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INTRODUCTION

1.1 About Atlanta Housing

The Housing Authority of the City of Atlanta, Georgia (also referred 
to as “Atlanta Housing” or “AH”) is the largest housing authority in 
Georgia and one of the largest in the nation. Atlanta Housing provides 
and facilitates affordable housing resources for over 27,000 low-income 
households. These affordable housing resources include AH-owned 
residential communities, AH-sponsored mixed-income, mixed-�nanc e 
residential communities, tenant-based vouchers (known as Housing 
Choice Vouchers or “HCV”), HomeFlex Program (formerly the Project 
Based Voucher Program), supportive housing arrangements, and 
homeownership opportunities. 

Atlanta Housing has broad corporate powers including, but not 
limited to, the power to acquire, manage, own, operate, develop 
and revitalize affordable housing. Atlanta Housing’s programs are 
funded and regulated by the U.S. Department of Housing and Urban 
Development (“HUD”). Using its Moving-to-Work �exibility grante d 
by HUD, Atlanta Housing has implemented an array of innovations 
that bene�t low-income families and expand housing choice. Atlanta 
Housing’s approach to providing quality affordable housing and human 
development services is based on the belief that people can do better 
when given access to quality living environments and the tools they 
need to become self-suf�cient. To learn more about Atlanta Housing, 
its history, mission and business plan, Respondents are encouraged to 
visit Atlanta Housing’s website at www.atlantahousing.org

Examples of Atlanta Housing codevelopment projects.

http://www.atlantahousing.org
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MISSION

1.2 Atlanta Housing’s Mission and Plan

Serving over 50,000 residents through its federally assisted housing 
resources, Atlanta Housing is the largest housing authority in Georgia 
and one of the nation’s largest. Atlanta Housing is organized under 
Georgia law to develop, acquire, operate, and lease affordable housing 
for low-income families.   Atlanta Housing’s ability to adapt to change 
by cultivating strategic partnerships and developing innovative solutions 
has made the agency a national leader in developing affordable housing, 
mixed-income developments, and community transformation.

In recognition of Atlanta Housing’s ranking as a High Performing public 
housing agency, the U.S. Department of Housing and Urban Development 
(“HUD”) selected Atlanta Housing to participate in the innovative Moving-
to-Work (“MTW”) Demonstration Program. The MTW Demonstration 
Program gives Atlanta Housing the �exibility to design and test creative 
approaches to providing quality, affordable housing, facilitating self-
suf�ciency, and achieving greater ef�ciency and effectiveness. Atlanta 
Housing’s MTW Plans and Reports are available on the Atlanta Housing 
website at https://www.atlantahousing.org/about-us/plans-reports/ .

Over the past two decades, Atlanta Housing and its private sector partners 
have successfully created healthy and sustainable mixed-use, mixed-
income communities with an economic impact on the City of Atlanta of 
more than $2 billion, allowing formerly neglected areas of Atlanta to grow 
and prosper. With over twenty-�ve years of experience and a track record 
of partnering with the private sector, Atlanta Housing has proven to be 
a leader in using the public-private partnership model to successfully 
develop and operate real estate with an affordable housing component. 
By partnering with developers, stakeholders, and the community to 
incorporate place-based community development strategies into the 

plan, the new developments catalyze neighborhood transformation, 
creating healthy and thriving neighborhoods and advancing education, 
health, and economic opportunities for the residents.

The demand for equitable, diverse communities with affordable housing 
has never been greater as documented in Mayor Andre Dickens’ pledge 
to build or preserve over 20,000 affordable housing units by 2027. Atlanta 
Housing’s Strategic Plan for 2023-2027 commits to the creation and 
preservation of 10,000 affordable housing units by 2027 in support of the 
Mayor’s initiative by ful�lling Atlanta Housing’s mission to open doors 
to safe, quality affordable homes, build inclusive communities of choice 
and create opportunities for economic mobility. Please refer to https://
www.atlantahousing.org/click-here-to-view-the-strategic-plan-fiscal-
year-2023-2027/ for more information.

With the goal of providing quality affordable housing seamlessly in 
healthy mixed-income communities, Atlanta Housing works with its 
private sector partners and leverages all of its assets – land, MTW 
�exibility, expertise, access to funds, tax abatement, partnerships, 
and goodwill – to create amenity-rich, quality housing opportunities 
for low-income families.

The Atlanta Housing approach to public-private partnerships for real 
estate development informs the typical roles that Atlanta Housing will 
take as described in Section III and for the developer in Section IV. The 
documents that will govern the development and operation of the project 
will provide further details.

https://www.atlantahousing.org/about-us/plans-reports/
https://www.atlantahousing.org/click-here-to-view-the-strategic-plan-fiscal-year-2023-2027/
https://www.atlantahousing.org/click-here-to-view-the-strategic-plan-fiscal-year-2023-2027/
https://www.atlantahousing.org/click-here-to-view-the-strategic-plan-fiscal-year-2023-2027/


Page 10   Request for Proposals

OVERVIEW

1.3 Solicitation Overview

Consistent with its strategic goals and agency mission, it is the intent 
of Atlanta Housing to enter into a redevelopment agreement with 
a selected developer to redevelop three vacant blocks in Atlanta 
Housing’s 30-acre former Englewood Manor public housing site 
in the Chosewood Park neighborhood on the southeast side of 
Atlanta, Georgia. It consists of the remaining three “shovel -ready” 
development pads (referred to as Englewood South Phase Two) on 
approximately eight (8) acres of land. The purpose of this Request 
for Proposals (“RFP”) is to identify experienced developers and invite 
proposals from private sector and non-pro�t developers with mixed-
income development experience and �nancial capacity to develop.

The development of Englewood South Phase Two offers an exceptional 
opportunity to increase the supply of affordable housing along the 
Beltline Southeast Trail with an urban development plan. Atlanta 
Housing’s vision for the entire Englewood site includes two phases 
united by a network of walkable streets, high-quality parks, and state 
of the art green infrastructure. Phase One is currently underway and 
features a 160-unit senior mixed-use building, a 200-unit family mixed-
use building, and approximately 100 duplex and townhouse for-sale 
units. Phase Two should include both senior and family mixed-use 
buildings that can take advantage of the substantial public investment 
made by the City of Atlanta and Atlanta Housing in a central park, 
playground, and naturalized stormwater management pond. This 
solicitation is being issued during the City of Atlanta’s unprecedented 
affordable housing crisis and will serve to accelerate production of 
new units of affordable housing that offer quality housing solutions 

to families and seniors in healthy communities. The need is great and 
will require aggressive methods of production that can accelerate the 
delivery of new affordable housing units.

Developers and development teams are not required to 
be prequali�ed with Atlanta Housing to submit responses. 
Developers who incorporate small �rms will receive technical 
award points that are a component of determining overall 
value.

This RFP contains site speci�c information that is intended for 
consideration by those �rms who plan to participate in Atlanta 
Housing’s developer evaluation process to determine �nancial and 
operational capacity to carry out multi-year, mixed-�nance, mixed-u se 
redevelopment on the eight acres of land.

As the sponsor in a public-private partnership, Atlanta Housing is 
seeking a developer or development team with the capacity, resources 
and a development program that will advance development on the 
vacant blocks within eighteen (18) months of the execution of the master 
development agreement (“MDA”) for the �rst phase, with limited 
reliance on Low-Income Housing Tax Credits or other competitive 
funding that will delay an accelerated production schedule.
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INVITATION TO RESPOND

1.4 Englewood South Phase Two Development

Atlanta Housing is pleased to issue this Request for Proposals for Englewood 
South Phase Two for the development of approximately eight (8) acres of vacant 
land of the former Englewood Manor public housing site, located in Southeast 
Atlanta, Georgia, in the Chosewood Park neighborhood. These three �nal blocks 
of the Englewood Manor transformation are ready for new development that will 
help to transform this part of the city and the Chosewood Park neighborhood 
with market-quality affordable housing in a mixed-use, mixed-income and 
amenity-rich setting.

Atlanta Housing desires a development partner that places a premium on 
high quality, innovative architecture and design that re�ects the vibrancy 
and vitality of the Beltline corridor and the Chosewood Park neighborhood.

RFP Respondents will provide a project vision, program summary and conceptual 
design scenarios, a preliminary budget (by sub-phase as appropriate), �nancial 
transaction proposal, and accompanying pro forma(s). Following the RFP 
deadline, Atlanta Housing may hold interviews with each quali�ed team that 
submits a response. After interviews and negotiations with shortlisted teams, 
Atlanta Housing may narrow the �eld to a small number of quali�ed �nalists to then 
clarify any and all aspects of their proposals, including development program, 
preliminary budgets, pro formas, and community engagement commitments. 
Atlanta Housing staff will then make a recommendation to advance the selected 
proposal for approval by Atlanta Housing’s Board of Commissioners.
 
Responses to this RFP are due no later than 3:00 p.m., 
Tuesday, June 16, 2026.

Aerial Views of Englewood Phase Two Parcels
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SUBMISSION INSTRUCTIONS

1. One (1) PDF �le containing all components of the 

Submission, including the Cover Letter.

2. Separate PDF �les for each individual tab of the 

Proposal

3. Underwriting workbook must be submitted in a 

Microsoft Excel™  workbook unlocked, with all 

formulas and calculations shown.

4. All PDFs must be searchable .

The following information must be clearly labeled  
on the front page of each submission:

• Project Title,

• Respondent Name & Development Team Lead 

Members,

• Phase 2 Redevelopment Site Proposal, and

• Submission Date.

Respondent’s initial Proposals must be submitted 
electronically online through Atlanta Housing’s approved 
electronic sourcing tool, Jaggaer, in accordance with the 
instructions contained herein. Submittal of proposals 
by hardcopy, facsimile or email transmission is not 
acceptable, and any proposal so transmitted may be 
rejected as non-responsive, unless authorized in writing 
by Atlanta Housing, at its sole discretion. Proposals 
submitted after this date and time shall not be reviewed 
and shall be returned to the late-arriving Respondent.

AH reserves the right to:

• Reject any or all offers, discontinue this RFP process 

and re-publicize this RFP without obligation or liability 

to any potential Respondent,

• Accept other than the lowest priced offer, and

• Award a contract on the basis of the criteria published 

herein and upon further discussions, interviews, and /

or requests for Best and Final Offers.

SEE SECTION V FOR DETAILED INSTRUCTIONS ON 

HOW TO RESPOND.

PACKAGE SUBMISSION REQUIREMENTS
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Responses to this RFP are due no later than 

3:00 p.m., June 16, 2026.

Proposals not completely uploaded to the electronic 
system prior to the submission close date and time may 
not be received by Atlanta Housing. By submitting a 
response  to this RFP, the Respondent is acknowledging 
that the Respondent:

• Has read the information and instructions; and,

• Agrees to comply with the information and instructions 

contained herein.

Each proposal, materials and related information 
submitted to Atlanta Housing in response to this RFP 
shall become the property of Atlanta Housing. Selection 
or rejection of a proposal does not affect this right.

Atlanta Housing cannot and does not warrant that eligible 
Respondents will have uninterrupted access to submit 
their proposals electronically through the on-line portal 
and random and spot interruptions may not be subject 
to veri�cation. All eligible Respondents are strongly 
encouraged to pre-determine and abide by an early 
submission of their proposal prior to the deadline. All 
submissions will be kept private and will not be viewable 
by anyone at Atlanta Housing until the prescribed due 
date and time for all proposals has expired.  

DUE DATE

To maintain a fair and impartial competitive process, 
Atlanta Housing and any outside consultants assisting 
Atlanta Housing with this so¬licitation shall avoid 
private communication concerning this procurement 
with prospective Respondents during the entire 
procurement process. From the issue date of this RFP 
until the formal approval of the Atlanta Housing Board 
of Commissioners, Respondents are not allowed to 
communicate about this RFP for any reason with any 
Atlanta Housing staff and outside consultants assisting 
Atlanta Housing with this solicitation except:

• Atlanta Housing Point of Contact For RFP: 
Sopheria Lambert, Team Lead

(404) 685-4892; 
Sopheria.lambert@atlantahousing.org

• Designated, Disclosed and Authorized Atlanta 
Housing / Consultant participants in negotiations; 

and

• As otherwise speci�ed in this RFP.

Except as expressly permitted above, all other 
communications are prohibited, including but not limited 
to in-person contact, telephonic communications, 
emails, faxes, letters, and personal meetings for 
purposes such as lunch, entertainment, or otherwise. 
Atlanta Housing reserves the right to reject the Proposal 
of any Respondent violating this provision.

COMMUNICATIONS
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SCHEDULE OF EVENTS

DEVELOPMENT
SITE VISIT

Date: Tuesday, April 14, 2026 

Time: 12:00 PM to 1:00 PM EST

Location: 508 Englewood Avenue, Atlanta, GA 30315 

The Development Site Visit will occur immediately 

following the Pre-Proposal Conference on Tuesday, 

April 14, 2026, from 12:00PM to 1:00 PM.

 

If determined by Atlanta Housing in its sole discretion 

to be necessary or bene�cial to participants, Atlanta 

Housing will allow for a second site visit. Respondents 

may request other members of their team to walk the 

site and/or if there are several teams unable to walk 

the site on the day of the Pre-Proposal Conference. 

Atlanta Housing reserves the right to determine if a 

second site visit is needed and will provide details 

through issuance of an addendum.

PRE-PROPOSAL
CONFERENCE

Date: Tuesday, April 14, 2026  

Time: 9:30 AM to 11:00 AM EST  

[Call opens at 9:00 AM for registration]

Location: via Live Zoom conference call  

A Pre-Proposal Conference will be held via Zoom conference 

call. Atlanta Housing strongly recommends that interested 

Respondents attend this informational meeting. This will be the 

principal means to request and receive clarifying information 

about the process, the site or any other ancillary issue or 

question. This may be the only opportunity to ask questions 

and receive immediate, real-time answers regarding the RFP.    

Sopheria Lambert will provide Zoom call credentials via email 

to all RFQ Respondents prior to the call.  If the Respondent or 

team members will be attending the Zoom call, all participants 

are asked to RSVP for this pre-submission informational meeting 

at Sopheria.Lambert@atlantahousing.org, in order to receive 

registration details.  This will ensure there are no delays when 

logging into the call.

If you cannot participate in the online conference, responses 

to all timely submitted inquiries will be collectively provided in 

an addendum to be posted through Jaggaer, Atlanta Housing’s 

on-line procurement portal.
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EVENTS DATE

RFP Release Monday, March 30, 2026

Pre-Proposal Conference and Site Tour Tuesday, April 14, 2026

Optional Additional Site Visit Thueday, April 21, 2026

Questions From Bidders Due Tuesday, April 28, 2026

Atlanta Housing Responses to Questions Issued Tuesday, May 5, 2026

Proposals Submission Due to Atlanta Housing Tuesday, June 16, 2026

Evaluation Period Begins Wednesday, June 17, 2026

Evaluation Period Ends Wednesday, July 8, 2026

Best and Final Interviews Begin Monday, July 13, 2026

Best and Final Interviews Conclude Monday, July 20, 2026

Final Proposal Submission due to Atlanta Housing Monday, July 27, 2026

Final Evaluation Begins Tuesday, July 28, 2026

Final Evaluation Concludes Monday, August 3, 2026

Board Award (TBD)

MDA Execution 75 days after Board Award

Schedule of Events: Englewood South Phase Two RFP

Questions must be submitted elec -
tronically through the Questions & 
Answers Board (“Q & A Board”) in 
Jaggaer associated with this event. 
All interested parties must log in 
to Atlanta Housing’s Business Man -
agement Portal to access the Q & 

A Board. The deadline for submis -

sion of questions and/or requests 

for additional information is 12:00 

P.M. Eastern Standard Time, April 

28, 2026.  Atlanta Housing will not 
respond to requests for informa -
tion after the date stated above.

Neither Atlanta Housing nor the 
Point of Contact for this event 
will acknowledge receipt of or re -
spond to any questions and/or re -
quests for additional information 
via e-mail or alternate methods of 
communication other than stated 
above. Responses to these ques -
tions will be addressed in writing 
and issued as an addendum to this 
RFP through the Business Manage -
ment Portal.

QUESTIONS / 
CLARIFICATIONS Below is the schedule of events from RFP release to MDA execution.  

Please note these dates are subject to change.
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II.

Site, 
Neighborhood  
& Vision
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SITE CONTEXT

2.1  Site Context

The Englewood South Phase Two site is in the Southeast Atlanta 
neighborhood of Chosewood Park, which is part of City Council 
District 1 and NPU-Y. It consists of three vacant blocks that are the 
only remaining development parcels within the 30-acre Englewood 
South project. Located approximately one mile from Downtown 
Atlanta and immediately south of the Beltline Southside trail, the 
site is in one of the city’s highly desirable intown neighborhoods 
and a 15-minute drive to Harts�eld-Jackson International Airport. 
Because the site is located within the Beltline corridor, it offers 
a prestigious address along Atlanta’s signature linear park and 
multiuse trail. It is bounded by Englewood Avenue to the north 
and Chosewood Park to the south. The site is also adjacent to 
MARTA bus route 49.

The Chosewood Park neighborhood is relatively small compared 
to its surroundings, and has its origins in the 1900s as workforce 
housing for the U.S. Penitentiary as well as for industries along 
the Atlanta & West Point / CSX rail line. The neighborhood 
grew in the 1920s with the establishment of the General Motors 
Lakewood Assembly Plant. Further expansion occurred with the 
construction of Gladstone Apartments (now Empire Zephyr) in 
the 1950s and Englewood Manor in the 70s. After the closing of 
the GM plant in 1990 and effective abandonment of the rail line 
around the same time, the neighborhood shifted from workforce 
housing for industry to an affordable and desirable alternative to 
other intown locations. Along with the Beltline, there are several 
important community assets located within a one-mile radius of 
the site, including:

• Proximity to Local Schools  including Benteen Elementary, 
King Middle and Jackson High, as well as a short drive or 
bus ride to Georgia State University;

• Glenwood Park,  a mixed-use development that contains 
many shops and restaurants as well as a full-service Kroger 
grocery store and pharmacy;

• Madison Yards and the Memorial Drive Corridor, a 
major new shopping center with a Publix grocery and 
movie theater anchoring a growing mixed-use corridor 
with attractions like The Eastern performance venue;

• Historic Grant Park,  a 131-acre green space and the 
oldest park in the city, featuring winding trails, fountains, 
athletic facilities, a recreation center and a swimming pool; 

• Zoo Atlanta  inside Grant Park, a 40-acre urban zoo that 
is known for naturalistic habitats, a children’s zoo and a 
renowned conservation program;

• Georgia Avenue,  a revitalized neighborhood main street 
that was formerly the commercial center of the Summerhill 
neighborhood;

• The Beacon Atlanta, a destination retail and creative hub 
comprised of repurposed warehouses, with a variety of 
restaurants, a microbrewery, and a farmers market; and

• Lee & White, another destination restaurant and retail 
center similar to The Beacon with additional breweries, 
gourmet food producers and a food hall.

See additional context data in the table in Section 2.3.
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Englewood Site

Other Key AH Sites

Census Tracts

Central Business District

Opportunity Zone

MARTA Rail

Community Assets

City Design Zones

Development Clusters

Growth Corridors

Production Areas

THE ATLANTA BELTLINE

MIDTOWN

DOWNTOWN

jackson high school

bankhead marta station

�ve points marta station

D E K A L B
C O U N T Y

OAKLAND CEMETERY

FORT McPHERSON /
TYLER PERRY STUDIOS

METROPOLITAN

GEORGIA TECH

SOUTH BEND PARK

GRANT PARK

mlk middle  school

BROWNS MILL GC

georgia avenue / summerhill

oakland city marta station

the beacon atlanta

benteen elementary school

glenwood park

memorial drive / madison yards

lee & white

C I T Y  O F 
E A S T  P O I N T

georgia state university

zoo atlanta
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SITE PROFILE

2.2  Development History

The history of the Englewood site is tied to the development of the 
Chosewood Park neighborhood as well as the industrial spur line 
of the Atlanta & West Point Railroad. The site, a hillside sloping 
down to a �oodplain containing a tributary stream of Intrenchment 
Creek, was partially subdivided early on into single-family lots 
adjacent to Chosewood Park on higher ground but mostly 
remained unimproved. The construction of Gladstone Apartments 
in the early 1950s added new housing to the aging single-family 
stock. Englewood Manor, completed on August 16, 1971, was 
a typical low-rise complex built as a HUD “turnkey” project. It 
contained 324 units in 69 two-story walk-up apartment blocks and 
30 one-story four-bedroom homes, along with a community center 
and a management and maintenance building. Residents were 
eventually relocated, and the entire property was demolished in 
2009 as part of Atlanta Housing’s Quality of Life initiative.

