

Request for Proposals (RFP) For Development Services


Department of Real Estate Management Contact: Lawrence Brozek
(312) 339 5317 Lawrence.Brozek@cookcountyil.gov

PROPOSAL DUE DATE AND TIME:
November 16, 2026 by noon

INTERESTED RESPONDENTS ARE TO EXECUTE AND SUBMIT VIA
www.cookcountyil.gov/content/open-calls-bureau-asset-management

ALL OTHER COMMUNICATIONS MUST BE ADDRESSED AND RETURNED TO:

Cook County Department of Real Estate and Management
69 W WASHINGTON, SUITE 3100
CHICAGO, ILLINOIS 60603
Lawrence  Brozek,  Development Manager



Proposals 	must clearly indicate the name of the project, "Logan Square Development Services” The name and the address of the Respondent must be clearly printed on all correspondence. Proposals will be accepted at Department of Real and Management Web site (see above), to James Essex, Director of Real and Management.




[bookmark: LAKELAND_HOUSING_AUTHORITY]Cook County Department of Real Estate and Management

DEVELOPMENT CONSULTING SERVICES REQUEST FOR PROPOSALS

Administrative Overview
The Department of Real Estate Management (DREM) is a critical agency within the Cook County Bureau of Asset Management, responsible for managing approximately 19 million square feet of real estate owned or leased by the County. Its primary mission is to optimize the County's real estate portfolio through strategic recommendations for sales, purchases, and leases, while maintaining a comprehensive inventory of all County assets. 

Core Mandates and Responsibilities

Portfolio Management: Oversees all County-owned and leased property, including 19 million square feet of space.
Strategic Transactions: Evaluates and recommends the acquisition (purchase) and disposition (sale) of properties that provide the most benefit to the County.
Leasing Operations: Negotiates and manages lease agreements, including high-value contracts such as those at 69 W. Washington, which recently projected $8.9 million in revenue over five years.
Redevelopment: Identifies and explores opportunities for property redevelopment to maximize land use and value.

Contact Information for Real Estate Management
Website: Real Estate Management - Cook County
Main Office Address: 69 W. Washington, Suite 3100, Chicago, IL 60602
Phone Number: (312) 603-0040

The United States Department of Housing and Urban Development (“HUD”) provides the funding for this work and therefore all work performed must be in compliance with all rules and regulations of this program, and all other applicable Federal regulations including, but not limited to, Handicap Accessibility (Section 504), Americans with Disabilities Act (ADA), Uniform Federal Accessibility Standards (UFAS), Davis-Bacon wage requirements (if applicable), Environmental Protection Agency rules and regulations, HUD’s Modernization Design Standards and Federal procurement requirements.  In addition to the Federal laws, rules and regulations, all work must also be performed in compliance with state, county and local laws and regulations.

All proposals submitted in response to this RFP must conform to the requirements and specifications outlined herein and in the RFP attachments. DREM encourages Section 3, women- and/or minority-owned businesses to respond. 




SUBJECT SITE

[image: ]


2840-2844 W Fullerton Ave, Chicago, Illinois


Site and Location Overview 

The subject property, 2840-2844 W. Fullerton Avenue, Chicago, is a 0.21-acre parcel comprising three lots improved with a vacant structure and surface parking. It benefits from a prime location near major transportation routes, including the Kennedy Expressway and the CTA Blue Line, and is surrounded by diverse commercial, recreational, and cultural amenities. The current C1-1 zoning allows for mixed-use development with ground-floor commercial use and residential above. However, the site’s redevelopment into affordable housing would require rezoning, most likely to a residential or planned development district that accommodates higher density and increased floor area. Physical development parameters suggest that a mid-rise structure with elevator access is appropriate for the site, supporting construction of up to 60 residential units depending on the final design and zoning relief granted.

