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The apartment complex formerly known as Gaslight and now named Village-de-Jardin, has been rebuilt by the 
Louisiana Housing Finance Agency (LHFA) as an “independent living,” new housing-complex for residents who 
are 55 years or older. Located in eastern New Orleans and acquired by the LHFA from HUD for $1.00, the 
apartments suffered extensive damage during Hurricane Katrina. Subsequently, FEMA provided funds to 
completely rebuild the property. The reconstruction adhered to the typical manner by which state projects are 
constructed, in that the procurement and construction processes have been administered by the Agency that 
oversees state construction projects, Louisiana Facility Planning & Control. 
 
Soon after FEMA declared that Gaslight qualified for reconstruction funds, local residents and representatives 
requested that the new facility become a place for older residents. After an appeal process, HUD amended the 
original Deed, stipulating that the facility could become a place for residents 55 years of age or older. With the 
deed amendment in place, Facility Planning & Control selected a design team.  An initial public announcement 
about the project and a ground-breaking ceremony were held. The project is now 98% complete, and the first 
resident moved in on April 11, 2012.  
 
A Chronological TimeLine of major milestones shows that: 

 

 September 1995:  Gaslight is acquired by LHFA from HUD for $1.00, pursuant to several “deed 

restrictions” (Exhibit A) 

 August 2005: Gaslight is severely damaged by Hurricane Katrina 

 March 2007: An RFQ for architectural services is advertised by Louisiana Facility Planning & Control 

(Exhibit B) 

 April 2008: HUD executes a Deed Amendment, stipulating that the facility could become a place for 

residents 55 years of age or older (Exhibit C) 

 August 2008: A public announcement about the project is held at the site (Exhibit D) 

 January 2009: Focus groups are held to receive local input (Exhibit E) 

 August 2009: A Request for Construction-Bids is advertised by Louisiana Facility Planning & Control 

(Exhibit F) 

 October 2009: A Notice-to-Proceed is issued by Louisiana Facility Planning & Control to the lowest 

bidder, Walton Construction (Exhibit G). 

 November 2009: A ground-breaking ceremony is held at the site (Exhibit H) 

 May 2011: An RFP for a Property Manager is advertised by LHFA (Exhibit J) 

 April 2012: First resident moves into the property 

From: Roger Tijerino 
To: Don Hutchinson, Barry Brooks 
Date: 04/24/2012 
Subject:  Village de Jardin – Project Summary 

LOUISIANA HOUSING FINANCE AGENCY 

“The American Dream. Louisiana’s Dream. Our Dream For You” 

6.1



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 
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Village de Jardin 
(Gaslight Square Apartments) 

 
 
The Louisiana Housing Finance Agency (LHFA) acquired Gaslight Square Apartments 
(Gaslight) from the United States Department of Housing and Urban Development (HUD) via an 
Act of Sale dated September 29, 1995.  Gaslight was one of five (5) properties acquired through 
the HUD Disposition Program.  Pursuant to HUD’s Multifamily Property Disposition 
procedures, the acquisition was a “negotiated sale to a public agency” at a price of $1 per project, 
subject to requirements that LHFA renovate and upgrade the properties and maintain a portion of 
the units for rental as affordable housing to low and moderate-income families.   
 
The Act of Sale between LHFA and HUD allowed the Agency to either (i) maintain ownership 
of the properties for its own account, or (ii) re-convey title to another entity, other than a for-
profit, subject to a public solicitation process approved by HUD.  Any gain on transfer of the 
property is to be paid to HUD according to a sliding scale as outlined below.  All covenants of 
the contract are binding for a period of 30 years from the date of the act of sale.   

Sliding Scale 

 Percentage of Proceeds Assigned to HUD 
Within 1 year to 15 years 100% 
Within 15 years to 20 years 75% 
Within 20 years to 30 years 50% 
Over 30 years from the date of the deed 25% 
 
Due to flooding and wind-damage suffered at Gaslight during Katrina, a determination was made 
by the LHFA, the Office of Facility Planning and Control (OFPC), and the Federal Emergency 
Management Agency that the complex was a total loss and that repair funds should be used for 
new construction.    The OFPC as construction manager for the property deployed a Request for 
Qualifications to select a design firm for the project.  The design firm of Holly/Smith Architects 
was selected. In addition, asbestos abatement and demolition contractors were procured, and a 
contract for construction was awarded by OFPC to Walton Construction Company, LLC in 
October 2009 through a public bid process. 
 
As OFPC worked to procure contractors to complete the new construction of Gaslight, the LHFA 
petitioned HUD to have the property re-designated as a senior housing community.  An 
amendment to the Cash Sale Deed was executed in May 2008 designating Gaslight as a senior 
housing community for residents 55 or older. The amendment stipulates that Gaslight shall be 
maintained as rental housing until September 29, 2025. Vacant units may be rented to other 
eligible households if the property has more than 80 percent of the rental units occupied by 
eligible elderly households age 55 or older and no near elderly households are available to fill the 
vacant units. The amendment also states that seventy-five (75) units shall be maintained as 
housing for low and moderate-income families, elderly including near-elderly households age 55 
or older, or handicapped individuals with annual adjusted gross incomes at or below eighty (80) 
percent of the medium income for the area. 
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FPC SelecLian Boards Page 5 of 12 

. . 

4. Demolition and Replacement of Gaslight Apartments, New Orleans, LA , 
Project NO. 01-1076-058-13, Part Q6. 

This project consists of a new apartment complex of approximately 200 units in two 

story attached townhouses. The anticipated conRguration wili be 80 one bed room 

units. 90 two bedroom units and 30 three bedroom unils lotaling 178,000 square feet. 

Community facilities will also be pail ot the project. Demolition of the apartment 

buiidings on the site wili be included. The designer shall prepare and submit ail 

required drawings to Facility Planning and Control in AutoCAD in the format specified 

in the "lnstructions to Designers for AutoCAD Drawings Submitlain. The funds available 

for construclion are approximately $21,360,000.00 with a fee 01 approximately 

$1,620,814.00. Contract design time is I 8 0  consecutive calendar days; including 60 

days of review lime. Thereafter, liquidated damagss in the amount of S1,000.00 per 

day wiil be assessed. Further information is available from Mr. Keith Cunningham - 
LHFA, 2415 Quail Drive, Baton Rouge, LA 70808 (225) 763-8700. 

Click here to see a iist of..a~~plicar?l,T.ivh.~.h~rl.e..appiied fcrthis project 

5. Classroom Community Education Building, Louisiana State University - 
Eunice, LA, Project No. 19-605-068-01, Part 01. 

Project wili construcl a new building of approximately 46,580 gross square feet and is 

made up of classrooms, muilipurpose rooms, faculty offices, academic stcragelsupporl 

areas, conference rooms, lounge area and support spaces. The Percant for Art 

program will apply to this project and lhe deslgner will coopemte with the selected 

arlist lo incorpomte the artworn into the design of the building. The designer shail 

prepare and submll all required drawings to Faciiity Planning and Control in AutoCAU 

in the format specilied in the 'instructions to Designers for AutoCAU Drawings 

Submittal". The funds available for construction are approximately $7,386,700.00 with , . . -- 

a fee of approximately S601,252.00. Contract design time is 360 consecutive calendar 

days; including 120 days of review lime. Thereafter, liquidated damages in the amount 

of 4500.00 per day wiil be assessed. Further informalion is available from Mr. J im 

Howell - University Architect, Louisiana Slate university, 3610 W. Lakeshore 

Drive K 109, Baton Rouge, LA 70808 (225) 578-2264. 
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(i~ U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 
WASlllNGTON, DC 20410-8000 

c,.~ ~ 

!~" DEvt~O 

omCE OF HOUSING MAR - 5 2008 

MEMORANDUM FOR:	 Michael B. Backman, Director
 
Denver Multifamily Hub, 6AHML
 

FROM: 

SUBJECT:	 Gaslight Square Apartments
 
New Orleans, LA
 
Deed Restrictions
 

We have reviewed your request to amend the deed restrictions to allow for the construction 
ofa Senior Village for the property fonnally known as Gas Light Square Apartments. Gaslight 
Square Apartments was purchased by the Louisiana Housing Finance Agency (LHFA) on 
September 29, 1995, for $1.00 in a Property Disposition sale, with a 30-year Deed Use Restriction. 
The property was razed due to severe damage from Hurricane Katrina, but the Deed Restrictions 
remain intact. The restrictions covered 270 family rental units, with 75 of the units restricted for 
persons or families with low and moderate incomes at or below eighty (80) percent of the area 
median income. 

I approve the recommendations made by you in your memorandum of February 27,2008. 
Specifically by modifying the deed restrictions to incorporate the following: 

1.	 The rental units be reduced from 270 to 224 
2.	 The vendee is allowed to designate the 224 rental units to be occupied by near elderly 

households age 55 or older to qualify as a Senior Village under 25 CFR 100.305; 
however vacant units ~ay be rented to other eligible households if: . 

•	 The property has more than 80 percent of the rental units occupied by eligible 
Near Elderly households age 55 or older and 

•	 No Near Elderly households are available to fill the vacant units 

For purposes ofamending the definition ofclientele: 

3.	 Families, elderly including near elderly age 55 or older, or handicapped individuals with 
adjusted annual gross incomes at or below eighty (80) percent of the median income for 
the area. (Definition ofclientele.) 

If you have any questions, please contact Nonnan Dailey of my staff at (202) 402-8371 or 
email at Nonnan.Dailey(ll)hud.gov. 

www.hud.gov espanol.hud.gov 
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Gaslight Square Apts. 
Project Number 064-35124 
New Orleans, LA 

AMENDMENT 

CASH SALE DEED 

On September 29, 1995, the United States Secretary of Housing and Urban 
Development transferred and conveyed the property described on the attached Exhibit A 
(the Property) to the Louisiana Housing Finance Agency by a Cash Sale Deed. 

In order to revise the Cash Sale Deed for the Property, the Vendor has agreed that 
the Cash Sale Deed is hereby amended as follows: 

1. The Provision entitled Rental or Cooperative Use is revised to read as follows: 

The present owner covenants that an apartment project consisting of 224 units 
will be constructed on the Property and maintained as rental housing until 
September 29,2025 (the Restricted Period), 

During the Restricted Period, the owner of the property may not market dwelling 
units for any purpose other than rental housing without the Vendor's prior 
written approval. 

The Vendor agrees that the present owner is allowed to designate the 224 rental 
units to be occupied by near elderly households age 55 or older in order to 
qualify as a housing facility or community under 24 CFR 100,305; however 
vacant units must be rented to other eligible households if: 

The Property has more than 80 percent of the rental units occupied by eligible 
new elderly households age 55 or older and no near elderly households are 
available to fill the vacant units. 

2. Paragraph 1 of the Provision entitled "Occupancy by Low-and-Moderate-Income 
Persons or Families" is revised to read as follows: 

1. The Purchaser covenants that seventy-five (75) units in the Property, shall 
be maintained as housing for low-and-moderate-income persons or 
families, which shall be defined as follows: 

6.47



Families, elderly including near elderly age 55 or older, or handicapped 
individuals with annual adjusted gross incomes at or below eighty (80) percent 
of the medium income for the area. 

Except as set forth herein, the Cash Sale Deed shall remain in full force and 
effect. 

This amendment is to be effective as of the /&& day of 2008. 

Secretary of Housing and Urban Development 

By: 
Ruth E. Pompa, Director 
Fort Worth Multifamily PD Center 

ACKNOWLEDGEMENT 

STATE OF TEXAS 1 

COUNTY OF TARRANT ) 

,2008, before me appeared Ruth E. Pompa, 
rson who executed the aforesaid instrument 

Notary Public in and 
for Tamant County, Texas 

My Commission expires: September 1, 2009 
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Cost Opinion Holly & Smith Architects APAC
Louisiana Housing Finance Agency
Gaslight Development
Summation
State Project Number: 01-107-05B-13, Part AQ
Cost Opinion Summation
Congregate Living Facility / Retail Complex / Independent Living 27,491,443.09$                  
Retail Complex 2,426,314.18$                    
Independent Living 12,212,141.90$                  
Site Infrastructure 3,000,000.00$                    
Site Signage 75,000.00$                         
Entry Elements & LEED Site Initiatives 200,000.00$                       
Irrigation System 205,000.00$                       
Subtotal 45,609,899.17$                 

Design Fees Asst Liv / Retail / I.L. 3,301,099.00$                    HAS Project # 01-107-05B-13, Part AQ
Demolition of Existing Buildings 591,823.00$                       Durr Project # 01-107-05B-13, Part Q6
Design Fees / Demolition 53,617.00$                         HAS Project # 01-107-05B-13, Part Q6
FF&E 901,800.00$                       Congregate Living & Community Center
FF&E Design Fees 54,108.00$                         Congregate Living & Community Center
LEED Certified Design Fee Upcharge 456,098.99$                       
LEED Certification from USGBC 8,969.23$                           Done By USGBC
LEED Commissioning 342,074.24$                       Third Party (includes documention)

Other Costs
Geotechnical (Soil Borings) 19,200.00$                         Eustis Project # 01-107-05B-13, Part AQ
Site Survey 18,500.00$                         Krebbs Project # 01-107-05B-13, Part AQ
Site Survey Post Demolition 4,000.00$                           Krebbs Project # 01-107-05B-13, Part AQ
Debris Removal 73,000.00$                         Diamond Project # 01-107-05B-13, Part 28
Fence Repairs & Installation 29,960.00$                         Diamond Project # 01-107-05B-13, Part 28
Mold & Asbestos Abate Design 150,885.20$                       US Risk Project #01-107-05B-13, Part 06
Mold & Asbestos Abatement 2,851,809.14$                    Zimmer Project #01-107-05B-13, Part 06
Contract for Design of Repair 437,505.90$                       Perez Project #01-107-05B-13, Part 06
Total Development Cost 54,904,348.87$                 

Cost Opinion Holly & Smith Architects APAC
Congregate Living Facility
State Project Number: 01-107-05B-13, Part AQ
Projected Total Area 150,036               

Description Cost / SF Extension Per Cent
General Conditions
All General Requirements 11.00$                 1,650,391.60$                    6.00%
Site work
All Site Work Assoc. W/ Building 9.00$                   1,350,320.40$                    4.91%
Foundations
All Foundations 18.00$                 2,700,640.80$                    9.82%
Exterior Closure
All Exterior Walls /  Structure 43.33$                 6,501,042.55$                    23.65%
Insulation & Fireproofing
All 2.30$                   345,081.88$                       1.26%
Interior Millwork & Trim
All 2.10$                   315,074.76$                       1.15%
Doors / Windows / Hardware
Doors 1.73$                   259,561.59$                       0.94%
Windows 6.35$                   952,726.06$                       3.47%
Hollow Metal & Hardware 3.18$                   477,113.21$                       1.74%
Interior Partitions
Metal Studs & Drywall 25.27$                 3,791,399.61$                    13.79%
Finishes
All 9.82$                   1,473,349.59$                    5.36%
Specialties
Blinds 0.28$                   42,009.97$                         0.15%
Specialties 1.30$                   195,046.28$                       0.71%
Appliances 0.90$                   135,032.04$                       0.49%
Special Construction
Elevator 0.75$                   112,526.70$                       0.41%
Mechanical
Plumbing 6.35$                   952,726.06$                       3.47%
HVAC 13.00$                 1,950,462.80$                    7.09%
Electrical
Electrical 13.50$                 2,025,480.60$                    7.37%
Special Systems 1.50$                   225,053.40$                       0.82%
Subtotal 25,455,039.90$                 92.59%
Contingency
Inflation 3% 763,651.20$                       2.78%
Contingency 5.0% 1,272,751.99$                    4.63%
Total Congregate Living Facility 27,491,443.09$                 100.00%

