Memorandum Community Development

November 17, 2021

To: Housing Opportunities Commission
From: Taylor Graybehl, Associate Planner
Subject: Affordable Housing RFP Submittal Responses

The City of Eau Claire allocated funds to investments in affordable housing in it's 2020 Capital
Improvement Plan and tasked the Housing Opportunities Commission (HOC) to draft
recommended policy for the allocation of those funds. This memo details the creation of the
program, drafting of criteria, the request for proposals (RFP) process, proposals received, and
the winning proposal.

Creation of the Program

Beginning in October 2020, the HOC discussed various programmatic and policy options related
to the City Council’s 2020 Capital Improvement Plan budget item “Investments in Affordable
Housing” (Project No. 434-023), with the goal to “create and expand opportunities to assist with
affordable housing.”

On February 23, 2021, the City Council voted to adoptthe HOC’s annual work plan as well as
held a work session on the proposed Affordable Housing Fund (AHF) policy recommendation.
The 2021 Work Plan identified a major outcome of the Commission as increasing public
confidence in the allocation of AHF through the creation of a transparent process for the
application and allocation of affordable housing funding. At the work session that same night
there was general consensus from the City Council that the HOC’s recommended policy and
general framework were aimed in the right direction.

Drafting of Criteria

From October 2020 to October 2021 the HOC has held public meetings where they first
discussed the purpose of the program and the outcomes they would like to see. At the April
2021 meeting a work group was convened who would meet to discuss what criteria should
guide the allocation of funds for the AHF.

The work group met and recommended at the HOC meeting on May 12th the adoption of scoring
categories similar to those found in the Wisconsin Housing and Economic Development
Authority (WHEDA) 2021 Housing Tax Credit (LIHTC) program. At this meeting the HOC
provided comment on the work group’s recommendations and asked them to work together
before the next meeting and bring back revisions to the scoring criteria.

Between May and September, the work group would typically meet one time between the
general HOC meetings to adjust the scoring criteria based on comment fromthe HOC as a
whole. At HOC'’s September 8t meeting, the HOC approved scoring criteria to be recommend
before council.
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At their September 28, 2021 meeting City Council approved the AHF Scoring Criteria
recommended by the HOC and asked staff to issue a request for proposals (RFPs) to receive
proposed affordable housing projects for review and award of funds.

RFP Process

On October 28t the city posted a news release with the RFP for developers and then reached
out to local developers, developers across the state and in neighboring states through various
mailing lists.

The RFP detailed that the City seeks to allocate approximately $300,000 of funds to new
construction or rehabilitation of properties for new or expanded affordable housing within the
City. The applications received were ranked by the approved AHF scoring criteria.

Applications Received

The RFP closed on Monday, November 15t 2021 at 9:00AM. Between the opening and closing
dates staff received questions regarding the RFP from developers within the City, State, and
neighboring States. By the closing of the RFP the City received three applications for funds. The
three projects are: Grace Barstow Apartments; Main Street Lofts; and Prairie Heights
Residences. A summary of each project is provided here, along with attachments of key
portions of each proposal.

Grace Barstow Apartments

Grace Lutheran Communities submitted a request for funding to replace aging windows at 1105
S. Barstow Street. The applicant seeks funding to offset the cost of replacement of windows at
the apartment complexto allow for continued operations offering housing for low-income seniors
and disabled within in the City of Eau Claire. Per the applicant, within the last 5 years this
building has been home to 32 individuals previously experiencing homelessness. If the applicant
were to receive the funding they would be able to replace all of the building’s windows this year
thus decreasing energy needs and allowing for more comfortable housing.

It is the point of view of staff that the project as proposed would assist those who live at Grace
Barstow Apartments by providing a more comfortable life, decrease operational costs, and have
a positive impact on the environment decreasing greenhouse gas emissions. As previously
noted by the HOC, there are more costs to housing than just rent, such as utilities that in the
end are priced either through rent or separate utility bills. Although this projecthas many
benefits it does not add additional affordable units which is a focus of the current funding.

The applicant provided a scoring sheet which claimed a total of 177 points. After review, the
applicant’s score sheet was modified to remove the claimed 80 points from Section 1 and 36
points from Section 3 due to no additional affordable units being provided. With reduction of 116
points the applicant received a total of 61 points.