Property Location

The subject property encompasses three Chicago city parcels located on W. Fullerton Avenue approximately one block east of N. Milwaukee Avenue within east central Logan Square. The site lies approximately three-quarters of a mile west of Interstate 90 (Kennedy Expressway) and 3.5 miles north of Interstate 290 (Eisenhower Expressway).
It is roughly 3.5 miles west of Lake Michigan’s lakefront and 6.5 miles northwest of Chicago’s Loop via expressways and surface streets.

Site Description

The subject site is rectangular in shape and encompasses approximately 9,150 square feet, or 0.21 acres. It is comprised of three tax parcels with parcel identification numbers (PINs) 13-25-323-039-0000, 13-25-323-040-0000, and 13-25-323-041-0000. The site is related to the provision of such services. You should certify your ability to start work immediately and should provide a staffing plan that describes the existing time commitments of the staff proposed to be assigned to the project and whether any of the staff will be locally based. The response should include a Project Team Organization Chart and resumes of key personnel who will constitute the lead under this RFP. Respondents are required to indicate the estimated percentage of time devoted to this project for each identified individual and the staff member’s role in the respondent’s organization.

The developer will provide the following: improved with a single existing structure, now vacant, and a surface parking lot. The site is well-suited for use as an affordable housing development, as it offers easy access; a high degree of visibility; nearby retail, restaurant, recreation, and service offerings; and proximity to local area and regional transportation, including both freeways and mass transit.

Zoning

The property is currently zoned C1-1 Neighborhood Commercial District, a zoning district designation that allows for ground floor retail uses with residential units above. The maximum allowable floor area ratio (FAR) within this district is 1.2 and the maximum height is 38 feet. 

Neighborhood and Market Area Conditions

Logan Square is a dynamic, walkable neighborhood characterized by mixed residential and commercial uses. Public safety conditions are improving, with declining crime rates reported. The general appeal of the area and abundant amenities make it highly marketable for residential redevelopment. 

The defined Primary Market Area encompasses the Chicago community areas of Logan Square, Avondale, and parts of Irving Park. The neighborhood is undergoing gentrification, marked by declining population but increasing numbers of smaller, higher income households. Median household income in the PMA is $100,404—higher than the citywide median—yet significant demand remains for affordable housing for lower income households.

Affordable Housing Market Conditions

The Primary market area includes 35 affordable housing properties, offering a total of 2,766 income restricted units. Of these, 2,079 serve families, 503 serve seniors, and 184 are supportive units. Many of these properties are fully or nearly fully occupied, often with long waitlists— an indication of ongoing unmet demand despite some elevated post-COVID vacancies. New developments like the Lucy Gonzalez Parsons Apartments demonstrate a high level of interest in well-located, high-quality affordable units.


SCOPE OF SERVICES

This Request for Proposals (RFP) is seeking a qualified developer to redevelop the County owned property at 2840-2844 W Fullerton, Chicago into a 100% affordable housing development with retail and parking on the ground level. Affordable housing is defined as between 60-120 AMI. The response should include evidence of your qualifications and previous experience. 

Planning 

· Assume all development management of the project from inception to completion

· Managing community engagement throughout the redevelopment process and working with key stakeholders 

· Procuring all entitlements, regulatory approvals, building permits, environmental documentation, and any other required approvals and permits 

· Coordinating redevelopment activities with the necessary Federal, State, County, and City agencies, including the Park District and City Departments of Planning and Development, Transportation, etc. 

· Initiating vertical and horizontal development

· Formulate pro-forma

· Provide development timeline

· Provide all required communication, meetings, milestone events and dates to the County and any other regulatory and private entities. 

· Provide affordable apartment housing mix to serve 60 AMI-120 AMI 

· Development manager should lead public response 


Design 

· Hire necessary design services such as architectural, engineering, etc.

