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SUBJECT:

Affordable Housing Development




Approval to Enter into Agreement (EL-9)

PRESENTER:
Edward J. Fuentes, Deputy Superintendent 

Bilingual Education and Human Resources Development

Curt Shaw, Director

Construction Management Department




RECOMMENDATION

That the Board authorize the administration to enter into an agreement with American City Vista to develop an affordable housing project on the 16-acre AISD Service Center Remainder Tract.

BACKGROUND INFORMATION

In December 2000, the District was approached by the Mayor, representatives of the City of Austin’s Department of Housing and Community Affairs and the Director of the Austin Housing Finance Corporation and Freddie Mac about an opportunity to participate in a pilot project to provide low-cost mortgage opportunities to AISD teachers.  At that time, it was assumed that AISD might be able to contribute surplus land or proceeds from the sale of surplus land to the project.  In early January, 2001, a legal opinion secured by AISD’s General Counsel cast significant doubt on the District’s ability to dispose of land at less than fair-market value because of an ambiguity in the language of section 272(g) of the Local Government Code.

Resolution of this ambiguity was approached on two fronts.   Representative Elliott Naishtat developed an inquiry for the State Attorney General and authored a bill (HB 2544) to clear up the ambiguity.  The Bill was passed by the 77th Legislature, and, as a result, the District now has the ability to dispose of land at less than fair-market value when its use would support the development of affordable housing.

The Construction Management Department identified approximately 16 acres of surplus AISD land that could be used for the development of affordable housing.  The land is the 16-acre undeveloped portion of the 32-acre tract upon which AISD’s Lance Giles Service Center was constructed.  The “Service Center Remainder Tract” was originally scheduled to be the site of a central receiving warehouse for AISD, but when the District purchased the warehouse it was leasing on Alpine Rd. at Woodbury Drive, the land was no longer needed for that purpose.   

Historically, the high cost of housing in the Austin area has acted as a disincentive for prospective new teachers to join AISD.  The passage of HB 2544 has now made it possible for AISD to sell or lease “affordable housing” to its employees at discounted rates.  Having such a housing option available to its employees would help the District with teacher recruitment and its retention of valued employees.

Eager to capitalize on the benefits of HB 2544, the Board directed the Administration to prepare an RFQ for the purpose of selecting a firm or organization to assist AISD in developing an affordable housing project on the District’s Service Center Remainder Tract.




ADMINISTRATIVE CONSIDERATIONS

The Board authorized the RFQ in July 2001, and the Construction Management Department developed and disseminated it in early October 2001.  Within the same timeframe, the Superintendent appointed a committee of five individuals to receive and evaluate responding proposers.  A pre-proposal conference was held on October 31, 2001.

Three proposals were received on November 27, 2001.  The responding entities were American City Vista Corporation, Capital of Texas Community Development Corporation and the Southwest Strategies Group.  (A synopsis of the three respondents is included as “Attachment A”).  Interviews were held on December 20, 2001, and following the interviews, some time was spent in requesting and receiving clarifying information from the three respondents.

After further review and discussion by the review committee, a third party firm, TEKOA Housing Advisers was engaged in March to provide an independent review of the three proposals. As part of that review, the review committee authorized an addendum to the original RFQ, which was sent out on April 3, 2002, and returned by the three respondents on April 15, 2002.  Following the receipt of this material, the committee met to review all material and develop its recommendation.

Each of the proposals evidenced a range of areas of strength when compared to one another.  Each of the three proposing entities had a well-developed plan and the capability to perform, and each was judged to be worthy potential partners.  The difference in the rating of each proposal was not great.  The significant question the committee had to address was which of the three proposers could provide the best probability of making this initial affordable housing project a success for the District, and would have the lowest risk of not succeeding.

Based on this review, the administration consulted with the Board of Trustees in May of 2002, regarding one of the elements of the American City Vista proposal, which included the acquisition of an additional tract of land adjacent to AISD’s property.  Based on those discussions, American City Vista was allowed a period of time to investigate that possibility, which could have been advantageous to the range of housing products and potential affordability of the AISD project.  Those negotiations were not successful and the District refocused its intent to proceed with the development of only the 16-acre AISD tract.

After reviewing all aspects of each proposal, the final recommendation of the review committee is to partner with American City Vista for the development of the affordable housing project.  American City Vista appears to have the greatest ability to commit resources immediately, has already arranged financing for the project and has familiarity with the surrounding neighborhood from its feasibility studies related to its previous study of the potential for developing the tract adjacent to AISD’s property.  The recommended firm has several strengths that are directly related to the probability of initial success in this endeavor.

If this item is approved, the administration and American City Vista will move expeditiously to negotiate an agreement specifying the basic outline of mutual roles, investor identification, market and concept review, including the community response and the preliminary studies required to finalize the project.  This agreement will include a 60-day feasibility period.  Following the feasibility period, final design and approval would be expected by March 30, 2003.

ACTION REQUIRED

Board approval.

CONTACT PERSONS

Edward J. Fuentes

Curt Shaw

Dan Robertson

ATTACHMENT A

Synopsis of Proposing Firms for the Development of Affordable Housing

Southwest Strategies Group, Inc.

Firm was established in 1983 and is a full service commercial real estate planning, development, and investment banking brokerage firm. Currently, it maintains a full-time staff of seven persons. The firm is active in all aspects of commercial real estate including the purchase and development of over $40 million of residential apartment and office projects in Austin and San Marcos. In addition, the firm has provided real estate consulting services to the City of Austin's Neighborhood Housing, and Aviation Departments, the Travis County MHMR, the Texas Department of Transportation, the City of Harlingen and the Austin Independent School District. Development partners for the AISD Affordable Housing Project include: Foundation Communities, Casabella Architects, Loomis Austin, Structures Engineering, Kent Butler and Associates, Capitol Market Research and Macias and Associates.

Capital of Texas Community Development Corporation.

CTCDC is a non-profit chartered in September of 2000 for the purpose of promoting affordable housing for employees of Austin ISD. Charter board members include Rev. John Korcsmar, Brenda Urps, Rafael Quintanilla, David Grelle and Terri Garcia. Development partners include Texas Community Builders Incorporated, a multipurpose consulting and real estate development firm in Austin, Texas. The firm's principal, Gene Watkins has over twenty years of public/private experience developing affordable single and multifamily projects. Other partners include: Torti Gallas and Partners CHK, Inc., National Cooperative Development Corporations, Campbell-Hogue & Associates, Inc., ASD Consulting Inc., Capstone Real Estate Services, Inc. and Herb Copper-Levy and Associates. 

American City Vista

American City Vista is a Cisneros Communities Venture working principally on building large distinctive communities in the central zones of many metropolitan areas--areas where new residential development has not occurred in recent years.  ACV has offices in Los Angeles, California and San Antonio, Texas and employs approximately 20 persons, Development partner for the Austin ISD Project is Nicole Flores of Madhouse Development Services, Inc., a real estate development and consulting firm.   ACV has developed the 600-home Lago Vista community in San Antonio, the 317-home Mountain Glen and 109-home Village Green communities in Sylmar, California, the 100-home Cielito Lindo community in Laredo, Texas, and the 310-home Greenleaf Village mixed income community in West Dallas, Texas.