ENGLEWOOD HISTORY

2010s

Vacant Site

1990s1970s1960s 1980s 2000s 2020s

DEMOLITION

VERTICAL CONSTRUCTION BEGINS

DEVELOPER RFP

ENGLEWOOD 
MANOR
COMPLETED CONCEPT  PLANNING
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The vacant site was held in reserve until 2017 
when Atlanta Housing issued a Request 
for Proposals for a development partner. 
Two �rms were selected to collaborate 
with the agency on redevelopment. After 
some internal master planning, Atlanta 
Housing decided to self-direct infrastructure 
development and procured a civil engineering 
and landscape architecture team in 2019 to 
create the public improvements design and 
construction documents, and coordinate the 
various vertical phases with the developers’ 
design teams. The resulting master plan for 
the 30-acre site included three multistory 
family rental buildings (600 units total with 
66,470 sf of retail / amenity space); two 
multistory senior rental buildings (228 units 
with 16,913 sf of retail / amenity space), 40 
for-sale townhouses / live-work units; and 43 
single-family for-sale detached homes. The 
plan also featured three parks (a half-acre 
pocket park, a two-acre town center, and an 
extension of the adjacent Chosewood Park) 
and a three-acre naturalistic stormwater pond 
that provides detention for the entire site.

Construction is proceeding on a 200-unit 
family building and a 160-unit senior building, 
with a closing for the ownership phase planned 
for mid-2026. All public improvements are 
complete, with shovel-ready pads open for 
Phase Two.
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NEIGHBORHOOD PROFILE

2.3  Neighborhood Pro�le 

The Englewood Phase Two development site is at the 
north edge of the Chosewood Park neighborhood 
and is one block south of the Beltline Southside 
Trail, which is currently under construction. It is 
in an area of rapid growth associated with the 
Beltline, including development on Englewood 
South itself and on adjacent or nearby parcels. It 
is currently served by two MARTA bus lines and is 
one mile from the southern terminus of the Rapid 
A-Line Bus Rapid Transit (BRT) route connecting to  
Downtown Atlanta. The site falls within the Beltline 
Tax Allocation District (TAD) , and is in a Quali�ed 
Census Tract  and eligible for New Markets Tax 
Credits. Public infrastructure is complete but will 
need to be maintained during construction.

Chosewood Park is a traditional working-class 
neighborhood with a very engaged populace, 
active in managing growth and gentri�cation 
pressure catalyzed by the Beltline. There are just 
under 16,000 people living within a one-mile 
radius of the Phase Two site in approximately 6,000 
households. Within the immediate area, 45.0% of 
the population is White and 37.8% is Black, and 
the median age is just over 36 with the number of 
males and females roughly equal. The per capita 
income is $77,045 which is higher than the Atlanta 
MSA ($68,027 in 2023). Occupied housing units 
split between 49% ownership and 51% rental.
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MARKET OVERVIEW

2.4  Market Conditions 

The market snapshot below covers a two-mile radial area centered 
on the 508 Englewood Avenue site, and roughly encompasses the 
area of “South Downtown Atlanta”, including south of I-20 and 
east of the Connector. Major neighborhoods include Grant Park, 
Peoplestown, Chosewood Park, and South Atlanta. The density of 
units within the study area is moderately high.

The multifamily properties within this area are all relatively new with 
the oldest built in 2000. Vacancies have �uctuated considerably over 
the past decade, ranging to as high as 18 percent and currently at 
11 percent. With the high variability in vacancies, Absorption and 
Deliveries have �uctuated considerably, with Deliveries outpacing 
Absorption in two of the past �ve years. Rental rates have grown 
by50 percent (net) over the last 10 years but have �attened and 
taken a signi�cant dip in the last four years.

One-bedroom units dominate the multifamily inventory, comprising 
about 50% of the market availability. Two-bedroom units follow, then 
studios, then three-bedroom units which have the smallest share of 
the market. Rents are highly variable for the city overall at between 
$1.90 and 2.10 per square foot (roughly scaled to an inverse of 
bedroom size). Effective rent growth (including concessions) has 
been erratic for the last decade and has been negative for the last 
4 yearswith an uptick back to zero growth in 2025. Unit deliveries 
have been steadily declining over the past four years. Projected 
deliveries through 2026 are modest at about 700 units (7.2 percent 
of inventory). The rent spread between bedroom sizes by square 
foot has been stable for four years. One-bedroom units dominate 
the absorption during the current quarter.

The near-term prognosis for the immediate Englewood Avenue 
site area is one of cautious optimism. While the dynamic and 
smoothly trending multifamily rental market seen in Midtown and 
Downtown Atlanta does not appear to translate to its neighbor 
south of I-20, several housing developments in progress such as 
The Upton (currently move-in ready), Empire Zephyr (completion 
late 2026), and Maverick Atlanta (currently partially move-in ready), 
are underway in Chosewood Park / South Atlanta. These projects  
will help to continue change in the area’s dynamic.

The growth of asking rents (YOY) for retail space peaked at 6.5% 
at the start of 2025 and has been steadily dropping since. The end 
of 2026 is expected to see the growth rate at about 3.5%, trailing 
down to about 2.0% by 2030. The rents by type (1Q 2026) range 
from $23 to $38 per square foot. Rent growth is forecasted to vary 
widely by type during 2026 from 3% for Neighborhood and Strip 
Centers to 6.5% for Malls, and is expected to fall for all types at 
least through 2030. Vacancy levels across all types are expected to 
approach 12% during 2026 and remain steady into 2030. Atlanta 
city-wide vacancies are steady at just above 4% and are expected 
to remain so into 2030.
 
While proposed projects in the Beltline Southeast Corridor may 
stimulate more retail investment, the near-term retail outlook for 
the site area is one of considerable caution. The market, modest 
in size, sees a de�nite decrease in rent growth in the future (there 
is no current expectation of negative growth).  The submarket is 
expected to continue under-performing in vacancies relative the 
city as a whole (12% vs 4%), inde�nitely.   The worst-performing 
retail properties in the city continue to be malls, which should be 
monitored and possibly avoided.
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From CoStar Multifamily Housing Report, 2-Mile Radius from Site.

See Appendix E for additional market information.

From CoStar Retail Report, 2-Mile Radius from Site.
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AREA CATALYSTS

2.5  Key Development Projects 

Englewood Phase Two is the next major project in the urbanization 
of the Beltline Southside Trail corridor and the �nal piece of 
the mixed-use, mixed-income transformation of Englewood 
Manor. It is also an important project for the Chosewood Park 
community, particularly in the retail and restaurant space it could 
provide in a neighborhood that lacks commercial amenities, as 
well as the physical enclosure and oversight of the new Town 
Center and pond parks, which are critical elements in the 
neighborhood open space network. In stark contrast from the 
state of the area as little as six years ago, breakneck public and 
private investment has completely changed the landscape of a 
fading post-industrial rail corridor. Key catalysts include:

1. Englewood Phase One –  Over 460 units of rental 
and for-sale housing units on six blocks west of Phase 
Two, including 200 family apartments (rental), 160 senior 
apartments (rental), 78 townhouses, and 24 single-family 
attached (duplex) homes. The two rental phases are 
currently under construction, and the for-sale units will 
break ground in early 2026. Complementing the Phase 
1 development is a walkable street grid and three new 
parks totaling over six acres.

2. Empire Communities Projects –  Redevelopment 
of the 34-acre adjacent Gladstone Apartments site 
(Zephyr) and the 30-acre former Moreland Plaza 
Shopping Center (Allora Eastland) will bring over 1,800 
residential units and 40,000 square feet of commercial 
space to the area. Zephyr’s �rst phase of 359 single-
family homes and townhouses is nearing completion 
and connects directly to Englewood South.

1

3

5

Image: Verge Apartments

Image: The Benoit Group

Image: Agency Landscape & Planning
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3. Beltline Adjacent Developments –  Many recent 
residential or mixed-use projects catalyzed by the 
ongoing investment in the Beltline Southside Trail, 
including The Penman (262 units), Boulevard at 
Grant Park (323 units), Skylark (319 units), Pratt Stacks 
(150 units), The Upton (396 units), Skylar by Stanley 
Martin (113 units), The Maverick (320 units), Saylor at 
Southside Trail (110 units), 55 Milton (156 units), and 
Verge Apartments (320 units).

4. Sawtell Avenue Corridor –  Includes the 40-acre 
former General Motors Lakewood Assembly plant 
with an initial plan for over 2,000 housing units and 
150,000 square feet of commercial space, and the 
former Lakewood Heights Elementary School being 
converted into affordable housing by the Atlanta 
Urban Development Corporation.

5. Boulevard Crossing Park –  Expansion and 
intensi�cation of the existing 25-acre site currently 
containing soccer �elds. The master plan calls for 
relocating the �elds and adding an event lawn, a 
hillside play landscape, a dog run, a skate park, urban 
plazas and trails and an overlook and waterfall. A 
new multiuse trail �anking the Phase Two site will be 
extended through the park to the Beltline.

6. Chosewood Park Urban Forest –  Restoration and 
conservation of an old growth forest adjacent to the 
southern boundary of the Englewood South site, with 
a planned trail system and pedestrian bridges, entry 
plaza fronting Gault Street, a dog park and shade 
structure, and one-story meeting room / restroom 
building.

2

4

6

Image: Atlanta Urban Development Corp.

Image: Red�n

Image: Friends of Chosewood Park
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DEVELOPMENT CONTEXT

ONGOING OR PENDING
RESIDENTIAL PROJECTS
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GUIDING PRINCIPLES

2.6a  Prioritizing Resident Health

Atlanta Housing’s Board has challenged the Real Estate Planning 
and Development staff to consider sustainability and health in all 
redevelopment efforts. Respondents are encouraged to move 
beyond thinking of green and healthy building certi�cation as 
an end goal. To this end, the RFP Appendix includes a context-
speci�c Health Situation Analysis (HSA) of the neighborhood 
to help inform design and development decisions towards 
demonstrating measurable environmental and health bene�ts 
for future occupants and the surrounding community. Appendix 
F-3: HSA Screening  presents the results of an initial HSA 
neighborhood analysis, culminating in three environmental health 
priorities for the Englewood Phase Two development: increasing 
food and housing security, reducing the risk of cardiovascular 
disease, and reducing exposure to traf�c-related air pollution.

The diagram on Page 31 links the neighborhood analysis from 
Appendix F-3 with evidence-based design strategies that can 
enhance neighborhood environmental health on the one hand 
and advance community goals around sustainability, public 
health, and climate resilience on the other hand. The fourth 
column links to local policies and plans that could coordinate 
with the Englewood development on topics such as planning, 
implementation, tracking, and resource allocation. Some of 
the recommendations have been addressed in the design of 
the Englewood South public infrastructure and may also be 
covered by proposed developments in the Englewood Avenue 
corridor. However, Respondents should review Appendix F-3 to 
gain insights into Atlanta Housing’s efforts at enhancing resident 
health through improvements to the physical environment. 

2.6b  Reducing Utility Burdens

Atlanta Housing is actively pursuing partnerships with developers, 
technology companies and Georgia Power to deliver on-site solar 
energy to new multifamily units, appropriately metered so that 
energy savings can be passed on to residents. To that end, all 
Phase Two buildings should include provisions for on-site energy 
generation (actual hardware and control systems), or at a minimum 
be made “solar-ready” – i.e. incorporating speci�c design and 
construction elements to facilitate the future installation of a rooftop 
photovoltaic (PV) system. A building or property or development is 
considered solar-ready if it includes 100% of the following:

• A designated solar zone on the roof, free from 
permanent obstructions, oriented between 110° and 
270° true north

• Structural support for a minimum additional deadload 
of 5 pounds per square foot (psf).

• Reserved physical space in the main electrical service 
panel labeled “Future Solar.”

• Conduit or raceways installed from the roof to the 
electrical service area for PV wiring.

• Design compliance with local �re and safety codes for 
rooftop access and setbacks.

• All applicable solar-ready documentation submitted with 
design packages, including roof and electrical plans.

Development proposals featuring onsite energy generation and 
metering to bene�t residents by reducing their energy costs will 
receive additional points. See Section 6.1.
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Illustration courtesy of  Biositu (www.biositu.com). 
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DESIGN EXCELLENCE

BUILDING DESIGN

• Activated ground �oor along key pedestrian routes.
• Exterior spaces to support community activities.
• Prioritize pedestrian connectivity between buildings.
• Lighting and furniture to re�ect Beltline standards.
• Bicycle / scooter infrastructure (bike racks, corrals).
• Alternative mobility (rideshare, charging stations).
• Green infrastructure (rain gardens, bioswales etc.)

SITE DESIGN

• Human-scaled; mass that does not overwhelm.
• Architecture that is legible and intentional.
• Materials that re�ect local building traditions.
• Construction innovation (modular, mass timber).
• LEED Gold or comparable certi�cation as minimum.
• High-performance soundproo�ng
• Atriums and balconies
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DESIGN STANDARDS
• Thoughtful, resident-forward interior design.
• Spacious units without compromising functionality.
• Personalized entries in corridor buildings.
• Resident gathering areas to  foster community.
• Spaces for health (exercise facility, pool, clinic).
• Spaces for re�ection (quiet / meditative spaces).
• Social spaces (coworking, cafe, daycare / preschool).
• Focus on indoor health and comfort (WELL or similar).
• Energy-ef�cient appliances and HVAC systems.
• Biophilic Design strategies such as planter boxes.

INTERIOR DESIGN
Atlanta Housing is in the process of creating a set of Design 
Standards that will codify basic expectations for high-quality, 
thoughtful residential, mixed-use and neighborhood design. 
The Standards will embody principles such as these:   

• Residential units should be designed to provide 
spacious, comfortable, and highly functional living 
environments that meet the needs of a diverse 
range of households.

• Buildings should incorporate a variety of shared 
amenities designed to support resident wellbeing, 
social interaction, and community engagement. 

• Interior �nishes and �xtures should re�ect a high 
level of quality and durability and should not 
convey the appearance of a typical affordable 
housing development.

• The architectural design of all buildings should 
complement and reinforce the character 
established in the earlier phases of the Englewood 
redevelopment.

• Buildings facing the Town Center Park and 
Englewood Avenue should prioritize active and 
visually engaging façades.

Additional objectives are included to the left. Also note the 
following required guidelines:

• DCA Architectural Manual

• 24 CFR §8

• Beltline Overlay District Regulations

Respondents are encouraged to elevate design quality 
throughout Phase 2 with resident needs and experiences top 
of mind.
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ENGAGEMENT
2.7  The Community Process

It is imperative that former Englewood Manor residents and 
neighborhood stakeholders be given ample opportunity to 
share their opinions, concerns and aspirations for the Phase Two 
buildout, as they have for Phase One and the Public Improvements. 
Resident and community voices will be integral to the success of 
the project.

Under the direction of and in unison with Atlanta Housing, the 
selected Respondent will engage and collaborate with former 
Englewood Manor residents, the Chosewood Park Neighborhood 
Association (CPNA), Chosewood Park Community Development 
Corporation (CPCDC), the Friends of Chosewood Park (FOCP), 
the neighborhood planning unit (NPU-Y), and other stakeholders 
including new residents of Phase One throughout the project’s 
life cycle. While community engagement and partnership has 
been strong since redevelopment planning began in 2018, 
Respondents must include a plan for community engagement 
throughout the development schedule. Note that the Phase Two 
site was rezoned to MRC-3 in 2021, but any further regulatory 
changes will require community support.

Atlanta Housing leadership and staff believe in the power of 
participatory planning and listening to former residents and the 
community. It is critical to consider both stakeholder conversations 
and design thinking that occurred over the last several years, 
while opening the door to fresh ideas and evolving priorities. 
Therefore, the proposed development schedule should include 
a regular cadence of resident and community touchpoints (in-
person or virtual meetings) as well as some themed events, 
perhaps conducted in the adjacent Town Center Park, dedicated 

to infomation-sharing and visioning to re�ne the working 
development plan as needed. Depending on the complexity 
of the topic and related issues, this engagement process might 
include establishing the following input groups and activities:

• An Advisory Committee  comprised of former 
Englewood Manor residents, CPCDC and FOCP 
representatives, neighborhood residents and others to 
gather and distill comments and concerns and possibly 
remain in place after the initial visioning is complete.

• Focus Groups  to help to tackle speci�c issues, including 
exploring the feasibility of establishing a third-party 
entity to provide an additional layer of maintenance and 
oversight of the new park system beyond what the city’s 
Department of Parks & Recreation customarily provides.

• At least one interactive Workshop or Charrette  that 
seeks input on the development working plan and 
program to help �ll in key details on individual phases.

Atlanta Housing began planning for the site’s redevelopment 
with a visioning charrette held on June 25, 2019 (see images at 
right) and has continued to work with the CPNA, the CPCDC 
and the FOCP on important issues and park investments. As a 
mandatory requirement, the Developer will prepare a Community 
Engagement Plan that will include measurable outreach and 
community goals and strategies delivered via social media and 
other platforms such as Atlanta Housing’s project microsite 
portal (www.engageatlantahousing.org ) as well as special events 
and gatherings (see Section 4.3).  This will include facilitating 
and participating in meetings with the organizations mentioned 
above, and working in concert with Atlanta Housing real estate 
staff and development partners on other public-facing initiatives.
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See Appendix B-3: Chosewood Workshop Results  
for more information. 
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PRIOR PLANNING

2.8  Existing Plans and Projects 

Chosewood Park and the Beltline Southeast neighborhoods 
have been the bene�ciaries of extensive participatory planning 
processes since the �rst efforts to conceptualize the Beltline in 
2005 and Subarea 3 in 2008. As such, Chosewood Park residents 
and stakeholders have a strong culture of planning and advocacy 
that has worked to shape the evolution of the area in alignment 
with community priorities (see image on opposite page). This 
culture continues and will be a factor in planning and developing 
Phase Two.

The earliest non-Beltline plan for the neighborhood was the 
2010 Chosewood Park “New Beginnings” Redevelopment Plan 
(see Appendix A-1) – the �rst master plan speci�cally for the 
neighborhood. The plan recognized the catalytic power of the 
Beltline and recommended leveraging its economic potential to 
provide new walkable retail nodes and dense development while 
preserving and restoring the single-family core, building new 
high-quality public spaces, and establishing Chosewood Park 
as a place with a unique identity. Recommendations prioritized 
redevelopment of key sites like Englewood Manor, Gladstone 
Apartments and the vacant General Motors Lakewood Assembly 
property. Projects that are still unbuilt but relevant today, such 
as Boulevard Crossing Park, were �rst contemplated during that 
time. Englewood South and Empire Zephyr are major factors 
in achieving the objectives laid down �fteen years ago – a fact 
that has contributed to the engagement and partnership formed 
between Atlanta Housing and the Chosewood Park neighborhood 
leaders and residents.