· Provide full services from conceptual design to construction documents

· The new development should be designed and built to last, with quality materials that can be sustained and maintained over time

· Sustainable and energy-efficient construction materials and methods must be integral to the proposed plan

· Accessibility: The Selected Respondent will be responsible for ensuring that the development and each building in the development meets all federal, state, and local standards, codes, regulations, statutes, and laws.

· Maximize the appropriate mixture and number of units to target the 60 AMI-120 AMI targeted population 


Financing 

· Apply, manage, and obtain all necessary financing including Federal Low Income tax credits and all other funding opportunities from the federal government, state, county and city governments

· Oversee and finance all environmental remediation efforts 

· The developer fee target is 3% but open to negotiations

Construction 

· Obtain and manage the hiring of all contraction services

· Managing all payouts.

· Construct all on-site and off-site infrastructure improvements and construction of affordable housing residence

Operational management, rental, and maintenance activities 

· After completion of the site, manage ongoing operations, maintenance of infrastructure and land within the site 

· Managing tenant or anchor-attraction efforts 

· Have experience running affordable income and tax credit projects

SUBMISSION REQUIREMENTS

· Each respondent must develop its submission to meet the specific requirements of item 2 (Scope of Services) of this RFP. Each response must be in the format described in item 7 (Submittal Format) of this RFP. 

Submittals that do not include all requested information may be deemed unresponsive and may be disqualified.
COMMUNICATION

To maintain a fair and impartial competitive process, Department of Real Estate Management (DREM) shall avoid private communication concerning this procurement with prospective developers during the entire procurement process. Please respect this policy and do not attempt to query DREM personnel regarding this RFP.

Ex parte communication regarding this solicitation is prohibited between a potential or current respondent and any DREM personnel. An applicant regarding this solicitation risks elimination of their proposals from consideration. 

MODIFICATION OF SOLICITATION

DREM reserves the right to modify this RFP as deemed necessary. Any such modification or amendment will be sent by email on or before November 16, 2026 to all potential offerors who received this RFP directly from DREM.

DREM also reserves the right: to increase or delete any scheduled items; to award portions of this RFP; to waive informalities and technicalities; to make no award; to terminate this RFP solicitation at any time; and to make awards consistent with DREM policies and the laws governing the U.S. Department of Housing and Urban Development (HUD) and/or State of Illinois programs.

The Respondent shall acknowledge (in Exhibit A) its response to this RFP receipt of any amendment(s) or modifications. The Respondent’s failure to acknowledge an amendment or modification may result in rejection of the offer.

SUBMITTALS ARE PUBLIC RECORD

After the award of an agreement resulting from this RFP, all information submitted by the perspective developer shall be public record and subject to disclosure pursuant to the Illinois Public Records law. The perspective developer shall not copyright or cause copyrighted any portion of any said document submitted to DREM as a result of this RFP.

SUBMITTAL FORMAT

Submittal Format: Submittals should be electronically provided in the following format:
Letter of Transmittal:
Include a letter of transmittal on your stationary bearing the signature of an authorized representative and the name(s) of the individual(s) authorized to negotiate services and costs with DREM The letter should state your  understanding of the work to be done, the commitment to perform the work expeditiously, a brief statement indicating why you  believe you are best qualified to perform the engagement, and a statement that the response is firm and irrevocable for, at least, ninety (90) days. The letter shall contain a statement of the veracity of your submittal and it shall be notarized.

Tab 1—Previous Affordable Housing Development Experience:

Demonstrate your experience in developing, providing staff augmentation and/or consulting services related to development/revitalization of neighborhood projects similar in scope and complexity as described in item 2. (Scope of Services) of this RFP within the last five years by providing information on residential development projects in which you participated. Focus on the four (4) most recent projects, particularly affordable housing partnerships with public housing authorities within the State of Illinois for which you procured for the development project. The information should list the: project name; location; project size; project completion date or current status; funding sources/financing structure and amounts; ownership type; public programs utilized; income level served (very low, low, moderate, market rate and/or mixed); type of development (mid or low-rise, walk-ups, townhouses, etc.); extent of community and/or resident participation; and total development cost. Include a contact name at each housing authority or other owner/entity and the contact’s phone number and e-mail address. Also indicate the size of your firm. The firm size should be stated in the average volume of work per year for the last five (5) years. 