Cost Opinion    Page 1

6.64



Cost Opinion Holly & Smith Architects APAC
Retail Complex
State Project Number: 01-107-05B-13, Part AQ
Projected Total Area 15,840                 

Description Cost / SF Extension Per Cent
General Conditions
All General Requirements 12.00$                 190,080.00$                       8.46%
Site work
All Site Work Assoc. W/ Building 10.00$                 158,400.00$                       7.05%
Foundations
All Foundations 19.00$                 300,960.00$                       13.40%
Exterior Closure
All Exterior Walls /  Structure 40.00$                 633,600.00$                       28.20%
Insulation & Fireproofing
All 1.60$                   25,344.00$                         1.13%
Interior Millwork & Trim
All -$                    -$                                    0.00%
Doors / Windows / Hardware
Doors 1.73$                   27,403.20$                         1.22%
Windows 4.00$                   63,360.00$                         2.82%
Hollow Metal & Hardware 2.00$                   31,680.00$                         1.41%
Interior Partitions
Metal Studs & Drywall 16.00$                 253,440.00$                       11.28%
Finishes
All 4.00$                   63,360.00$                         2.82%
Specialties
Blinds -$                    -$                                    0.00%
Specialties 1.50$                   23,760.00$                         1.06%
Special Construction
Elevator -$                    -$                                    0.00%
Mechanical
Plumbing 10.00$                 158,400.00$                       7.05%
HVAC 8.00$                   126,720.00$                       5.64%

Electrical
Electrical 11.00$                 174,240.00$                       7.76%
Special Systems 1.00$                   15,840.00$                         0.71%
Subtotal 2,246,587.20$                   100.00%

Contingency
Inflation 3% 67,397.62$                         3.00%
Contingency 5.0% 112,329.36$                       5.00%
Total Retail Complex 2,426,314.18$                   100.00%

Cost Opinion Holly & Smith Architects APAC
Independent Living
State Project Number: 01-107-05B-13, Part AQ
Projected Total Area 90,388                 

Description Cost / SF Extension Per Cent
General Conditions
All General Requirements 12.00$                 1,084,656.00$                    9.59%
Site work
All Site Work Assoc. W/ Building 10.00$                 903,880.00$                       7.99%
Foundations
All Foundations 16.00$                 1,446,208.00$                    12.79%
Exterior Closure
All Exterior Walls /  Structure 26.00$                 2,350,088.00$                    20.78%
Insulation & Fireproofing
All 1.10$                   99,426.80$                         0.88%
Interior Millwork & Trim
All 8.00$                   723,104.00$                       6.39%
Doors / Windows / Hardware
Doors 2.50$                   225,970.00$                       2.00%
Windows 1.50$                   135,582.00$                       1.20%
Hardware 0.50$                   45,194.00$                         0.40%
Interior Partitions
Drywall 8.00$                   723,104.00$                       6.39%
Finishes
All 7.00$                   632,716.00$                       5.60%
Specialties
Blinds 0.35$                   31,635.80$                         0.28%
Specialties 1.50$                   135,582.00$                       1.20%
Appliances 1.90$                   171,737.20$                       1.52%
Special Construction
Elevator -$                    -$                                    0.00%
Mechanical
Plumbing 12.00$                 1,084,656.00$                    9.59%
HVAC 6.00$                   542,328.00$                       4.80%
Electrical
Electrical 9.75$                   881,283.00$                       7.79%
Special Systems 1.00$                   90,388.00$                         0.80%
Subtotal 11,307,538.80$                 100.00%
Contingency
Inflation 3% 339,226.16$                       3.00%
Contingency 5.0% 565,376.94$                       5.00%
Total Single Family 12,212,141.90$                 100.00%

Cost Opinion    Page 2
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Program Holly & Smith Architects APAC
Louisiana Housing Finance Agency
Gaslight Development
Congregate Living Facility / Retail Complex / Independent Living
State Project Number: 01-107-05B-13, Part AQ 6-Dec-07

Program Summation
Congregate Living Facility 1st Floor 30,903.60
Congregate Living Facility 2nd Floor 29,783.00
Congregate Living Facility 3rd Floor 29,783.00
Congregate Living Facility 4th Floor 29,783.00
Congregate Living Facility 5th Floor 29,783.00
Retail Complex 15,840.00
Single Family (Independent Living) 90,388.00
Total Programmed Area 256,263.60

Congregate Living Facility 1st Floor
Main Entry / Reception quantity size extension
Covered Drop / Pickup 1 700 700.00
Porches 1 8000 8,000.00
Waiting 1 160 160.00
Reception 1 120 120.00
Gathering Area 1 500 500.00 Coffee / snacks / seating / reading
Library 1 300 300.00
Public Toilets Men 1 160 120.00
Public Toilets Women 1 160 120.00
Administrative   
Asst. Director 1 150 150.00
Director 1 180 180.00
Marketing 1 150 150.00
Conference 1 250 250.00
Workroom / File Storage 1 300 300.00
Volunteer Coordinator 1 120 120.00
Copy Room 1 100 100.00
Break Room 1 100 100.00
Services
Salon 1 200 200.00
Mail 1 200 200.00
Health Clinic 1 600 600.00 exam, consult
Nursing Office 1 140 140.00
Nursing Storage 1 48 48.00
Wellness Center 1 500 600.00
Dining 1 2000 2,000.00
Serving / Prep 1 250 250.00
Kitchen 1 600 600.00
Kitchen Receiving 1 200 200.00
Kitchen Storage 1 200 300.00
Kitchen Laundry Facilities 1 80 80.00
Kitchen Cooler / Freezer 2 80 148.00
Kitchen Manager's Office 1 100 100.00
Dish wash 1 250 250.00
Lounge 1 300 300.00
Chapel 1 500 500.00
Game Room 1 300 300.00
Craft Room 1 300 300.00
Elevator 2 60 240.00
Elevator Machine Room 1 80 160.00
Janitor's Closet 2 60 120.00
Trash Room 1 120 120.00 For trash chute
Maintenance 1 300 400.00
Community Center
Community Meeting Room 1 1500 1,500.00
Toilets Men 1 144 144.00
Toilets Women 1 144 144.00
Office for Director 1 160 160.00
Storage 1 300 300.00
Lobby 1 300 300.00
Subtotal 22,074.00
Burden 40% 8,829.60
Total 30,903.60

Program Page 1
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Congregate Living Facility 2nd Floor
living Units
1 Bedroom Apartment 36 600 21,600.00
Common Areas
Storage 1 400 400.00
Common Congregational Area 2 200 400.00
Staff Station 1 200 200.00
Laundry Room 1 150 150.00
Housekeeping 1 80 80.00
Maintenance 1 80 80.00
Subtotal 22,910.00
Burden 30% 6,873.00
Total 29,783.00

Congregate Living Facility 3rd Floor
living Units
1 Bedroom Apartment 36 600 21,600.00
Common Areas
Storage 1 400 400.00
Common Congregational Area 2 200 400.00
Staff Station 1 200 200.00
Laundry Room 1 150 150.00
Housekeeping 1 80 80.00
Maintenance 1 80 80.00
Subtotal 22,910.00
Burden 30% 6,873.00
Total 29,783.00

Congregate Living Facility 4th Floor
living Units
1 Bedroom Apartment 36 600 21,600.00
Common Areas
Storage 1 400 400.00
Common Congregational Area 2 200 400.00
Staff Station 1 200 200.00
Laundry Room 1 150 150.00
Housekeeping 1 80 80.00
Maintenance 1 80 80.00
Subtotal 22,910.00
Burden 30% 6,873.00
Total 29,783.00

Congregate Living Facility 5th Floor
living Units
1 Bedroom Apartment 36 600 21,600.00
Common Areas
Storage 1 400 400.00
Common Congregational Area 2 200 400.00
Staff Station 1 200 200.00
Laundry Room 1 150 150.00
Housekeeping 1 80 80.00
Maintenance 1 80 80.00
Subtotal 22,910.00
Burden 30% 6,873.00
Total 29,783.00

Retail Complex
Lease Space
Tennant Leasable Space 16 900 14,400.00 900 sf = 1-30' x 30' module
Outside Covered 1 1440 1,440.00 Covered Entries
Subtotal 15,840.00
Burden 0% 0.00
Total 15,840.00

Single Family (Independent Living)

Living 1 250 250.00
Dining 1 92 92.00
Kitchen 1 80 80.00
Bedroom 1 165 165.00
Bedroom 1 120 120.00
Utility Room 1 56 56.00
Bath 1 56 56.00
Subtotal 819.00
Burden 15% 122.85
Porch 188.00
Total Area Per Unit 1,129.85

Total 80 1130 90,388.00
Program   Page 2
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August 18, 2008 
 
 
Complex for senior citizens touted in east N.O. 
Compromise developed in clash over apartments  
Saturday, August 16, 2008  
By David Hammer 
 
Now an empty field off In terstate 10, t he site once was home to the Gaslight Square apartments, a 
symbol of pre-Katrina landlord neglect.  
 
On Friday, Louisiana's housing agency vowed to turn the 11.5-a cre eastern New Orleans location into 
something out of "Th e Truman Show," a self-contained, gated and government-owned community for 
seniors.  
 
It even has a  fancy new name, invoking the architect's vision of plush gardens raised to waist level so 
wheelchair-bound residents can tend to them: Village de Jardin.  
 
The planned complex, scheduled to be ready for tenants in 2010, reflects a compromise that emerged 
from a bitter struggle last year.  
That's when there was about $80 million in federal fi nancing available for redevelopment, but only if the  
state replaced Gaslight's public housing unit-for-unit and kept all the buildings for the same uses.  
 
The Louisiana Housing Finance Agency was prepared to replace the 270-unit complex with another high-
density development. But state Sen. Ann Duplessis, a Democrat and bank executive, said neighbors 
were fed up with apartments that become slums and demanded that LHFA replace Gaslight with only 
single-family homes, federal requirements be damned.  
 
Duplessis and like-minded community activists won out -- sort of. The project will get $54 million from the 
feds, instead of $80 million, but it will  include 38 single-family homes and serve only individuals who are 
at least 55 years old.  
 
The federal Department of Housing and Urban Development agreed to lift use restrictions, letting the 
state build a new, self-sufficient, walkable community with reta il services, such as coffee shops and 
beauty salons, mixed i n with the apartments. And the Federal Emergency Management Agency found 
enough flexibility in its famously demanding infrastructure repair process to finance the restoration of 224 
living units, albeit with significantly less money.  
 
Both Duplessis and LHF A Chairman Wayne Wo ods signaled their satisfaction with the compromise 
Friday as they stood under a tent and in front of architectural drawings.  
 
"We said, 'How can we use the funds to bring housing back in an innovative way?' " Duplessis said. "We 
did have to forfeit a few million dollars, but the investment is what we have here."  
Woods added: "I've been to several town-hall meetings where I was called a slumlord. Well, not that I had 
to prove anything, but I hope this proves my commitment to this community."  
 
Private developers had let the Gaslight  apartments deteriorate to the point that HUD for eclosed on the 
property and sold it to the  state for $1 in 1995. The LHFA wanted to sell the  property several times until 
Katrina forced its closure.  
 
"Katrina did a lot to us, but it also did a lot for us: It allows us to design new communities," Duplessis said. 
"I believe this project is going to be among the best of what God has in store for us."  
 
Architect Jeffrey Smith sai d the 1 1.5-acre site was challenging because it's much smaller than similar 
New Urbanism-style developments, such as on es seen in Seaside, Fla., and River Ranch in Lafayette. 
But he was able to replace 31 crammed apartment buildings with 38 single-family cottages, 42 
apartments in six multistory buildings surrounding a community green and 144 one- and two-room units in 
two large elder care facilities.  
 
The idea is that everything a resident could need would be within walking distance, including a health 
clinic and an education and life-skills training center in the elder care facilities. The LHFA wants to make 
the training center the first in a net work of Louisiana Renaissance Resource Centers in its vario us 
subsidized housing developments -- a place where nonprofits will offer various services to residents.  
 
"It's like going back in time and seeing how the French Quarter was before the automobile was built and 
ruined our lives," Smith said.  
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Village de Jardin Focus Group Schedule 
 
 
 
 
Week of January 26-30, 2009: 
 
 
Monday, January 26, 2009:
 
10:00 a.m. – Milan-Broadmoor & Central City Senior Centers, 2101 Philip Street, NOLA 70175 
 
 
Thursday, January 29, 2009:
 
10:00 a.m. – Gentilly Senior Center, Suite C, 4726 Paris Avenue, NOLA 70122 
 
12:30 p.m. – Kingsley House Adult Services, 1600 Constance Street, NOLA 70130 
 
05:30 p.m. – Senator Ann Duplessis’ Focus Group, Suite 310, 6600 Plaza Drive, NOLA  
 
 
Friday, January 30, 2009:
 
10:00 a.m. – St. Maria Goretti’s Catholic Church Focus Group, 7300 Crowder Boulevard, NOLA  
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Village de Jardin Focus Group Results 

 
 
I. The Process 
 
 
Purpose 

 
The purpose of conducting focus groups is two-fold: First, it provides an opportunity 
for architects and planners to learn about the needs, lifestyles, expectations and 
preferences of potential residents in order to better inform the built environment and 
service offerings to the senior living 
community. Second, it serves as a vital 
community relations function that fosters 
local participation in the planning of 
Village de Jardin. Local residents near the 
Village, potential residents of the senior 
living community and local leaders 
become more invested in and receptive to 
the endeavor if they have been given an 
opportunity to review the project at 
various stages and are offered a venue to 
share their thoughts.  
 
Outreach, Venues and Logistics 
 
Ten senior centers and a church group were approached to hold a focus group for 
residents in New Orleans of 55-years and older who represent a potential resident of 
the senior living community. Focus groups were targeted at between ten and fifteen 
persons. Howard Rogers, Executive Director of the New Orleans Council on Aging 
became our central point of contact authorizing access to ten senior centers in the 
New Orleans area and the Council’s Grandparents Raising Grandchildren support 
group. Sen. Ann Duplessis who represents the district upon which Village de Jardin is 
located offered to host a civic and business leader focus group of individuals who live 
in close proximity of the Village campus. 