In 2017, Atlanta Housing issued an RFP for the Phase One area of 
Englewood Manor. That same year the reconstituted Chosewood 
Park Community Development Corporation (CPCDC) engaged 
the Urban Land Institute to assemble a “mini” Technical Assistance 
Panel (or mTAP) to revisit and refresh the development assumptions 
and recommendations of the 2010 plan. The mTAP identi�ed 14 
catalyst sites in the Beltline corridor (including Englewood Manor) 
that became the study area, and made recommendation on 
how the CPCDC could build capacity to achieve neighborhood 
objectives in the earlier plan. The mTAP in�uenced the proposals 
Atlanta Housing received for Phase One, which resulted in two 
qualifying development �rms and an assignment of Phase One to 
one �rm and Phase Two to another.

This renewed community energy coincided with the ten-year 
update of the Beltline subarea plans. The 2021 Beltline Subarea 
3 Master Plan  included changes to the future land use map, 
identi�ed new or improved streets, intersections, and multiuse 
trails, proposed rezoning of key parcels, and recommended 
a series of policy objectives related to other topics such as 
economic development, historic resources, housing, open space 
and public art. The plan speci�cally called out the transit-oriented 
development area represented by the mTAP, and Atlanta Housing 
real estate staff were actively involved in the Subarea 3 planning 
process to ensure that stakeholder objectives for Englewood 
Manor were included. Atlanta Housing staff also used the 
community objectives and detailed development concepts from 
the earlier subarea plan to engage Atlanta Beltline Inc. and city 
departments such as Watershed Management in conversations 
around green infrastructure, connectivity improvements and 
expansion of the local park system.
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Mayor Andre Dickens has placed equity at the center 
of each of his administrative initiatives. Dickens’ 
neighborhood strategy targets six neighborhoods 
within four priority areas. While Englewood South 
is not in a priority area, the key questions driving 
revitalization planning also apply to the overall 
project and the Phase Two site:

• How can the redevelopment of area assets be 
accelerated while ensuring that the bene�ts of 
these investments rebound to the bene�t of 
residents? 

• How can housing investments be delivered in a 
mixed-income context that provide a wide channel 
of access for low-income residents now and in the 
future? 

• How will existing residents enjoy the bene�ts of 
improved neighborhood conditions while not 
falling victim to displacement pressures?

Currently the CPCDC and the Friends of Chosewood 
Park (FOCP) are embarking on an ambitious plan to 
improve access to and through the adjacent urban 
forest. The Chosewood Park Forest Improvement 
Plan is making its way through permitting, with 
funding from Atlanta Housing for bridges over the 
existing creek. Englewood South Phase Two is at the 
heart of the TOD vision that has been a major focus 
of every area plan done since 2010. Atlanta Housing 
expects the strong partnership developed with the 
CPCDC, the FOCP and other stakeholders to realize 
the vision will be an essential part of the Phase Two 
development proposal and implementation plan.

See Appendix A  and Appendix B  for more 
information.

Image: Chosewood Park Neighborhood Association / CPCDC  Development Visionary Plan
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TECHNICAL INFORMATION

2.9a  Environmental Assessment

In January 2021, Wenck (now part of Stantec) completed a Part 58 
Environmental Assessment (EA) on behalf of Atlanta Housing for 
the Englewood Manor site located at 505 Englewood Avenue SE. 
The report concluded:

• Past or current uses of the subject site and surrounding 
property do not appear to present an environmental 
threat to the property.

• Further environmental assessment is not warranted at this 
time in Stantec’s opinion.

That being said, the approved EA will expire on January 7, 
2027. Development schedules should consider, and factor in 
as needed, the likelihood of conducting a new Part 58 EA for 
the Phase Two parcels. Proposers should be aware that until 
the completion of the EA and receipt of HUD approval, funds 
(federal, private, or other) cannot be committed or expended, 
and no site work can be undertaken. A standard review typically 
takes 150 days but may be longer if there are adverse effects or 
public comments that must be addressed. Note that a complete 
development plan is required to begin the EA process. Most 
predevelopment activities are considered exempt and are not 
subject to the HUD Part 58 environmental review and approval 
process; due diligence and predevelopment work can be 
performed concurrently with the Part 58 EA.

 In addition, HUD now requires radon testing as part of Part 58 
EAs. Radon testing was not included in the approved EA and will 

therefore need to be part of the process. Equivalent language 
from the Georgia Department of Community Affairs 2024 manual:

• All new construction must be built in accordance with 
current EPA requirements for radon-resistant construction 
techniques. Both new construction and rehabilitated 
buildings must be tested upon completion of the construction 
work scope and prior to tenant occupancy for compliance 
with EPA’s established limits for radon levels.

See Appendix D-1: Englewood Part 58 Checklist Signed

2.9b Stormwater Management

Atlanta Housing, with support from the City of Atlanta, has made 
a considerable investment in site-wide green infrastructure, 
including the construction of a naturalized regional stormwater 
detention facility that handles runoff from the 30-acre Englewood 
development as well as acting as an open space amenity for the 
neighborhood. Atlanta Housing followed this course of action 
to ensure that community objectives for sustainability and water 
quality enhancement were achieved, and to provide a “plug-and-
play” stormwater management framework to minimize costs and 
technical complexity for developers of individual blocks. While 
the stormwater facility contemplated handling runoff from the 
adjacent Empire Zephyr development, it was built without this 
connection but sized accordingly.

Atlanta Housing expects development on all Phase Two blocks 
to utilize the storage capacity in the pond facility to address all 
stormwater management needs except for runoff reduction for the 
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�rst 1” of rainfall, which can be accommodated by small rain gardens 
around the periphery of each development. The Stormwater 
Management Hydrology Report for the public infrastructure phase 
is included for reference. See especially P. 34 for impervious surface 
assumptions for Phase Two pads.

See Appendix D-2: Stormwater Facility Hydrology Report.

2.9c Infrastructure Maintenance

Atlanta Housing currently owns and maintains all parks and open 
spaces on the Englewood site including the stormwater pond. 
However, the agency expects to dispose of all public infrastructure 
as soon as possible - to the city in the case of streets and parks, and 
to the city or a suitable entity in the case of the pond. Proposers 
should expect to participate in discussions with Atlanta Housing 
and the Phase One development partner around timing for street 
dedications.

Top Image: Example of localized rain garden for initial storm in�ltration.
Bottom Image: Englewood stormwater pond - water quality features.
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SITE FEATURES

2.10  Site Conditions

The 7.98-acre Phase Two portion of Englewood South includes Pad D (2.83 
acres), Pad G (2.03 acres), and Pad I (3.12 acres), the �nal vacant parcels of the 
30-acre development site. Each pad has one face adjacent to a signature 
open space; and each pad is served by new streets and streetscapes slated 
for dedication to the city. While the public improvements were completed 
in 2024, there is active or pending construction on all other development 
pads (multistory multifamily on A and B, and low-density residential on 
C). Most, if not all, utilities needed for development are present within 
the rights-of-way of the existing Englewood Avenue or the new internal 
streets. The site slopes approximately 60’ from north to south across pads 
D and G. Pad I is largely �at.

* Pad 2A is currently being used for temporary construction staging but will be vacated.

SITE INFORMATION

Address: 505 Englewood Avenue SE

Parcel ID: 14 0041 LL0110

NPU / Neighborhood: Y / Chosewood Park

City Council: District 1 / Council Member Jason Winston

Zoning: MRC-3-C

Land Use: HDMU (High Density Mixed-Use), MDR (Medium Density Residential)

Rezoning: Not Required (administrative adjustment to boundary needed)

Occupancy: None (vacant land)

APS District: Jackson Cluster (Benteen ES, King MS, Maynard Jackson HS)

Proximity to Highways: Approximately 1.8 miles to I-75/I-85 and 1.6 miles to I-20

Proximity to Transit:
MARTA Bus 49, 9, 155; Future Beltline Light Rail (LRT); MARTA N-S 
Rail to airport, Five Points (Oakland City Station) 

Area Stakeholders:
Chosewood Park Neighborhood Association (CPNA); NPU-Y 
Leadership; Empire Communities; Chosewood Park CDC / Friends 
of Chosewood Park; Atlanta Beltline Inc. (ABI)

3

2

1
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1

2

3

See Appendix C-3: Original Engineering Survey 
for more information. 

A

B

C

Stormwater Pond

Multiuse Trail to Beltline

Chosewood Park Expansion

D Existing Chosewood Park

E Existing Soccer Fields

F 2ft Contour Lines

G

H

I

Senior Building (Underway)

Family Building (Underway)

Future Townhomes / Duplexes

2A Phase 2 Block / Pad A

Phase 2 Block / Pad B

Phase 2 Block / Pad C

A

B

C

D

F

GH

2A

E

I
I

I

I

2B

2C

1C

1C
1C

1C

1A 1B

2B

2C
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REDEVELOPMENT

2.11  The Englewood Phase Two Vision

The Phase Two portion of the Englewood South project is a rare 
opportunity to create a high-quality mixed-use, mixed-income urban 
development both in the Beltline corridor and fronting on one of the 
�nest new open spaces in Southeast Atlanta. The vision for the site 
builds on the signi�cant public investment in a “Town Center” park 
and naturalized stormwater pond, utilizing three multifamily midrise 
buildings to serve the affordability needs of families and seniors. 
Each building should include some level of active ground �oor uses 
to animate the park edges and provide CPTD (crime prevention 
through environmental design) capabilities. While it will be essential 
to engage the Chosewood Park community around details of the �nal 
plan, a realistic development program yielding almost 500 units could 
�t comfortably on the existing blocks (as illustrated to the right). The 
development model is provided as a feasibility “test �t” related to site 
potential but does not suggest economic viability.  The Developer is 
expected to provide a Development Plan that meets agency objectives 
(particularly for density), is �nancially feasible, and is delivered within 
the requirements and scheduled dates outlined in this RFP.

• Phases 2A & 2B (Family Rental):   Approximately 400+ mixed-
income family apartments in two multistory buildings served by 
parking decks, with internal courtyards opening onto the adjacent 
park. Each building should feature ground-�oor active uses which 
could be a combination of retail, restaurant or community amenity 
space, facing both the Town Center Park and Englewood Avenue. 

• Phase 2C (Senior Rental):   A minimum of 80 age-restricted (55+) 
units in an innovative stand-alone building, with a mix of studio, 
one-bedroom and two-bedroom units, with some level of dedicated 
amenity space and community-serving uses on the ground �oor 
(early planning envisioned approximately 7,500 sf of amenity space). 
Parking should be ef�cient and concealed from view.
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A

B

C

Connection to trail

Facade with unique design

Interior amenity space

2A Development Block 2A

2B Development Block 2B

2C Development Block 2C

D Parking Deck

E Family Apartments

F Senior Living

2A

2B

2C

B

C

C

C

C

D

D

D

E

E

F

RFP responses 
should include a 

development plan, 
site plan, unit mix, 
and in-unit design 
plans - designed 

to give residents a 
quality, premium, 

livable environment.

G Outdoor Dining / 
Vending Location

G
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THE OPPORTUNITY

2.12a  Parkside Phase (Pads 2A & 2B)

Atlanta Housing’s 2017 developer procurement resulted in two teams gaining rights to 
develop the site, as mentioned in Section 2.2. Both teams participated in the planning 
and design process for the public infrastructure improvements; however, only one team 
advanced to detailed design and implementation of the Phase One vertical. The conceptual 
planning of two blocks of Phase Two, prepared by Goode Van Slyke Architecture (GVSA) 
under the leadership of The Michaels Organization, is presented on these pages as a 
resource and window into the thinking around appropriate density and form. 

Level 1
15,526 SF
1 BED - 2
2 BED - 4
3 BED - 2

Level 4
48,085 SF
1 BED - 19
2 BED - 17
3 BED - 4

Level 7
33,760 SF
1 BED - 8
2 BED - 19
3 BED - 3

Level 3
47,579 SF
1 BED - 17
2 BED - 15
3 BED - 3

Level 6
40,890 SF
1 BED - 13
2 BED - 22
3 BED - 3

Level 2
30,723 SF
1 BED - 11
2 BED - 8
3 BED - 2

Level 5
56,587 SF
1 BED - 23
2 BED - 27
3 BED - 5
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While not mandatory, Atlanta Housing encourages respondents 
to review the architectural concept documents included in the 
Appendix, and evaluate the pros and cons of adopting the work as 
the basis for a fresh vision for development of this strategic urban 
site. The building layouts and massing are further depicted in this 
section to illustrate the potential of each block.

 
See Appendix C-1: Architectural Concept Studies

All images by Goode Van Slyke Architecture.

Level 1
19,337 SF
1 BED - 4
2 BED - 3
3 BED - 2

Level 2
24,892 SF
1 BED - 7
2 BED - 8
3 BED - 2

Level 5
41,153 SF
1 BED - 17
2 BED - 18
3 BED - 3

Level 3
33,048 SF
1 BED - 9
2 BED - 10
3 BED - 3

Level 6
37,433 SF
1 BED - 14
2 BED - 17
3 BED - 3

Level 4
41,153 SF
1 BED - 15
2 BED - 19
3 BED - 3

Level 7
18,448 SF
1 BED - 7
2 BED - 9
3 BED - 1

KEY

1 BEDROOM UNIT

2 BEDROOM UNIT

3 BEDROOM UNIT

AMENITY SPACE

RETAIL / COMMERCIAL

PARKING
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THE OPPORTUNITY

2.12b  Pondside Phase (Pad 2C)

The third development block (Pad 2C) was also conceptualized by 
GVSA as a 68-unit senior building with roughly 7,000 square feet of 
amenity space and surface parking to the west, as depicted in the 
baseline scheme (inset) below. However, this block represents a 
unique opportunity to increase units even further while exploring 
innovative architectural ideas, at what could be the most premium 
location of the entire Englewood site. The concept shown on this 

page features a �ve-story 140-unit courtyard building constructed 
on an elevated podium slab, built over 112 spaces of at-grade 
parking, with community retail and amenity space lining the 
stormwater park frontage. Other innovative ideas include an 
atrium building elevated on a podium over surface parking (right 
bottom), or a terraced mid-rise set back from the parcel’s eastern 
edge with deck parking inserted into the hillside (right top). These 
concepts are intended to challenge conventional thinking around 
affordable multifamily design and encourage bold proposals for 
this Phase Two block.

Baseline scheme: low 
density with surface 
parking

Location for outdoor 
vending / dining
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Massing option: Terraced midrise with parking deck and large front lawn.

Design Inspiration: Atrium at Sumner; Libeskind Studio; Brooklyn, NY. Massing option: Sculptural atrium midrise on podium with overlook.

Design Inspiration: Via Verde; Dattner Architects; South Bronx, NY.
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4

5

6

1

2

3

Optimize the building area 
on each multifamily block 
by incorporating structured 
parking to serve residents and 
retail customers, while being 
concealed from exterior view.

Structured Parking

Location for potential small, 
semi-permanent neighborhood-
serving café and outdoor 
gathering area to further activate 
the green spaces connecting 
the residential buildings, 
playground, and pond.

Outdoor Retail

Buildings should strive for 
simple, elegant architecture that 
uses materials and forms in ways 
that residents can understand 
and appreciate, minimizing 
complex details or ornament, 
especially on primary facades.

Simple Aesthetics

Enhance the presence of the 
Town Center Park by providing 
new or utilizing existing outdoor 
plaza / dining / gathering spaces 
to provide edge activation and 
encourage community policing.

Activated Plazas

Take advantage of the natural 
views and daylight potential to 
locate shared or common spaces 
(resident lounges, co-working 
areas, playrooms, libraries etc.) 
along the park frontage of each 
new building, and consider 
adding balconies to further 
reinforce the visual linkage.

Interior Shared Space

Where feasible, allow the park 
landscape to �ow into the building 
courtyards to foster a sense of 
openness and connectivity, while 
still ensuring safety through non-
invasive security infrastructure and 
activated internal spaces.

Courtyard Connections
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III.

Roles & 
Responsibilities: 
Atlanta Housing
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AH ROLES

3.1 AH Roles and Responsibilities 

As the sponsor of the development, Atlanta Housing will oversee 
the implementation of the Phase Two development plan from design 
planning through project completion per the Master Developer 
Agreement, approved development program with schedules, and 
budgets (collectively the “Development Plan”); will have �nal approval 
of the Development Plan and any subsequent amendments; and will 
participate as a co-development partner.  Atlanta Housing investments 
and land transactions are subject to HUD requirements and must be 
approved by the Atlanta Housing Board of Commissioners and HUD 
prior to any expenditure of funds, land transfer or �nancial closing.

3.1.1 Master Planning Coordinator

As landowner, Atlanta Housing will act as the Master Planning 
Coordinator of the remaining Englewood South development 
blocks (the Phase Two site) to ensure the execution of the approved 
Development Program consistent with Atlanta Housing objectives 
de�ned in this RFP, as well as careful integration with the public 
improvements already completed. Respondents should be aware 
of the ongoing development of Phase One and the need to stage 
construction such that progress on Phase One is not negatively 
impacted by Phase Two. In addition, Atlanta Housing and the City of 
Atlanta have made considerable investments in public infrastructure 
(streets, parks, stormwater management) to support a high-quality 
redevelopment that not only harmonizes with the surrounding 
Chosewood Park neighborhood but provides essential amenities that 
the neighborhood has long desired.

Visionary and collaborative master planning at the Civic Center.



Englewood Phase 2 RFP-2026-0109  Page 53

It is imperative that the selected developer of Phase Two 
safeguard the public infrastructure during construction; and 
if damaged as a consequence of construction activity, be 
replaced in full to the original speci�cations.

Atlanta Housing has provided as part of Section II preliminary 
development concepts for the Phase Two blocks that were 
prepared during early master planning. Please consider this an 
illustration of Atlanta Housing design objectives and how new 
buildings should address and complement the open spaces (see 
Appendix C).

As a partner, Atlanta Housing will coordinate with the developer 
and the city to secure any necessary entitlements within the 
Development Plan schedule. While Atlanta Housing and Atlanta 
Housing’s Phase One development partner have secured key 
entitlements such as site rezoning and Development of Regional 
Impact review, and while major entitlement work is unlikely, it will 
remain the responsibility of the selected Developer to secure all 
requisite approvals by required timeframes to remain on schedule.

3.1.2 Contract Administrator

Atlanta Housing has contractual and �duciary responsibility 
to manage the use of it’s land and expenditure of it’s funds in 
compliance with Federal regulations, requirements, and the 
proposed scope of work. Atlanta Housing is responsible for 
obtaining all HUD approvals necessary for implementing the 
Development Plan. However, to the extent that the Development 
Plan and/or application documents include components or 
information that is the particular knowledge of the Development 
Partner, the Development Partner will be responsible for preparing 
drafts of this information and/or documents necessary for Atlanta 
Housing to seek HUD’s approval.

3.1.3 Land Steward

Atlanta Housing will retain ownership of the land subject to a 
ground lease with a de�ned term not to exceed 65 years. The 
Developer will construct and own the improvements. Ground 
leases are not assignable during the life of the ground lease 
without Atlanta Housing’s written approval. A ground lease 
payment will be required.

3.1.4 Ownership Entity Member

Atlanta Housing or an af�liate must be included as a member of the 
Ownership Entity. As a joint venture Owner Entity partner, Atlanta 
Housing shall receive a percentage of equity, net distributable 
cash �ows after debt service, and participate in all other typical 
components of ownership. See Appendix H (Atlanta Housing 
Underwriting Guidelines and Summary of Business Terms).

3.1.5 Asset Management

For rental and commercial uses, Atlanta Housing will provide 
ongoing monitoring and reporting of the project’s �nancial, 
operational, and compliance performance. This will include 
reviewing monthly and annual audited �nancial statements; 
administering agreements; calculating and collecting fees owed 
to Atlanta Housing; conducting annual tenant �le audits and 
physical property inspections.

3.1.6 Community Engagement 

Atlanta Housing will partner with the developer on a communication 
strategy, approach and implementation related to community 
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Atlanta Housing and a Developer typically enter into a Public 
Improvements and Construction Management Agreement, 
separate from the MDA, authorizing the Development Team to 
manage the design team and general contractor performing the 
public infrastructure scope of work.