Tab 2—Financing Experience:

Describe new and innovative financing techniques you use  for raising capital that you employed on previous projects during the last five years—especially in the state of Illinois--from sources such as Low Income Housing Tax Credits (LIHTC), State Housing Initiatives Partnership (SHIP) funds, State Apartment Incentive Loan (SAIL) funds, Community Development Block Grant (CDBG) funds, Choice Neighborhood Initiatives (CNI), and other public or private funding opportunities to develop the property. Describe your experience with applying for a CNI Planning Grant.    Demonstrate that you possess an understanding of state and local requirements and procedures that will enable necessary equity to be raised and the effort to be efficiently completed. Describe how each project was kept within budget and on schedule. Describe any impediments that occurred, and they were handled.

Tab 3—Green Building Experience:

Provide information on all green building development projects in which you have participated in the last five years. An important goal of DREM is to develop an environmentally responsible development that can serve as a model for residential construction in Cook County. DREM intends to implement financially feasible, technologically sound strategies to conserve energy and to surpass current norms for water conservation, waste management/recycling, and the quality of the indoor environment. DREM will require that such strategies be fully explored in the development of the site.


Tab 4--Staff Experience and Organization:

Provide an organization chart that provides a detailed description of your organization’s structure and staffing. Provide a staffing plan for this project that specifies staff’s roles, existing commitments, and previous development experience. Indicate whether any of the staff will be locally based. Identify the individual that will serve as the project manager and who will direct and coordinate the project to completion. Provide resumes of all key personnel that will be assigned to work with DREM. Indicate the estimated percentage of time to be devoted to this project for each identified individual and their role in the respondent’s organization.

Tab 5—Capacity:
Certify that if selected as the developer you and all your team members are available to start immediately. Please provide a realistic timeline identifying when significant project benchmarks will be attained. Describe any existing time constraints of the proposed team members or their proposed staff which would impair the Offeror’s ability to proceed expeditiously.

Tab 6—General Information:
Discuss your experience with developing and maintaining linkages with the residents, the surrounding neighborhoods, and other stakeholders to promote the community vision and the comprehensive master plan. Discuss your methodology used to develop: a master plan; detailed development and operating budgets; construction and development implementation schedule; the procurement of a construction contractor; a market study for each phase of the development. Discuss your methodology in developing a marketing and lease-up plan and assisting with asset management functions through lease-up and conversion to permanent financing. Describe your expertise in regulatory compliance issues and other aspects when dealing with municipal and county government and agencies.

Tab 7—Utilization of Minority Business Enterprises (MBE), Women Business Enterprises (WBE) and Section 3 Business:
Based on the requirements set forth in this RFP, describe your approach and process to promote SDB, MBE, WBE, in the development effort. Also, describe some of your successful past efforts to provide genuine training and employment to Section 3 individuals.

Tab 8--Submission of Required Documents
Insurance:
Provide proof of the following minimum insurance coverage or include a plan to acquire such coverage prior to the execution of a contract with DREM. Please note any additional premiums required for this coverage will be at the expense of the developer.
Professional Liability insurance in the amount of $1,000,000 per occurrence for the Development and any other professionals used by you with respect to negligent acts or errors and omissions in connection with professional services to be provided for the development project.
General Liability insurance and Automotive Liability insurance in the amount of $1,000,000 per occurrence. (Note: Prior to entering an agreement with DREM, you will be required to have TBD as an “additional insured” on each policy.)
Workers’ compensation coverage of, at lease, the State of Illinois minimum for all staff who will be employed on the project. (Note: The successful Offeror shall maintain each of the above insurances in force during the term of the contract.)

