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Fifth Ward Community Redevelopment Corporation
4514 LYONS AVE - ST. ELIZABETH PROJECT
(RFP)
INTRODUCTION
Fifth Ward Community Redevelopment Corporation (“FIFTH WARD CRC”) invites the
submission of RFPs from experienced firms to include developers, development teams,
architects, and/or planners to offer comprehensive redevelopment plans for the adaptive
reuse of the Historic St. Elizabeth Hospital located at 4514 Lyons Ave Houston, TX 77020.
Redevelopment of this project presents an unparalleled opportunity in the 5th Ward to
reestablish the Lyons corridor as a cultural district combining business, residential, arts and
culture, and other public uses in a collaborative environment. We encourage you to
dream, design and develop with only one limit in mind – achievable! The vision for the
future of the Fifth Ward and particularly Lyons Ave, looks towards a time when the blocks
and buildings are once again filled with people, and it is a vital place to live, work and
visit.
The 5th Ward will grow from a commitment to sustain the culture and population that have
made it their home; to invite new residents, uses, events, places and opportunities to share
in the future; and to celebrate the heritage of the past and the possibilities of the future
assembled through the music, art, and lively expression of the community. The Lyons
Avenue of the future will reflect the past and regain its stature as the “Main Street” of the
neighborhood that surrounds it. In addition to serving as the center of the revitalized
residential neighborhood, it will have distinctive segments that repair expand and connect
the neighborhood to its adjacent districts and the entire region through significant new
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investments with substantial community benefits, hence the Lyons Avenue Renaissance.
Renaissance Definition
The Lyons Avenue Renaissance consists of the portion of the Fifth Ward bounded on the
south by the I-10 Interstate highway, and extensive and heavily used rail yards and rail lines
along its northern edge. The eastern boundary included land along Lockwood Drive, and
was extended to consider the blocks and streets that continue up to the edge of a north/south
at- grade rail corridor that is the effective boundary with the adjacent Denver Harbor
neighborhood. The western edge of the corridor area is extended to include Jensen Drive,
just west of Hwy 59. Lyons Avenue corridor is the center of the renaissance.
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St. Elizabeth
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Proposed Commercial
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Why is this Project Important to the Fifth Ward CRC?

Throughout the years, Fifth Ward CRC has upheld the belief that we shape our future by
shaping our community. The acquisition of St. Elizabeth allows Fifth Ward to continue to
control the destiny of the neighborhood. As a leading advocate for economic and
community development in the Fifth Ward district of Houston, TX, this purchase provides
the organization control of a historical asset critical in the continued revitalization of the
neighborhood. The organization created and implemented the Lyons Avenue Renaissance
with the combined goals of economic development and neighborhood stabilization and
improvement. Fifth Ward CRC has been the catalyst for redevelopment through: 1)
Construction of single and multi- family development, and commercial offices; 2) land
assemblage for third party investors; 3) developing strategic partnerships with public and
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private entities; and 4) exerting its primary strength of convening resources to move
projects forward.
Neighborhood and market analysis – The neighborhood experienced significant
disinvestment from the 1960s to 1990s, however it is now experiencing a surge in
redevelopment and community engagement. Fifth Ward’s close proximity to downtown
Houston is attracting new residential development and renewed interest in the area. The
city has recently re-built five new elementary schools, a recreation center, senior center, and
head start. Fifth Ward CRC is leading the Lyons Avenue Renaissance with a focus on
revitalizing the primary commercial artery. St. Elizabeth anchors Lyons Avenue.
Development Experience –In addition to the 1000+ homes built or repaired and
commercial developments, Fifth Ward CRC has recently completed the redevelopment of
the DeLuxe Theater through partnerships with the City of Houston as well as Texas
Southern University. In addition, since inception the organization has built over 300 single
family homes and 336 apartment units. It has also assembled and acquired land for both
Houston Housing Authority (3 acres) and Legacy Community Health (1.5 acres) to support
new Lyons Ave Renaissance Development projects commencing in the next 60-90days
The organization is led by Kathy Flanagan Payton who has shown the ability to leverage
strategic partnerships to execute economic and real estate development projects in the
neighborhood for 23+ years. Additionally, the Board of Directors comprised of key leaders
in the corporate and philanthropic community
Support from key stakeholders – City and State leaders have expressed support for Fifth
Ward CRC’s acquisition and proposed development of the site. The community has
expressed desires to preserve the historical significance of the building. The site and
development in context of the Lyons Avenue Renaissance are attractive for NMTC
investors and any space made available to the public may be eligible for CDBG funding.
TIRZ has committed funding to support the development and the site will be designated by
the city has a historical site. Resources from State and National Historic Tax Credit
Programs may be considered:
- http://www.thc.texas.gov/preserve/projects-and-programs/preservation-tax-incentives
- https://www.nps.gov/tps/tax-incentives/before-you-apply.htm

