RENO HOUSING AUTHORITY
AGENDA ITEM NUMBER: 11 December 16, 2025

SUBJECT: Discussion and possible approval of Task Order #1 with Praxis Consulting Group, LLC,
in an amount up to $105,000.00 in unrestricted business activity funds for development
finance services in conjunction with the Reno Avenue development.

FrROM: Executive Director RECOMMENDATION: For Possible Action

Background:

On September 19, RHA issued a Request for Qualifications (RFQ) to solicit proposals from qualified
firms to serve as a Development Financial Consultant for upcoming housing development projects.
Praxis Consulting Group (“Praxis”) submitted a responsive proposal that includes a detailed scope of
services, resumes of key personnel, and proposed approach. Their submission was evaluated under
the criteria set forth in the RFQ, including relevant experience, demonstrated capacity, staffing plan,
and fee reasonableness. After evaluation, it was determined that Praxis had the strongest track
record of partnering with PHAs on affordable housing developments and demonstrated adequate
staffing and competitive pricing. Due to these factors, Praxis was awarded a professional service
contract for development finance consulting.

With the professional service contract in place, RHA requested a project specific proposal and task
order from Praxis for the Reno Avenue development. Services requested include:

Preparing detailed development budgets and cash-flow projections

« Conducting financial feasibility and sensitivity analyses
« Advising on financing options (public funds, tax-credit structures, debt, grants, etc.)
o Assisting with grant/loan application financial documentation

« Providing ongoing financial consulting and monitoring throughout development phases.

In response, Praxis submitted a proposal and Task Order 1, both of which are included with this staff
report. The proposal includes base and optional services that will be provided from predevelopment
through the development placing in service and receiving its final tax credit authorizations (anticipated
to be April 2029). Additionally, if awarded tax credits, the expense associated with this contract will be
transferred to the project as part of the project budget.

As this task order includes an up to amount of $105,000, staff have brought it to the board for review
and authorization of the Executive Director to execute.
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Staff Recommendation and Motion:

Staff recommends that the Board of Commissioners authorize the Executive Director to execute Task
Order 1 with Praxis Consulting Group in an amount up to $105,000 for Development Financial
Services for the Reno Avenue development.
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praxisreno.com/
775.786.2003
888 West Second St.

Suite 300
Reno, NV 89503

November 18, 2025

Hilary Lopez, Ph.D.

Executive Director

City of Reno Housing Authority
1525 East 9 Street

Reno, NV 89512

Re:  Reno Avenue Project, Reno, Washoe County
Proposal to Provide Development Finance Consulting Services

Dear Hilary,

On behalf of Praxis Consulting Group, LLC, I am pleased to submit this proposal to
provide Development Finance Consulting Services for the Reno Avenue project, a
planned 40-unit, new construction, affordable family development to be located 440
Reno Avenue, Reno (APN 011-262-02; 0.51 acres). The proposed development will
have twenty-four (24) Section 18 project-based vouchers through a RAD transfer of
assistance from Myra Birch Manor, and will benefit from a Section 18/RAD 90/10 Blend
per the most recent RAD Notice.

Based on initial discussions with RHA, the proposed financing for the project will
include 9% Low-Income Housing Tax Credits and conventional permanent and
construction debt, as well as some of the following soft subordinate sources: WCHC
HOME funds, NHD National Housing Trust Funds, FHLBSF AHP and/or Nevada
Attainable Housing Account (NAHA) funds. The 9% LIHTC application is due in May
2026. If awarded, we expect construction start by April 2027, construction completion by
October 2028 and conversion in approximately April 2029.

Based upon this understanding of the project, Praxis proposes the following scope of
work separated into three consecutive phases, as follows:

Phase I: Carry Out Feasibility Analysis; Prepare Funding Applications (November
1, 2025 — May 31, 2026). Proposed Fee: $50,000 total fee: $37,500 base fee, plus two
optional services of $12,500).
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As a first step, Praxis will assist in confirming the initial feasibility of the project with
regards to its competitiveness under the 9% LIHTC program, and the availability of gap
funding for the proposed project. Tasks will include:

Review proposed development program and existing project information;
Prepare analysis of financing options;

Prepare project funding schedule and pro forma;

Review NHD, WCHC and FHLBSF funding requirements; and,

Carry out initial conversations with tax credit syndicator and public funders.

Based upon an initial determination that Reno Avenue project is financially feasible,
Praxis proposes to assemble the project financing as follows:

Prepare HUD HOME funds application for the Project to the Washoe County
HOME Consortium, due on January 2, 2026. Consultant will assist Client in
forming the development team, creating the sole purpose ownership entities, and
securing required third-party reports and financing letters of intent to assemble a
competitive application. Consultant will take the lead in writing and packaging
the applications. Consultant will also take part in the four scheduled public
hearings for allocation of the funds ($7,500 fee).

Prepare a RAD Application and RAD Financing Plan for the transfer of assistance
from Myra Birch Apartments. Consultant will assist RHA as needed in the
resident notification and meeting process and in seeking RHA Board approval for
the initial application. Once the RAD CHAP is issued, Praxis will prepare the
RAD Financing Plan, including transferring development and operating
projections to the Transaction Log, uploading the RAD Financing Plan checklist
due diligence items, assisting in completing the HUD Part 50 ER, relocation
planning, the Upfront Civil Right Review, additional Section 18 Blend checklist
items, and taking part in the Concept Call with HUD ($10,000 total fee: $2,500
upon submission RAD Application; $7,500 upon submission of the RAD
Financing Plan).

