plan at: http://www.cityofnapa.org/index.php?option=com_content&task=view&id=417&Itemid=531
City of Napa Housing Element at: http://www.cityofnapa.org/index.php?option=com_content&task=view&id=573&Itemid=684
City of Napa Inclusionary Ordinance (Section 15.94)
http://www.cityofnapa.org/images/CDD/buildingdivdocs/generalinfo/title_15.pdf
City of Napa Housing Strategic Plan 2009-2015
http://74.205.120.199/images/housing/documents/2009-2015%20housing%20strategic%20plan.pdf
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