Respondents must reimburse Atlanta Housing for their pro rata 
share of the cost of the existing public infrastructure (streets, 
parks, stormwater detention facility etc.) at each �nancial closing.

Atlanta Housing Vertical Construction / Bridge / Permanent 
Loans

Please refer to the Summary of Business Terms and Underwriting 
Guidelines (Appendix H) that refer to requirements and limitations 
of Atlanta Housing funding.

Atlanta Housing will determine whether overall and per-unit project 
costs are justi�ed and whether Atlanta Housing’s total contribution 
is reasonable in accordance with HUD regulatory guidelines and 
market data for construction costs. Prior to each Project’s �nancial 
closing, HUD will require a third-party cost reasonableness review 
for all development costs, which must meet HUD Cost Control and 
Safe Harbor Standards and be in line with market conditions unless 
approved as Extraordinary Site Costs.

3.2.2 Atlanta Housing Units

Atlanta Housing will assist units, and may seek subsidy from HUD 
for up to but not to exceed 60% AMI contract rents. These units 
are currently contemplated to be Restore-Rebuild units, and will 
be referred to in this document as Atlanta Housing Units. Please 
refer to Appendix I: Restore-Rebuild Guide  for more information 
on the Restore-Rebuild program.

residents and stakeholders, and the broader public-at-large. This 
will be laid out in the �nal Community Engagement Plan prepared 
by the Developer and accepted by Atlanta Housing. Atlanta 
Housing will be responsible to maintain its relationships in the 
community as de�ned by the Plan. See Section 2.7.

3.2 Development Funding Support

The following information is provided to assist in proposing deal 
terms, sources and uses for development budget(s) and providing 
an operating pro forma for the duration of the longest term of debt. 
Respondents should consider the Proposal as an initial offer of deal 
terms. Financing terms will be negotiated during the interview 
period with the Competitive Range Respondents and Finalists.

3.2.1 Loans

Capital sources of funding may be available from Atlanta Housing 
to support the development of affordable housing. However, 
Respondents are expected to propose innovative programming 
and �nancial strategies to minimize Atlanta Housing funding. 
Atlanta Housing may provide development subsidy with HUD 
funds in the form of short and/or long-term debt to the project 
(“Atlanta Housing Loans” or “Atlanta Housing Funding”).

The amount available for Atlanta Housing funding for each Project 
is contingent upon meeting the Atlanta Housing Underwriting 
Guidelines, as explained in further detail in Appendix H-1: Atlanta 
Housing Underwriting Guidelines and Appendix H-2: Summary 
of Business Terms.  The amount of Atlanta Housing loans depends 
on demonstrated �nancial need, funding availability, and is subject 
to Atlanta Housing Board of Commissioners and HUD review and 
approval of applicable costs.  
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3.3 Valuation for Land Dispositions

For all dispositions of AH-owned property, Atlanta Housing 
must obtain approval from both the Atlanta Housing Board of 
Commissioners and HUD to provide a ground lease. The Atlanta 
Housing Board and HUD may, at their discretion, approve the 
disposition of property at less than the current fair market value in 
cases where the proposed use directly bene�ts Atlanta Housing 
Residents. For the latter, HUD will evaluate the proposed discount 
in land value in consideration of the amount of affordable housing 
produced or community bene�t services proposed, the imputed 
value of the services, and term of the public bene�t. Respondents 
must provide a proposal of current fair market value cited by 
market data. Atlanta Housing will authorize an appraisal by a 
licensed appraiser.

Ground lease payment amounts must be �nancially feasible for the 
proposed program, and they are contingent upon �nal approval of 
the transaction by the Atlanta Housing Board of Commissioners, 
and HUD approval of the disposition application, to be obtained 
prior to �nancial closing.

3.4 Regulatory Requirements

All Atlanta Housing transactions must be approved by the Atlanta 
Housing Board and HUD and must meet due diligence and feasibility 
requirements prior to approval, including but not limited to Phase 
I / Phase II environmental assessments, State Housing Preservation 
Of�ce review and HUD Environmental Part 50 or Part 58 Review, 
Market Appraisal, Site and Neighborhood Standards analysis, 
Zoning Certi�cation, compliance with design and accessibility 
requirements, and title search requirements. These processes take 
time and should be given serious consideration in formulating a 

Bowen “Return to Community” exempli�es creative engagement.
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development schedule. Also note that all funding awards are 
subject to funding availability and Atlanta Housing discretion.

Upon satisfactory completion of the requirements, Atlanta 
Housing will seek Board and HUD authorization to close based on 
submission of documentation and will move forward expeditiously 
to �nancial closing. Below is a summary review of the requirements, 
some of which may be processed concurrently. Time periods 
to process and receive approval are included to support the 
developer in creating a schedule but are contingent upon HUD 
and the approving agency. Some may be performed concurrently 
to expedite the schedule, and some are schedule dependencies.

3.4.1 Zoning and Entitlement Requirements

In order to secure necessary Land Disturbance and Building 
permits, the master development infrastructure, site 
improvements, and vertical construction plans and speci�cations 
and closing documents must adhere to all City of Atlanta codes 
and requirements. These may include but are not limited to 
conformance to zoning and land use, accessibility and design, 
Development of Regional Impact (DRI), Special Administrative 
Permits (SAPs), Land Disturbance Permits (LDPs), Tree Protection 
Ordinance requirements, Building Permits, Inclusionary Zoning 
and other affordability requirements and restrictions.

3.4.2 HUD Environmental Review

As found in 24 CFR parts 50 and 58, all planned development 
activities on properties with a HUD-recorded declaration of trust or 
restrictive covenant, and/or those that receive or will receive HUD 
operating subsidy, must receive HUD environmental clearance 
prior to closing, land disturbance and/or �nancial closing. See 
Appendix D  for details.

AH environmental goals includes green certi�cation.
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requires approval from the Atlanta Housing Board, the City of Atlanta 
and may not be submitted prior to HUD issuance of the Authority to 
Use Grant Funds related to the Environmental review. 

The application must include the form of disposition (ground 
lease or sale), the leasing or purchasing entity, the proposed use 
of the land, the terms of the disposition including land value and 
schedule, and as applicable a reversion to Atlanta Housing and 
deed restriction.

Once SAC receives the application which may not be submitted 
prior to the environmental approval, the time period is typically 
60-90 days.  For developments involving Atlanta Housing land, 
subsidy or Atlanta Housing funds, HUD approval is required prior 
to closing. See Section 3.3 for additional information.

3.4.4 Mixed Finance Development Approval

For developments involving Atlanta Housing land, subsidy or 
Atlanta Housing funds, HUD approval is required prior to closing. 
The time period for approval is approximately 60 days from a 
complete submission of all required documents and evidentiaries. 
Atlanta Housing is responsible for submitting all documents with 
the developer support.

• Advance HUD environmental approval and Disposition 
approval by HUD is required prior to submission.  

• Review of design and accessibility requirements. Any 
project receiving Atlanta Housing federal funds must 
be constructed in accordance with federal and state 
statutory and regulatory requirements.  The design 
of the project, including the layout of the units, must 
comply with accessibility requirements speci�cally 

The HUD Part 58 environmental review process (HUD Part 58) is 
required to ensure that the proposed Development Plan does 
not negatively impact the surrounding environment and that the 
property site itself will not have an adverse environmental or health 
effect on end-users. The HUD Part 58 includes a Georgia Historic 
Preservation Division (HPD or alternately State Historic Preservation 
Of�ce (“SHPO”) review and is initiated after schematic site plans 
have been prepared . Atlanta Housing will initiate and complete 
the HUD Part 58, in collaboration with the Developer. Should any 
Adverse Effect(s) be identi�ed by SHPO during the HUD Part 58 
review process, the Developer is expected to collaboratively work 
with Atlanta Housing to develop a mitigation plan to address the 
issues in order to obtain �nal approval of the HUD Part 58. SHPO 
may require a mitigation plan or Memorandum of Understanding 
between the parties to include speci�c components that will be 
identi�ed during the review process, if required.

This is a critical path item because until the completion of 
the HUD Part 58, funds (federal, private, or other) cannot be 
committed or expended, and no site work (including property 
acquisition) can be undertaken on the project until the Authority 
to Use Grant Funds is received from HUD. Most predevelopment 
activities are considered exempt and are not subject to the HUD 
Part 58 environmental review and approval process. A standard 
review typically takes 150 days but may be longer if there are 
adverse effects or public comments that must be addressed . 
Other due diligence and predevelopment work can be performed 
concurrently.

3.4.3 Disposition Approval

The HUD Special Applications Center (“SAC”) is responsible for 
approving land dispositions on land with a HUD land restriction, based 
on compliance with HUD regulations.  The disposition application 
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• If a building is six stories or higher, HUD requires a 
waiver application to allow low-income subsidized 
families to reside there. This is not an issue for buildings 
that house seniors.  

• The closing process includes submission of various 
legal and �nancial documents including a HUD Mixed 
Finance Development Proposal template and Mixed 
Finance Development Calculator prepared by Atlanta 
Housing. Atlanta Housing will submit the complete 
closing package to HUD with speci�c documents 
required from the developer. The time period is 
approximately two months.

3.4.5 Labor Standards

All projects receiving federal funds or subsidies are required to 
use Davis Bacon Wage rates. For guidance and applicability, see 
https://www.dol.gov/agencies/whd/fact-sheets/66/dbra.

For prevailing wages, see https://www.sam.gov/content/wage-
determinations . Depending on the type of construction, this may 
impact the cost, particularly in infrastructure, site development 
and vertical construction greater than six stories. The developer is 
responsible for using these rates in proposing the budgets and to 
track and submit a record of wages paid to workers on the project.  
This is reviewed by Atlanta Housing for compliance and must be 
approved as part of the invoice payment process. Failure to comply 
may result in a delay in invoice payment and/or a requirement 
to repay any wages to the worker(s) that do not comply with the 
requirement(s) and a potential �ne from the Department of Labor. 
As part of Davis Bacon compliance, a modi�ed version of HUD 
form 5370 will be required to be added as an exhibit to all GC 
contracts.

at 24 CFR 504  and other requirements that may apply 
to a speci�c project.  Atlanta Housing must submit the 
architectural plans with required information re�ected 
on the plans or separately provided to HUD. The impact 
of this activity to the schedule is an estimated 2–4 
months and can be performed concurrently as drawings 
are developed.  

• HUD Site and Neighborhood Standards review ensures 
that the development is in compliance with the Fair 
Housing Act and promotes greater choice of housing 
opportunities.  This includes primarily looking at 
the minority concentration of the area and market 
conditions – with the goal of ensuring that low-income 
families are housed in areas of greatest opportunity.

• HUD Subsidy Layering Reviews (“SLRs”) are undertaken 
to ensure the amount of assistance provided by HUD 
is not more than necessary to make a rental assistance 
project feasible in consideration of other government 
assistance (including tax credits). SLRs prevent 
excessive public assistance and include a review of cash 
�ow, debt coverage ratios, net operating income and 
operating expense trending requirements.  Among 
other requirements, SLRs consider Debt Coverage Ratio 
and the amount of cash �ow generated by a project 
to determine if excess funding exists within the total 
development budget. The time period is approximately 
two months. 

• The project must meet HUD Total Development Cost 
limitations that include both horizontal and vertical 
costs. Refer to https://www.hud.gov/helping-americans/
public-indian-housing-mixed-�nance . 
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3.4.6 Operations

Requirements for operations if HUD funds or subsidies are involved 
are essentially the same as noted above. The subsidy programs 
have their own administrative requirements not covered here but 
can be provided upon request.  Subsidy cannot be provided to 
the project until the HUD environmental review is complete and 
the Authority to Use Grant Funds is executed, and compliance 
with Davis Bacon Wage Rates is certi�ed.

3.5 Opportunity and Inclusion 

3.5.1 Opportunity and Inclusion

Consistent with HUD requirements, Atlanta Housing is committed 
to providing contracting and subcontracting opportunities to 
small business including disadvantaged and veteran-owned small 
businesses. As part of the submission to the RFP, the Developer 
must provide a summary of their history with Opportunity and 
Inclusion goals. Atlanta Housing will monitor this performance 
through the development process.

3.5.2 Section 3 Program (HUD)

Section 3 Resident and Business participation is also a HUD 
requirement for all projects that receive HUD funding or subsidy. 
HUD’s Section 3 program requires that “recipients of certain 
HUD �nancial assistance, to the greatest extent possible, 
provide training, employment, contracting and other economic 
opportunities to low- and very low-income persons and to 
businesses that provide economic opportunities to low- and very 
low-income residents.”  Per 24 CFR Part 75, the Developer will 
meet or exceed Section 3 safe harbor requirements of at least 5% 

Market-quality standards of design and construction are essential.
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of the total number of labor hours worked for Section 3 works for 
Developer’s program year, and at least 5% of the total number of 
hours worked are targeted Section 3 workers for the Developer’s 
program year.  Atlanta Housing is responsible for monitoring the 
Developer’s performance in meeting the above goals. Atlanta 
Housing will work with developers to support outreach with 
eligible residents and businesses, but it is up to the developer to 
perform the work to comply.  

3.5.3 Build America, Buy America (BABA)

On November 15, 2021, the Bipartisan Infrastructure Law (BIL) 
was signed into law, which includes the “Build America, Buy 
America” Act (BABA), establishing a domestic content preference 
for Federal �nancial assistance obligated for infrastructure 
projects. The BABA preference applies to three separate product 
categories: (i) iron or steel products; (ii) manufactured products; 
and (iii) construction materials. In February 2023, proposed 
guidance was provided to support implementation of the BABA 
provisions.

Developers responding to this RFP must comply with the 
requirements of the Build America, Buy America (BABA) Act, 
41 USC 8301 note and all applicable rules and notices, as 
may be amended, if applicable to the Grantee’s infrastructure 
project. Pursuant to HUD’s Notice “Public Interest Phased 
Implementation Waiver for FY 2022 and 2023 of Build America, 
Buy America Provisions as Applied to Recipients of HUD Federal 
Financial Assistance” (88 FR 17001), any funds obligated by HUD 
on or after the applicable listed effective dates are subject to 
BABA requirements, unless excepted by a waiver.

Workforce development is an Atlanta Housing priority.
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HUD is in the process of implementing these requirements as 
applicable to real estate development. Atlanta Housing will 
provide further guidance as information becomes available. 
For an overview of the program, please refer to https://www.
hudexchange.info/programs/baba/ . Until Atlanta Housing can 
provide de�nitive guidance, Developers are encouraged to review 
the requirements and consider potential impacts to the project.
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IV.

Roles & 
Responsibilities: 
Developer
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DEVELOPER ROLES

4.1 Planning, Design and Entitlement 
Activities

Consistent with the Development Objectives outlined in this RFP, 
the Developer is responsible for Project planning, coordinating 
with Atlanta Housing and any consultants retained by Atlanta 
Housing, master planning / urban design, and building design 
consistent with the requirements outlined in the RFP, and for 
securing all zoning, land use permitting, and other entitlements 
and regulatory approvals for the master plan that will include 
mixed-income rental, for-sale, and non-residential.

For the redevelopment of the Phase Two portion of Englewood 
South, Atlanta Housing has provided Appendix C-1 - Architectural 
Concept Documents  that includes preliminary architectural 
concept drawings for each of the three development pads. These 
drawings were prepared by Goode Van Slyke Architecture (GVSA) 
under the leadership of The Michaels Organization. While not 
mandatory, Atlanta Housing encourages respondents to review 
the GVSA architectural concept documents included in the 
Appendix and evaluate the pros and cons of adopting the work 
as the basis for a fresh vision for development of this strategic 
urban site. The building layouts and massing are further depicted 
in Section 2.12 to illustrate how the potential of each block can be 
optimized.

Atlanta Housing will also work collaboratively with the Developer 
to secure zoning approvals and other entitlement requirements if 
needed to maintain the Project schedule. As indicated previously, 
it is unlikely that zoning changes or variances will be required 

outside of a minor boundary adjustment for Block 2B; but Atlanta 
Housing will support efforts to ensure timely delivery of affordable 
units

Atlanta Housing desires a development partner that places 
a premium on high quality, progressive urban design and 
architecture that re�ects the vibrancy and vitality of the 
Chosewood Park neighborhood and Atlanta BeltLine corridor.

4.2 Sustainable Building Certi�cation 

The Developer is responsible for achieving the highest level of 
sustainability with green infrastructure and green building practices, 
evidenced in the achievement of a third-party certi�cation such as 
LEED (minimum Gold) or an equivalent in Earthcraft, Enterprise 
Green or other recognized sustainability rating programs. Atlanta 
Housing is also strongly recommending Respondents include 
health-related certi�cation such as Fitwell or the Well Building 
Standard, and SITES for landscape (as appropriate – Atlanta 
Housing is in the �nal stages of SITES certi�cation for the complete 
public infrastructure). The selected Respondent is responsible for 
the design and commissioning process to secure such third-party 
certi�cations. Points will be awarded based on the sustainability 
program proposed for the development.

4.2.1 Onsite Energy Generation / Solar-Ready Buildings

Atlanta Housing is actively pursuing partnerships and exploring 
technologies that can reduce the burden of increasingly high 
utility / energy costs for low-income residents. One major way 
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this can be accomplished is to include a photovoltaic (PV) array 
in a building development plan to provide localized energy 
generation, with cutting-edge metering technology to identify, 
per unit, reductions in offsite power usage resulting from the use 
of onsite solar energy. Atlanta Housing is currently drafting an 
alternative energy policy which would apply to all new construction 
and substantial rehabilitation projects funded or managed by or 
on behalf of Atlanta Housing with 25 or more residential units, or 
townhouse developments (such as one-story) greater than 8 units.

Atlanta Housing would like to advance this policy with Englewood 
Phase Two and requests that all proposals evaluate, and include 
if feasible, a PV array for onsite energy production. However, at a 
minimum all Phase Two buildings are required to be solar-ready. 

See Appendix F-1: Sustainability Guidelines for Atlanta 
Housing’s draft solar-ready design and construction checklist.

4.3 Community and Stakeholder 
Engagement

Community engagement and support will be integral to the 
success of the Englewood Phase Two redevelopment. Given its 
strategic location in the Chosewood Park neighborhood and 
proximity to the BeltLine Southeast Corridor, and its adjacency 
to ongoing Phase One development, Atlanta Housing anticipates 
collaboration and communication with all area stakeholders to 
support a uni�ed vision for redevelopment of these key blocks. 
Atlanta Housing is most interested in building a close partnership 
with the local community and other stakeholders that will continue 
throughout predevelopment, construction, and operations. Under 
the direction of and in partnership with Atlanta Housing staff, the 
Developer will engage and collaborate with the  former Englewood 

Englewood charette, 2019 (all images).
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Manor residents, residents of neighboring developments, the 
Chosewood Park Neighborhood Organization, NPU-V, the Phase 
One development team and others, including HUD and the City 
of Atlanta, throughout the Development’s life cycle.

Atlanta Housing is piloting a community engagement software 
program with several project-speci�c microsites that foster 
community interaction by providing updated news, information 
repository, calendar, surveys, and status of development – and 
offering an opportunity for community members to provide input 
and feedback via the software program. The Respondent may 
access this program at https://engageatlantahousing.org/ .

4.4 Financing Activities 

The Developer is responsible for preparing and following the 
overall project budget, and securing all project �nancing for all 
development and construction costs associated with the onsite 
Development.

Atlanta Housing expects the Developer to pay to Atlanta Housing 
the percentage owed pursuant to HUD regulations for the public 
infrastructure present on the site, which Atlanta Housing estimates 
to be 8.6% of the total infrastructure costs, or approximately $2.4M 
to the extent feasible. Note that costs related to speci�c Project 
land development on the building pads that will be developed, 
versus public infrastructure development, shall be included as a 
Project cost.