 
Logistics of determining time, place, publicity and offering amenities was performed 
by LHFA staff member Ruth Wesley.  Wherever possible, we utilized the “natural 
occurring groups” formed at senior centers where the target market for Village 
residents would most likely be available. 
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One and a half hours was budgeted for each focus group intended to reach 
anywhere between ten and twenty people per session. All focus groups were held 
during the week of January 26 through the 30th in New Orleans. 

 
 

Focus Group Topics for Discussion 
 

Prior to holding the focus groups, Dr. Rhodes, the lead consultant for the focus 
groups and gerontologist for the development of Village de Jardin  prepared a script 
for the focus groups describing how the project would be presented to participants 
and what questions would be asked to prompt discussion. Roger Tijerino, AIA, Ph.D., 
of the Louisiana Housing and Finance Agency and Michael Holly, AIA of Holly and 
Smith Architects reviewed the content and provided valuable insight to yield the final 
version of the script.  

 
Participants were shown laminated schematic renderings of the near twelve acre 
campus, congregate buildings, apartment residencies and single family homes along 
with a view of the boardwalk alongside the canal. They were given a brief description 
of space being dedicated for potential retail space, senior center, wellness center and 
health clinic. 

 
Two major areas of focus were discussed with the participants and are described as 
follows: 

 
Exploring for sense of place and community  

 
Goal: Gain insights from potential residents as to what they find appealing in a 
personal residence on a senior living campus and how they view a range of 
lifestyle factors when residing among a community of older people. 
 
Questions: 
  
1. What does it mean to you to live in a “senior living community?”  

 
 Explore for any experiences that they or friends have had living in a 

senior community – what did they like? What would they change?   
 Explore for services and amenities they expect. 
 Explore for reasons why people want to move to senior living 

communities. 
 
2. What would make you feel safe living on a senior living campus? 

 
 Explore for desire (or not) of a gated community 
 Explore for desire (or not) of security guards at entrances 
 Explore for desire (or not) of personal alarm systems e.g. fear of 

stroke or falls and not being able to contact someone. 
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3. What do you like doing on a porch? 

 Explore for wanting to interact with neighbors (influences where 
porch is positioned and how private) 

 Explore for other activities e.g. barbequing, relaxing and type of 
furniture they would place on the porch (influences size). 

 
4. What kind of landscaping would you like to see? 

 
 Explore for interest in gardening 
 Explore for responses to courtyards, tree lined streets, boardwalk 

other potential areas for socialization. 
 Explore for interest in using walking paths.  

 
5. In terms of transportation, how many of you have cars? 

 
 For those of you who do have cars, if you lived at Village de Jardin 

with accessible public transportation, would you keep your car? 
 Where would you want transportation services to?  (Such as bank, 

grocery store, doctor’s office). 
 For those of you without cars, how do you get around now? Where 

to? 
 

6. Various centers will be offered on the campus and we’d like to get a sense 
of how you might use them: 

 
 A senior center may offer daily lunches, is this something that would 

interest you? How much of a donation do you think is reasonable?  
 What activities would you like to see offered at a senior center?   
 How often would you use the Exercise & Wellness Center?  
 Would you use a “Computer Room” with computers, printers and 

free internet access? Would you take lessons on how to use a 
computer and the Internet? Do you have a computer?  

 A Health Clinic will be provided, so health care professionals can 
offer their services – what kind of services would you like to see? 

 
7. Some retail shops may be located at the Village – what kind of shops 

would you like to see? (Explore for hair dresser, ATM machines, pharmacy, 
and convenience store).   

 
8. Some people have thought it might be nice to create a cul de sac and 

private area on the campus of Village de Jardin for Grandmothers Raising 
Grandkids, since so many grandparents are raising their grandchildren. 
What do you think about that idea? 
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 Explore for any concerns over safety (such as teens living on the 
campus). 

 Explore how important age exclusivity is among the market 
population. 

 
Exploring use of individual space 

 
Goal: Gain insights from potential residents as to their personal lifestyle and 
how that applies to their use of individual space in an apartment or home: 

 
1. Do you like windows in your front door or would you prefer doors with peep 

holes?  
 
2. Do you open your windows as a way to bring in fresh air and control the 

temperature? Do you worry about security when you have your windows 
open?  

 
3. Do you use ceiling fans? 

 
4. Do you spend time sitting and looking out of your windows, for example 

from your living room?  
 

5. How much closet space do you currently have? How much do you think 
you would need? 

 
6. How much do you interact with your neighbors? How important is that to 

you? 
 
Parameters of the Focus Groups 
 
Four focus groups were organized: three were held at senior centers and a 
Grandparents Raising Grandchildren support group was held at the New Orleans 
Council on Aging. Though the hosts were aware that we requested an hour and a 
half for each group, it was evident that each senior center had other events going on 
that seniors wanted to also attend. Thus, we trimmed back a set of questions (not 
shown here) that would have dealt with aesthetics and exterior design of the 
buildings. This decision was also made because the developmental design 
specifications by the architects were too far along to benefit from focus group input. 
 
All proceedings were tape recorded by Eva Martinez while Ruth Wesley and Starr 
Moore of LHFA took notes while Dr. Rhodes facilitated the discussion. Following the 
proceedings of all five focus groups (four with older people and one with civic 
leaders) Dr. Rhodes, Ms. Wesley and Ms. Moore de-briefed and reviewed all the 
major findings emanating from focus group discussions to cross-validate first 
impressions of the results. Dr. Rhodes reviewed the notes from the de-briefing 
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meeting, her personal notes, and listened to all of the tapes to assimilate and 
synthesize the findings presented in this report.       
 
 
II. Description and Demographics of Focus Group Participants 
 
 
At the conclusion of each focus group, each participant was asked to complete a five 
question profile sheet to gain a better understanding of their pre-Katrina and current 
living situation, age and interest level in potentially moving to Village de Jardin. They 
were also given the opportunity to provide their contact information if they wanted to 
receive updates on the project. In most instances between three and four people left 
the focus group without filling out the profile sheet. Thus, the actual total number of 
focus group attendants may be off by a number of ten.  
 
From the profile sheets, this is what is known about the fifty-one people who 
completed them represent at least 85 percent of all participants.  
 
Age breakdown 

 
 
 

The vast majority of the respondents were seventy years and older (62 percent) 
which is very reflective of a typical senior center population. In addition to this group, 
a prime age segment for Village de Jardin are those who are younger (50 to 69 years 
of age) who can look forward to “aging in place” which accounts for more than a third 
of the respondents.  
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Age Breakdown and Interest in living at Village de Jardin 
 

Two age groups showed a significant interest in living at the senior living campus. 
The first would be considered a prime target for any senior living community – those 
in their sixties. Half of focus group members in this age group marked, “Yes, I would 
be interested in living at Village de Jardin.” The other group was at the furthest end of 
the age spectrum at 86 years plus. One in four of them wanted to live in the safety 
and comfort of senior living community.  
 
 
 
Living conditions pre and post 
Katrina 
 
Three-fourths of the participants owned 
their own home prior to Hurricane Katrina 
while the remaining rented an apartment 
or home prior to the storm. The focus 
group with the highest home ownership 
rate attended the Gentilly senior center 
nearest New Orleans East. 
 
  
When asked about current living situation, 
most of those who had a home prior to 
the hurricane (60 percent) are now back 
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“living in their old place” while the remaining are either renting a place to live or are 
living with family members or  friends. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

For those who are back at their “old place” they are evenly divided as to whether or 
not they would move to Village de Jardin, however, of all those who indicated they 
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are interested, just more than half already have their own home. As will be discussed 
later, these individuals are looking for a life with “everything they need in one place 
that is maintenance free.” They are also seeking security and camaraderie among 
their age cohort.   
 
 
Interest in living at Village de Jardin by Focus Group 
 
Three senior centers participated in hosting a focus group as identified by the chart 
below and one focus group was held with the Grandparents Raising Grandchildren 
Support Group held monthly at the New Orleans Council on Aging.  
 

 
The focus group that indicated the highest interest in moving to a senior living  
community like Village de Jardin was the Kingsley House Senior Center in that  
71 percent of them marked “yes” as to wanting to live at the Village. This group 
represents a prime population segment for senior campus living in that 66 percent 
are between 50* and 69 years of age. On the other hand, just more than half of those 
at the Broadmoor & Central City Senior Center indicated that they probably would not 
opt for a senior living community as did one-third of the Grandparents Raising 
Grandchildren group.  
 
*Note: Even though the entry age is 55 years for the Village, those 50 to 54 years were included in the 
focus group as by the time the Village is open, they will be near age and can be placed on a waiting 
list. 
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Overall interest in living at Village de Jardin 
  
Overall, one in five focus group members were ready to sign-up and come live at 
Village de Jardin from what they heard and saw described at the session while 43 
percent indicated that they would think about it. Just over one-third indicated that 
they are “probably not” interested in moving there. The profile of “probably nots” are: 

people in their seventies, living in their 
own home or with family and attended 
the Broadmoor & Central City Senior 
Center located at 2020 Philip Street, 
New Orleans. They were also likely to be 
grandmothers raising grandchildren. 
 
 
 Summary 
 
The participants of the focus groups 
were completely random in that we had 
no control over who would be attending 
other than they were regular attendees 
of the senior center hosting the focus 
groups. It does, however, provide some 

insight on where and how to market to this population when the project is at the stage 
to recruit residents. 
 
Eighty-five percent of the attendees, who filled out the profile sheet, entered their 
names, addresses and phone numbers to receive further information on the future 
development of Village de Jardin. 
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III. What focus group participants had to say 
 
The findings from the focus groups are categorized into five areas: safety, 
transportation, services, lifestyle and retail space. This review highlights the recurrent 
themes expressed repeatedly at each focus group involving approximately sixty 
participants. At the conclusion of this report, major findings are cited that offer 
implications for the future planning of Village de Jardin.    
 
 
Safety  
 
Three major themes evolved from the discussions among focus group members 
under the topic of safety. A description of each follows:  

 
 

A. Security 
 

The participants welcomed the idea that they could live in an exclusive 
community with those 55 years and older and felt safer because of it. The 
campus lifestyle was very attractive to them as they felt most senior living 
opportunities in New Orleans are merely high rises with an activity room for 
people to congregate. 
 

“They need to state 
their business with 
somebody who is 
keeping track of 
them.”  

 

However, the most overarching concern expressed among participants was 
how secure the campus grounds would be from 
what they viewed as outside intruders. They saw 
family members coming to visit them along with 
grandchildren but felt that everyone coming onto 
the campus should go through a security gate with 
a guard on duty 24/7. People should sign in and 
state where and who they are visiting on the 
campus and when they plan on leaving.  
 

They clearly felt that they would be vulnerable as a group of “elderly” to those who 
would see them as easy prey all too accessible by living in one place. Focus group 

participants also mentioned the use of 
sensors and cameras installed in public 
places as a way of thwarting off crime. 
When asked if they would prefer electronic 
cards for entry into the public buildings, 
apartments and their homes over keys, they 
all indicated that the cards were more 
secure because they could be de-activated 
rather than having keys which could “get into 
the wrong hands” and become more costly 
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to replace with new locks. They also felt that the front doors of their residence should 
be solid with a peep hole rather than doors with glass windows whereupon whoever 
was at the other side of the door could see them. They felt more secure if they were 
able to decide whether or not they even wanted to “answer the door.”   
 
Overall, they strongly wanted a manpower presence of security personnel on the 
campus and desired a gated community with a guard stationed at the entry point(s). 
This same sentiment was expressed at the Civic Leader Focus group held with 
Senator Duplessis (further described later in this report).  

 
 
B. Personal Safety 
 
Given the age group of the participants with the majority living alone, most were 
worried that if they should fall or suffer a stroke or heart attack they would not be able 
to get to a phone and call for help. They overwhelmingly supported the idea of being 
offered the service of a “Personal Alert System” whereupon they wear a device on 
their neck or wrist to simply press to activate a response. A few people were wearing 
them at the focus group. The major concern was that the system is rather expensive 
and many could not afford it. One woman claimed – with the group nodding in 
affirmation – that only “white people can get this service; they really don’t care about 
the black folks.” (See Implications on how to address this issue).  
  
C. Catastrophic Safety and Evacuation Plans 

 
One of the more surprising revelations from the focus groups was the heightened 
concern and fear of fire. This held especially true for those who would live in either of 
the five-story buildings. They wanted to know if they would have two doors in and out 
of their apartment as they wanted a back door to escape or to be easily rescued on 
their balcony. Some of them suggested that there should be “chutes like you see on 
airplanes” so people who are disabled could just “jump on it and slide down” to safety 

like everyone else.  
 
The safety of elevators were also a concern as they feared if  
electricity was lost due to a storm or other mechanical failure 
they would not be able to go up and down the stairs if they 
were on a higher floor. They also worried that they could be 
stuck on an elevator due to electrical failure and wanted to 
know what provisions would be in place to rescue them if that 
should occur. 
 

They wanted to know how many staff would be on hand to help rescue them in case 
of an emergency due to fire or weather catastrophe. Evacuation Plans were of the 
utmost importance to them as they recounted “horror stories” of how the elderly were 
left behind during Hurricane Katrina. It was very apparent that recruiting people to live 
in the congregate buildings would require showing potential residents the safety 
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measures that would be in place to prevent a fire and rescue people from a burning 
building. It is also clear that all residents of the campus want to be assured that there 
is a comprehensive evacuation plan in place and enough people on hand to execute 
it. 
 
Transportation 
 
At each focus group, participants were asked whether or not they have cars, and if 
so, would they bring them to Village de Jardin should they plan to live there. The 
overwhelming majority did not have cars (about eight out of ten). A few who did have 
cars saw living at a senior campus as an opportunity to no longer need an 
automobile. 
 
The group that most likely had cars were those who were grandmothers raising 
grandchildren who were younger as an age cohort and needed a vehicle by 
necessity to care for and transport the children.  

 
Determining how much parking space to reserve on the 
campus has been discussed in previous planning 
sessions. Research suggests that this population given 
factors of both age and lower income would not be 
bringing many cars on site, thus, the standard of reserving 
two parking spaces (or at the very least one) per resident 
is not required. The results from the focus group validate 

this assumption which allows more space for landscaping. Parking space will need to 
be provided, however, for visitors and staff. 
 
According to the focus groups, shuttle transportation in the form of handicap 
accessible vans and taxis is considered a vital service in making it feasible to move 
to New Orleans East and reside on a senior living campus. Potential residents report 
using the shuttle service to doctor’s appointments, shopping and visiting family and 
friends. 

 
Services  
 
Three basic services were introduced to focus group participants as likely being 
offered on the campus. A brief description of their responses to each follows: 
 
A. Senior Center  
 
Offering a senior center was extremely well received by the participants and 
appeared to be expected. If the space is made available, Howard Rodgers, Executive 
Director of the New Orleans Council on Aging, has stated that he will authorize 
funding a senior center at Village de Jardin. When asked what kind of activities they 
would like to see offered at the senior center, respondents listed the following: daily 
hot lunches, educational classes, entertainment in the form of guest speakers, 
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musicians, movies, and field trips. A computer room was also cited as a positive 
amenity. 
 