St. Elizabeth Hospital Physical Description
The Saint Elizabeth Hospital is located on the Lyons Avenue Corridor in the Fifth Ward
community. The original building was constructed in 1947 by the Archdiocese of
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Galveston.
The original building of the hospital is in the shape of a capital
“E,” symbolizing Elizabeth, and was constructed in the elegant,
less-ornamented Art Décoratifs-style that was popular in the late
1940s. A chapel separated the two wings, and a Convent was
constructed to the east of the main building which is now
connected by a steel concourse walkway. The hospital
originally accommodated 6o beds and additional floors and
wings were added during the 1950s and an additional nonhistoric structure to the southwest of the building was added in
the late 1980s.
The original structure is a three-story structure with a partial sunlight basement. Stone steps
lead to an over-sized entrance featuring a frieze of the hospitals namesake Saint Elizabeth
in white stone, a stone cross completes the building imposing nature on the roof. More
energy efficient single-pane glazing, which replaced the original 6 over 12 casement
windows, are symmetrically aligned throughout the entire structure.
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The main building façade is completely encompassed by geometric black and white
limestone, with an accent of the same limestone on the Convent located to the main
building’s east side. The convent building is also denoted by accented crosses made by the
painted brick which makes up the buildings walls. The south of the building was altered
with a non-historic expansion added in the 1980s. This addition is a one story rectangular
building with a covered walkway, and a glass enclosed area. There is minimal
landscaping, a grassy courtyard in the front of the building with remanences of two
basketball courts and a parking lot.
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RFP PROCESS AND TIMELIME
TIMELINE
August 26th - RFP Release Date
September 8th at 1 pm - Pre-Proposal Meeting - The DeLuxe Theater 3301 Lyons
Ave, Houston, TX 77020
Tentative Sept 16th and 23rdth at 9:30 a.m. - Optional Tours September () Bidder
must make a reservation by contacting Cathy Torregano at
ctorregano@fifthwardcrc.org . Other tours may be scheduled by appointment
October 28th - Proposal Due Date at 4 pm
November 8th- Short List
November 14th-15h -Interviews –- The DeLuxe Theater 3301 Lyons Ave, Houston,
TX 77020
November 21st - Selection and Notification
QUESTIONS
Respondents may submit questions regarding this RFP. Questions should be sent via email
to inquiry@4514Lyons.com Answers to the questions will be posted on the project’s website
at http://www.4514Lyons.com.
RESPONSE REVIEW AND EVALUATION
FIFTH WARD CRC will review each submittal and may request additional information.
Interviews with selected Respondents and their teams, including designers, will be
scheduled in Houston TX at the DeLuxe Theater3301 Lyons Ave, on November 7th or
8th, 2016. At a time to be confirmed later. FIFTH WARD CRC reserves the right to accept
or reject any and all proposals and to interview only those proposed development teams that
it chooses.
SUBMISSION REQUIREMENTS
A.

Ten (10) hard copies of the submission and one (1) electronic copies on either a USB
flash drive or on a CD in searchable PDF and Excel format, identified by “St.
Elizabeth’s Developer RFP” and the name of the Respondent on the envelope must
be submitted to and received by FIFTH WARD CRC: 4:30 p.m. CST, October 28,
2016.
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B.

Proposals are to be submitted to:
FIFTH WARD CRC
4300 Lyons Ave Suite 300
HOUSTON, TX 77020

C.

No modifications or addenda will be accepted after the submission date unless
requested in writing by FIFTH WARD CRC. FIFTH WARD CRC reserves the
right to request additional information from the proposers after the submission
deadline.

