 EXHIBIT A
SCOPE OF WORK

I.
Overview:  
 
The Office of Program Policy and Market Research of the Michigan State Housing Development Authority (“Authority”) is seeking individuals/firms to research senior rental housing markets in Michigan.  These individuals/firms would research current and future trends in the markets for various types of senior rental housing, including active senior housing, independent living, and assisted living.  The research requires examination of such things as demographic, economic, and housing trends, as well as the market preferences of seniors and the various existing and potential models of senior housing.  
Many of MSHDA’s senior-designated multifamily developments are currently struggling in the marketplace.  The Authority seeks this research to assist in revising current programs and designing new ones to meet the housing needs of Michigan’s seniors, particularly low- and moderate-income seniors, throughout the next five years.  The findings will also assist Market Research staff in making decisions concerning the market viability of specific senior housing development proposals submitted through our multifamily direct-lending and Low Income Housing Tax Credit programs.  

Please note that MSHDA is not seeking information on senior housing that requires 24-hour skilled nursing care (nursing homes).  However, the bidder may provide information about independent and/or assisted living with optional access to a nursing home, such as Continuing Care Retirement Communities, or assisted living with 24-hour on-site management.

The Scope of Work will have been fulfilled when all actions listed under “Project Tasks” below have been completed and answers to all questions listed under “Research Questions” have been answered.  MSHDA proposes to allow the entity submitting the winning application to determine how to best answer the research questions below.  It is believed, however, the winning proposal will likely include:

1. Demographic information, including current and future projections related to senior housing;


2. Information on existing conventional and affordable senior properties that shows successful combinations of product design, rents, amenities, and services;


3. Information (collected via survey, focus group, or other means) from property managers, service providers, and senior-housing residents (or their families, if deemed appropriate) to learn about senior market preferences;


4. Information indicating the current occupancy of senior housing in Michigan by market or market type.
II.  
Project Tasks
To fulfill the Scope of Work, the Contractor will, at a minimum, do the following:

1. Develop a detailed work plan (in tandem with MSHDA staff) that will allow the contractor to answer all of the Research Questions.  This work plan should build on the work plan required by the RFP.
2. Conduct actions described in the work plan;
3. Meet with MSHDA staff at least monthly to provide updates on progress; (Meetings may occur via telephone.)

4. Provide a summary report that answers the Research Questions and makes recommendations on future actions.
5. Give a PowerPoint presentation to MSHDA Board summarizing the research.
III.
 Research Questions

The over-arching question prompting this research is:  What housing product types should MSHDA offer to best meet the current and future needs of the senior housing market in Michigan?  Specific questions include the following:
1.
Models for Senior Housing.   What models of multifamily senior housing should MSHDA offer throughout the next five years in order to address the needs of low- and moderate-income seniors and to meet market demand?  

a) What are the models and product types for multifamily senior housing that currently exist?  At a minimum, discuss senior cottages, independent living apartments, downtown/urban apartments, congregate care facilities, assisted living, and Continuing Care Retirement Communities.  What other innovative or successful models exist?
b) Describe the current and future market for each of the models/product types described above and the possible reasons behind their relative market strength.   For each model, discuss key elements for success in the marketplace (price points, amenities, services, location, etc.) 

c) What different market segments exist within the 55+ population and how do they differ in terms of demographics, market preferences, etc.  (Active seniors v. frail seniors)  What model/product type is most appropriate for each?  Specifically address how the needs and preferences of Baby Boomers will differ from those of seniors from previous generations.
d) Should MSDHA continue offering its Congregate Care model?  Will there be a market for this model throughout the next 5 years?  If so, what mix of services/housing should we provide in order to be competitive in the market?  How should MSHDA determine rents for these projects that are competitive?

2. Design and Underwriting of Housing Developments.  How can MSHDA better design and underwrite deals under our Direct Lending and LIHTC programs for seniors in order to meet market expectations?  

a) What are the key pieces of information needed to assess individual project proposals for each model?

b) What criteria and methodologies should MSDHA incorporate into its market study guidelines to assess the demand for senior housing for each model/product type? Be sure to include suggestions for assessing service provision in underwriting both with assisted living and congregate care properties (and other models, where appropriate). 
c) MSHDA typically assumes that tenants pay 40% of income for gross housing costs.  Please discuss the degree to which this percentage is relevant to seniors in different market segments.  (For example, what percentage is typically spent on housing by young, active seniors vs. older, frail seniors?)    What percentage should we assume for different age groups when underwriting loans? 

d) How can MSHDA design affordable assisted living projects to meet the needs of the market?  What are the most effective methods for pricing the service, housing, and meal services provided at these developments?
e) How do the various funding resources available to seniors (housing vouchers, Medicaid, Social Security) line up in terms of income eligibility, regulation, etc.  
f) Do voluntary family monetary contributions greatly impact the ability of seniors to maintain housing and/or services (particularly low- to moderate-income seniors)?

g) How does the licensure status of an assisted living facility affect its marketability?  If it is found that unlicensed facilities are at a market disadvantage, how could this problem be mitigated?
h) Discuss market area size and definition by senior market segment.  How can we estimate demand from the secondary and out-of-state markets?  How should MSHDA take into account the fact that seniors often choose location based on proximity to their children?  
i) What do seniors demand in terms of location (by product type/age)?  Which neighborhood/area amenities are the most important – hospital, grocery, pharmacy, entertainment—and how important is proximity to these amenities?
j) We have found that that many seniors who moved out-of-state following retirement have eventually moved back to Michigan as they become more frail.  When assessing the potential market for a specific proposed property, how do we estimate the number of potential residents who are former Michigan residents who might become occupants?
k) What are the most important amenities (both in-unit and common area amenities) to offer in each recommended product type and what is the willingness to pay for them?  Be sure to address the importance of dishwashers, in-unit laundry vs. hook-ups or common laundry facilities, and the need for parking and willingness to pay for covered parking. 
l) What differences exist in preferences for rents and amenities between seniors in urban areas compared to seniors in rural areas and small towns?

3. The Market Context.  What are the predominant national senior economic, demographic, and housing trends, and is Michigan different?  If so, how?  Include how the current housing crisis has and will continue to impact the Michigan’s senior housing rental market throughout the next five years.  Pay particular attention to the economic situation, occurrences in the automotive industry, and conditions in the national equity markets.  

4. Improvements in Existing Portfolio.  Some segments of MSHDA’s senior rental portfolio are suffering from weakness in occupancy.  What strategies might help in maintaining their viability now and into the future? 
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