It is the Developer’s responsibility to obtain construction and 
permanent �nancing via debt and/or equity, Low-Income Housing 
Tax Credits, etc. in amounts consistent with their Proposal. 
Respondents must submit a term sheet and Letter of Intent from all 
sources of funding indicating willingness to �nance the construction 

Englewood Phase 1A (top) and 1B (bottom) underway.
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of the Development as proposed.  As noted throughout this 
document, Atlanta Housing is seeking developers who can 
accelerate the pace of development to deliver units more 
quickly . Dependence on LIHTC or other sources of funding with 
a prescribed funding award cycle may greatly impact the delivery 
schedule.  Developers will be evaluated on their ability to deliver 
units quickly and thus are encouraged to propose funding sources 
that support the acceleration or a combination of funding sources 
so that phases can be deployed simultaneously.

4.5 Asset Management 

The Developer is responsible for the following asset 
management functions:

• Maximize the real estate assets’ performance and value 
that are owned and managed due to the redevelopment.

 
• Perform activities necessary to maximize lease-up.

• Perform budgeting and expense management, including 
but not limited to appropriate forecasting, submission of 
income and expense statements, and annual budget.

 
• Perform program compliance as required.

• Submit reporting on operations as required by Atlanta 
Housing, including but not limited to the annual budget 
for approval by Atlanta Housing, monthly �nancial 
statements (Income Statement and Balance Sheet), rent 
rolls, property forecasting, and annual �nancial audits. 

4.6 Compliance and Reporting 

The Developer is responsible for performing program compliance 

related to all funding sources and applicable laws and provides 
the reporting required both by Atlanta Housing as well as funders 
including but not limited to the following:

• Coordinate and report compliance activities to meet 
Atlanta Housing and other funders’ requirements.

• Monitor contract compliance, preparation of all reporting 
to Atlanta Housing, HUD, investors, and other parties.

• Update and review the master “critical path” construction 
and overall development schedule.

• Update and review the master budget.

• Developers must adhere to all applicable Federal and 
State Labor compliance laws/regulations, including but 
not limited to Davis-Bacon and Related Acts (40 U.S.C. 
3142) requirements for all construction jobs created. 
Developers and all tiers of subcontractors SHALL submit 
weekly certi�ed payrolls and monitor and report total 
labor hours worked.

• AH is operationalizing a software-assisted means to 
record Section 3 commitments at the inception of the 
redevelopment activities and monitoring payroll and 
subcontractor payments throughout the construction 
process to assure compliance. Developers and all their 
team members shall have a contractual obligation to 
gather commitments from all contractors and several 
tiered contractors and shall �ow down those obligations 
in their agreements.

4.7 Regulatory Requirements

The Developer must comply with the City of Atlanta Zoning 
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• Coordinate activities such as monitoring budgets 
and schedules and overseeing Section 3 compliance 
and reporting on actual payments to individuals and 
businesses who make up their commitments;

• Perform site remediation, improvements, and restorations 
as required; and

• Ensure compliance with all regulations.

4.9 Land Development 

The Developer shall be responsible for preparing construction 
drawings for the project, securing �nancing for any market-rate 
components of land development, and protection and/or repair 
or reconstruction of public improvements / utilities and land 
development of the Phase Two parcels. Land development related 
to speci�c phases shall be included as a Project cost.

4.10 Non-Residential Tenant Programming, 
Partnering and Marketing 

Related to all non-residential uses, including commercial and 
community tenants, the Developer/Owner Entity is responsible 
for the following:

• Ensure competitive lease-up of space, including market 
analyses and marketing plans to support leasing 
activities.

 
• Create a residential and commercial tenant operation 

plan that details the desired tenants for operations, 

Ordinance, the Comprehensive Development Plan, the Land 
Use Plan, and City Building Code. The design and construction 
of the Project, including the layout of units, must comply with 
accessibility requirements speci�ed at 24 CFR 905.312 and 24 CFR 
905.604(g) and any other requirements that apply to the speci�c 
Development.

Developers must comply with all other applicable laws 
and regulations including, but not limited to Davis Bacon, 
Environmental, the Fair Housing Act, Section 504 of the 
Rehabilitation Act of 1973, the Americans with Disabilities Act, 
and the Uniform Federal Accessibility Standards (UFAS) and Fair 
Housing requirements.  See Section 3.4 for more information on 
regulatory requirements. 

4.8 Construction and Construction 
Management 
 
The Developer is responsible for the following related to 
infrastructure, site and building construction.

• Manage installation of all land development activities;

• Develop all on-site rental and proposed amenities as 
required and mixed-use, retail, or commercial space 
relating to the Development Plan;

• Perform and/or oversee construction, either directly 
through an identity of interest entity or the procurement 
of a general contractor consistent with the approved 
budget and schedule;

• Obtain permits, licenses, and other required approvals;
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potential partners that could �ll that tenancy, and an 
operations analysis of these potential tenants that 
ensures a �nancially sustainable project.

• Coordinate and report compliance activities to meet 
funders’ requirements.

4.11 Property Management 

The Developer / Owner Entity will be responsible for all day-to-day 
property management functions for both the residential and non-
residential proposed uses. Atlanta Housing will provide property 
management oversight ensuring compliance with all applicable 
funding sources. The site-based administration activities related 
to Atlanta Housing subsidy include, but are not limited to, the 
following:

• Site-based Waiting List Administration

• Marketing

• Resident Eligibility Determination

• Property Maintenance

• Lease Administration

• Resident Concerns

Residential Reporting Administrative Requirements:

As noted above in §4.5 Asset Management, the Developer/Owner 
Entity will be responsible for reporting the following information 
to Atlanta Housing on a regular basis including but not limited to 
the following:

• Monthly unaudited �nancial statements – Balance Sheet, 
Income Statement, Statement of Cash Flows

Empire Zephyr planned retail (top) and The Beacon (bottom).
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• Monthly rent roll

• Monthly submission of HUD 50058 (if applicable)

• Annual audited �nancial statements

• Annual operating budgets

• Monthly accessibility reports

Please refer to Appendix G-1: AH-Sponsored Communities 
Reference Guidebook.

4.12  HUD Community Opportunity Plan

AH must receive approval from HUD for the disposition of land. 
If required by HUD as part of Atlanta Housing’s submission of a 
Disposition application to HUD’s Special Application Center to 
secure such approval, the Developer must diligently and in good 
faith cooperate and collaborate with Atlanta Housing to establish a 
Community Opportunity Plan and objectives that demonstrates a 
commensurate public bene�t based on proposed metrics, costs and 
performance measures which offer community bene�ts, particularly 
to AH families.

4.13  Master Development Agreement

The selected Respondent and Atlanta Housing shall enter into 
a Master Development Agreement (MDA) that will set forth the 
relationship between Atlanta Housing and the Developer; the 
roles, responsibilities, and obligations of each party to implement 
the Development Plan for the site; a site master plan with bene�ts 
for future residents and the surrounding community clearly 
identi�ed; a master schedule and budget; and negotiated terms 
for implementation including term for master development rights. 

Englewood Town Center park and stormwater pond (all images).
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The MDA must be executed within 75 days of the Atlanta Housing 
Board award. Key business terms for such an agreement are 
included in Appendix H .

The MDA master schedule will provide that the Respondent 
must complete the �rst �nancial closing within 18 months, and 
all �nancial closings within �ve years from the effective date of 
the MDA. Greater consideration will be given to developers 
who propose a more aggressive timetable for development 
based on a feasible development and �nancing plan. The master 
development timeline that is provided in the response to this RFP 
will be included in the MDA.  Failure to meet this timeline will result 
in termination of development rights. Atlanta Housing expects 
that multiple phases may be under development simultaneously. 
Atlanta Housing will anticipate the delivery schedule will re�ect 
the number of units and phases for delivery, with the delivery of a 
smaller number of units requiring a shorter duration.

Atlanta Housing requires that all developments be completed 
on time and within budget unless otherwise approved by Atlanta 
Housing in writing and to ensure a successful implementation. 
Developer rights may be extended bilaterally upon approval 
of Atlanta Housing and by the Atlanta Housing Board of 
Commissioners, in their sole discretion.

4.14 Maintenance of Public Infrastructure 

Atlanta Housing, along with the City of Atlanta, advanced 
approximately $30 million to construct all new public infrastructure 
on the Englewood Manor site, including the stormwater detention 
facility and park amenities, for the bene�t of the development 
with the understanding that the developer of each phase will 
reimburse Atlanta Housing for their pro rata share of these costs 
at each �nancial closing.
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V.

How To Respond: 
Proposal 
Structure
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HOW TO RESPOND

The information in the following section explains the selection 
process Atlanta Housing will use to select a quali�ed Respondent 
for the Project Site and provides detailed information on 
requirements to submit a Proposal. As a Respondent, you must 
include all Required Submissions (Section A-1 through G-3 below, 
as highlighted by light blue callouts) as well as all mandatory forms 
in your submission.

5.1 Submission of Responses

All Proposals must include the following contents to fully 
describe the proposed Project. The Proposals shall be submitted 
in electronic format with individual PDF �les representing each 
required section of the response as noted below. You must name 
each �le included in your response using the nomenclature below 
so that Atlanta Housing can easily organize and navigate your 
response.

By submitting a response to the RFP, you acknowledge that:

• You have read the information and instructions. 

• You understand the RFP evaluation process and 
all deliverables and milestones to be met, for 
consideration of selection by the Atlanta Housing Board 
of Commissioners. 

• You agree to comply with the information and 
instructions contained herein. 

• You concur with the following: 

1. Proposals must be submitted, and time- and date-
stamped no later than the Proposal Due Date and 
Time. All proposals will be time-stamped by the 
Jaggaer system upon submission. Proposals received 
after the due date and time will not be evaluated.

2. All materials submitted to Atlanta Housing in 
response to this RFP shall become the property 
of Atlanta Housing. The selection or rejection of a 
Proposal does not affect this right.

3. Submittal of proposals by facsimile or email 
transmission is not acceptable, and any Proposal so 
transmitted will be rejected as nonresponsive.

4. Atlanta Housing reserves the right to reject any or 
all offers, in whole and in part, and to discontinue 
this RFP process in whole or in part and re-advertise 
without obligation or liability to any potential 
Respondent. 

5.2 Submission Format and Structure

Please note: Respondents are cautioned that if their Proposal 
exceeds the 120-page limitation, Atlanta Housing will evaluate 
up through the permitted number of pages and will be scored 
only on the total number of pages .

Each Proposal should be prepared simply and economically, 
avoiding using elaborate promotional materials beyond those 
suf�cient to provide a complete presentation. A page is considered 
one side of an 8½” x 11” sheet of paper, single-spaced, using 
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not smaller than 11-point font, and containing margins at the 
top, bottom, and sides of no less than one inch in width. Atlanta 
Housing will allow a font size no smaller than 9 points for the 
information included in tables and charts only.

Any �nancial spreadsheets that cannot �t on one letter-size sheet of 
paper should have print areas formatted to print on individual 8½” 
x 11” sheets of paper, landscape, left to right from the top down, 
and numbered appropriately in the bottom right-hand corner of 
every page. The Financial Model Microsoft Excel workbook must 
be submitted as an Excel workbook unlocked, with all formulas 
and calculations shown. All Proposal pages must be consecutively 
numbered. All PDFs must be searchable.

The following items and/or Sections are excluded from the page 
count:

• Proposal and Section cover sheets.

• Section B Portfolio Lists & Resumes of key staff 
members.

• Section C-2 Building Plans.

• Section D-3 Financial Models.

• Section D-4 Capital Sources Letters of Interest, Term 
Sheets and/or Award Letters.

All information must be incorporated into a response to a speci�c 
requirement and clearly referenced. Any information not meeting 
these criteria will be deemed extraneous. The Discretionary Pages 
may be applied to any Section in the Proposals. If utilized, you 
must indicate at the beginning of the Section the number of 
Discretionary Pages they are applying to the Section page count. 
Atlanta Housing will not dictate a certain number of page numbers 
per section. It is up to you as a Respondent to assure compliance.

Information contained on pages beyond that limit will not be 
considered. Brevity in submittals is strongly encouraged.

All information presented in response to this RFP must be included 
in the submitted response. Failure to submit any of the Required 
Submittals in the form requested will result in a score of “zero” 
for that section. See Appendix M for a reference checklist of all 
Required Submittals.

5.2.1 Section A-1: Statement of Interest and 
Cover Letter

In the form of a letter, please include an expression of interest 
with a brief overview of your Proposal, providing a synopsis 
of the Proposal’s major elements, including the development 
program, the quali�cations of your team, and �nancing strategy.

The Letter shall include an af�rmative statement that you 
acknowledge that you shall be individually, or in the event of 
a joint venture team collectively, responsible and accountable 
for the successful completion of the Project pursuant to the 
Development Plan as approved by Atlanta Housing. The Letter 
must be signed by an of�cer of your �rm, or �rms in the case 
of a joint venture, authorized to make a binding contractual 
commitment on behalf of the development company.

5.3 Threshold Requirement

As part of a threshold review, �nancial statements will be assessed 
to determine the �nancial health of Respondents, and individuals 
providing guarantees for the Project. The following information 
must be provided for your Proposal to be considered.
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5.3.1 Financial Position and Capacity

In order to meet the threshold requirement, Respondents must 
score at least 9 or above on the review related to �nancial capacity 
and such Proposal will undergo further review. Responses scoring 
8 or less will not meet threshold and further review of the Proposal 
will be suspended.

The following factors and ratios will be considered when evaluating 
the �nancial capacity of a developer. The maximum achievable 
points for each factor are also provided.

• Working Capital: 5

• Current Ratio: 2

• Quick Ratio: 2

• Debt to Equity Ratio: 2 

• Net Worth: 5

• History of Bankruptcy – None in the last �ve years.
(This is provided for informational purposes only and is not 
included in the scoring.) 

Atlanta Housing Corporate Finance team performs the review of 
all financial documents provided in Section A-2. In accordance 
with Atlanta Housing procedures, after review and analysis, 
all financial statements will be destroyed prior to the award 
of the subsequent contract(s). The Evaluation Committee will 
use this information only to confirm the financial capabilities to 
complete the Project. This information will be used for no other 
purposes and will remain confidential to the extent permitted 
by law.

5.3.1.1 Section A-2: Financial Position and 
Capacity

At a minimum, Financial Statement submissions (“Financials”) 
must include a classi�ed Balance Sheet, an Income Statement, 
and a Cash Flow Statement. Submissions will include:

• Developer organization (corporation or partnership).

• Audited classi�ed �nancial statements for the two most 
recent �scal years.

• Unaudited �nancial statements through the end of the 
most recent quarter of the current �scal. The Developer 
and its Chief Financial Of�cer, or equivalent, must 
include a signed statement that, to the best of their 
knowledge, the unaudited �nancial statements fairly 
present the �nancial position and results of operations 
for the periods submitted.

• If the Developer has not existed as a viable �nancial 
entity prior to responding to this RFP, the new entity’s 
principals must submit Financials as required for an 
individual as provided below.

• If the proposed Developer is a subsidiary of another 
company, the Developer will submit the parent 
company’s appropriate Financials as described above, 
and a signed statement explaining the �nancial 
relationship between the two organizations, including 
the degree to which the parent company will be 
responsible for its subsidiary’s �nancial liabilities.

• If an individual – IRS Form 1040, including Schedule 
C for the last two years and unaudited Financials 
through the month prior to the date of submission. 
The individual must include a signed statement that, to 
the best of his/her knowledge, the unaudited �nancial 
statements fairly present their �nancial position and 
results of operations for the period submitted.
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5.4  The Development Team

Atlanta Housing is seeking a quali�ed development team for 
this unique opportunity to develop the remaining components 
of a new mixed-use, mixed-income urban community in the 
Chosewood Park neighborhood and BeltLine Southeast Corridor. 
Developers and team members must demonstrate the capacity 
and experience required to undertake the Development and to 
achieve Atlanta Housing’s programmatic goals, on schedule and 
within budget.

Developers must demonstrate experience developing large-
scale mixed-use, multi-family urban projects utilizing public 
and private �nancing sources. Experience working with HUD 
redevelopment programs is desirable .

5.4.1 Team Organization

Respondents should describe the structure of the Development 
team by providing the information in the following sections. 
Include all members that will be participating in the Project. 

5.4.1.1 Section B-1: Respondent Entity Structure 
and Members

Provide an organization chart that re�ects the senior leadership 
of the Developer Respondent Entity. Identify who will serve 
as the Lead and main point of contact through the selection 
and execution of the MDA, and who will serve as Lead during 
development through stabilization.

In the event your proposal includes more than one developer, 
provide an organization chart that re�ects the proposed 
structure of the joint venture entity and the senior leadership 

of each joint venture development �rm. Additionally, provide 
a letter of intent, memorandum of understanding, term sheet 
contingent on selection, or other legal mechanism describing 
the type of joint venture entity proposed, the proposed 
structure, and the roles and responsibilities of each party 
during construction and throughout operations. In the event 
of a joint venture, all original members of the joint venture 
developer entity must remain in their roles and maintain 
their responsibilities through the completion of construction 
and stabilization. Any change in the development of joint 
venture members and/or Project responsibilities must be pre-
approved in writing by Atlanta Housing.

For a joint venture, you MUST include a legally binding 
agreement governing the rights and responsibilities of the 
parties, indicating each member’s role in development 
and asset management activities, as well as percentages of 
ownership within 60 days of selection.

5.4.1.2 Section B-2: Developer Quali�cations and 
Capacity

Provide a narrative and brief background and history of your 
company or companies included in this proposal related to this 
speci�c project. The narrative must describe the following:

• Your experience developing at least two (2) completed 
high-quality mixed-use, multifamily urban projects 
in similar scope and scale to the project proposed, 
specifying the number of developments and units 
developed in the last ten (10) years [if you are proposing 
a joint venture, include a minimum of one such example 
per member];

• Your experience developing at least (2) completed mixed-
use and/or multifamily developments utilizing multiple 
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sources of funding, including public and private; noting 
if the project was funded with HUD funds; [if you are 
proposing a joint venture, include a minimum of one such 
example per member];

• Your experience developing and managing commercial 
and/or community facility spaces in mixed-use urban 
projects;

• Your experience with community economic 
development, such as investments in community 
programs or services;

• Your experience delivering development projects on 
schedule and within budget; and

• Your experience using sustainable and “green” building 
practices. Examples include LEED, EarthCraft, Enterprise 
Green Communities, or other nationally recognized 
energy-saving and environmentally friendly systems.

Provide resumes of key staff members who will be the main 
point of contact for this project with Atlanta Housing and 
resumes of key staff members who will provide development 
and program management services described in this RFP. 
Include relevant experience, education, and training.

Please also include a description of any project management 
tools that will be used to ensure an effective, collaborative, 
and successful public/private partnership or examples of 
project management approach and the team’s capacity to 
manage complex development projects within a public/
private partnership.

In addition to the narrative above, you must complete and 
submit Appendix J Form J-1: Development Project Form  for 
no more than �ve (5) development projects completed in the 

last ten (10) years in similar scope and scale to the proposed 
Development. Each Development Summary must not exceed 
three pages, including photos.

5.4.1.3 Section B-3: Residential Property Manager 
Quali�cations and Capacity

Provide a description of the Property Management Team 
along with résumés of key personnel (including site staff and 
corporate/supervisory staff) and their experience in managing 
properties of a similar size and type. Indicate relevant housing 
certi�cations the management team possesses such as Certi�ed 
Property Manager (CPM); Housing Credit Certi�ed Professional 
(HCCP), Certi�ed Manager of Housing (CMH); etc.

Provide a brief narrative describing the experience and 
capabilities of the Property Management Team in managing 
mixed-income and/or affordable, multifamily rental properties. 
Identify three (3) projects within the last �ve (5) years that 
exhibit the experience most relevant to this RFP. Describe the 
relationship of the Property Team to the Developer.

Please describe any uncured compliance issues on any 
properties managed.