Prepare an AHP Nevada Targeted Fund Grant Application to the Federal Home
Loan Bank of San Francisco, due in March 2026. Consultant will attend the 2026
AHP webinar, identify a Member Bank for the application(s), and take the lead in
writing and packaging the application(s). If unsuccessful, Consultant will take
part in the debriefing session with FHLBSF staff and resubmit the next round
until successful. ($7,500 fee per application; $5,000 for each resubmission.)

Prepare a Tax Credit Application for the Reno Avenue project to the Nevada
Housing Division, due May 2026. Consultant will assist Client in forming the
development team, securing additional required third-party reports, forming
ownership entities, and in negotiating service commitments for Project, to
assemble a competitive application. Consultant will take part in 2026 QAP



Page 3 of 5

hearings in the Fall of 2025. Consultant will take the lead in writing and
packaging the application. ($12,500 fee);

e Ifrequested, prepare State of Nevada National Housing Trust Fund (NHTF)
application for the Project to the Nevada Housing Division, due in May 2026.
Consultant will assist Client in completing the applications and workbooks, and
securing required third-party reports, updated financing letters of intent, and
coordination scoring with tax credit scoring to assemble a competitive
application. Consultant will take the lead in writing and packaging the
applications. ($5,000 fee optional); and,

e Ifrequested, prepare NHD Nevada Attainable Housing Account (NAHA)
application. While the second round application is not yet available, we assume it
will include many of the due diligence items included in the NHD bond or LIHTC
application. ($7,500 fee optional).

Phase II: Construction and Financial Closing (October 1, 2026 — April 1, 2027, 6
months). Proposed Fee: $35,000 ($3,500 monthly and $14,000 LS payment at
construction closing; Note that an additional fee of $3,500 will be charged each
month that the closing is delayed beyond April 2027).

In Phase II, we propose to provide development finance and project management services
to RHA to bring the Reno Avenue to construction closing.

Tasks will include:

e Coordinate activities of development team members (architect, engineers,
lawyers, property manager, general contractor, etc. (RHA will take lead; Praxis
will advise);

e Update project pro forma and schedule;

e Assist RHA in marketing the tax credits, selecting an investor and in negotiating
the terms of the LLC Operating Agreement;

e Assist Client in review of the NHD HOME and NHTF documents and in the
completion of the HUD ER;

e Assist Client in review of FHLBSF AHP documents and requirements for closing
(if necessary),

e Take part, as needed, in project meetings related to design, construction cost
estimating, and value engineering,

e Take part, as needed, in RHA Board meetings to report on status of project;

e [Engage affordable housing attorney and tax credit accountant to assist in financial
closing (RHA will take lead; Praxis will advise);

e Coordinate closing conference calls;

e Coordinate HUD RAD transfer of assistance closing and TPV application;

e Assist in drafting AHAP and HAP documents for transaction;
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Work with Property Management to draft management documents (RHA will take

lead; Praxis will advise);

e Assist RHA in completing closing checklist items (RHA will take lead; Praxis
will advise);

e Transfer assets and liabilities to newly created LLC (RHA will take lead; Praxis
will advise);

e Prepare FHLBSF AHP Disbursement Request;

e Assist RHA in preparing 1% requisition to draw down funds for closing (RHA will
take lead; Praxis will advise); and,

e Prepare Construction Start and Tax Credit Carryover and 10% Test

documentation for the Nevada Housing Division, due in approximately October

2027 (RHA will take lead; Praxis will advise).

Phase III: Construction Start Through Cost Certification/Permanent Conversion
(May 1, 2027 through approximately April 30, 2029, 24 months) Proposed Fee:
$20,000 ($2,500 at 50% construction completion, $15,000 at cost certification and
8609 application to NHD, $2,500 at conversion).

In Phase I1I, Consultant will assist Client on as-needed basis through the construction
process, lease-up, cost certification and permanent closing. Proposed tasks include:

e Assist as-needed in monthly draw requests during construction to NHD and
investor (RHA will take lead; Praxis will advise);

e Attend construction project meetings as-needed;

e Resolve issues during construction related to the project financing, such as tenant
recertification, eligible basis and placed-in-service calculations by building;

e Assist RHA in ramping up supportive services as required under funding
agreements (RHA will take lead; Praxis will advise);

e Work with accountant on Cost Certification, audits and tax returns;

e Prepare Cost Certification documents to Nevada Housing Division for IRS form
8609;

e Prepare RAD Completion documentation; and,

e Prepare FHLBSF AHP Initial Monitoring submission.

It is our assumption that RHA will secure its own Owner’s Representative for
construction, and that Praxis’ role during this phase will be limited to development
finance issues.
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Please review the scope of services and contact me with your questions or concerns. If
you find the scope acceptable as presented, please acknowledge your acceptance of this
proposal by signing the attached Agreement.

We look forward to working with you to make the Reno Avenue project a reality.

Sincerely,

Eric Novak, Principal

Attachments: Agreement