The HOC may consider methods to increase the livability of structures which provide affordable
housing or which offsets the costs to maintain affordable housing. There are existing programs
that can serve as example which provide funds for the improvement of existing affordable
housing sites if the property owner agrees to enter a deed restriction which ensures affordability
of the units for an agreed upon time.
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Main Street Lofts

Developer Northernstar Companies, LLC submitted a request for funding for a 65-unit
apartment at 500 Main Street, of which 27 units are affordable for households at or below 50%
CMI. The applicant seeks to rehab the existing Eau Claire Area School District building to
include a complete remodel of the interior, new building & roofing systems, and a rooftop
gathering area. The proposal details the placement of dwelling units from studios to three
bedrooms, a leasing office, exercise room, community room, and community service facility.
The applicant intends to offer services to the residents by partnering with local providers which
may include job/skills training. The applicant seeks $300,000in funding for 27 units at
$11,111.11 per unit.

The applicant proposes to place 65 units, all of which are priced at or below 80% AMI with a
bedroom count of an efficiency (or studio) to 3 bedrooms. The application notes alterations to
the building exterior including accent masonry likely focused on higher visibility are as, a
featured corner with common space on the ground floor, and expansion of windows to provide
natural light. While the site will have routine property maintenance for snow removal
landscaping, and repair, off-street parking, landscaping and lighting for safety, and electronic
key entry. Lastly, the interior will offer a leasing office, exercise room, and a common room
which can be reserved by residents.

The applicant intends to work with service providers to provide programming which many
include a job/skill learning center. They seek to partner with local providers to provide services
like financial literacy courses, health education, and job readiness classes around healthy food
preparation. While the applicantalso notes they intend to partner with local Continuum of Care
to provide supportive services to individuals with disabilities, and low-income families who would
live on site to help residents gain stability and would utilize the City’s Continuum of Care’s
prioritization list for referrals.

The applicant provided a scoring sheet which claimed a total of 228.21 points. Upon further
review, the applicant’s score sheet was modified to add an additional 10.32 points in Section
1.a. toinclude 8 units below 30% CMI for a total of 67.21 points for Section 1 instead of the 9.22
points claimed. The score sheet was also updated to note the project site is within 0.5 miles of a
library, though this did not impact the point total due to fact they already scored at the maximum
47 points. Lastly, the applicant received an additional 3 points for the successful competition of
two or more HTC projects brining Section 7 from 8 points to 11 points. In total, the applicant
received an additional 13.32 points for a newtotal of 228.21.

Prairie Heights Residences

The applicant Prairie Heights Residences LLC submitted a request for funding for a 60-unit
apartment at the southeast comer of Birch Street and River Prairie Drive, of which 26 units are
affordable for households at or below 50% CMI. The applicant seeks to develop a four-story
apartment building with a community services facility. The applicant intends to offer 12
supportive housing units in concert with local providers. The applicant seeks $300,000 in funds
for 36 units at $8,333.33 per unit.

The applicant proposes to place 60-units with a bedroom count of 1 bedroom to 3 bedrooms.
The unit mix is proposed as 26 — 1 bedroom, 22 — 2 bedroom, and 12- 3 bedroom. Of these
units 24 will be set aside for households with incomes between 30% to 50% CMI and 12 for
households with incomes below 30% CMI.
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The applicant provided a scoring sheet which claimed a total of 252.2 points. After review, the
applicant’s score sheet was modified to remove 2 points claimed in Section 7. The applicant
indicated they met criteria under “Development Team Members” of “application which includes
an organization acting as lead developer and an owner, that has participated in fewer than 4
HTC properties as a lead developer or owner.” With the reduction of 2 points the applicant
received a new total of 250.2 points.

Winning Project

The City of Eau Claire received three applications for funds provided by the Affordable Housing
Fund. These three applications proposed projects which offer different benefits to the City and
were ranked based on criteria provided in the request for proposal. These criteria were adopted
by City Council after recommendation by the Housing Opportunities Commission. The project
with the highest point total will receive up to $300,000 in funds.

The City received three applications forthe AHF: Grace Barstow Apartments, Main Street Lofts,
and Prairie Heights. Though the Grace Barstow Apartments project could provide benefit to the
City it did not propose the addition of new units affordable housing units. The other two projects
were relatively close in point total:

1. Prairie Heights — 250.2 points
2. Main Street Lofts — 228.21 points
3. Grace Barstow Apartments — 61 points

The winning project is Prairie Heights Residences located at the southeast corner of Birch
Street and River Prairie Drive. The project will provide 60 affordable units of which 12 will be
affordable for households at or below 30% CMI.

City Council will be presented these applications with the above findings at their meetings next
week. If the allocation of funds is approved, staff will work with the project applicant to craft an
agreement to ensure the provision of the affordable units agreed upon.

Taylor Graybehl, AICP
Associate Planner
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