5.4.1.4 Section B-4: Commercial Property 
Manager Quali�cations and Capacity

Provide a narrative describing the experience and capabilities 
of the Commercial Management Team in managing 
commercial retail space within a residential mixed-use 
multifamily housing development. List and brie�y describe 
three (3) projects managed within the last �ve (5) years that 
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exhibit the Commercial Management Team’s experience in 
managing commercial retail space focusing on the experience 
most relevant to this RFP.

Provide a description of the Commercial Management Team 
along with resumes of key personnel and their experience 
in managing retail spaces of similar size and type. Indicate 
relevant commercial real estate certi�cations the management 
team possesses such as Certi�ed Property Manager (CPM); 
Real Property Administrator (RPA); Certi�ed Manager of 
Commercial Properties (CMCP); etc.

5.4.1.5 Section B-5: Architect, Engineer, and 
Design Team

Respondents must demonstrate the capacity and experience 
of the team’s architect, engineer and design �rms to undertake 
the Development Plan and to achieve Atlanta Housing’s 
programmatic goals. Submit a portfolio list in graphic format 
that clearly describes each �rm’s relevant experience and 
work on similar projects of similar scope and scale completed 
within the last ten (10) years. For key principals and staff that 
will be working on the proposed Project, provide a project list 
highlighting relevant experience in the last ten (10) years.

5.4.1.6 Section B-6: Other Members Supporting 
Development Team

Please submit a portfolio list that clearly describes relevant 
experience and work on similar projects to that proposed 
that have been completed within the last ten (10) years. For 
key principals and staff that will be working on the proposed 
Project, provide a project list highlighting relevant experience 
in the last ten (10) years.

Supporting members include:

• Program Manager;
• Construction Manager;
• General Contractor, if known;
• Environmental Planner and Environmental Engineer, if 

applicable;
• Community Engagement Planner / Liaison, program and 

service providers, if applicable; and
• Marketing and Leasing / Sales Agent, if known.

5.4.1.7 Section B-7: Previous Public Experience

In addition to Atlanta Housing’s previous participation 
experience, please list �ve (5) instances of recent previous 
experience ([i.e., within the past �ve (5) years] providing 
the services required by this RFP to other Public Housing 
Authority(ies), other public sector entity(ies), or educational 
institution(s), (collectively “Public Agency”).  At a minimum, 
provide previous experience information addressing the 
following:  (i) Name of Public Agency, (ii) name, address, 
email and contact number of main Public Agency contact; (iii) 
description of the activities under the contract; (iv) contract 
duration; (v) contract value; and (vi) ability to meet the 
schedule requirements and expectations of the Agency (vii)  a 
brief narrative of how that experience is related to the services 
required under the RFP.

5.4.1.8 Section B-8: Impact of Pipeline Projects

Atlanta Housing will consider the impact your obligations 
related to current projects will have on the ability to perform 
and adhere to the development schedule for implementation 
of Phase Two.
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Provide a list of your or your team’s projects currently in 
development with proposed schedules to completion through 
2027, providing the date of completion, total development 
budget, balance of budget to complete, and identify the 
�nancial commitment and/or investment in each.

Provide a list of any projects anticipating commencement in 
2026 and 2027. Provide the �nancial closing date, construction 
start and end date, total development budget, predevelopment 
funds spent to date, and identify the �nancial commitment 
and/or investment in each.

Atlanta Housing will consider the experience of you or team 
members related to work with public agencies, particularly as 
part of a public-private partnership to effect development. If 
you or your team members have worked with Atlanta Housing, 
all such arrangements should be disclosed for the prior �ve-
year period.

5.5 The Development Plan

Through this offering, Atlanta Housing is soliciting a partner or 
partners to join in redeveloping the remaining parcels totaling 
7.98 acres known as Englewood South Phase Two. Atlanta Housing 
envisions the redevelopment continuing the precedent established 
with Phase One and containing a vibrant mix of uses including 
high-quality residential rental, community-serving commercial 
/ retail, ef�cient parking (structured and surface as required by 
the proposed concept), sustainable and healthy building and 
site design, and incorporation of pedestrian connectivity to the 
existing street network.

The redevelopment program currently envisions two distinct 
development projects on the three vacant blocks or pads (see 

Sections 2.11 and 2.12). Phases 2A and 2B on the north and central 
blocks contemplate two mixed-use mixed-income buildings with 
commercial spaces on the ground �oor, resulting in at least 400 
multifamily apartment homes that will include community activity 
spaces and amenities. Phase 2C, the second distinct project, is a 
multistory building for a target population of residents aged 55 
and older. Each phase should maximize density and unit counts 
while minimizing the parking footprint. The overall development 
project is an opportunity to be innovative as well as to enhance 
the existing investment in open spaces, creating an optimum 
experience for the Chosewood Park community and future 
residents.

Currently zoned MRC-3-C, the property allows for a mix of 
residential and commercial uses but will require a slight boundary 
adjustment at the western edge of Phase 2B. The development 
plan should acknowledge the Englewood South approved Special 
Administrative Permit (SAP) as well as policy documents such as 
the City of Atlanta’s Comprehensive Development Plan (Plan A) 
and others. The development objectives are outlined below.

Atlanta Housing anticipates development of a dense site with 
a minimum ratio of 60 units per acre and a minimum of 40% 
of the units dedicated to affordable housing utilizing Atlanta 
Housing subsidy for the entire site. Up to 100% of the senior 
phase units may be Atlanta Housing units. No rental phase 
may have less than 30% Atlanta Housing units. Inclusionary 
units may increase the overall affordability percentage. 
Atlanta Housing will require an affordability period for Atlanta 
Housing units consistent with the term of the ground lease.

The successful Developer must create, plan, develop and manage 
a dense, thriving mixed-use, mixed-income rental development 
that may be multi-phased. The development plan must 
respond to real estate market conditions, promote investment 
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in the Chosewood Park neighborhood, create local economic 
development and small business / employment opportunities for 
project residents and in the neighborhood through a mix of uses, 
and be consistent with the mission and development objectives of 
Atlanta Housing. This includes:

1. Creating a Development Plan consistent with the 
approved master SAP (see Appendix C-2), local 
community plans, City of Atlanta planning documents, 
as well as site and neighborhood conditions.

2. Producing a high-quality and environmentally 
responsible �nished site and structures, ensuring that 
the Development is designed and constructed to 
meet the highest standards of energy ef�ciency and 
sustainability, as demonstrated by EarthCraft, LEED, 
Enterprise Green Communities, Fitwell, Well Building 
Standards or other recognized certi�cations.

3. Developing in a manner that incorporates design 
excellence, responds to the needs of the vibrant and 
diverse Chosewood Park community, and promotes 
openness, pedestrian connectivity and interaction 
through thriving retail and amenities, and creative 
integration into the local context.

4. Developing a plan that demonstrates an aggressive 
production schedule within the requirements of this 
RFP that is not dependent solely on LIHTC awards in all 
phases – with multiple �nancing approaches to deliver 
the housing products along with innovative design and 
development strategies to accelerate development. 
 

5. Planning and executing a �nancially feasible 
development that incorporates innovative market 

solutions to maximize affordable housing production 
in a mixed-income setting, while minimizing the need 
and requests for Atlanta Housing �nancing for the 
Development Program.  

6. Creating returns and economic value to Atlanta 
Housing through agency participation in developer 
and joint venture partnership fees, sharing of net 
distributable cash �ows, ground lease payments, long-
term �nancial returns, and other proceeds from the 
development and operation of the Project. 

7. Expanding and preserving quality workforce 
opportunities and maximize permanent employment 
opportunities in accordance with Atlanta Housing’s 
Opportunity & Inclusionary goals and Section 3 
residents.

8. Demonstrating a long-term commitment to community 
engagement and to working in partnership with area 
stakeholders, community residents and businesses.   

5.5.1 Development Concept 

The Development concept must re�ect the information in 
Section II that incorporates community priorities and objectives. 
Atlanta Housing desires a development partner that places a 
premium on high quality, innovative design that re�ects the 
vibrancy and vitality of the Chosewood Park neighborhood and 
the quality of Englewood South Phase One. The Development 
Concept should also respect and enhance the investmentment 
that Atlanta Housing and the City of Atlanta have made in the 
new park spaces central to Phase Two. 



Page 82   Request for Proposals

5.5.1.1 Section C-1: Development Concept, Land Use

Respondents should provide a Development Concept 
that promotes affordable housing development and 
demonstrates an aggressive production schedule that 
supports the �nancial closing of the �rst component within 
one year of the execution of the Atlanta Housing MDA. 
Subsequent component(s) of the 7.98-acre Englewood 
Phase Two site may be constructed concurrently within the 
timetable from the MDA.

Atlanta Housing will review one (1) development concept per 
Respondent as evidenced in a narrative. The narrative should 
describe the development concept, program and land use, 
consistent with zoning and other legal requirements, and 
any environmental concerns. The narrative should explain 
how the planning and design approach addresses the master 
development plan and existing public infrastructure; how the 
design concept was informed by neighborhood priorities and 
neighborhood context; and how the development plan and 
design approach is innovative and creates a safe and active 
urban residential environment, enhancing the public and 
pedestrian realm while connecting the site to the surroundings, 
and fostering sustainable development. The narrative should 
further provide a zoning analysis that supports the proposed 
development concept, con�rming that the existing zoning is 
appropriate or identifying any zoning modi�cations required. 
If zoning changes are proposed, the narrative should also 
describe the entitlement process and outline how the proposed 
zoning affects: 1) unit density; (2) FAR (total and by use); (3) lot 
coverage; (4) height and setbacks; (5) street wall requirements; 
(6) yard requirements; and (7) vehicle and bicycle parking, etc. 
Additionally, if describing the entitlement process please 
include any impact on the development schedule.

Your submission should include a Conceptual Development 
Plan as follows:

1. Re�ects the design ideas and principles illustrated in 
Section II and by Appendix C. 

2. Must be at a scale to show exact property and building 
lines and include street names.

3. Demonstrates the planned uses, indicating all proposed 
housing locations, major points of access, building 
placement, parking, onsite landscaping, and pedestrian 
access, as well as any relevant neighborhood context or 
connectivity. 

4. Shows and clearly labels the layout of the proposed site 
plan for each block post-transformation.

5. Demonstrates planned circulation and open space 
/ plaza areas, clearly labeling walkways, sidewalks, 
parking areas, curb cuts, fencing and gates, building 
entrance / egress points, streetscape improvements, site 
landscaping and hard / soft surfaces, and lighting. 

See Appendix C for architectural concept drawings executed 
during site master planning and public infrastructure design. 
See also Appendix F for Atlanta Housing’s Sustainability 
Guidelines.

The selected Respondent will continue to work with the Atlanta 
Housing Real Estate Sustainability team to re�ne plan details 
while adhering closely to the plan framework.
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5.5.2 Design

Developments should incorporate design and operating 
principles that foster environmental sustainability and economic 
sustainability, including the use of energy-ef�cient and sustainable 
materials, construction practices, integrated site design, and 
adherence to a comprehensive green design standard.

Atlanta Housing design requirements include:

1. A Development Plan that generate high-density unit 
counts that will activate the site and enhance the 
neighborhood’s vibrancy. Proposals should consist of 
substantial density levels (minimum of 60 units/acre) in 
an innovative development plan, supportable by market 
data and community input into a people-centered 
community. 

2. Each building should be highly innovative and have a 
distinctive character that relates to its setting while not 
overwhelming its surroundings. 

3. Each building should enhance and activate the public 
realm with particular attention to facade detailing and 
materials. 

4. All sides of a building should demonstrate a deliberate 
response to contextual factors such as adjacent uses, 
pedestrian patterns, and prevailing neighborhood and 
street character. 

5. Coordination with City of Atlanta departments such as 
Watershed Management and Transportation on any 
infrastructure improvements is required.  

6. When viewable from the sidewalk, structured parking 
decks should be screened or wrapped, preferably with 
vegetation.  

7. All residential areas must have secure access. 

8. Development Plans should implement “crime 
prevention through environmental design” strategies, 
which may include reducing blind spots, street-front 
building entries visible to passersby, secured access to 
the building and residential parking, and features that 
promote visibility and deter crime.  

9. Proposals should incorporate physical and 
programmatic elements that provide opportunities and 
locations for community interaction and operation of 
community-based partnerships and programs that can 
advance the education, health, and economic outcomes 
and self-reliance of residents. 

10. The design of the Project, including the layout of units, 
must comply with accessibility requirements speci�ed at 
24 CFR 905.312 and 24 CFR 905.604(g).

5.5.2.1 Section C-2: Building Plans

Provide documentation that demonstrates the development 
concept and program related to each proposed building 
through narratives, charts, and visual representations, 
emphasizing scale, character, and unique features of the 
design. You are required to include a Development Plan for 
the overall 7.98-acre site, with detailed information on each 
proposed phase.
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Narrative:  Describe the development program and proposed 
non-residential uses. Highlight major and/or unique design 
approaches to the building envelopes and façades, �oor 
plans and unit layouts, building systems, construction type, 
accessibility features and sustainable development. Identify 
the proposed construction type(s) and any cost containment 
concepts to achieve quality design within proposed budget 
and schedule parameters, and consistent with the development 
program. Describe the plan for commercial uses.

Visual Representation: Provide conceptual diagrams, sketches, 
massing plans, and/or elevations, �oor plates (ground �oor 
and typical residential �oors); representative unit �oor plans, 
and overall development program necessary to illustrate your 
intent and approach to the design, density, building typology, 
building mass and height, in a format to allow Atlanta Housing 
to evaluate the design aesthetic, scale and relationship of the 
Project components, and neighborhood context. Clearly label 
features and dimensions. Such visual representation need not 
be elaborate or costly but should offer Atlanta Housing a clear 
picture of the proposed result. 

Plans and Drawings should be provided in a PDF format 
for reproduction as an 11” x 17” landscape document. The 
following must be included with the Proposal: (1) building 
elevations for all proposed new construction; (2) schematic 
drawings that demonstrate the concept.

5.5.3 Unit Mix and Affordability

For the purposes of this RFP, proposals must include:

• Every Rental Phase must include a mix of Market Rate, 
Affordable or Inclusionary, and Atlanta Housing units.

• There must be a minimum of 40% Atlanta Housing units 
in the project overall unless a lesser amount is required 
to balance the �nancing needs; in no case can there be 
less than 30% Atlanta Housing units in any given phase. 
Proposed LIHTC-only and Inclusionary units are in 
addition to the required Atlanta Housing units.

• All residential phases must include a minimum of 20% 
Market Rate Units.

5.5.3.1 Section C-3: Unit Mix & Affordability

For each phase, Respondents must provide the Unit Matrix & 
Affordability . This unit matrix must support and be consistent 
with the information provided in Section C-2: Building Plan.

5.5.4 Sustainability

Whether the project includes LIHTC equity or not, Atlanta Housing 
requires that the project comply at a minimum with the DCA 
Building Sustainability Standards as provided in the applicable 
DCA Quali�ed Allocation Plan (QAP) applicable to the year of 
�nancial closing for each Project. The 2026-27 QAP may be found 
here as a reference:

https://dca.georgia.gov/2026-2027-qap-drafts-and-related-documents . 

Atlanta Housing will look favorably upon Proposals that seek the 
highest levels of energy ef�ciency (including housing and non-
housing development) supported by a plan for certi�cation and 
commissioning, make the best of natural light where appropriate, 
improve indoor air quality, and decrease the total impact to the 
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natural and human environment. Your proposed Development Plan 
must be able to achieve certi�cation under a nationally recognized 
sustainability program. The Development must demonstrate the 
ability to receive the highest level of certi�cation that is �nancially 
feasible in one of the following green building initiatives:

• Green Building Council: LEED v.5 which includes all 
residential and commercial buildings.

• Southface Energy Institute’s and Greater Atlanta Home 
Builders Association: EarthCraft Multifamily certi�cation 
programs, based on development type.

• Green Communities certi�cation program (following 
the Enterprise Green Communities protocol under the 
guidance of an Enterprise Quali�ed TA provider).

• Home Innovation Research Lab (HIRL): National Green 
Building Standard, meeting Bronze level or higher 
for single and multifamily buildings, both new and 
renovated.

• Innovative carbon-neutral features if �nancially feasible.

• Fitwell and the Well Building Standard for enhanced 
resident health. 

Due to the various revision cycles for each of these programs, 
the Development must comply with the version in effect when 
the drawings are prepared for permit review. Once the buildings 
are occupied, the City of Atlanta requires the property manager 
submit annual reporting of aggregate utility data. Atlanta Housing 
requires that the property manager disclose the same building 
data to the Atlanta Housing Asset Management team upon 
submission to the City of Atlanta.

5.5.4.1 Section C-4: Sustainability

In a narrative format, clearly describe your team’s background 
and expertise in innovative sustainable development, 
including past projects, programs, designs, and partnerships. 
The narrative should describe your development’s approach 
to both onsite and offsite (master stormwater facility) green 
infrastructure and building design and operations, including 
a description of the construction quality, green building 
techniques utilized, and any energy ef�ciencies / alternative 
energy generation anticipated to be produced, and the 
proposed certi�cation(s) to be attained and commissioning. The 
narrative should clearly state how the proposed sustainability 
strategy will achieve �nancial feasibility, including its impact on 
the capital and operating costs, versus the proposed bene�t.

Your narrative should also include proposed community 
outreach strategies for engaging current residents and the 
broader community, local existing and new businesses, and the 
city of Atlanta (including Atlanta Public Schools, the Mayor’s 
Of�ce Sustainability and of Resilience, Department of Parks 
and Recreation, Department of Watershed Management, etc.) 
to improve resilience, health, and economic outcomes.

Proposals will be considered using the following criteria:

• Previous expertise and track record in innovative 
sustainable development – evidence of a portfolio of 
innovative sustainable development projects, including 
description of innovation, measurements of success and 
achieved outcomes. 

• Inclusion of green building principles in housing where 
the development achieves the maximum level of green 
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housing, as certi�ed by LEED, Earthcraft, or another 
third-party level of sustainable certi�cation. 

• Building innovation and creative options proposed 
throughout the development plan to maximize ef�ciency 
and reduce carbon footprint, solve for effective water 
management, and provide for lower operating costs and 
resident resilience. 

• Financial feasibility - the extent to which the project 
demonstrates a triple bottom line – pro�tability, 
affordability, and sustainability.  

• Community involvement – evidence that the 
development team has applied its experience to 
create a plan to engage local residents, businesses and 
advocates in a sustainability program on-site, and within 
a local community, to deliver improved impact on their 
lives and economic circumstances.

5.5.5 Innovation

Atlanta Housing seeks to advance the design and delivery of 
affordable housing through the use of innovative elements in order 
to improve design, expedite construction, increase ef�ciencies, 
reduce costs, and improve the resident experience with healthy 
home design standards. As the COVID-19 pandemic stressed 
the importance of health and safety, integrating technology into 
the built environment is essential. Atlanta Housing is especially 
interested in seeing feasible proposals that will accelerate the 
delivery of the housing units.

5.5.5.1 Section C-5: Innovation

Clearly describe all proposed innovative elements related to 
design, construction methods, costs, and speed of delivery, 
reduction of operation life-cycle costs, or improvements to the 
resident experience. Innovation can include but not be limited 
to those noted in Section 2.7. Your response must also include 
broadband Internet access in all residential units and common 
areas. You must provide supporting rationale as to how and 
why the approach and speci�c elements will support the 
quality of life for residents and the timely delivery of housing.

5.5.6 Development Schedule

The successful Developer shall be responsible for completing 
the �rst �nancial closing of all proposed sources of construction 
�nancing for an initial phase of development by the prescribed 
deadline of eighteen (18) months after the execution of the MDA. 
Respondents’ schedules must allot time attributed to community 
engagement and approvals by regulatory agencies and to receive 
an award of funding, such as LIHTC. Respondents should not 
propose sources of funding that will not be able to complete closing 
within their proposed schedule, due to processing timelines and/
or availability of funds. If a Respondent anticipates that additional 
gap �nancing must be secured from a source other than Atlanta 
Housing to make the overall deal viable, Atlanta Housing will 
evaluate the likelihood that this funding will be secured and that 
the development will commence within the required timeline.