 
B. Wellness Center 
 
All of the participants were very receptive to a Wellness Center that would feature 
age-appropriate exercise equipment and programs that would teach healthy lifestyles 
(e.g. nutrition and exercise classes). They also saw the grounds at Village de Jardin 
as an opportunity to stroll along the planned boardwalk and walking paths developed 
on the campus. Planting gardens on the site was also considered a “healthy” activity 
for both exercise and nutrition. 
 
C. Health Clinic 
 
Central to everyone’s wellbeing was the issue of having easy access to health care. 

On average, people over the age of sixty-five are coping with at 
least three chronic health conditions. Thus, access to health 
care providers was of prime importance to the participants. They 
liked the idea that a space would be provided on the campus for 
physicians and other health care providers to “set up shop” one 
or two days a week to offer such services as health screenings 
(e.g. blood pressure and vital signs) and other primary care 
services.  
 
They also wanted to know if there will be a hospital nearby in 
case of an emergency, thus, the reopening of Methodist 

Hospital a few blocks from Village de Jardin would be seen as a critical and 
reassuring development to potential residents who fear and are at risk of heart 
attacks and strokes that require immediate acute care.  
 
Lifestyle 
 
A. The neighborhood factor  
 
When asked what they hoped to experience living on a senior campus, respondents 
expressed that they want to feel that they are “living in a nice neighborhood where 
people look out for each other and get along.” The landscaping looked very 
appealing to them and they liked the idea of creating community gardens to grow 
plants, flowers and vegetables. The accommodation of waist-high gardens was 
considered a very useful feature. The convenience of campus living, the sense of 
“community” and living on beautifully landscaped grounds that require minimal self-
maintenance are all attractive features that would draw them to make Village de 
Jardin their home.  
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B. Porches and balconies 
 
Quite simply, everyone wanted a porch or balcony and they were very pleased that 
this was going to be provided. They see themselves sitting out on the porch watching 
people pass by, talking to their neighbors, and enjoying passive activities like 
reading. Only a few mentioned cooking out on the porch. When queried as to what 
they would place on their porch they cited: rocking chair, table, plants and flowers. 

Some saw it as an area to sit out with their 
small pets (birds, cats or a dog). The vast 
majority want the porch “screened-in” so that 
they could take pleasure of the outdoors free 
of insects but most of all, it made them feel 
safe and it allowed them to let their pets 
enjoy being outside without running-off. It 
also assured them (a great concern) that 
passers-by would not be able to steal their 
belongings on the porch.  The screened-in 
approach served two purposes: it offered 

security while at the same time allowed them to “sit out and see what’s going on.”  
They also didn’t mind neighbors being able to see them sitting out on their porch 
because they felt  they would be looking out for each other; for example, if “Miss 
Harriet didn’t come out on her porch like she does every morning, then I’d know to go 
over and check-in on her.” A ceiling fan on the porch would be considered a 
welcomed bonus. 
 
C. Laundry and bathrooms 
 
Participants were very interested in learning whether or not they would be able to do 
laundry in their own home and not at a Laundromat. They were happy to hear that all 
the apartments and single family residencies had private laundry facilities and they 
also responded well to learning that in the congregate facilities each floor would have 
a laundry room with a lounge next to it. 
 
When it came to discussing bathrooms, they wanted to be reassured that they would 
be handicapped accessible should their health needs change. Most seemed to be 
aware of “cut out tubs” and favored them along with showers that would be easy to 
get in and out of.  
 
D. Grandparents Raising Grandchildren 
 
All of the groups were asked what they thought of the possible idea of creating a cul 
de sac at the far end of the campus that would provide single family homes for 
grandparents raising grandchildren. (Louisiana is one of the highest ranking states in 
the country of grandparents raising grandchildren). Though most appreciated the 
need for such housing, the majority did not feel this type of accommodation would be 
appropriate for Village de Jardin. Security, again, became the overriding factor – they 
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just did not feel safe with pre-teens and teens on the campus. They felt they would 
become easy victims of petty crime -- not only perpetrated by the grandchildren but 
by the friends who would visit them. Some discussion ensued as to whether or not 
this type of living arrangement could be offered for just grade-school aged children, 
but it was seen as too hard to enforce and that many grandmothers are raising two 
and three children of different age levels. They also felt that it would be unfair to 
make the grandmothers and grandchildren relocate as soon as the grandkids 
reached thirteen years of age.    
   
Retail Space 
 
One of the proposed features of Village de Jardin is to provide retail space on the 
campus for several vendors to meet the market demands of an older community of 
about 300 people on any given day. Participants were asked what kind of shops they 
would like to see on the campus. The following four businesses were cited the most 
frequently by all focus groups:  
 

 Beauty parlor (Hair and Nail salon) 
 Convenience store 
 Café 
 Pharmacy  

 
The most popular was the beauty parlor and secondly, the convenience store where 
they could pick up items to “keep them going through the week” without leaving the 
campus and going to a grocery store. Many posited that a small café serving light 
fare and hot meals would be frequented by the residents on days they “just don’t feel 
like cooking” and it would be a nice place to socialize. Unless a pharmacy was near-
by that offered home deliveries, they felt a small pharmacy would be good to have on 
the campus. They saw these retailers as small vendors who would be serving the 
residents of Village de Jardin and not the surrounding public – again addressing their 
need for security and limiting traffic onto the campus. 
 
The two most important retailers they wanted located a short-distance from Village de 
Jardin was a large grocer (e.g. Rouse’s) and a superstore (e.g. Wal-mart). Whether 
located near or farther away, a frequent shuttle service to such retailers would be 
considered a vital service to those living at the village as the vast majority will not 
own a car.     
 
New Orleans East Civic Focus Group 
 
Senator Anne Duplessis, who represents the district where Village de Jardin will be 
located, hosted a meeting for civic and business leaders along with interested 
residents of New Orleans East to meet with the consultant to review the plans of 
Village de Jardin to gain their insights and feedback. Fourteen people attended the 
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meeting among them were a local realtor, two developers, and a Subway franchise 
owner.  
 
The following provides a summary of the major points emanating from the meeting: 
 

 Safety was projected to be very important to the elderly living in the Village de 
Jardin community and, as a result, those attending the meeting recommended 
that the grounds be well lit and that 24/7 security personnel remain on the 
premises. An entry gate with a security guard would be ideal so that visitors 
would check-in and also share their expected time of departure. Video 
cameras that record the entry and exit of visitors along with access to cable 
television on the campus were cited as security technologies to explore and 
adapt. 

  
 The landscaping plans for Village de Jardin were very well received and 

considered a vital and life-affirming amenity for the residents. It was suggested 
that a built-in, automated sprinkler system 
would assure that the investment in the 
landscaping would be protected. 
Residents should be encouraged to 
participate in the landscaping for exercise 
and socialization. Landscape work also 
presents an opportunity to employ local 
people for its installation and maintenance. 

 
 Concern was expressed over the poor 

quality of renovations and property 
development of the neighboring rental 
complexes of Cindy Place and Tara Lane. 

Any influence that LHFA and other public officials can bring to bear on raising 
their quality, as well as other developments surrounding the village, would be 
greatly appreciated. It will also reassure older people who may consider 
residing at Village de Jardin that they are moving into a surrounding 
community that is safe and prospering. 

 
 The retail space offers an opportunity to both meet the needs of the older 

residents and offer a few local businesses the opportunity to locate on the 
grounds. The kinds of retailers the group envisioned are: a beauty salon, 
pharmacy, small convenience store and a café that would serve meals. (These 
same types of retailers were repeatedly identified by the focus groups of 
potential older residents.) It was suggested that this type of retail space would 
be dedicated to the residents of Village de Jardin, thus, they would be serving 
a small population of about 300 people. This would allow residents to have 
easy access to essential services, so they wouldn’t need to leave the campus 
to acquire medications, convenience items or get a hot meal if they didn’t feel 
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like cooking. It also meant that they would remain secure on their campus 
without fearing a flow of external customers. 

 
 Transportation is considered key to enabling the residents to remain active in 

the surrounding community, make doctor’s appointments, go to church, and 
shop at a grocery store and retail stores. They viewed that the majority of the 
residents would not have cars, thus developing a partnership and/or arranging 
for shuttle transportation would be critical. Golf carts were also suggested as a 
means of providing seniors mobility throughout the nearly 12-acre campus. 

 
 Recognizing that out-of-town families will come to visit residents of Village de 

Jardin, the group suggested that perhaps a few units in the apartment complex 
be reserved for overnight and/or short term rentals similar to renting a hotel 
room. 

 
 The senior center, wellness center and health clinic were very well received 

and considered integral to a successful and thriving senior living community. 
 
 
Implications for Architectural and Property 
Management Planning 
 
Much of what was learned through the focus groups validates the vision, direction 
and design that the planners and architects of Village de Jardin have already applied 
in the developmental design phase of the project. Future plans for services and 
property management also include many of the suggestions made by focus group 
attendants. Based on 75 focus group participants, the following enhancements for 
architectural and property management planning to consider are: 
 
 
Architectural Implications: 
 

 Consider provisions for a guard gate and shelter at the main entrance of 
Village de Jardin and a gate requiring authorized card entry at the back 
service entrance. 

 
 Consider porch design features that offer visibility to foster neighborliness 

and is screened to protect from insects, allows pets a safe restricted space 
and provides protection of private property left out on the porch. It would also 
be desirable to include an outside electrical outlet. 

 
 Consider built-in sprinkler system for landscaping. 

 
 Consider lit walk-ways and lighting throughout the campus for added 

security, some of which would be set with motion detectors. 
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 Consider providing a raised stage area in the large community room for the 

senior center to accommodate entertainment and educational activities. 
 

 Consider equipping all stove appliances with the Safe-T-element device that 
prevents stove tops from reaching a temperature that ignites grease fires 
when a frying pan is left unattended (most frequent cause of home and 
apartment fires in the nation). This will save money on insurance premiums 
for the property and reduce the fear of fires expressed overwhelmingly by 
the elderly.  

 
 Consider equipping all residential units with solid doors with peep holes. 

Given this population it would be wise to install two peep holes, one at a 
standing height and another at wheel chair height. 

 
 
Property Management Planning Implications 
 

 Consider providing 24/7security personnel on the campus. 
 

 Consider developing a comprehensive evacuation plan to show all 
prospective residents as part of any marketing campaign. This will be a 
primary concern of anyone choosing to locate to the village, especially, in the 
congregate facilities.  

 
 Consider investing in robust disaster planning on how to marshal the 

resources necessary to evacuate nearly 300 elderly people due to weather 
disasters, fires or electrical outages. Investigate state-of-the art evacuation 
methods, best practices and equipment (e.g. chairs that slide down steps for 
disabled) to employ at Village de Jardin.  

 
 Consider negotiating with Personal Alert System vendors to secure a 

reduced-rate pricing package (monthly or annual fee) on behalf of the 240 
residents to make it affordable for them to purchase the service. 

 
 Consider making arrangements for a shuttle transportation service that 

would operate daily taking people to doctor’s appointments, shopping and 
other public destinations at a very affordable rate. The service should also 
operate on Sundays to enable people to go to church, if this is not possible, 
community planners should work with local churches who would provide 
transportation to residents who would like to attend.     

 
 Consider making arrangements with health care providers to “set up shop” 

various days of the week at the health clinics on campus to attend to the 
primary health care needs of the residents.  
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 Consider engaging in community planning efforts to re-open the Methodist 
Hospital, and if it does open, work with the administrators to offer geriatric 
services. 

 
 Consider engaging in community planning efforts to identify pharmacies that 

would be willing to offer home deliveries to residents of Village de Jardin. 
 

 Consider engaging in community planning efforts that identify local small 
businesses to rent the retail space on the campus for the frequently 
mentioned beauty parlor, café and convenience store. These retailers also 
offer an opportunity to employ the residents of the village. 

 
 
 
Summary 
 
The overall response among the older clientele and civic leader focus group was 
extremely positive towards the planning and design of Village de Jardin. They view 
a senior living community of this magnitude and depth as a welcome opportunity for 
older people to age in place amidst a life affirming environment.  
 
The residents and community leaders of New Orleans East view an exclusive 
senior living community as a desirable addition to the area not only for the senior 
residents but for the surrounding businesses and neighbors, as well. They look 
forward to continued communication with the Louisiana Housing and Finance 
Administration in the planning, development and grand opening of Village de 
Jardin.      
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Contact Person: 
 

Dr. Linda Rhodes, Director 
Hirtzel Institute on Health Education and Aging 

www.hirtzelinstitute.org
Voice Mail: 610-296-9523 

Email: lrhodes@mercyhurst.edu 
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Louisiana Housing Finance Agency 
2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 
 

 

Memorandum 
 
 

   From: Ruth Wesley 
To: Dr. Roger Tijerino 
Date: February 5, 2009 
Subject:  Village de Jardin Focus Groups Demographics 

   
 
 
 

 
 
 

To recap information relative to the focus groups: 
 

• There were five (5) focus groups 
• There were a total of 72 persons interviewed 
• Most participants were residents of New Orleans east. 
• One focus group -- conducted at Senator Duplessis’ office -- included members of the local business 

community. 
 
Place: Central City and Milan-Broadmoor Senior Centers  (18 participants) 
Location: 2101 Philip Street, New Orleans 70113 
Time: 10:00 a.m. on Monday, January 26 
  
Place: Grandparents Raising Grandchildren (9 participants) 
Location: 6600 Plaza Drive, New Orleans 70127-2601 
Time: 10:00 a.m. on Tuesday, January 27 
  
Place: Gentilly Senior Center (20 participants) 
Location: 4726 Paris Avenue, New Orleans 70122-2553 
Time: 10:00 a.m. on Thursday, January 29 
  
Place: Kingsley House Senior Center (11 participants) 
Location: 1600 Constance Street, New Orleans 70130-4641 
Time: 12:30 p.m. on Thursday, January 29 
  
Place: Senator Ann Duplessis' Office (14 participants) 
Location: 6600 Plaza Drive, New Orleans 70127-2601 
Time: 5:30 p.m. on Thursday, January 29 
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Central City and Milan-Broadmoor  
    1301 Simon Bolivar 
    6  Englics T Drive 
    3035 Bruxelles 
    2321 Jackson Avenue 
    3109 Bowdin Street 
    2420 General Taylor 
    1040 St Charles Avenue 
    1709 St Andrew Street 
    2511 General Pershing 
    3924 Coliseum Street 
    2929 Leonidas Street 
    3729 Annunciation Street 
    3133 Chippewa Street 
    2206 Second Street 
  
Grandparents Raising Grandchildren  
    1456 N Dorgenois Street 
    229 State Street 
    719 S Dupre Street 
    14087 Partridge Lane 
    1712 Fern Street 
    5401 N Rampart Street 
    1217 Bartholomew Street 
    10176 Rosewood Place 
    2412 Annunciation Street 
     
Gentilly Senior Center 
    2848 Allen Street 
    1711 King Drive 
    2852 Allen Street 
    103 Winthrop Place 
    3120 Trafalgar Square 
    3700 St Bernard Avenue 
    4441 Annette Street 
    1868 N Rendon Street 
    1868 N Rendon Street 
    1870 Mirabeau Avenue 
    3328 Republic Street 
  
 
 
 
 
 
 

 Participant’s Addresses (note that some attendees did not provide name & address) 
 
 
Kingsley House Senior Center 

817 Homer Street 
2828 Louisiana Avenue 

    6201 Dwyer Road 
    2323 Dante 
    4719 Tchoupitoulas 
    1001 Hendee Street 
    3601 Texas Drive 

  
Senator Ann Duplessis'  
    5650 Norgate Drive 
    4335 Reynes Street 
    171 Oakmont Drive 
    5801  Wright Road   
    111 Eastview Drive 
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ADVERTISEMENT FOR BIDS 

Sealed bids will be received for the State of Louisiana by the Division of Administration, Office of Facility Planning and Control, Claiborne 
Office Building, 1201 North Third Street, Conference Room 1-145 (South Entrance 1st Floor - 1st door on the right), Post Office Box 94095, 
Baton Rouge, Louisiana 70804-9095 until 2:00 P.M., Thursday, August 20, 2009. 