Other Documents:
Complete and provide the following documents which are available on the LIHTC web site.

· HUD Form 5369-C
· HUD Form 50070
· Section 3 Business Form
· Non-Collusion Certification
· Public Entity Crime Statement

Tab 9—References:
For projects within the last five years, provide the name, email address, and telephone number of: two (2) community partner references, one (1) housing authority reference (at least, one (1) located in the state of Illinois), two (2) tax credit investor references, and one (1) housing finance agency reference. References must verify Developer’s representations.

Note: The DREM reserves the right to check other reference sources as well.

Identify financial institutions that you currently have an active relationship with that may assist obtaining project financing. 

Tab 10 – Fee Schedule:
Provide a detailed fee schedule which includes information on: hourly rates, travel costs, per diem, fees, and other miscellaneous cost factors. (Note: All pricing and proposed services are subject to later negotiation.) Target project fee is 3% but is open to negotiation.

Submittals that do not include all required information requested above may be deemed unresponsive and may be disqualified.

SUBMITTAL DUE DATE

The submittal shall be delivered to the DREM web site (see below in blue) on or before November 16, 2026 at noon CST. No submittal to this RFP will be accepted after this specified time.

SUBMISSION OFFERS

All submittals will be transmitted electronically to the web site: www.cookcountyil.gov/content/open-calls-bureau-asset-management

[bookmark: Submittals_transmitted_by_facsimile_or_e]All submittals and accompanying material will become the property of DREM 

CLARIFICATION OF RESPONSES

DREM reserves the right to obtain clarification of any point in an offeror’s submittal or to obtain additional information necessary to properly evaluate a particular submittal. Failure of an offeror to respond to such a request for additional information or clarification could result in rejection of that offeror’s response.

SCORING/AWARD EVALUATION CRITERIA

An evaluation committee shall evaluate and score each submittal using the method described in this RFP. The evaluation committee shall evaluate each submittal for factors such as the ability of professional personnel; past performance; recent, current, and projected workload of the firm; and other factors that address the anticipated needs and requirements of DREM. The DREM may conduct discussions with and may require public presentations by firms regarding their qualifications, approaches to various types of projects, and their ability to furnish the required services. A contract will be awarded to the respondent whose submittal best meets the above qualifications as well as the needs and requirements of DREM. DREM reserves the right to reject any or all submittals or to award one or more contracts or no contract.

[bookmark: a._The_evaluation_criteria_to_be_used_in]The evaluation criteria to be used in reviewing submittals and their respective weights are as follows:

· Letter of Transmittal-- Failure to submit this document could render your submittal as non-responsive, and therefore, it may not receive consideration.
· Experience as described in the response to this RFP and evidence of ability to perform the work—up to 15 points
· Experience and qualifications of key staff, location of staff, including the firm’s capacity as it relates to size and available resources to complete the development --up to 25 points
· Offeror’s current and anticipated workload along with firm’s approach and ability to meet DREM deadlines—up to 10 points
· Evidence of your past performance on similar projects and substantial success of completed mixed finance/mixed income developments and references—up to 15 points
· Evidence of knowledge and familiarity of applicable governmental regulations and codes as required by the U.S. Department of Housing and Urban Development, State of Illinois, Cook County, and any other agencies having authority—up to 25 points
· Ability to successfully meet the requirements of 24 CFR 135 pertaining to Economic Opportunities for Section 3 Residents and Section 3 Business Concerns. Status of the Offeror as a SDB, MBE, WBE or Section 3 Business Concern or a statement of a Section 3 Plan with respect to this development project—up to 15 points
· Fee Schedule as requested in “Tab 10” – up to 10 points
· Submission of Required Documents as requested in “Tab 9”—failure to provide these documents may render the response to this RFP as non-responsive and, therefore, may cause the submitted response to be rejected.