D.

Proposals will become a part of FIFTH WARD CRC’s official files and will not be
returned

E.

This RFP and the selected firm’s proposal will be referenced and become a part of
any formal agreement between the selected proposer and FIFTH WARD CRC
resulting from this solicitation. In the event an agreement cannot be reached with
the selected proposer, FIFTH WARD CRC reserves the right to select a
replacement from the list of remaining proposers. FIFTH WARD CRC reserves the
right to establish with the successful proposer the exact terms and conditions of the
contract including, but not limited to: scope, role, price and subcontracting, if
applicable.

F.

Proposals will be evaluated pursuant to the criteria contained in EVALUATION OF
PROPOSALS.

G.

The RFP does not commit FIFTH WARD CRC to award a contract. FIFTH WARD
CRC will not pay or reimburse any costs incurred in the preparation of a proposal
responding to this request.

H.

The proposer shall not offer or confer any gratuities, favors or anything of monetary
value to any official or employee of FIFTH WARD CRC for the purpose of
influencing consideration of a proposal.

I.

All proposals submitted must be the original work product of the proposer.
Copying, paraphrasing, or other use of substantial portions of the work product of
another proposer is not permitted. Failure to adhere to this instruction may cause
the proposal to be rejected.

J.

Proposers are required to list officer(s) authorized to execute agreements on behalf
of the firm. If the selected proposer is a corporation, the proposer will be required to
furnish evidence that the firm is authorized to do business in the State of Texas.

K.

FIFTH WARD CRC has sole discretion and reserves the right to cancel or rebid
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this RFP in whole or in part, to reject any and all proposals received prior to the
contract award or to increase or decrease the quantity of services requested in this
RFP. FIFTH WARD CRC reserves the right to waive any formalities in canceling
this RFP or in rejecting any or all proposal or parts thereof. FIFTH WARD CRC
reserves the right to request clarification of any proposal.
L.

Only written requests and responses to questions related to this RFP are binding and
proposers will be notified in writing of any change in the RFP.

DESCRIPTION OF WORK
COMPREHENSIVE PLANNING AND ADAPTIVE REUSE

A.

PROJECT DESCRIPTION
FIFTH WARD CRC recently acquired the building located at 4514 Lyons Ave
known as the Historic St. Elizabeth Hospital and envisions an adaptive renovation
into mixed commercial, public and residential uses. The beautiful limestone facade
and much of the original building will be preserved as it contributes to the historic
character of the 150-year-old neighborhood. St. Elizabeth’s advantageous location
is on Fifth Ward’s commercial and cultural corridor of Lyons Avenue, just blocks
from Interstate 10 with views of the Houston skyline. The purpose of this RFP is to
select a Developer/Team with the capability, vision and experience to deliver all of
the components outlined in this RFP in a manner consistent with FIFTH WARD
CRC’s optimal goal of focusing on essential needs for the area basic needs –
security, food, education wellness and housing, as amenities that make the area both
unique and attractive. The newly designed project must:
Creatively Reuse Historic Structures: Establish a reuse and preservation strategy
for a unique and sustainable redevelopment of the original hospital building.
Provide a Mix of Uses: Create a plan that accommodates a mix of uses, including
residential, office, retail, and amenities.
Generate and Foster Economic Opportunities for 5th Ward Residents: Create
new employment and business opportunities for 5th Ward residents. The project
should be a place of both commercial and cultural exchange and attractive to
visitors and investors.
Maximize Value to the Community: As a signature project, this project will help
to change the perceptions of the area by continuing to dress up the community’s
“front door.” More importantly, the final project must be both sustainable and
income producing. As an anchor on the eastern end of the corridor, the project will
serve as a catalyst to further rebrand the thoroughfare and promote daily activity.
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B.

SERVICES TO BE RENDERED
FIFTH WARD CRC is seeking a Developer/Team with extensive experience in the
renovation of historic structures, new and mixed-use development. The Developers
may form an interdisciplinary team to design and offer a comprehensive and
integrated project/programming, which includes housing, retail, office space, public
facilities, landscape/greenspace and adequate parking.