ANY PERSON REQUIRING SPECIAL ACCOMMODATIONS SHALL NOTIFY FACILITY PLANNING AND CONTROL OF THE 
TYPE(S) OF ACCOMMODATION REQUIRED NOT LESS THAN SEVEN (7) DAYS BEFORE THE BID OPENING. 

FOR: Replacement of Gaslight Apartments
Village de Jardin 
New Orleans , Louisiana  

PROJECT NUMBER: 01-107-05B-13, Part AQ 
Complete Bidding Documents may be obtained from: Holly & Smith Architects, APAC

208 North Cate Street 
Hammond, LA 70401 
985-345-5210

upon deposit of $500.00 for each set of documents. Deposit on the first two sets are fully refundable to all bonafide prime Bidders upon 
return of the documents, in good condition, no later than ten (10) days after receipt of bids. Fifty percent (50%) of the deposit of all other sets 
of documents will be refunded upon return of documents as state above. 

All bids must be accompanied by bid security equal to five percent (5%) of the sum of the base bid and all alternates, and must be in the form 
of a certified check, cashier's check or Facility Planning and Control Bid Bond Form written by a surety company licensed to do business in 
Louisiana, signed by the surety's agency or attorney-in-fact. Surety must be listed on the current U.S. Department of the Treasury Financial 
Management Service list of approved bonding companies as approved for an amount equal to or greater than the amount for which it 
obligates itself in the Bond, or must be a Louisiana domiciled insurance company with at least an A- rating in the latest printing of the A.M. 
Best's Key Rating Guide. If surety qualifies by virtue of its Best's listing, the amount of the Bond may not exceed ten percent (10%) of 
policyholders' surplus as shown in the latest A.M. Best's Key Rating Guide. The Bid Bond shall be in favor of the State of Louisiana, Office 
of Facility Planning and Control, and shall be accompanied by appropriate power of attorney. No Bid Bond indicating an obligation of less 
than five percent (5%) by any method is acceptable. 

The successful Bidder shall be required to furnish a Performance and Payment Bond written by a company licensed to do business in 
Louisiana, in an amount equal to 100% of the Contract amount. Surety must be listed currently on the U.S. Department of Treasury Financial 
Management Service List (Treasury List) as approved for an amount equal to or greater than the contract amount, or must be an insurance 
company domiciled in Louisiana or owned by Louisiana residents. If surety is qualified other than by listing on the Treasury list, the contract 
amount may not exceed fifteen percent of policyholders' surplus as shown by surety's most recent financial statements filed with the 
Louisiana Department of Insurance and may not exceed the amount of $500,000. However, a Louisiana domiciled insurance company with at 
least an A- rating in the latest printing of the A.M. Best's Key Rating Guide shall not be subject to the $500,000 limitation, provided that the 
contract amount does not exceed ten percent of policyholders' surplus as shown in the latest A.M. Best's Key Rating Guide nor fifteen percent 
of policyholders' surplus as shown by surety's most recent financial statements filed with the Louisiana Department of Insurance. The Bond 
shall be signed by the surety's agent or attorney-in-fact. 

A PRE-BID CONFERENCE WILL BE HELD 
at 9:30 AM on Tuesday, August 11, 2009 at The Conference Center Building, Willowbrook Apartments, 7001 Bundy Rd., New 

Orleans, LA 70127. 
Bids shall be accepted from Contractors who are licensed under LA. R.S. 37:2150-2192 for classification of Building Construction. Bidder 
is required to comply with provisions and requirements of LA. R.S. 38:2212(A)(1)(c). No bid may be withdrawn for a period of thirty (30) 
days after receipt of bids, except under the provisions of LA. R.S. 38:2214. 
The Owner reserves the right to reject any and all bids for just cause. In accordance with La. R.S. 38:2212(A)(1)(b), the provisions and 
requirements of this Section, those stated in the advertisement for bids, and those required on the bid form shall not be considered as 
informalities and shall not be waived by any public entity. 
When this project is financed either partially or entirely with State Bonds, the award of this Contract is contingent upon the granting of lines 
of credit, or the sale of bonds by the State Bond Commission. The State shall incur no obligation to the Contractor until the Contract Between 
Owner and Contractor is fully executed. 
Facility Planning and Control is a participant in the Small Entrepreneurship Program (the Hudson Initiative) and bidders are encouraged to 
consider participation. Information is available from the Office of Facility Planning and Control or on its website at 
www.doa.louisiana.gov/fpc/fpc.htm. 

STATE OF LOUISIANA 
DIVISION OF ADMINISTRATION 
FACILITY PLANNING AND CONTROL 
JOHN DAVIS, DIRECTOR 
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  LOUISIANA HOUSING FINANCE AGENCY 
 

 

 

 

REQUEST FOR PROPOSALS 

 

for 

 

PROPERTY MANAGEMENT 

 

of 

 

VILLAGE DE JARDIN 
 

 

A SENIOR HOUSING INDEPENDENT LIVING COMPLEX 
 

 

 
 

 

 

 

 

  Date Issued     May 12, 2011 

   

  Last Day to Submit Proposals  June 30, 2011 
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I. GENERAL AND ADMINISTRATIVE 
INFORMATION 

A. Issuer and Purpose  

 

This Request for Proposals (RFP) is being issued by the Louisiana Housing Finance Agency 

(hereinafter referred to as the “LHFA” or “Agency”) to obtain competitive proposals from bona 

fide, qualified Proposers interested in providing comprehensive management services for an 

Agency-owned 224-unit rental housing complex located in New Orleans, Louisiana and designed 

for senior citizens living independently (hereinafter referred to as the “Property”).  The 

management of the Property will require providing all of the components of management 

involved in the day to day, weekly, monthly, quarterly, semi-annual, and annual operations of 

units designed to accommodate persons at least fifty-five (55) years of age that meet designated 

eligibility requirements per the standards established, and as may be modified, by the Agency 

and the United States Department of Housing and Urban Development (hereinafter referred to as 

“HUD”).  Management and operations of the Property shall include determining tenant eligibility 

using the established age and income qualifications prior to accepting tenants, as well as 

continuing to certify the tenants as eligible throughout the duration of their tenancy at the 

Property.   

 

This RFP is available in electronic form at http://www.lhfa.state.la.us.  The RFP is also 

available in printed form by submitting a written request to the RFP Coordinator. 

 

B. Property Information 

 

The Property, previously the site of the Gaslight Apartments and now identified as Village de 

Jardin, is located at 8800 South I-10 Service Road in the eastern portion of New Orleans, 

Louisiana.   The site is an eleven to twelve (11-12) acre parcel of land upon which construction 

of the 224 unit complex has begun, with completion of the construction anticipated for Fall 2011.    

Once completed, the Property will comprise a multi-family rental housing complex consisting of 

two (2) five-level structures designated for congregate living, six (6) two-level structures 

containing apartments, and multiple single-level, stand-alone cottages.  Commercial retail spaces 

will be located in the lower level of the two-level apartment structures. 

 

Proposers are encouraged to review the architectural plans and specifications for the Property 

prior to submitting proposals.  Construction documents may be reviewed at LHFA or by 

contacting the firm of Holly & Smith Architects, APAC, in Hammond, Louisiana, at (985) 345-

5210. 

 

C. Required Experience and Qualifications 

 

 Proposers must provide evidence of at least three (3) years experience in managing multi-

unit rental housing requiring compliance with HUD regulations and familiarity with the 

submission of various HUD-required forms.  Proposals should also demonstrate that the 
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Proposer has expertise in providing tenant services designed to maintain senior tenants’ social, 

family and community interaction. 

 

D. The RFP Coordinator 

 

Requests for copies of the RFP and written questions shall be directed to the RFP 

Coordinator using the information below: 

 

ATTN: Ruth Wesley 

Louisiana Housing Finance Agency 

    2415 Quail Drive 

Baton Rouge, LA 70808 

Phone: (225) 763-8800 

Fax:  (225) 763-8740 

E-mail: rwesley@lhfa.state.la.us 
   

E. Important Dates and Deadlines 

        Date   Time (CST) 

1. RFP Published and Posted to LHFA Website May 12, 2011  5:00 p.m. 

 

2. Mandatory Pre-Submittal Conference  June 2, 2011  10:00 a.m. 

Village De Jardin (onsite) 

 

3. Deadline for Submitting Written Inquiries  June 9, 2011  2:00 p.m. 

 

4. Response to Written Inquiries    June 16, 2011  12:00 p.m.  

 

5. Deadline for Submitting Proposals   June 30, 2011  4:00 p.m.  

 

6. Selection of Contractor     August 10, 2011 12:00  

 

7. Contract Initiation     August 10, 2011 TBD  

  

 

NOTE:  The LHFA reserves the right to revise this schedule.  Any such revision will be 

formalized by the issuance of an addendum to the RFP. 

 

F. Proposer Inquiries 

 

LHFA will consider written inquiries regarding this RFP only if they are submitted before the 

deadline for submitting written inquiries specified in “Section I(E) - Important Dates and 

Deadlines” above.  To be considered, written inquiries and requests for clarification of the 

content of this RFP may be e-mailed or mailed to the RFP Coordinator at the above address and 

received by the Agency no later than 4:00 p.m. on the date specified.  Inquiries shall clearly 

reference the section of the Proposal for which the Proposer is inquiring or seeking clarification.   
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Any and all questions directed to the RFP Coordinator will be deemed to require an official 

response.  In addition to written responses to individual inquiries, an official response to each 

inquiry, along with the actual inquiry, will be posted by June 16, 2011, in the form or a 

Frequently Asked Questions Addendum (FAQ) at http://www.lhfa.state.la.us. 

 

G. Changes to the RFP 

 

LHFA may change or revise any part of the RFP by issuing an addendum no less than three 

(3) business days to the submission deadline indicated above.  LHFA also reserves the right to 

cancel or reissue the RFP at its discretion. 

 

H. Contact Prohibitions 

 

It is the express policy of the Agency that prospective respondents to this RFP refrain from 

initiating any direct or indirect contact or communication with Agency staff or members of the 

Agency’s Board of Commissioners regarding the selection process.  Any violation of this policy 

will be considered a basis for disqualification. 

 

I. Definitions 

 

1. Agency – Any government corporation, department, commission, institution, council, 

board, office, bureau, committee, agency, or other establishment of the executive branch 

of this State authorized to participate in a contract resulting from this solicitation. 

 

2. Contractor – Any firm or individual who is awarded or has a contract with another firm, 

individual or governmental body. 

 

3. Discussions -- For the purposes of this RFP, a formal structured means of conducting 

written or oral communications/presentations with responsible Proposers who submit 

proposals in response to this RFP. 

 

4. Property Manager – The person/entity assigned by the Contractor to be the on-site point 

of contact for day-to-day operation of the property. 

 

5. Proposal – A response to a Request for Proposals. 

 

6. Proposer – A firm or individual who responds to a Request for Proposals. 

 

7. Resident – Anyone who resides or lives in a rental housing unit on the property. 

 

8. RFP – A Request for Proposals. 

 

9. Shall, Must, Will – Mandatory language denoting required action per R.S. 39:1556(24); 

a requirement that must be met without alteration. 

 

6.117

http://www.lhfa.state.la.us/


 

Louisiana Housing Finance Agency             

RFP for Property Management - Village de Jardin 

May 2011  Page 5 of 29 

10. Should, Can, May – Non-mandatory language denoting desirable, advisable or 

permissible action. 

 

11. State – The State of Louisiana. 

 

12. Subcontractor – A firm or individual entering into a contract with the Contractor. 

 

13. Tenant – A commercial or residential occupant of the property. 

 

 

II. SCOPE OF SERVICES 

A. Location  

 

Work/delivery/service is to be performed, completed and managed at the following 

locations:  

 The LHFA Office located at 2415 Quail Drive in Baton Rouge, Louisiana, and 

 Village de Jardin, located at 8800 South I-10 Service Road, New Orleans, Louisiana 

 

B. Overview 

 

 Under the general direction of the Agency, the Contractor will perform a wide range of 

activities relative to the management and lease of real property, rights-of-way and easements, 

including management of all aspects of State property leased for residential and commercial 

purposes, negotiation and management of contracts with maintenance, security and information 

technology providers and other consultants, and performance of related duties as assigned by the 

Agency, such as the implementation and coordination of tenant services and activities. The entity 

to which this contract is awarded will be required to provide the level of full-service, 

professional property management services necessary to maintain and preserve the Property.  

The services of the Contractor are to be of a scope and quality generally performed by 

professional property managers and performed in a reasonable, diligent and careful manner so as 

to manage and supervise the operation, maintenance and servicing of the Property in a manner 

that is comparable to, or better than, that generally found in other apartment complexes located 

in the greater New Orleans market.  Services shall be provided in accordance with the highest 

standards of professionalism, skill, workmanship and applicable trade practices, and shall 

conform to all applicable codes and regulations.   

 

 The Contractor will maintain continuous, open communication with assigned LHFA staff on 

all property-related issues, including conducting meetings and providing written reports on a 

monthly basis or such other reasonable schedule as may be determined by and between this 

Agency and the Contractor. 

 

The Contractor will develop and fully implement standard operating procedures, suitable to 

the Agency, for the maintenance of the property and the management of leasing and other 

operations included in this RFP. 

6.118



 

Louisiana Housing Finance Agency             

RFP for Property Management - Village de Jardin 

May 2011  Page 6 of 29 

 

 

Upon award of the contract and prior to the start of any work, the Contractor shall be 

available for an initial job meeting and contract review with LHFA.  This meeting shall include a 

review of all use rules and an introduction to the Agency and appropriate staff members. 