Schedules must assume the following key milestones:

 
• Execution of the MDA within 75 days of the Board’s 

selection of the Respondent.
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• Financial Closing of the �rst phase no more than 18 
months, and all phases no more than �ve (5) years 
after execution of the MDA.

5.5.6.1 Section C-6: Development Schedule

Provide a narrative describing your approach to meeting the 
scheduled milestones and critical path milestone dates. You are 
responsible for showing a detailed schedule for the �rst phase 
including zoning (if needed) and infrastructure. You should also 
include a schedule for the redevelopment of the 7.98-acre site 
that demonstrates the closing of all remaining phases.

Schedules are to be submitted in Gantt chart format, illustrating 
all critical path milestones, plan start and end dates, durations, 
and predecessors, where applicable. The main header shall be 
in quarters, with months as subheaders. You must provide a 
phasing plan, and a detailed development schedule for each 
discrete phase / project. Milestones must include, at a minimum:

• Exeution of MDA.

• Predevelopment and due diligence.

• Rezoning and Entitlements (if needed).

• Community engagement and outreach.

• Concept, Schematic Design, Design Development, 
Bidding and Construction Documents.

• Governmental planning approvals and construction /
building permits.

• Bidding.

• Financing approvals.

• Financial closing.

• Construction commencement, completion, and close-out.

• Marketing and lease-up.

• Occupancy.

5.5.7 Community and Stakeholder Engagement

Atlanta Housing has been actively engaged with residents of 
Chosewood Park. Engagement must be expanded to include Phase 
One developers as well as the developers (Empire Communities) 
and current residents adjacent Empire Zephyr.

5.5.7.1 Section C-7: Community and Stakeholder 
Engagement Strategy

Provide a Community Engagement Plan that details the 
community engagement efforts throughout the development 
schedule, including your team leading community planning 
sessions during predevelopment. The Community Engagement 
Plan must provide details regarding how residents will provide 
meaningful feedback, especially regarding the physical plan 
and vision, method of communication with various types 
of constituencies, approach to social media, proposed 
activations of the site as a form of community engagement 
(if appropriate), timing, how to measure the success of 
community engagement and de�ned roles for Atlanta 
Housing and the Developer. The community engagement 
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strategy should include attending neighborhood association 
and Neighborhood Planning Unit meetings and providing 
community updates during construction and operations as 
needed, working in collaboration with Atlanta Housing.

5.6 Ownership and Financing Plan

This section includes information on a Respondent’s proposed 
owner entity structure for each Project, �nancial plan, ground 
lease valuation, and value creation / returns to Atlanta Housing 
(Fees and Financial Participation).  Responses must adhere to 
minimum requirements published within this RFP.

5.6.1 Owner Entity

A Respondent’s Proposal must describe the proposed ownership 
structures for each Project or development Phase, identifying the 
various legal entities anticipated to be involved in the ownership 
of the Project and percentage of ownership. Atlanta Housing shall 
have a minimum of 25% interest in the general partner entity. The 
role proposed for Atlanta Housing with regard to each Project or 
Phase should be clearly described, including the parties’ speci�c 
development responsibilities. 

Please note that the operating budget for each development 
Phase must include an Atlanta Housing co-management fee of 1% 
the Effective Gross Income (“EGI”) paid as an operating expense 
for all units, payable above the line as an operating expense. For 
non-residential rental development, the Development Proposal 
should describe the Respondent’s recommendations for the 
ownership structure and management plan of such development.

Additionally, as a member of the ownership entity, Atlanta Housing 
shall receive a percentage of equity, and net distributable cash 
�ows after debt service subject to the overall �nancial feasibility 
of each Project or Phase. Refer to Appendix H-1: Atlanta Housing 
Underwriting Guidelines and Appendix H-2: Summary of 
Business Terms.

In addition to any rights of �rst refusal to the investor limited partner’s 
interest, Atlanta Housing shall have a right of �rst refusal to the entire 
development in the event that the Owner Entity seeks to withdraw.  
Such right of �rst refusal and/or right of �rst offer shall be negotiated 
as part of the MDA. 

 
5.6.1.1 Section D-1: Owner Entity Structure

Your Development Proposal must provide the following: (1) 
a description of the proposed ownership structure for each 
Project / development Phase, (2) identi�cation of the various 
legal entities anticipated to be involved in the ownership of 
each Phase, and (3) percentage of ownership of each party. 
Atlanta Housing shall have a minimum of 25% interest in the 
general partner entity, and the role proposed for Atlanta 
Housing with regard to each Project / Phase should be clearly 
described in the Development Proposal, including the parties’ 
speci�c development responsibilities.
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5.6.2 Financial Feasibility

The secret to the success of a Atlanta Housing -sponsored mixed-
use, mixed-income community is the creation of privately owned 
market-quality housing with an affordable component. It is based 
on a mixed-�nance model that allows HUD development funds 
and/or Atlanta Housing rental subsidy to leverage private funds to 
construct affordable rental housing. Atlanta Housing may provide 
development funding at competitive rates. The result is a real 
mixed-income community with amenities and services for families 
of all economic levels and the attraction of additional �nancial 
resources that stimulate neighborhood investment.

Proposals will be analyzed for �nancial feasibility to ensure that 
they are viable based on realistic �nancing assumptions and 
underwriting guidelines. Proposals must demonstrate the ability 
to satisfy (a) the affordability requirements as provided in Section 
5.5.3; (b) the Atlanta Housing Underwriting Guidelines provided 
in Appendix H-1: Atlanta Housing Underwriting Guidelines 
and Appendix H-2: Summary of Business Terms ; (c) any and all 
underwriting requirements as set by all proposed sources of capital, 
including but not limited to debt service coverage, reserves, cash 
�ow requirements, or interest rates.  Proposals must demonstrate 
they will maximize affordability and maximize �nancial returns to 
Atlanta Housing in the context of the Development Plan.

Atlanta Housing is interested in a �nancial structure that will 
maximize affordability while providing returns to the agency 
that will allow reinvestment in the production and operation 
of affordable housing in the future.

5.6.2.1 Section D-2: Financial Plan

Submit a narrative “Financial Plan” that explains the economic 
feasibility of your proposed development and a rationale for 
your Project’s market feasibility with a market assessment of 
the conditions that support the development. The Financial 
Plan must describe the proposed �nancial structure for 
the overall proposed Development Plan, including public 
infrastructure (if any, considering the existing improvements), 
land development, and vertical development for each 
individual Project or Phase.

For each Project / Phase, include a Sources and Uses Statement 
identifying the estimated amount of debt and equity �nancing 
by source, land disposition approach (See Section 3.3), and 
“hard” and “soft” costs. If your Proposal includes competitive 
�nancing sources, the �nancing narrative should explain the 
feasibility of obtaining the proposed sources and/or describe 
your history of successfully applying for the proposed sources. 
The Sources and Uses Statement should clearly explain the 
connection between the concept and the feasibility. The 
schedule for the award of your proposed competitive �nancing 
sources should be explained in the submittal related to Section 
C-6: Development Schedule – to understand the impact of award 
timing on the overall schedule. The estimated soft costs should 
further include Atlanta Housing fees as re�ected in Appendix 
H-1: Atlanta Housing Underwriting Guidelines and Appendix 
H-2: Summary of Business Terms  and an Atlanta Housing co-
developer fee of a minimum of 25% of the gross developer fee.

For the public infrastructure repayment / contribution to the 
extent feasible and any infrastructure proposed over and 
above the existing improvements, include an infrastructure 
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�nancing plan that spells out your approach and proposed 
Sources & Uses. The Sources and Uses Statement must also 
identify the estimated costs and potential funding sources 
and/or mechanisms for public infrastructure and/or land 
development, including an approach to construction. The 
Statement must note the estimated soft and hard costs, 
estimated extraordinary site costs, sustainability and/or green 
infrastructure, and assumptions on which these estimates are 
based.

You must provide a summary of the assumptions on which 
all estimates are based, for terms and sources for all debt, 
development costs, and operating income and expenses, 
speci�cally noting the following for each rental Project and 
each commercial/non-residential Project. These assumptions 
must be based on requirements included in this RFP.

1. General Conditions (%)

2. Overhead (%)

3. General Contractor’s pro�t (%)

4. Developer Fee

5. Rental Income Annual Increase (%)

6. Other Income Annual Increase (%)

7. Vacancy Rate (%)

8. Expense Annual Increase (%)

9. Replacement Reserve Annual Amount (should be 
modeled at $450 per unit per year.

10. Reserve Annual Increase (%)

11. Property Management Fee (�xed fee or % of effective 
gross income)

12. Asset Management Fee

Summaries must identify development and/or rental 
subsidies that will be sought from the Federal, State, City, 
Atlanta Housing, and/or other sources. Summaries must 
note all sources of assumptions, which may include previous 
comparable projects, estimates provided by contractors, 
consultants, standard sources of data, or refer to the Letters of 
Interest and Term Sheets. A full market study is not required, 
but the narrative should demonstrate your understanding of 
the larger market issues and how the Project will be successful 
within that context.

The Atlanta Housing funding request will be reviewed and 
subject to �nancial feasibility and must meet all Atlanta 
Housing and HUD Underwriting Guidelines provided in 
Appendix H-1: Atlanta Housing Underwriting Guidelines 
and Appendix H-2: Summary of Business Terms.  Your Atlanta 
Housing funding request shall be considered your proposed 
business and �nancial deal terms. Terms may be subject to 
negotiation during an Interview Period. Atlanta Housing may 
submit a request post-interview for a Best and Final Offer. 
Atlanta Housing shall evaluate the Best and Final Offer and 
reach an agreement on key business and legal terms.

Note that if multiple Respondents are selected as �nalists, Atlanta 
Housing will recommend Final Development Programs to the 
Atlanta Housing Board of Commissioners for consideration and 
approval of a sole Respondent. Prior to the Board award, Atlanta 
Housing will meet with the prospective awardee for concurrence 
on the award and acceptance of conditions. Atlanta Housing and 
the selected Respondent shall enter into and execute the MDA 
within 75 days of the Board of Commissioners’ authorization of 
the resolution. See Section 3.2 Development Funding Support for 
details on Atlanta Housing Loans.
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5.6.2.2 Section D-3: Financial Models

Financial models must be submitted as an Excel workbook 
unlocked, with all formulas and calculations shown.

Respondents must provide the following:

1. One (1) combined, overall Sources and Uses Statement 
for your entire Site development plan; and 

2. A Project-by-Project (or Phase-by-Phase) break out for 
sources and uses. For mixed-use Projects, sources and 
uses breakout must be submitted for each proposed use.

If there is both construction period �nancing and permanent 
�nancing, submit the Sources and Uses for both. 

You must utilize the Appendix J: HUD Development 
Proposal Calculator  construction budget and permanent 
budget tabs. Sources should be broken out and include 
federal funds, Tax Exempt Bonds and Housing Opportunity 
Bond, LIHTC, Foundations, TAD (TIF), Opportunity Zone, 
waived Government fees, Developer Fees, etc.

You may also provide a total development budget as part of 
your �nancial models as noted below. Your Excel workbook 
should show the intended use for each source (e.g., have 
separate columns for each source). It should also indicate 
(e.g., by highlighting, underlining, or putting in bold font) 
which funding is �rmly committed (i.e., the funding for which 
you have included documentation in Section D-4). The budget 
should be based upon a construction cost estimate performed 
by a general contractor or professional cost estimator with 
itemized sources of funds to cover costs or supported by 
recent development costs.

There should be no funding gaps in development or operating 
budgets. For responses proposing LIHTC, DCA underwriting 
assumptions should be used in addition to those provided in 
Appendix H-1: Atlanta Housing Underwriting Guidelines 
and Appendix H-2: Summary of Business Terms .

1. Public Infrastructure: Atlanta Housing understands that 
the nature of the site as an urban in�ll property within 
an urban framework that includes existing public streets 
and utilities may not require the level of infrastructure 
investment as would a large green�eld or grey�eld site. 
However, you must still submit the �nancial model in 
the Excel workbook . You must provide a sources and 
uses plan for repayment of a pro-rata share of the entire 
Englewood South infrastructure by Project/Phase to the 
extent feasible. Public infrastructure is de�ned as site 
work in the public realm that is related to public streets, 
sidewalks, water and sewer, utilities and greenspace. It 
does not include site work on the development pad(s) 
within what will be the development ground lease area. 
If successful, you will be expected to work with Atlanta 
Housing to transfer all public improvements on Atlanta 
Housing property to the City of Atlanta.

2. Multifamily Rental Developments must include the 
following:

a. Your Financial Model, including the following tabs 
at a minimum – and consistent with the Appendix 
H-1: Atlanta Housing Underwriting Guidelines and 
Appendix H-2: Summary of Business Terms :

i. Unit Matrix – indicating the bedroom types, 
income levels, square footages.
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ii. Sources of Funds – terms for all sources of 
funding.

iii. Total Development Budget – provide 
a development budget indicating the 
estimated development costs, including 
ground lease payments, on-site and off-
site public infrastructure and improvements, 
extraordinary site costs, sustainability and/or 
green infrastructure, number of and cost per 
surface and/or structured parking spaces, and 
assumptions on which these estimates are based.

iv. Operating Expenses including an Atlanta 
Housing co-management fee of 1% of effective 
gross rent collection for all units.

v. Revenues. Please note Atlanta Housing may 
subsidize Atlanta Housing units at a maximum of 
60% area median income rents. You may assume 
that rent increases are subject to an annual 
Operating Cost Adjustment Factor (“OCAF”).

vi. Draw Schedule, including all sources of funds.

vii. Pro Forma - operating pro formas must be 
compiled for the duration of the longest term of 
debt, showing all revenue sources, expense line 
items, deductions from revenue such as vacancy 
and collection losses, replacement and other 
reserves, debt service, net distributable cash 
�ows, and equity returns.

b. Appendix J: HUD Development Proposal Calculator

5.6.2.3 Section D-4: Capital Sources Letters of 
Interest, Term Sheets and/or Award Letters for 
Competitive Sources

For all non-competitive sources of funding proposed, a Letter 
of Interest and/or Term Sheet must be included for the �rst 
phase as a minimum. Letters and Term Sheets must be dated 
no earlier than two (2) months from the date of submission of 
your proposal for the �rst phase of Development at a minimum 
to demonstrate ability to start construction no later than 
eighteen (18) months from the date of execution of the MDA. 
The expiration of Letters and/or Term Sheets must be no earlier 
than 120 days from Board approval of deal terms. You may 
use different private lenders for construction and permanent 
�nancing. The Letters and/or Term Sheets must be provided on 
the lender/source’s letterhead, signed by a representative of the 
lender, and must state the amount and terms of the �nancing. 
The Letters and/or Term Sheets must indicate a willingness to 
provide �nancing in amounts and with terms consistent with 
your Proposal, and must include the following:

Construction, Bridge and Permanent Financing

• The amount of �nancing that the lender would consider 
based on the lender’s preliminary determination of 
feasibility, based on expected development costs, 
operating income/expenses, and associated residential 
rent levels; and

• The interest rate (�xed or variable), the equity requirement, 
applicable fees, and other terms under which the lender 
would provide construction �nancing.

• The maximum loan-to-value ratio and other underwriting 
criteria, including treatment of rental income, minimum 
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maintenance and operating expenses, and debt service 
coverage requirements.

• Repayment Terms

LIHTC

• If LIHTC �nancing is proposed, a syndication Letter of 
Interest is required. Additionally, the experience of the 
development team with tax credits must be described in 
Section B-2.

5.6.3 Real Estate Taxes

All Projects will be subject to the City of Atlanta and Fulton County 
Real Property Taxes and charges. However, as Atlanta Housing will 
retain land ownership and provide a ground lease for residential 
Projects, certain tax exemptions may be available for affordable 
units, at the discretion of the tax authorities. Historically, the Ground 
Lease Agreement has included language with the potential to 
meet the requirements of a private enterprise agreement, allowing 
for a pro-rata exemption of county taxes based on the amount 
of Atlata Housing units. It is the Respondent’s responsibility to 
apply for and meet the requirements of the speci�c tax bene�t 
program(s), with Atlana Housing assisting as needed to complete 
any applications. Atlanta Housing makes no representations or 
warranties as to the continued availability of any tax bene�ts or as 
to the Project’s eligibility to receive these tax bene�ts.

5.6.3.1 Section D-5: Real Estate Taxes

Specify in your Proposal tax exemptions, if any, you plan for the 
Atlanta Housing units and how any Payment in Lieu of Taxes 
(PILOT) would be paid. You should show the total property taxes 
anticipated as operating expenses, and re�ect any exemptions 
anticipated as a source of “other income” in the operating pro 
forma.

5.6.4 Financial Returns to Atlanta Housing

Respondents should structure proposed developments to 
maximize public and �nancial value to Atlanta Housing through 
innovative �nancing, consistent with Atlanta Housing’s mission to 
create affordable housing based on Atlanta’s market conditions. 
Atlanta Housing is interested in a structure that provides for 
Atlanta Housing’s participation as a ground lessor and potential 
lender, but also in gross development fees, income streams, 
and other �nancial compensation from the undertaking of the 
development. Such fees cover administrative costs and support 
the continued development of affordable housing consistent with 
Atlanta Housing’s mission.

5.6.4.1 Section D-6: Value Creation

Provide a narrative describing the proposed combined 
�nancial returns to Atlanta Housing (“Fees & Financial 
Participation Proposal”) and the rationale for same. While 
termed as fees, these monies serve to cover Atlanta Housing’s 
administrative costs to perform the work. Your Narrative Fees 
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& Financial Participation Proposal may include a description 
of various fees to be earned by Atlanta Housing based upon 
the type of development for all Projects within the Phases of 
the Development Program. The Fees & Financial Participation 
Proposal shall be executed by you as  the Developer and by 
all guarantors for any sources of funds, if different, who are 
legally authorized to enter into a contractual relationship. For 
each Project, Atlanta Housing Fees & Financial Participation 
Proposals should include, but are not limited to, the 
following components and be consistent with requirements 
outlined in this RFP and in Appendix H-1: Atlanta Housing 
Underwriting Guidelines and Appendix H-2: Summary of 
Business Terms:

• Atlanta Housing percentage of Owner Entity equity;

• Atlanta Housing percentage of net distributable cash �ows;
 

• Ground lease terms and annual payment amounts;
 

• Atlanta Housing percentage of gross developer fee;

• Atlanta Housing co-management fee;

• Total of Atlanta Housing proposed �nancial participation. 

Fees & Financial Participation Proposals should include 
proposed fees and �nancial participation associated with 
residential as well as non-residential uses and must also include 
the cash �ow and capital waterfalls detailing each payment‘s 
priority and description.

5.6.5 Alternate Financing

Since 2020, strong competition over 4% LIHTC awards has led to 
an oversubscription of tax-exempt bonds for Invest Atlanta and 
Georgia’s Department of Community Affairs. In 2022, less than 1/3 
of proposed new construction and 4% LIHTC projects received 
an award. Recognizing this funding challenge, Atlanta Housing 
is encouraging Respondents to propose alternate affordable 
housing funding models for some or all of their proposed 
affordable residential projects. Alternative models could include 
the creative use of project-based vouchers, essential function 
housing bond �nancing or equity investments, or tax exemption.

5.6.5.1 Section D-7: Alternate Financing

Provide a narrative describing in detail how the alternate 
�nancing model(s) you are using will expedite the delivery of 
affordable units and reduce the reliance of scarce tax credit 
funding. Describe what the trade-offs are to this approach. This 
should be tied to Section D-2 and D-3.