PROPOSAL FORMAT
INFORMATION TO BE FURNISHED
1. Cover Letter and Executive Summary
a. Please include a cover letter and executive summary that highlights the key
components of the submission, signed by an authorized representative
2. Developer, Team Information and Qualifications
a. Please provide the name and contact information of firm or team representative to
whom we should address subsequent communications.
b. Please identify all team members, indicating their roles and responsibilities.
c. For the lead respondent role, please provide 3 – 5 examples of mixed use, innovative
and historic projects that best illustrate ability to accomplish FIFTH WARD CRC’s
goals for St. Elizabeth. Provide an overview of the scale and scope of these projects,
including development timeline, cost, total square footage, program, and key
tenants. Please discuss the outcomes that these projects accomplished, including
job creation and other economic development impacts, as well as any “lessons
learned” that could be relevant to St. Elizabeth. Please provide complete contact
information for at least four references who can speak the firm’s accomplishments
and performance with respect to the above-cited projects.
d. Please discuss how the firm will manage the Developer function. Identify key
personnel, describing their roles and responsibilities as they relate to each
component of the Development proposal.
e. Please discuss how the developer envisions working with Fifth Ward CRC on
the project if applicable.
3. Development Project Scope and Narrative
a. Please describe the scope of the project at St. Elizabeth the development
team proposes to undertake.
b. If the proposed scope includes a joint venture, partnership or collaborations,
please indicate the inclusion of Fifth Ward CRC in the development of this
facility and provide a discussion of the nature of the collaboration, partnership,
or other relationship.
c. For each project component please provide a discussion of the following:
i. Development vision and concept;
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ii.

Overall development program, including proposed uses, amenities, unit
types/mix, and square footage. Include a detailed discussion of impact
and outcome of related programs and uses related to the commercial
and /or public use
iii. Target market and leasing strategy, including letters of interest from
potential tenants if available, including any letters of interest;
iv. Anticipated development budget, equity and debt financing strategy;
v. Development timetable and phasing;
vi. Open space and parking strategy;
vii. Discussion of other issues that must be addressed.
4. Proposed Planning
a. Please indicate any proposed site expansions, which may include the
acquisition of additional land.
b. Please indicate any request for variances or development challenges that may
be foreseen, including a detailed explanation and justification for any
proposed variances or special exceptions.
5. Planning and Design Submission
a. Please provide 3 examples of comparable projects designed within the last
10 years that illustrate the lead designer’s approach to design and placemaking.
b. Please provide a development/ site plan and conceptual designs for the
project components proposed development. The submission should provide a
clear understanding of design intent with respect to circulation, streetscape,
retail uses, and the intention to create a “sense of place” at each phase of
development at St. Elizabeth.
c. Provide an order-of-magnitude, conceptual cost estimate, including trade cost and
allowances for mark-ups, escalation, and contingency, as well as tenant
improvement budget for office/commercial uses, as applicable, for project
components of the proposed development.
d. Propose a management planandprogramming partners’ planfor mixed use.
6. Project Schedule
a. Please provide a timeline for predevelopment/ planning, design, and
construction for each component of the proposal.
7. Proposed Business Deal and Transaction Structure
a. Please discuss the proposed strategy for structuring the business deal to include
but not limited to contract for services (i.e. developer or co developer, architect,
General Contract joint venture, limited partnership)
b. Identify roles of potential partners if any
8. Project Feasibility and Financial Plan
a. Please discuss a financing strategy for project components. Provide a Sources and
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Uses of Funds detailing how the project will be financed through a combination of
debt and equity, including:
i. Equity sources: specify the amount of equity to be invested by the Master
Developer and identify potential equity providers, supported by a letter of
interest, term sheet, or partnership agreement, if available.
ii. Construction financing: identify potential lender(s) and provide a letter of
interest, if available.
iii. Permanent financing: identify potential lender(s) and include a letter of interest,
if available.
iv. Subsidies sought, if any.
b. Please discuss resources to guarantee the completion of construction of the
components of proposed development, including company’s past history and
current financial capability. Please note, if selected, the Respondent will be
required to provide additional evidence of its or its third party guarantor’s ability
to guaranty the full completion of construction, including any cost overruns
c. Provide a project pro forma to demonstrate project feasibility. The pro forma must
be submitted as part of a proposal and in Excel format with formulas on a separate
thumb drive. Include a 20-year cash flow projection, indicating all assumptions
clearly, and specify:
i. Projected rents for residential,commercial and retail tenants
ii. Parking revenues, if any
iii. Operating expenses
iv. Real estate taxes
v. Net operating income
vi. Annual debt service
vii. Net cash flow
viii. Equity returns
9. Local Hiring & Opportunities
Respondents are encouraged to incorporate in their responses the following:
Opportunities for 5th Ward neighborhood- based business to participate in
the project. If included, evidence of the inclusion of such businesses should
be submitted in the form of written confirmation from such neighborhoodbased businesses and shall include the scope and details of the said
businesses’ involvement in the project.
10. Community Engagement
a. Discuss a proposed approach to community engagement. Outline how the
team will interact with and seek input from the community, local elected
officials, and other key stakeholders.
b. Respondents shall provide a summary of their response that may be shared
with the local community and stakeholders. Summaries should not exceed
300 wo
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SELECTION
A.