 

Unless otherwise determined, there shall be quarterly meetings for the duration of the 

contract for the following purposes: 

 

 Review of property management progress and quality of work 

 Identification and resolution of any problems 

 Coordination of the efforts of all concerned so that services are rendered efficiently 

and effectively 

 Maintenance of a sound working relationship between the Contractor and LHFA 

 Maintenance of a mutual understanding of the contract 

 Maintenance of sound working policies and procedures 

 

The Contractor shall also make itself available to attend scheduled Agency Board of 

Commissioner Meetings at the request of Agency staff.  

 

C. Resident Management 

 

The Contractor shall provide a trained, experienced, full time (40 hours per week) live-in 

resident manager, to reside and maintain full-time office hours on-site, and as necessitated by 

schedule or otherwise advised by the Agency, whose job duties shall include, but are not limited 

to: 

 

1. Collecting tenant rent due from all occupied units, provide proper notification to tenants 

delinquent with payments, and maintain resident (tenant) files in a secure location, 

protecting privacy and confidentiality as per HUD standards. All resident files shall be 

subject to audit by agents of the Agency, agents acting on behalf of the Agency, agents of 

HUD programs or agents acting on behalf of HUD programs.  

 

2. Arrangement, oversight of, or performance of the annual (or otherwise scheduled) 

eligibility determination/income recertification as it pertains to required income 

qualification for every tenant.  

 

3. Arrangement, oversight of, and/or performance of the quarterly data submittal of tenant 

demographic and other information required the Agency or HUD in a manner and format 

requested by the Agency.  

 

 

4. Managing access to both the commercial and residential portions of the site, including: 

 

a. supervision of any onsite security service; and  
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b. maintaining (or improving) at all times, the existing security system for the site, 

consisting of full access to bona fide residents, management staff, maintenance 

staff, and designated Agency personnel, but clearance required for guests of 

residents, non-management personnel requiring access to the site, such as 

contractors or vendors, or any other visitor. 

  

5. Providing for a simple, effective method of receiving documented resident requests for 

work orders, and to effectuate a fair procedure designed to provide accurate and timely 

responses to maintenance request work orders,  and similar Agency requests.  

 

6. Acting as a point of contact to bona fide site residents, and to the Agency, responsible for 

the accurate and timely dissemination of information, Notices, Flyers, promotional 

materials, public housing surveys, Census surveys, Agency directives, and HUD 

requirements, as they pertain to required notification for subsidized tenants.  

 

7. Scheduling annual or semi-annual, or in accordance with a scheduled frequency dictated 

by tenant non-compliance, unit inspections for every occupied unit, verifying compliance 

of the condition of the unit.  

 

8. Scheduling routine or required (such as maintenance required upon vacancy of a unit) 

maintenance of unit of the property, ensuring compliance with HUD standards or 

standards established by the Agency.  

 

9. Providing, submitting, delivering or emailing to Agency, timely, accurate Monthly 

Reports of standard requested information on lease up/vacancy percentages, resident 

activities, maintenance items, modernization status reports, special resident activities, or 

any other pertinent information. 

 

10. Coordinating, or serving as a point of contact, for continuing efforts to provide social 

services for tenants, including coordination of, or serving in a liaison capacity for the 

tenants, to outside agencies and programs that would benefit tenants in need of such 

services.  

 

11. Receiving and maintain contact information – as provided and updated by residents – for 

the proper notification to tenants’ family members or designated contacts, in cases of 

emergencies experienced by any resident.  

 

12. Ensuring terms of lease agreement are being obeyed and tenant activity is compliant with 

lease agreement terms. Provide timely and accurate notification of tenant activities which 

are deemed lease violations. 

 

13. Providing proper notification to tenants observed engaged in conduct deemed lease 

agreement violation(s). In addition, provide accurate notification to the Agency, in a 

timely manner, when observing tenant lease agreement violations, or upon receiving 

multiple written complaints or multiple written reports submitted from bona fide 
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residents (tenants) of specified tenant activities deemed to be actively engaging in lease 

agreement violation(s).  

 

14. Maintaining continuous communication with assigned Agency staff on all property 

related issues. 

 

D. General Administrative Functions 

 

The Contractor will be responsible for the completion of a variety of administrative and 

reporting requirements as part of its Management Contract including but not limited to: 

 

1. Providing written monthly budget reports to LHFA within ten (10) working days of the 

end of each month and, when necessary, developing plans to address any possible 

funding shortfalls. 

 

2. Providing written monthly reports to LHFA within ten (10) working days of the end of 

each month, including a precise description of operations and services provided to the 

complex, including all systems and equipment, number of employees/subcontractors 

involved, the costs incurred and any compliance issues. 

 

3. Establishing and maintaining orderly books, records and files containing correspondence, 

receipted bills, contracts and vouchers and all other documents and papers pertaining to 

the Property and the operation and maintenance thereof, which LHFA, Agency’s 

accountants and representatives may review at any time. 

 

4. Establishing, subject to LHFA's approval, a segregated bank account (hereinafter referred 

to as the "Operating Expense Account") with a local bank for the purpose of maintaining 

funds available for Property Manager's payment for supplies, equipment and services 

associated with maintaining and repairing the property. 

 

5. Hiring, or causing to be hired, discharging, paying and supervising such employees as 

property manager deems reasonably advisable for the operation and management of the 

project, including preparing the forms, reports and returns required and obtaining the 

insurance or surety bonds required in connection with employment and personnel, 

including, without limitation, unemployment insurance, worker’s compensation insurance 

and benefits, disability benefits and Social Security, and submitting to LHFA copies of 

all policies and proof of paid premiums.  All job-site notices for personnel shall be posted 

as required by law, and all personnel so hired shall be employees of the Property 

Manager. 

 

6. Maintaining a log of all hours of work completed by all employees and subcontractors 

and reviewing said log for accuracy along with all bills received for services, work, and 

supplies ordered in connection with maintaining and operating the Property and causing 

such bills and amounts owed to be paid from funds deposited in a segregated Operating 

Expense Account established for this purpose. 
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7. Reviewing property-related service contracts and making recommendations to the LHFA 

on when such contracts should be rebid and developing and implementing bid packages 

for such service contracts.  

 

8. Developing Annual Operating and Preventative Maintenance Budgets for submission to 

and approval by LHFA. 

 

9. Preparing and implementing a five-year Capital Repair and Improvement Plan.  

 

10. Negotiating and reviewing contracts to be entered into by the Property Manager, with the 

prior written consent of LHFA, for capital repairs and improvements to the complex, 

supervising all work to be performed under such contracts and authorizing payment for 

all work performed under such contracts.  

 

11. Engaging, as necessary and with LHFA’s prior written consent, architects' and engineers' 

services required for the planning and supervision of alterations and/or improvements 

made or proposed to be made to the Property.  

 

12. Making all such remittances as may be agreed upon by the Agency and the Contractor, 

including, but not limited to, mortgage payments, taxes, assessments and insurance 

premiums as related to the premises. 

 

13. Promptly notifying LHFA upon learning of any of the following events: default under 

any mortgage or deed of trust encumbering the Property;  filing of any lien against the 

Property; material noncompliance with any federal, state or local law, ordinance or 

regulation; commencement or termination of any lawsuit against the Agency or the 

Property; cancellation or nonrenewal of any insurance coverage; or any other 

circumstance which, either in amount or time or otherwise, may potentially affect the 

Property. 

 

14. Develop inventory tracking system for equipment and supplies belonging to the premises 

whether owned, loaned, leased, or rented. 

 

E. Operating Budget  

 

Property Manger must be responsible for the preparation of, and if necessary, revisions to, 

the operating budget for the Property.  This responsibility will include obtaining necessary 

approvals for an operating budget and submittal of a resolution to Agency’s staff for 

approval.  

  

F. Physical Property Maintenance  

 

 The Contractor will be responsible for regularly assessing the physical condition of the 

property and its systems, developing and implementing preventive maintenance plans 

satisfactory to LHFA, and establishing capital plans as necessary to maintain, preserve, and keep 

the premises in good repair and condition.  
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General responsibilities for maintenance of the physical property shall include but not be 

limited to the following: 

 

1. Developing and implementing a comprehensive facility operation plan and manual 

including preventative maintenance plans. 

 

2. Maintaining the apartment complex in such condition as required by this RFP and as 

otherwise may be deemed advisable by the Agency, including preventive maintenance on 

the complex and its equipment, painting, interior and exterior cleaning, causing routine 

repairs and incidental alterations of the complex to be made, including but not limited to 

electrical, plumbing, steam-fitting, carpentry, masonry, and any other routine repairs and 

incidental alterations as may be required in the course of ordinary maintenance and care 

of the complex.  Where specifications or standards are not included herein, maintenance 

shall be in accordance with manufacturers’ recommendations and standards. 

 

3. Causing the Premises and all rental units as well as all improvements and personal 

property of the Agency located at the Premises (including without limitation appliances, 

carpeting, decorating items, recreational facilities, roofing, paving and landscaping, 

parking area, plumbing, electrical, heating, ventilating, air conditioning and other 

systems) to be maintained in good condition and repair; provided, however, that 

Contractor shall follow the Agency Procurement Procedures in securing approval of all 

expenditures not listed as a budget item, (which expenditures shall be made, if at all, by 

Agency) except for emergency repairs and monthly or recurring items previously 

approved by Agency. 

 

4. Assessing the conditions of the property and its systems and reviewing all existing 

warranties, manufacturers’ instructions, and other contracts within the first thirty (30) 

days of the contract, and then formulating a preventive maintenance schedule in 

accordance with said manufacturers’ recommendations. 

 

5. Soliciting contracts for any necessary equipment maintenance, electricity, water, utilities, 

trash removal, vermin extermination, landscaping, lawn care and tree maintenance, fire 

alarm testing/inspection and other services as are approved in the annual budget for the 

Project, so long as the Contractor complies with Agency Procurement Procedures.  

 

6. Ensuring that maintenance and repairs are performed by trained, qualified technicians, 

licensed as necessary. 

 

7. Ensuring that any equipment to be replaced shall be new or remanufactured and shall be 

manufactured by a reputable manufacturer.  All substitutes for the original manufacturer's 

equipment related to the upgrading of equipment shall be Energy Star® compliant, if 

available. Property Manager shall submit any proposed purchases to LHFA for its review 

and approval prior to purchase. 
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8. Ensuring that any new equipment be guaranteed for a minimum of one (1) year from the 

date of replacement and replaced at no cost to LHFA if found defective during that time.  

 

9. Maintaining inventory, supplies and spare parts list.  

 

10. Responding daily to maintenance problems identified by tenants. 

 

11. Providing emergency services as needed on a twenty-four (24) hour, seven (7) days a 

week basis, including emergency telephone service on a twenty-four (24) hour, seven (7) 

days a week basis. 

 

12. Maintaining work order and maintenance scheduling and tracking systems. 

 

13. Maintaining all as-built and other schematic drawings as well as all site and/or equipment 

manuals. 

 

14. Providing updates of all changes to existing wiring diagrams and drawings for all existing 

systems as well as any systems that are added to the building.  Drawings and diagrams 

are to be in compliance with accepted drafting standards. 

 

15. Specific areas of facility maintenance and management services shall include, but are not 

limited to, to the following: 

 

a. Structures 

1) Interior walls, ceilings and floors 

a) Painting 

b) Routine repairs  

c) Unit preparation between tenants 

2) Exterior walls, roofing and foundations 

a) Cleaning 

b) Painting 

c) Repairing and replacing, as needed 

3) Fire Alarm and Fire Suppression Systems 

4) Plumbing 

5) Electrical and Lighting Systems  

 

b. Grounds 

1) Landscape 

a) Lawn maintenance 

b) Tree, shrub and other plant maintenance 

2) Hardscape 

a) Parking Lots  

b) Sidewalks  

c) Patios 

3) Fences and Walls 

4) Commons Areas 
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5) Garbage, Trash and Debris Removal 

 

c. Other 

1) Pest Management 

2) Safety and Security 

3) Quarterly site inspections, including documentation and verification thereof 

 

G. Leasing Operations 

 

The Contractor will be responsible for all activities and functions normally associated with 

the leasing of multifamily rental housing units.  Leasing Operations shall include but not be 

limited to the following: 

 

1. Establishing rental guidelines in compliance with current HUD restrictions on the 

property and complying with all provisions of law prohibiting discrimination in housing. 

(Contractor shall notify Agency of compliance concerns.) 

 

2. Preparing vacant units for rental, unless otherwise notified by the Agency. 

 

3. Showing vacant units of the Property to prospective tenants. 

 

4. Obtaining written rental applications from prospective tenants, conducting background 

investigations and checking credit ratings of prospective tenants. 

 

5. Making reasonable efforts to keep premises rented at full capacity. 

 

6. Renting the units of the Property to tenants pursuant to written Agreements on such terms 

and conditions as may reasonably be set forth by the Agency, and in connection 

therewith, executing leases, including modifications and extensions thereof, on behalf of 

the Agency; provided, however, that the initial term of any such lease shall not exceed 

one year nor shall more than one month’s rent be received in advance; all written leases 

or rental agreements shall be approved by the Agency prior to use by Contractor. 

 

7. Collecting, demanding, requesting and receipting for rentals, deposits, vending machine 

income, and all other charges due from tenants, commercial and residential, which 

payments shall be made by check or money order, if possible, and compromising 

accounts and disputes with tenants on such terms as Contractor deems reasonably 

advisable. 

 

8. Terminating tenancies and signing and serving in the name of the Agency such 

termination notices and related notices as Contractor deems reasonably advisable; 

evicting tenants and recovering possessions of premises on such terms and to such extent 

as Contractor deems reasonably advisable. 

 

9. Depositing all security deposits in the Operating Expense Account (as referenced in #5 

under General Property Management above), unless otherwise required by law or unless 
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required to accrue interest for the benefit of tenants, and, if required by law, maintaining 

security deposits in a separate local bank account in the name of the Agency; and 

returning all security deposits as and when required by law or by contract. 

 

10. Suing for and recovering rents and other sums which may be due and payable, and 

settling, compromising and dismissing the suits as Contractor deems reasonably 

advisable. 

 

H. Commercial Retail Space 

 

The Property has a total of eight thousand (8,000) square feet of space available for 

commercial retail use, of which four thousand (4,000) square feet (consisting of two (2) separate 

spaces totaling two thousand (2,000) square feet each) will be occupied by Louisiana State 

University Health Network (hereinafter referred to as “LSUHN”).  LSUHN will occupy the 

spaces through cooperative endeavor agreement with the LHFA to provide medical services to 

the residents of the Property as well as the community at large.  After completion of space, 

LSUHN will provide all Furniture Fixtures and Equipment (FFE) necessary for the space. 

Utilities and related expenses shall be paid by LSUHN to the Property Manager at rates agreed 

upon by all parties, and approved by the Agency. 
 

The remaining four thousand (4,000) square feet of commercial retail space (consisting of 

two (2) separate spaces totaling two thousand (2,000) square feet each) will be available for lease 

by other entities.  Similar to new commercial retail spaces, demising walls are open and there is 

no slab to allow exact location of plumbing and related infrastructure for future tenant. Rental 

rates and related expenses such as utilities will be as agreed upon by all parties, and approved by 

the Agency.  