5.7 Property Management Plans

The effective management of both residential and commercial 
components is critical to the ongoing success and sustainability of 
the development of Englewood South Phase Two. Respondents 
shall submit two separate comprehensive proposed management 
plans for the residential and commercial components.
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5.7.1 Residential Property Management Plan

The Residential Property Management Team will be responsible 
for managing the day-to-day operations and maintaining the 
property in decent, safe, and sanitary conditions. The Residential 
Property Management Team must have at least �ve (5) years of 
experience managing affordable, multifamily properties. The 
Respondent must submit a comprehensive management plan 
detailing how the property will be managed. The management 
plan will be evaluated on the basis of its completeness, sound 
policies and procedures, and demonstration that the units will 
be managed in accordance with professional standards. The 
management plan should include following the functions: staf�ng; 
marketing; site-based waiting list administration; tenant eligibility 
determination; lease administration; rental collections; property 
maintenance; and managing resident concerns. In addition, the 
Residential Property Management team will also be responsible 
for preparing annual operating and capital budgets and preparing 
monthly Owner reports.

5.7.1.1 Staf�ng

The Residential Property Management Team will be responsible 
for determining the appropriate staf�ng level for the property size. 
They will perform all human resource functions such as recruiting, 
hiring, and terminating staff; staff training and development; and 
salary determination.

5.7.1.2 Marketing 

The Residential Property Management Team will be responsible 
for staying abreast of the current market trends and marketing the 
property through advertisements on various media outlets.

5.7.1.3 Site-Based Waiting List Administration

The Residential Property Management Team must maintain a 
site-based waiting list. They will be responsible for posting the 
advertisement for opening and closing the site-based waiting list. 
The waiting list must be maintained by the date and time stamp 
of the applications. The waiting list must be purged regularly to 
keep the waiting list current.

5.7.1.4 Resident Eligibility Determination

The Residential Property Management Team will be responsible 
for screening applicants and determining income eligibility.

5.7.1.5 Lease Administration

The Residential Property Management Team will be responsible 
for the execution and enforcement of the leases.

5.7.1.6 Rental Collections

The Residential Property Management Team will be responsible 
for the implementation of rental collection procedures that include 
deadlines for rent payments and penalties for late payments.

5.7.1.7 Property Maintenance

The Residential Property Management Team will be responsible 
for developing a maintenance schedule to ensure the exterior of 
the building or buildings, common areas, and units are inspected 
regularly; work orders are completed in a timely manner; and 
building systems and equipment are in good condition.
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5.7.1.8 Resident Concerns

The Residential Property Management Team will be responsible 
for handling all tenant concerns and disputes.

5.7.1.9 Section E-1: Residential Property 
Management Plan

Submit a proposed property management plan that will be 
evaluated on the basis of its completeness, sound policies and 
procedures, demonstration of coordination with the service 
vendors and Owner, and demonstration that the units covered 
by the Project Proposal will be managed in accordance with 
professional standards and approaches.

5.7.2 Commercial Property Management Plan

The Commercial Property Management Team will be responsible 
for managing the day-to-day operations for any retail, of�ce or 
other commercial spaces. The Commercial Property Management 
Team must have at least �ve (5) years of experience in managing 
commercial space. The Respondent must submit a comprehensive 
commercial property management plan. The management plan 
should include the following functions: marketing and leasing; 
rental collections; building maintenance; and tenant relations.

5.7.2.1 Marketing and Leasing 

The Commercial Property Management Team will be responsible 
for marketing the retail and/or other commercial space to potential 

tenants. This includes providing tours of the space(s) to potential 
tenants; executing leases; and conducting background and credit 
checks on potential tenants.

5.7.2.2 Rental Collections

The Commercial Property Management Team will be responsible 
for ensuring timely rental collections and staying abreast of current 
market rental trends.

5.7.2.3 Building Maintenance

The Commercial Property Management Team will be responsible 
for the development of a maintenance plan for all retail and/or 
other commercial space to ensure the exterior of the building or 
buildings, common areas, and building systems are maintained 
in good condition. They will also respond to tenants’ requests for 
service and repair.

5.7.2.4 Tenant Relations

The Commercial Property Management Team will be responsible 
for responding to the tenants’ needs and emergencies in a timely 
and appropriate manner.

5.7.2.5 Section E-2: Commercial Property 
Management Plan

Submit a comprehensive commercial property management 
plan that outlines how the retail and/or other commercial 
space will be managed including but not limited to marketing 
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and leasing activities; tenant relations; rent collections; and 
building maintenance and security.

5.7.3 Atlanta Housing Reporting Requirements

The Residential Property Management Team must provide regular 
reports to Atlanta Housing. These reports include but are not 
limited to the following:

• Monthly Rent Rolls

• Monthly Accessibility Reports – Reasonable 

Accommodation Requests

• Monthly Unaudited Financial Statements

• Annual Audited Financial Statements

• Annual Operating Budgets

The Commercial Property Management Team will be responsible 
for providing Atlanta Housing with all �nancial reports generated 
for the Owner/ Developer.

5.7.4 Property Safety and Security Plan

A Property Safety and Security Plan is essential for ensuring the 
protection of physical assets, tenants, visitors, and personnel for all 
AH properties. By establishing a Property Safety and Security Plan, 
property managers and owners can create a safer environment 
that deters criminal activity, reduces risks, and promotes safety for 
all stakeholders.

The successful respondent will be required to submit for review and 
approval a Property Safety and Security Plan to Atlanta Housing 
as a condition of execution of any subsequent agreements or 
contracts regarding the development or redevelopment of the 
property considered within the RFP.

See Appendix O: Property Safety and Security Plan  for more 
information.

5.8 Opportunity & Inclusion

Consistent with HUD requirements, Atlanta Housing is committed 
to providing contracting and subcontracting opportunities to 
small business including disadvantaged and veteran-owned 
small businesses. Section 3 Resident participation is also a HUD 
requirement for all Atlanta Housing development and revitalization 
projects. Atlanta Housing is responsible for monitoring 
Respondent’s performance in meeting the above goals.

5.8.1 Opportunity and Inclusion

The Selected Respondents from this RFP shall be required, post-
construction bidding, to submit a completed Subcontractor 
Utilization Form. The Subcontractor Utilization Form shall 
detail the contract awards to all subcontractors, including small 
businesses that in total represent the Developer’s adherence to 
the Opportunity and Inclusion goals and Section 3 plan submitted 
with the Proposal. The Developer will be required to submit 
monthly reporting to Atlanta Housing during predevelopment, 
construction, and operations.
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5.8.1.1 Section F-1: OI Hiring Plan

Employment Contracting Opportunity Goal.

Provide a detailed narrative description backed up by speci�c 
statistics of the Respondent’s previous expertise in contracting 
and utilizing Section 3 residents/businesses with regard to 
the development of similar projects. Provide an Outreach 
Employment / Contracting Opportunity Plan (“OI Hiring Plan”) 
and participation commitment, commensurate with Atlanta 
Housing’s enterprise-wide goals for contracting.

Please note that the Respondents Outreach Employment / 
Contracting Opportunity Plan must be approved by Atlanta 
Housing prior to execution of the MDA, and prior to the release 
of any Atlanta Housing predevelopment or construction loan 
funds. The OIP Hiring Plan must state the number, type and 
quality of jobs anticipated to be created over a ten-year period 
through (i) the development process and (ii) the operations.

Section 3 Initiative & Employment Contracting 
Opportunities.

The OIP Hiring Plan must include a measurable Section 3 
Action Plan (to include training, employment, contracting 
and other economic opportunities) through all phases of the 
development work. The Section 3 Action Plan should include 
a brief description of the training and/or job opportunities for 
Section 3 participants, the number of participants expected to 
be hired, the tasks to be performed and the number of hours to 
be worked by participants. HUD Section 3 regulations require 
at least (a) 25% of the total number of labor hours worked for 
Section 3 workers for Developer’s program year; and at least 

(b) 5% of the total number of labor hours worked are Targeted 
Section 3 workers for Developer’s program year. 

Examples of opportunities include word processing, payroll, 
research, accounting, landscaping, painting, carpentry, and 
catering, to name a few. The plan should detail the outreach 
efforts and af�rmative steps that will be utilized in all phases 
of the Project by the Developer as well as general contractor(s) 
and subcontractors performing work thereon.

5.9 Mandatory Forms and Documents

All Respondents that intend to submit a response to this RFP must 
submit the following Mandatory Forms:

• Respondent Disclosure Certi�cation (Con�icts of 
Interest)

• Principal Personnel Disclosure Statement Certi�cation

• Clean Hands Certi�cation

• E-Verify Af�davit

• HUD Section 3 and Opportunity and Inclusion 
Acknowledgment and Intent to Comply

5.9.1 Federal Regulatory Agency Action / 
Litigation

Atlanta Housing will consider any actions taken by any regulatory 
agency or litigation involving the Respondent or Development 
Team Members with respect to any past development projects.
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5.9.1.1 Section G-1: Federal Regulatory Agency 
Action / Litigation

You must list any actions taken by any regulatory agency or 
litigation involving you or your Development Team Members 
with respect to any past development projects. Please provide 
details and status.

The contract that Atlanta Housing expects to award as a result 
of this RFP will be based upon the RFP, the contract terms and 
conditions, the Proposal submitted by the successful Respondent 
and any subsequent revisions to the Respondent’s Proposal and 
the contract terms and conditions due to negotiations, written 
clari�cations or changes made in accordance with the provisions 
of the RFP, and any other terms deemed necessary by Atlanta 
Housing, except that no objection or amendment by a Respondent 
to the RFP requirements or the contract terms and conditions 
shall be incorporated by reference into the contract unless Atlanta 
Housing has explicitly accepted the Service Provider’s objection 
or amendment in writing.

Exceptions or objections to the proposed contract terms must be 
identi�ed and submitted with the Respondent’s proposal. Atlanta 
Housing will not accept proposed exceptions or objections that 
con�ict with or attempt to preempt mandatory requirements.

Prior to award, and if necessary, the apparent winning Respondent 
may be required to enter into discussions with Atlanta Housing to 
resolve any contractual differences before an award is made. These 
discussions will be �nalized, and all exceptions resolved within 

the timeframe speci�ed by Atlanta Housing after noti�cation of 
potential award. Failure to resolve contractual differences may 
lead to rejection of the Respondent’s proposal.

Atlanta Housing reserves the right to reject offers or end discussions 
with Respondents that are not forthcoming with exceptions in the 
Proposal submission. Generalized exceptions are not acceptable 
(eg, Respondent is amenable to reaching negotiated terms with 
Atlanta Housing).
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VI.

Scoring & 
Evaluation
Criteria
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SCORING & EVALUATION

This section lays out the evaluation criteria Atlanta Housing will 
use to evaluate and score responses.

6.1 Selection Process (Evaluation Period)

An Evaluation Committee will evaluate the responses based solely 
on the Evaluation Factors set forth in Table entitled “Evaluation 
Scores”. Factors not speci�ed in the RFP will not be considered. 
Atlanta Housing reserves the right to waive any minor irregularities 
or technicalities in the proposals received. Submittals that are 
considered Non-Responsive or Non-Responsible will not receive 
consideration. Proposals will be evaluated on an individual basis 
against the requirements of this RFP.

After evaluations, the Evaluation Committee reserves the right 
to select those Respondents who fall within a competitive range. 
The competitive range includes the Respondents who have 
a reasonable chance of being selected for award considering 
all aspects of the quali�cations and the detailed Proposals. 
Respondents within the competitive range will be asked to provide 
an oral presentation and interview.

Atlanta Housing will further determine those Respondents within 
the competitive range that will be Finalists. Those Finalists will 
include those Respondents who have the best chance of being 
selected for award and may be fewer than those who were 
determined within the Competitive Range. Finalists will be given 
an opportunity to present a Best and Final Offer to the Evaluation 
Committee.

The recommended Respondent may be awarded the rights 
to develop based on conditions that will be incorporated into 
the Master Development Agreement, one of which will be the 
requirement to execute the document within 75 days of award by 
the Atlanta Housing Board. The potential award and conditions 
will be discussed with the selected Respondent prior to award to 
determine their agreement with the conditions prior to award. If 
the selected Respondent does not agree to the conditions, Atlanta 
Housing will not move forward with the award to the recommended 
Respondent and will return to the pool of Respondents to make a 
second recommendation.

Atlanta Housing reserves the right to perform whatever research 
it deems appropriate to assess the merits of any Respondent’s 
Proposal and utilize the information gathered in the �nal 
evaluation of those Respondents in the competitive range. Such 
research may include, but may not necessarily be limited to, 
discussions with any and all Respondents, interviews, and site visits 
with the references provided by the Respondent. Further, while 
performing due diligence, Atlanta Housing may also contact the 
Respondents’ existing clients and past clients even if those clients 
are not provided to Atlanta Housing as part of the Respondent’s 
proposal.

Atlanta Housing reserves the right at any time during the evaluation 
process to reconsider any Response submitted. Atlanta Housing 
also reserves the right to meet with any Respondent at any time 
to gather additional information. Furthermore, Atlanta Housing 
reserves the right to delete, add, or modify any procurement aspect 
through competitive negotiations until the �nal contract signing.
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The Proposal evaluation process is designed to award the contract, 
not necessarily to the Respondent with the lowest cost, but rather 
to the Respondent with a best overall value (i.e., quali�cations, 
experience and cost) as determined by the best combination of 
attributes as determined by a score from the evaluation criteria 
speci�cally established for this RFP and a comparison of costs 
and fees and an evaluation of same by Atlanta Housing, inclusive 
of feasibility, schedule and agreement on substantially all deal 
terms. Respondents must provide all information requested 
in the Evaluation Criteria in order for their submissions to be 
considered responsive. Proposals will be evaluated based on the 
responsiveness of the Respondent’s information to the Evaluation 
Criteria, which will demonstrate the Respondent’s understanding 
of the Evaluation Criteria and capacity to perform the required 
services of this Request for Proposals. The establishment, 
application, and interpretation of the Evaluation Criteria shall 
be solely within Atlanta Housing’s discretion. Atlanta Housing 
reserves the right to determine the suitability of proposals based 
on all of these criteria.

Proposals shall be considered Respondents’ proposed business 
and �nancial deal terms for the Master Development Agreement, 
Atlanta Housing Subsidy, and any Atlanta Housing Funding 
requested. Terms are subject to negotiation as follows:

• Upon receipt of Respondent Proposals, Atlanta Housing shall 
review responses, and complete preliminary evaluations and 
scoring.

• Atlanta Housing will invite Respondents in the competitive 
range (“Finalists”) to proceed with interviews. AH reserves 
the right to hold in-person Interviews with Finalists.

• Atlanta Housing conducts interviews with Finalists.

• Atlanta Housing requests BAFO from Finalists.

• Finalists provide BAFO.

• Atlanta Housing reviews BAFO responses.

• Atlanta Housing noti�es the awardee prior to board 
authorization to determine acceptance.

• Atlanta Housing makes a recommendation to the Board of 
Commissioners to consider one or more Finalists.

• The Board of Commissioners selects and authorizes a sole 
Finalist to enter into an MDA.

• Atlanta Housing Board authorizes AH staff to enter into an 
MDA that may be conditioned.

• MDA executed within 75 days of Board authorization.

Respondent’s submission of Best & Final Offers shall be considered 
the Respondent’s �nal proposal for all business and �nancial deal 
terms provided therein. Atlanta Housing will then present the 
recommended Respondent’s Final Term Sheet and development 
program to the Atlanta Housing Board of Commissioners for 
approval. Atlanta Housing and the sole Respondent selected by 
the Board of Commissioners shall enter into and execute the MDA 
within 75 days of the Board of Commissioners’ authorization of the 
resolution.

In the event Atlanta Housing and Respondent do not agree to 
formal legal documentation and fail to execute an MDA within 75 
days of the Board of Commissioners’ authorization, negotiations 
will cease with the initially selected Respondent. Atlanta Housing 
may then revisit remaining Finalist(s) and proceed with seeking 
the Board of Commissioners’ consideration and approval. Atlanta 
Housing and the second selected Respondent shall enter into and 
execute the MDA within 75 days after the Board of Commissioners 
authorizes the resolution.
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ENGLEWOOD PHASE TWO EVALUATION SCORES

Section Category Scoring

Section A Development Summary and Statement of Interest -

A-1 Statement of Interest and Cover Letter n/a

A-2
Threshold: Financial Position & Capacity

(Responses scoring 8 or below shall be excluded - see § 5.3.1)
n/a

Section B Development Team Capacity & Experience 25

B-1 Respondent Entity Structure & Members 2

B-2 Developer Quali�cations & Capacity 6

B-3 Residential Property Manager Quali�cations & Capacity 4

B-4 Commercial Property Manager Quali�cations & Capacity 2

B-5 Architect, Engineer, & Design Team 3

B-6 Other Members Supporting Development Team 1

B-7 Prior Work With AH (or other public agencies) 4

B-8 Impact of Pipeline Projects 3

Section C Development Program Overview 37

C-1 Development Concept, Land Use 8

C-2 Building Plan(s) 5

C-3 Unit Mix & Affordability 7
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C-4 Sustainability 4

C-5 Innovation 2

C-6 Project Development Schedule 8

C-7 Community & Stakeholder Engagement Strategy 3

Section D Structure, Financial Plan & AH Fees and Participation 25

D-1 Owner Entity Structure 2

D-2 Financial Plan 5

D-3 Financial Models 5

D-4
Capital Sources Letters of Interest, Term Sheets and/or 

Award Letters for Competitive Sources
4

D-5 Real Estate Taxes 1

D-6 Value Creation (AH Fees and Participation) 6

D-7 Alternate Financing 2

Section E Management Plan 9

E-1 Residential Property Management Plan 8

E-2 Commercial Property Management Plan 1

Section F Opportunity and Inclusion Plan 4

F-1 Opportunity and Inclusion Plan 4

Total Possible Development Plan Points                                     100
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VII. Appendices
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ADDITIONAL INFORMATION

Appendices

Respondents should upload and review information contained 
in the Appendices to support their Proposals.

Please follow this link to access the Appendices below:
https://atlantahousing.share�le.com/home/shared/fof67122-c9b3-4b0e-991f-80bfaba196e7

Appendix A: Primary Community Plan
• A-1: Chosewood Park Redevelopment Plan

Appendix B: Additional Plans & Studies
• B-1: Chosewood Park Improvement Plan 
• B-2: BeltLine Subarea 3 Master Plan
• B-3: Chosewood Workshop Results
• B-4: Chosewood Park mTAP

Appendix C: Archtectural Concepts & Master Site Plan 
Documents

• C-1: Architectural Concept Studies 
• C-2: Englewood South Approved Master SAP
• C-3: Original Engineering Survey

Appendix D: Environmental & Other Assessments
• D-1: Englewood Part 58 Checklist Signed 
• D-2: Stormwater Facility Hydrology Report

Appendix E: Draft Market Assessment
• E-1: Community Demographic & Income Pro�le
• E-2: 2026 Atlanta Multifamily Market Overview (CoStar)
• E-3: 2026 2-Mile Submarket Multifamily Overview (CoStar)
• E-4: 2026 2-Mile Submarket Multifamily Analytics (CoStar)
• E-5: 2026 Atlanta Retail Market Overview (CoStar)
• E-6: 2026 2-Mile Submarket Retail Overview (CoStar)
• E-7: 2026 2-Mile Submarket Retail Analytics (CoStar)
• E-8: 2025 Atlanta Of�ce Market Overview (CoStar)

Appendix F: Design and Sustainability Guidelines
• F-1: Sustainability Guidelines
• F-2: Solar-Ready Guidelines
• F-3: Health Situation Analysis (HSA) Screening

Appendix G: Atlanta Housing -Sponsored Communities 
Reference Guidebook

• G-1: AH-Sponsored Communities Reference Guidebook

Appendix H: Underwriting and Business Terms
• H-1: Atlanta Housing Underwriting Guidelines
• H-2: Summary of Business Terms

Appendix I: Restore-Rebuild Guide
• I-1: Restore-Rebuild Guide

Appendix J: Forms (provided in Word and Excel formats) 
• J-1: Development Project Form
• J-2: HUD Development Proposal Calculator
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Appendix K: Not Used

Appendix L: Required Submission Documents

Appendix M: Property Safety & Security Plan