[bookmark: Total_Possible_Points—100_Points]Total Possible Points—100 Points

[bookmark: b._The_LHA_reserves_the_right_to_waive_a]The HACC reserves the right to waive any minor irregularities or technicalities in the submittals received.

MINORITY BUSINESS ENTERPRISES, WOMAN BUSINESS ENTERPRISES, AND SECTION 3 QUALIFIED BUSINESSES

DREM requires the participation Minority-owned businesses and women-owned businesses (please see item 2 of HUD Form 5369-C and Exhibit A of this RFP.

NEGOTIATIONS AND AWARD

Negotiations may be conducted with respondents determined to have a reasonable chance of being selected for award, based on evaluation of qualifications, and other factors considered to be most advantageous to DREM. Such respondents shall be accorded fair and equal treatment with respect to any opportunity for negotiations and revisions of submittals—to ensure full understanding of and conformance to the services requested by DREM. No respondent shall be assisted in bringing its submittal up to the level of another to be considered for award. DREM reserves the right to request additional information concerning any/all submittals submitted. A common deadline shall be established for the receipt of submittal revisions based on negotiations.

DISPUTES

In case of any doubt or differences of opinions as to the items or service to be furnished hereunder or the interpretation of the provisions of the RFP, the decision of DREM shall be final and binding upon all parties.

ASSIGNMENT

Neither the resultant contract nor any of the requirements, rights, or privileges demanded by it may be sold, assigned, contracted, or transferred by the successful offeror(s) without the express written consent of DREM.

MANDATORY CONTRACT PROVISIONS AND CLAUSES
At a minimum, each contract awarded under this RFP will require compliance with the following HUD forms: 5369-B, 5370-C, 51915, and Table 5.1as well as Exhibit A of this RFP.
SPECIAL CONDITIONS

By submitting a response to this RFP, the Developer acknowledges and agrees that it is familiar with, or will become familiar with, the following documents and regulations as required (documents are not provided herein by DREM):

· 4 CFR Part 8—Nondiscrimination Based on Handicap in Federally Assisted Programs and Activities of the Department of Housing and Urban Development
· Section 504 of the Rehabilitation Act, as amended, and the rules and regulations there- under
· 24 CFR Part 135, employment opportunities for Section 3 business concerns and low-income persons
· The HUD Procurement Handbook (7460.8)
· 2 CFR Part 200 Uniform Administrative Requirements, Cost Principles, and Audit Requirements for Federal Awards
· Federal Home Loan Bank and Affordable Housing (FHFC) Program guidelines
· 24 CFR 968 (Public Housing Modernization regulations)
· 24 CFR 941 (Mixed-finance development regulations)
· The HUD Mixed-Finance Guidebook, December 12, 1998
· The Quality Housing and Work Responsibility Act of 1998
· Low Income Housing Tax Credit program (IRS)
· State of Illinois low-income housing assistance programs for rental and home ownership units
· U.S. Department of Housing and Urban Development Choice Neighborhood Initiative 
















Non-Collusion Certification
re: Development Consulting Services

The undersigned states that he/she is fully authorized by the entity indicated below to certify that:

That this proposal or bid is made without collusion or fraud with any other person, firm, or corporation making a proposal or bid for the same purpose.

That no officer or employee or person whose salary is paid, in whole or in part, from the Housing Authority of Cook County is, shall be, or will become interested, directly or indirectly, surety or otherwise: in this proposal or bid; in the performance of the contract; in the supplies, materials, equipment, and services or labor to which they relate; or in any portion of the profits thereof.

By signing this form, the undersigned affirms that said proposal or bid is, in all respects, fair and without collusion or fraud.


Name of Entity:  __________________________________

Authorized Signature/Date: __________________________________

Printed Name of Signer: __________________________________

Title of Signer: __________________________________

Corporate Seal, if appropriate












Note: Failure to complete this statement as presented may result in the bid or proposal being rejected
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