 

The Contractor will also be responsible for leasing retail spaces located within the confines 

of the property with the Agency’s approval.  The spaces shall be leased to businesses which 

could reasonably be expected to enhance the quality of life the residents of the Property.  Leasing 

activities for commercial retail spaces will be the same as those for the rental housing units.  

Contractor will be responsible for drafting leasing requirements and guidelines for the rental of 

the commercial retail space as well as the space designated for LSUHN use with Agency 

approval. 

 

I. HUD Tenant Guidelines 

 

The Property has been designated by HUD as a Senior Village for tenants age fifty-five (55) 

and older and meeting the following restrictions: 

 

1. Eighty percent (80%) of the units must be rented to near-elderly tenants at all times. 

 

2. Units may be rented to other eligible households if there are no eligible near-elderly 

households on the waiting list. 

 

3. Ten percent (10%) of the total number of units must be made available to eligible persons 

with disabilities. 
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4. The “near-elderly” population consists of individuals 55 years of age or older or 

handicapped individuals with adjusted annual gross incomes at or below eighty percent 

(80%) of the median income for the area. 

 

J. Tenant Relations and Advisory Board  

 

 The Contractor assigned resident manager shall oversee the formation of a Tenant Advisory 

Board (TAB). The TAB shall provide information, advice and mediation services for landlord 

and tenants.  The TAB will be selected by vote of bona fide residents of the apartment complex 

and consist of bona fide residents. The Contractor will be responsible for assisting the TAB with 

their organization, elections, and operation. A Tenant Advisory Board (TAB) with elected 

officers is also to be maintained on site to discuss pertinent issues concerning residency at 

Village De Jardin.  

 

 The Contractor shall be held generally responsible for maintaining good, professional 

relationships with tenants to the extent that unit turnover is held to a minimum and residents 

feel safe, secure and protected in their homes. 

 

 Additional resident services are encouraged for the purpose of enhancing the quality of life 

experienced on the premises by the residents. 

 

 The Contractor shall secure the services of a social worker, activities director or other 

similar service provider for the benefit of the residents.  A program of planned social and 

educational activities shall be provided for the residents and should include such things as 

various types of physical exercise and activities, nutritional education, financial literacy, and 

other activities which will promote social interaction among the residents.  

 

A resource center shall be provided which shall include a technology center (Neighborhood 

Network Center) for the use of the residents. 

 

 

III. PROPOSAL INFORMATION 

A. Original 

 

Completed Proposals, containing all information specified in “Section IV - Response 

Instructions” below, and bearing original signatures of authorized representatives of the 

Proposers, must be submitted in hard copy (printed) form.  Facsimile or e-mail submissions will 

not be accepted. 
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B. Corporate Requirements 

 

Proposers must be registered entities under the laws of the State of Louisiana and certified to 

conduct business in the State of Louisiana, pursuant to R.S. 12:301-302, by the Louisiana 

Secretary of State, prior to entering into a contract with LHFA. 

 

C. Validity 

 

All proposals shall be considered valid for acceptance until such time as an award is made 

unless the Proposer provides for a different time period within its proposal.  However, the 

Agency reserves the right to reject a proposal if the Proposer’s acceptance period is unacceptable 

to the Agency and the Proposer is unwilling to extend the validity of its proposal.   

 

D. Content 

 

Evaluation of proposals shall be based only on the material contained in this RFP, which may 

include official responses to questions, addenda, and other material provided by the Agency 

pursuant to the RFP. 

 

Mandatory RFP requirements shall become contractual obligations should a contract be 

awarded to the Proposer.  Failure to include these requirements in a proposal shall result in 

rejection of the proposal. 

 

E. Errors and Omissions 

 

Patent errors in bids or errors in bids supported by clear and convincing evidence may be 

corrected, if such correction does not prejudice other bidders. A request to correct an error after 

the deadline for submission of a proposal must be made within three business days after 

submission deadline, and supported in writing under signature of an authorized representative. 

The Agency will not be liable for any error in any Proposal.   The Agency, at its option, has the 

right to request clarification and/or additional information from Proposers. 

 

F. Waiver of Minor Administrative Informalities 

 

The Agency reserves the right, at its sole discretion, to waive administrative informalities 

contained in any Proposal.  

 

G. Withdrawal 

 

Any submitted Proposal may be withdrawn at any time but no later than three (3) business 

days after the date specified above as the deadline for submitting proposals.  In order to 

effectuate the withdrawal of a Proposal, a written request for withdrawal signed by the 

authorized representative of the Proposer must be submitted to the RFP Coordinator.   
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H. Rejection 

 

The issuance of this RFP in no way constitutes a commitment by the Agency to award a 

contract.  The Agency reserves the right to accept or reject any or all proposals submitted or to 

cancel this RFP if it is in the best interest of the Agency to do so.  

 

I. Negotiation 

 

The Agency may enter into negotiation with Proposers as may be necessary or appropriate to 

refine the scope of services, fee arrangements, or any other aspect of the services to be provided 

pursuant to this RFP. 

 

J. Ownership 

 

All proposals submitted will be retained by the Agency and not returned to Proposers, and all 

materials (paper content only) submitted in response to this RFP become the property of the 

Agency, excluding copyrighted material.  Selection or rejection of a response does not affect this 

right.    

 

K. Cost of Preparation 

 

 The Agency is not liable for any costs incurred by Proposers or prospective Contractors 

prior to the initiation of a Contract between the parties.  Costs associated with developing 

proposals, preparing for oral presentations, and/or any other expenses incurred by Proposers in 

responding to this RFP are entirely the responsibility of the Proposers and shall not be 

reimbursed in any manner by the Agency. 

 

 

IV. RESPONSE INSTRUCTIONS 

A. Proposal Submission 

 

Proposals must be received in printed form (hard copy) by the Agency on or before the date 

and time specified above as the deadline for submitting proposals.  Proposers should allow 

sufficient mail delivery time to ensure receipt of proposals by the specified deadline.   

 

Proposals may be mailed through the U. S. Postal Service or delivered by hand or courier to: 

 

Louisiana Housing Finance Agency 

2415 Quail Drive    

Baton Rouge, LA 70808 

Attn: Ruth Wesley    

Re:  Response to RFP for Property Management 
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The outside of the envelope, box or package must be CLEARLY MARKED with the following 

information and format: 

 

Proposal Name:  Proposal for Property Management for Village de Jardin 

Proposal Submission Deadline:   June 30, 2011 
 

Proposer is solely responsible for ensuring that its courier makes inside deliveries at the 

physical location.  Proposals may NOT be delivered by facsimile transmission or any other 

electronic telecommunications means.  Proposer is solely responsible for the timely delivery of 

its proposal. Failure to meet the proposal submission deadline shall result in rejection of the 

proposal.  

 

B. Number of Copies 

 

Each Proposer shall submit one (1) signed original Proposal which should be clearly marked 

or differentiated from copies.  The original will be retained for incorporation by reference into 

any contract resulting from this RFP.  Eight (8) additional copies of the Proposal should be 

provided for the evaluation team, as well as one (1) redacted copy, if applicable (see Section 

IV(E) -  Trade Secrets and Confidential and Proprietary Information for details). 

 

C. Signatures 

 

 The Proposal must be signed by a company official or agent duly authorized to sign 

proposals or contracts on behalf of the organization, such as: 

 

1. A current corporate officer, partnership member, or other individual specifically 

authorized to submit a proposal as reflected in the appropriate records on file with the 

Secretary of State;  

 

2. An individual authorized to bind the company as reflected by a corporate resolution, 

certificate or affidavit; or 

 

3. An individual identified in other documents conferring the appropriate authority 

which are acceptable to the Agency. 

 

D. Clarity 

 

Each Proposer is responsible for the accuracy and completeness of its proposal. Proposals 

must demonstrate a clear understanding of the requirements of this RFP and present a clear 

description of proposed services and fee arrangements.  While Proposals prepared simply and 

economically are preferred, as much detail as possible should be provided while also providing 

straightforward, concise descriptions of Proposers’ abilities to meet the requirements of the RFP.    

 

 

E. Trade Secrets and Confidential and Proprietary Information 
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For purposes of this RFP, provisions of the Louisiana Public Records Act (La. R.S. 44.1 et. 

seq.) will be in effect.  Pursuant to this Act, all proceedings, records, contracts and other public 

documents relating to this procurement shall be open to public inspection.  Proposers are 

reminded that, while trade secrets and other proprietary information submitted in conjunction 

with this procurement may not be subject to public disclosure, protections must be claimed by 

Proposers at the time of submission of Technical Proposals.  Proposers should refer to the 

Louisiana Records Act for further clarification. 

 

 The designation of certain information as a trade secret and/or privileged or confidential, 

proprietary information shall only apply to the technical portion of a proposal.  Cost proposals 

will not be considered confidential under any circumstance.  Any proposal copyrighted or 

marked as confidential or proprietary in its entirety may be rejected without further consideration 

or recourse.  The Proposer must clearly designate the portion of the proposal containing a trade 

secret and/or privileged or confidential proprietary information as “confidential” in order to 

claim protection, if any, from disclosure.  The Proposer shall mark the cover sheet of the 

proposal with the following legend, specifying the section(s) of its proposal sought to be 

restricted in accordance with the conditions of the legend: 

 

“The data contained in pages _____ of this proposal have been submitted in confidence and 

contain trade secrets and/or privileged or confidential information and such data shall only be 

disclosed for evaluation purposes, provided that if a contract is awarded to this Proposer as a 

result of or in connection with the submission of this proposal, the State of Louisiana shall 

have the right to use or disclose the data therein to the extent provided in the contract.  This 

restriction does not limit the State of Louisiana’s right to use or disclose data obtained from 

any source, including the Proposer, without restrictions.” 

 

 Further, to protect such data, each page containing such data shall be specifically identified 

and marked “CONFIDENTIAL.” 

 

 Proposers must be prepared to defend the reasons the material should be held in confidence.  

If a competing Proposer or other party seeks review or copies of a Proposer's confidential data, 

the Agency will notify the Proposer of the request.  If the Proposer does not want the information 

disclosed, it must agree to indemnify and hold the Agency harmless against all actions or court 

proceedings that may ensue (including attorney's fees) which seek to order the Agency to 

disclose the information.  If the Proposer refuses to indemnify and hold the Agency harmless, the 

Agency may disclose the information. 

 

 The Agency reserves the right to make any proposal, including proprietary information 

contained therein, available to its personnel, the Office of the Governor or other State agencies or 

organizations, for the sole purpose of assisting the Agency in its evaluation of the proposal.  The 

Agency shall require said individuals to protect the confidentiality of any specifically identified 

proprietary information or privileged business information obtained as a result of participation in 

these evaluations. 

 

 If a proposal contains confidential information, a redacted copy of the proposal should also 

be submitted.  If a redacted copy is not submitted with the proposal, its submission will be 
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required within 48 hours of notification from the legal staff of the Louisiana Housing Finance 

Agency.  The cover of a redacted copy should be clearly marked as such - “REDACTED COPY” 

- to avoid having it reviewed by an evaluation committee member.  The redacted copy should 

also state which section(s) or information has been removed. 

 

F. Changes to Proposals 

 

If prior to the deadline for submitting proposal a Proposer needs to submit changes or 

addenda to its Proposal, such changes or addenda shall be submitted in writing to the Agency, in 

a sealed envelope, clearly cross-referencing the relevant proposal section, and signed cross- by 

an authorized representative of the Proposer.  Changes and/or addenda to Proposals shall meet all 

requirements for Proposals.  

 

G. Written or Oral Presentations/Discussions 

 

 Written and/or oral discussions may be conducted by the Agency with  Proposers submitting 

proposals determined to be reasonable choices for selection and contract award; however, the 

Agency reserves the right to enter into a contract without further discussion of proposals 

submitted, based on initial offers.  Any commitments or representations made during such 

discussions, if conducted, may be formally recorded in the final contract.  Written and/or oral 

discussions/presentations for clarification may be conducted in order to enhance the Agency’s 

understanding of any or all of the proposals submitted.  A contract may, however, be awarded 

without such discussions. 

 

H. Certification of OMB A-133 Compliance  

 

 Proposers must provide certification that they are not suspended or debarred from conducting 

business with government agencies.  By signing and submitting any proposal for $100,000 or 

more, the Proposer certifies that the represented company, as well as any subcontractors or 

principals, are not suspended or debarred by the General Services Administration (GSA) in 

accordance with the requirements in OMB Circular A-133.   

 

A list of suspended or debarred parties can be viewed via the internet at http://www.epls.gov. 

 

V. CONTRACT TERMS AND 
REQUIREMENTS 

A. Contract Negotiations 

 

 If, for any reason, the Proposer most responsive to the Agency's needs, price and other 

evaluation factors set forth in the RFP considered, does not agree to a contract, that proposal 

shall be rejected, and the Agency may negotiate with the next most responsive Proposer.  

Negotiation may include revision of non-mandatory terms, conditions, and requirements.   
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B. Non-Negotiable Contract Terms 

 

Non-negotiable contract terms shall include but not be limited to taxes, assignment of 

contract, audit of records, EEOC and ADA compliance, record retention, content of 

contract/order of precedence, contract changes, governing law, claims or controversies, and 

termination based on contingency of appropriation of funds.  

 

C. Contract Award and Execution 

 

 The Agency intends to award a single contract to a single Proposer.  The Agency reserves the 

right to enter into an Agreement, without further discussion of proposals submitted, based on 

initial offers received.  This RFP, including any addenda, along with the selected proposal, will 

become part of any contract awarded by the Agency. 

 

Proposed terms will be negotiated before a final contract is executed.  Mandatory terms and 

conditions are not negotiable and will not be negotiated.  Proposers are discouraged from 

submitting their own standard terms and conditions with their Proposals. If the contract 

negotiation period exceeds thirty (30) days, or if the selected Proposer fails to sign the contract 

within seven (7) calendar days of delivery, the Agency may elect to cancel the award and award 

the contract to the next-highest-ranked Proposer. 

 

D. Notice of Intent to Award 

 

 After review and approval of the Proposal recommended for award by the LHFA Board of 

Commissioners, LHFA will issue a Notice of Intent to Award to the selected Proposer.  

 

 LHFA will also notify all unsuccessful Proposers as to the outcome of the selection process. 

 

E. Term of Contract 

 

 The initial term of contract shall be for a three (3) year period of time from the effective date 

of the contract, and may be renewed, at the discretion of the Agency, for a one year period.  The 

contract can be extended a maximum of two times.  Therefore, the maximum anticipated contract 

term is five years, and all Proposals should reflect services in anticipation of a maximum contract 

term.   

 

F. Insurance Requirements 

 

 During the term of the contract, the Contractor shall at its own cost and expense, procure and 

maintain the types of insurance listed below. The proposer’s inability of unwillingness to meet 

these requirements as a condition of award, may, at the sole discretion of the Agency, be rejected 

and returned as nonresponsive without review.  