SELECTION RECOMMENDATION PANEL
A Selection Recommendation Panel (“Panel”) may be established to review
and evaluate the responses. If established, the composition of the Panel will be
determined by FIFTH WARD CRC, in its sole discretion. FIFTH WARD
CRC and/or the Panel may consult with professional consultants, advisors, and
other stakeholders for technical assistance. FIFTH WARD CRC and/or the
Panel will evaluate each response, taking into account the information
provided in response to the RFP and the best interests of the community.

B.

SELECTION PROCESS
The purpose of the RFP is to enable FIFTH WARD CRC to select a Developer
with the capability, vision and experience to deliver all of the project
components outlined in this RFP in a manner consistent with FIFTH WARD
CRC’s objectives for creating a mixed-use development at St. Elizabeth.
Evaluation of the proposals based on the following criteria:

1. Strength of overall development team, including commitment and
availability of key staff;
2. Evidence of specific experience in the design, development, and
operation of mixed-use development, or similar projects;
3. Evidence of specific experience in the design, development, and
operation of historic buildings;
4. Experience with public/private partnerships and collaboration;
5. Ability to secure financing and provide required credit support,
including completion guaranties;
6. Superior ability to execute/deliver on commitments;
7. Design quality;
8. Business terms.
More specifically, higher ratings will be given to Respondents who:
1. Maximize the overall economic benefit to the community;
2. Maximizing community benefits: affordable housing, cultural and
neighborhood-serving amenities, and job creation and/or apprenticeship
programs for residents, particularly for residents of 5thWard;
3. Provide 5thWard businesseswith opportunities to participate in the Project.
Evidence of the inclusion of such businesses shall be in the form of written
confirmation from such neighborhood-based businesses which shall include
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the scope and details of the said businesses’ involvement in the Project.
4. In addition, teams should propose innovative, market-viable ideas for
redevelopment of the PI area. Fifth Ward CRC encourages teams to consider,
in their vision, the community’s goals with respect to promoting vibrant,
walkable, mixed- use neighborhoods and commercial corridors. Higher
ratings will be given to Respondents who design development programs
that:
5. Comprehensively address stakeholder concerns and requirements;
6. Accomplish the goals of the Lyons Ave Renaissance;
7. Stimulate pedestrian activity and include vibrant streetscapes; and
8. Are sustainable developments that have minimal impact on the historic
fabric, the environment and achieve LEED certifications.
Finally, each Respondent will be evaluated based on the financial feasibility of its
proposal and the team’s financial capacity. Teams whose responses satisfy the following
criteria may be eligible for higher ratings:
9. Demonstrate that they possess the financial resources to execute the project
requirements;
10. Provide funding plans, including sources and uses tables and multi-year proforma development budgets;
11. Display a willingness to provide the Fifth Ward CRC with fair consideration
for its real property assets or other level of engagement.
12. Demonstrate significant investments of “at risk” capital during the predevelopment and development process; and
13. Exhibit a willingness to offer a meaningful guarantee regarding payment
and performance through final project completion.
Respondents may submit proposals with different team members being responsible for the
residential uses, commercial office, retail, and Historic Preservation components.
Respondent teams should clearly identify the components each respective team member
will be responsible for.
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