 

The selected Proposer shall procure and maintain, for the duration of the contract, insurance 

against claims for injuries to persons or damages to property which may arise from or in 

connection with the performance of work hereunder by Contractor, its agents, representatives, 
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employees and/or subcontractors.  General liability insurance shall name the Agency/State of 

Louisiana as an additional insured, and evidence of this shall be provided to the Agency upon 

initiation of a contract.  Contractor shall include all subcontractors, if any, as insured parties 

under its policies or shall furnish separate certificates of insurance for each subcontractor.  

Contractor must furnish proof to the Agency of the continuing effectiveness of such insurance 

for the term of any ensuing contract with the Agency.  Contractor shall maintain limits no less 

than: 

 

1. Commercial General Liability:  One million dollars ($1,000,000) combined single limit 

per occurrence for bodily injury, personal injury and property damage. 

 

2. Automobile Liability:  One million dollars ($1,000,000) combined single limit per 

accident, for bodily injury and property damage. 

 

3. Workers Compensation and Employers Liability:  Workers Compensation limits as 

required by the Labor Code of the State of Louisiana and Employers’ Liability coverage.  

Liability insurance and worker's compensation insurance must be in amounts and of a 

scope reasonably satisfactory to Agency. 

 

4. Errors and Omissions Insurance: Contractor shall procure and maintain insurance 

against the misfeasance, malfeasance, or nonfeasance (errors and omissions) of the 

Contractor relating to the management of the Property with limits not less than one 

million dollars ($1,000,000) per occurrence and a discovery period of not less than 

eighteen (18) months with a deductible of not less than ten thousand dollars ($10,000) per 

claim. 

 

5. Blanket Crime Insurance: which includes Employee Dishonesty coverage, naming the 

Agency as “Loss Payee”; and  

 

6. Fidelity Bond: within limits not less than one hundred fifty thousand dollars ($150,000) 

per occurrence (for those employees handling rents, receipts, petty cash, invoices, bills 

and other monetary transactions and documentation) 

 

 

G. Confidential and Proprietary Information 

 

All financial, statistical, personal, technical and/or other data and information relating to 

LHFA’s operation which are designated as confidential by the Agency and made available to the 

Contractor for the fulfillment of this contract, or which become available to the Contractor in the 

process of fulfilling this contract, shall be protected by the Contractor from unauthorized use and 

disclosure through the observance of the same or more effective procedural requirements as are 

applicable to the State.  The identification of all such confidential data and/or information as well 

as the State's procedural requirements for protection of such data and information from 

unauthorized use and disclosure shall be provided to the Contractor, in writing, by the State.  If 

the methods and procedures employed by the Contractor for the protection of the Agency’s data 

and information are deemed by LHFA to be adequate for the protection of its confidential 
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information, such methods and procedures may be used, with the written consent of the Agency, 

to fulfill the intent of this paragraph.  The Contractor shall not be required under the provisions 

of this paragraph to keep confidential any data or information which is or becomes publicly 

available, is already rightfully in the Contractor's possession, is independently developed by the 

contractor outside the scope of the Contract, or is rightfully obtained from third parties. 

 

Under no circumstances shall the Contractor discuss and/or release information to the media 

concerning this project without prior express written approval from LHFA.  

 

H. Prime Management Responsibilities 

 

The selected Proposer shall be required to assume responsibility for all items and services 

offered in its Proposal, whether or not they are produced or provided.  The Agency shall consider 

the selected Proposer to be the sole point of contact regarding contractual matters, including 

payment of any and all charges resulting from the contract. 

 

I. Use of Subcontractors 

 

The selected Proposer shall serve as the single prime contractor for all deliverables and work 

performed pursuant to the terms of the entire contract.  This general requirement 

notwithstanding, the Contractor may enter into subcontractor arrangements.  Proposals may be 

submitted which identify subcontract(s) with others provided the selected prime contractor 

acknowledges total responsibility for the entire contract. 

 

Should it be necessary for the prime contractor to use subcontractors, the Agency urges the 

prime contractor to use Louisiana vendors, including small and emerging businesses, if practical.  

In all events, any subcontractor used by the prime contractor should be identified to the Agency. 

 

Information required of the prime contractor under the terms of this RFP shall also be 

required for each subcontractor, and any and all subcontractors must agree to be bound by the 

terms of the contract.  The prime contractor shall assume total responsibility for compliance with 

the terms of the entire contract. 

 

J. Billing and Payment 

 

Billing and payment terms shall be negotiated with the selected Proposer. 

 

K. Prohibited Activity 

 

 Contractors are prohibited from using funds provided herein or personnel employed in the 

administration of this program for political activities, inherently religious activities, lobbying, 

political patronage, and/or nepotism.  The Contractor is responsible for ensuring that all 

subcontractors and Project Sponsors understand and comply with the prohibitions from using 

funds provided herein or personnel employed in the administration of the program for political 

activities, inherently religious activities, lobbying, political patronage, and/or nepotism. 
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VI. PROPOSAL FORMAT 

Proposals submitted for consideration must adhere to the following format/order of presentation: 

 

A. Cover Letter 

 

 The cover letter should exhibit the Proposer’s understanding of and approach to the project.  

It should contain a substantive summary of the Proposer’s ability to perform the services 

described in the RFP and confirm that the Proposer is willing to perform those services and enter 

into a contract with the Agency.   

 

 The cover letter should also: 

 

 Clearly identify the submitting Proposer; 

 

 State the name, title, physical address, mailing address, telephone number, fax number 

and email address of each person authorized by the Proposer to contractually obligate 

the Proposer; 

 

 State the name, title, physical address, mailing address, telephone number, fax number, 

and e-mail address of the contact person for technical and contractual clarifications 

throughout the evaluation period.  

  

B. Table of Contents 

 

The Table of Contents must be organized in the order cited in the requested proposal format. 

 

C. Proposal Elements 

 

1. Qualifications and Experience 

 

 The Proposal must provide the history and background of the Proposer, evidence of its 

financial strength and stability [including financial statements, annual reports and/or similar data 

for the last three (3) years], the physical location of its corporate office, a description of related 

services provided to other government entities, evidence of existing customer satisfaction, a 

demonstrated volume of merchants, and other substantiating evidence, as appropriate. 

 

2. Financial Proposal 

 

a. The financial portion of the proposal shall include any and all costs the Proposer 

desires to have considered in any contractual arrangement with the Agency. 

 

b. Please include an organizational chart for all staff necessary for the performance of 

the duties listed in this RFP.  For all staff declared in the organizational chart, 

provide a schedule of wages and salaries.   
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c. Proposers must submit the expected Management Fees, as a percentage of gross 

rental receipts.  

 

d. All cost associated with any proposed services for the implementation and 

administration of any contract ensuing from this RFP, including, but not limited to, 

the provision of all deliverables and other goods and services outlined in this RFP 

shall be included and clearly defined as operating costs. 

 

e. Prices proposed shall be firm for the duration of any ensuing contract.  Consumer 

Price Indexing (CPI) increases in rates, or other proposed escalations in costs for all 

services provided by the Contractor must be clearly defined and accounted for in 

the submitted proposal.  

 

f. Operational projections shall include: 

 

1) An operational cost for the first year of the contract, which shall include 

projections for all necessary management, staffing, overhead, for management 

of the property for:  

 

a) 6 months;  

 

b) 12 months; and  

 

c) 2 years 

 

2) The expected "Management Fee" presented as a percentage of gross rental 

receipts. 

 

g. Supplemental Management Fees.  In the case of a natural disaster or other disaster 

such as a fire that generates real property damages in excess of one hundred thousand 

dollars ($100,000.00), the Agency and Contractor shall meet and re-negotiate a fee 

structure agreeable to both parties for an interim recovery period.  Additional 

compensation may be given to the Contractor, depending on the necessary Property 

Management/Maintenance and/or Project Management/Maintenance services. 

 

h. Taxes -- Any taxes other than State and Local Sales and Use Taxes, from which the 

State is exempt, shall be assumed to be included in the Proposer’s costs. 

 

i. Other -- Potential costs and/or charges, if any, for any and all proposed services 

associated with the implementation and administration of this RFP which should be 

considered by the Agency shall be submitted in the proposal. 

 

j. Each Financial Proposal must also include a detailed listing of all expenses or fees 

that the Proposer deems as Additional Services which are to be paid directly to a sub-

contractor.  These expenses shall be based on the actual costs incurred with no mark-
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up for overhead and/or profit allowed. If periodic building-related services (e.g. 

electricians, plumbers, etc.) are to be provided by subcontractors, a list must be 

provided that includes titles and respective hourly rates.  Any expenses not 

specifically included will not be eligible for reimbursement and must be absorbed by 

the Management Fee. 

 

3. Technical Proposal 

 

Each Proposal should address how Proposer will meet all the requirements of this RFP, 

with particular attention paid to the following elements: 

 

a. Information demonstrating the Proposer’s understanding of the nature and scope of 

this project. 

 

b. Information demonstrating staffing capabilities sufficient for the fulfillment of a 

management contract ensuing from this RFP, including: 

 

1) The size and experience of the corporate staff pool from which staff assigned 

to the management contract can be drawn. 

 

2) The level of staff to be assigned to this project. 

 

3) The composition of the staff team to be dedicated to this assignment, 

including: 

 

a) The names of the employees in the area responsible for this contract 

(identified staff must have direct property management related 

experience). 

 

b) The function in the company, title, and number of years of service with 

the Proposer's firm of each named employee. 

 

c) Detailed resumes for the specific individuals designated to work on 

this contract, specifying educational and work experience deemed 

relevant to the type of work to be undertaken. 

 

d) The name of the person designated as the "Project Leader," who will 

be responsible for the coordination of the work efforts of the other 

individuals. Information to be provided regarding the project leader 

must include: 

 

i. Length of career in providing Property Management Services 

 

ii. Professional designations 

 

iii. Number and size of properties managed in the last three years 
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e) The anticipated volume of work to be performed directly as well as 

that to be subcontracted.  When any subcontractor will be used in a 

particular discipline, the subcontractor's qualifications should be 

described in detail, if known. 

 

c. References (at least three) documenting Proposer’s experience, including the 

following information for all property management services provided over the last 

three years or currently in progress: 

 

1) Identification of each Reference, including name, title, company name, 

telephone number(s) and other contact information. 

 

2) A list of all rental housing complexes where the Proposer is the Property 

Manager, highlighting those properties which have leases with the State of 

Louisiana or other government organizations. 

 

3) A list of the Proposer’s notable accomplishments, including the name of the 

entity or company served, the transaction size, the level of difficulty, and 

dates from onset to conclusion. 

 

4) Team personnel assigned to each of the complexes listed. 

 

4. Innovative Concepts 

 

A presentation of innovative concepts, if any, that clearly demonstrate proposers 

understanding of the Agency’s management scheme and relates a unique approach to achieve the 

desired results of high occupancy and low turnover, may be submitted for consideration. 

 

5. Deliverables 

 

Proposed deliverables should be described in detail along with how the proposed deliverables 

will be provided. 

 

6. Supplementary Information 

 

Any appropriate information necessary to demonstrate the Proposer’s qualifications and 

experience, including business and/or personal references, should also be included. 

 

LHFA reserves the right to request any additional information pertaining to the Proposer’s 

ability, qualifications, and procedures used to accomplish all work under the contract as it deems 

necessary to ensure safe and satisfactory work. 
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7. Miscellaneous 

 

Any other information deemed pertinent by the Proposer, including terms and conditions 

which the Proposer wishes the Agency to consider, should be submitted in detail. 

 

VII. EVALUATION AND SELECTON 
PROCESS 

An evaluation team will evaluate all Proposals and determine which proposals are reasonable 

choices for selection and contract award.  If required, written or oral discussions may be 

conducted with any or all of the Proposers to assist in making a final determination. If such 

interviews are conducted, the Agency’s appraisals of the presentations will also be factored into 

the final scores assigned the proposals. However, Proposers are advised that award may be made 

without interviews or further discussion. The evaluation team may reject any or all proposals if 

none is considered in the best interest of the Agency. 

 

The Evaluation Team will use a point system to create a list of Proposals in ranked order. Up 

to 100 points can be awarded to proposal identifying approach and scope of services, experience, 

and organizational staffing and management. Financial Proposals will be evaluated separately by 

the evaluation team and can be awarded up to 50 points.  
. 
A written recommendation for award will be made to the Agency’s Board of Commissioners 

for the Proposer whose proposal, conforming to the RFP, provides the proposal best suited to 

meet the Agency’s requirements and needs for the management of the Property.  

 

 Proposals will only be evaluated based upon material and substantiating evidence presented 

to the Agency and not on the basis of anything that may be inferred.  Entities unable to 

demonstrate, to the satisfaction of the evaluation team, the necessary expertise and experience 

to complete the scope of services within the necessary time frames will not be considered.   

 

 Each Proposal will be evaluated using the criteria detailed below.   

  

A. Technical/Management Proposal:   100 

 

1. Approach and Scope of Services: 50 points  

 

a. Proposal is complete and follows the outline in Section IV Proposal Format of this 

RFP. 

 

b. Quality of approach and methodology for performing the effort clearly demonstrates 

an understanding of the applicable issues and requirements for managing this 

property. 
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c. Quality, clarity and thoroughness of scope of services, including the extent to which 

alternative approaches/tasks will achieve objectives, demonstrate a thorough 

understanding of the principles of property management. 

 

d. Quality, clarity and completeness of the sample (or actual, if available) property 

management manual indicates a practical application of the principles of property 

management.  

 

e. Proximity of Proposer’s principal office to the Property and LHFA. 

 

f. Innovative concepts  

 

2. Experience: 30 points 

 

a. Quality, extent and relevance of Proposer's operational experience (including sub-

contractors) in conducting all facets of property operations 

 

b. Quality, extent and relevance of Proposer's property management experience 

(including sub-contractors) in conducting similar efforts, particularly of a 

magnitude and setting similar to that described by this RFP 

 

c. Quality, extent and relevance of experience, education and training of key 

personnel (including subcontractors) 

 

d. References support Proposer’s claims relative to: 

 

1) Proposer's service capability, reputation, facilities, equipment and past 

performance. 

 

2) Proposer's previous performance in contracts or business dealings specifically 

with municipal, state or federal agencies, and/or other government entities. 

 

3.  Organization, Staffing and Management Plan: 20 points  

 

a. The project organization and management plan provides detailed descriptions and 

indicates high quality management skills and expertise. 

 

b. Extensive provisions are included for successful, timely and fully compliant 

program implementation as evidenced by the: 

 

1) Plan for controlling the effort 

 

2) Coordination of subcontractors, joint ventures or teaming arrangements 

 

3) Plan for phasing personnel into the effort 
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4) Quality of interaction and coordination with LHFA 

 

5) Reporting methodologies  

 

B. Financial Proposal: 50  

 

The pricing proposal will be evaluated for reasonableness of cost for the total effort. It may also 

serve as the basis for subsequent negotiations of price if necessary. Pricing proposals must be 

complete, accurate and well documented. Any pricing conditions or contingencies must be 

clearly stated. 
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