
2026 Affordable Rental Housing 
Development: Tax Credit RFP Workshop 

City of Madison Community Development Division
June 22, 2026



Welcome

This meeting will be recorded and posted on the CDD Funding 
Opportunities Website. 

It is a public record subject to disclosure. By continuing to be in the 
meeting, you are consenting to being recorded and consenting to this 
record being released to public record requestors who may see you, 
your home and your family members in the recording. You have the 
option to turn off your camera and participate with audio only. 

(Start Recording)



2026 Affordable Rental Housing 
Development: Tax Credit RFP Workshop 

City of Madison Community Development Division
June 22, 2026



Agenda

Workshop Overview: 
• RFP Overview
• Planning & Land Use Approvals
• Sustainability Office
• Focus on Energy
• Contract Compliance
• Target Area Map
• RFP Requirements & Preferences



RFP Summary

RFP Number and Title: 
• RFP #2026-15043
• Affordable Rental Housing 

Development: Tax Credit RFP

Scope: 
• The City of Madison Community 

Development Division (CDD) is 
soliciting development financing 
proposals to: 

• Increase supply of income- & rent-
restricted housing opportunities 
for lower-income households (60% 
AMI)

• With the expectation that:
• Developments serve 30% AMI 

households & targeted 
populations (with services)



RFP Summary

RFP Number and Title: 
• RFP #2026-15043
• Affordable Rental Housing 

Development: Tax Credit RFP

Scope: 
• Program funds are available only 

for projects utilizing LIHTC 
• RFP is gap financing

• Made available to help cover the 
difference between total 
development costs and the 
amount that can be secured from 
other sources



RFP Timeline in brief

Pre-Application: 
• Application Workshop: 

• June 22
• Contact CDD: 

• by July 9
• CDD will coordinate with Planning

• Discuss with Alder/NA
• by July 23

• Submission Deadline: 
• July 24 @ noon

Post-Application: 
• DAT + Neighborhood Meeting: 

• By August 13 
• July 23 if Limited Eligibility

• Supplemental Application: 
• By August 28

• Staff Presentation:
• September 1-3

• Developer Presentations to CDBG
• October 1 

• Finance/Council Consideration:
• November-December 2026



RFP Overview

• Anticipate at least $10,000,000 in 
Affordable Housing Funds available 
to allocate

• CDD Funding Opportunities Website
• For all documents

• Point of Contact: Matt Frater, AICP 
• MFrater@cityofmadison.com



Policy Guidance



Program Goals



Program Goals



Program Goals



Program Goals



Goals & Objectives

The CDD utilizes the Affordable Housing Fund: Tax 
Credit RFP to support investments in these approaches 
by:

• Preserving existing income- and rent-restricted 
housing units, anywhere in the City 

• Developing new affordable housing in parts of 
the City that currently have limited access to 
income- and rent-restricted housing, to 
facilitate geographic mobility for residents and 
increase overall choice

• Developing new affordable housing in parts of 
the City where naturally occurring affordable 
housing already exists, to improve housing 
stability and limit the involuntary displacement 
of existing residents, so long as those areas are 
very well served by higher-frequency public 
transit routes

• Dedicating housing units for households with 
homeless experience and who are referred 
from the community’s Coordinated Entry (CE) 
system



Planning Principles & Plan Consistency



Sustainability & Resilience



Sustainability & Resilience



Contract Compliance



RFP Overview

• Anticipate at least $10,000,000 in 
Affordable Housing Funds available 
to allocate

• CDD Funding Opportunities Website
• For all documents

• Point of Contact: Matt Frater, AICP 
• MFrater@cityofmadison.com



Agenda

RFP Overview: 
• Summary
• Timeline
• Policy Guidance
• Program Goals
• Requirements & Preferences

Process Overview: 
• Attachment A

Application Packet/Submission 
Overview: 
• Attachment G

Q&A: 
• FAQs will be posted to CDD 

Funding Opportunities page



Requirements & Preferences

Requirements:
• Applications must meet all 

eligibility criteria outlined in the 
RFP

Preferences: 
• Encouraged to meet as many RFP 

preferences as possible to ensure a 
competitive application

• Preferences align with Policy 
Guidance, consistent with other 
funding awards

• Proposals that commit to more 
preferences typically score better 
through competitive analysis

• Proposals that score favorably are 
forwarded for additional evaluation



Requirements & Preferences



Requirements & Preferences

Planning Principles & Plan Consistency

Unit Mix & Affordability

Property Management

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability

Property Management

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Planning Principles & Plan Consistency

• LUA process overview from Planning

• All land use approvals required no later than February 5, 2027

• Scoring: Responsiveness to Staff Comments; Quality



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability

Property Management

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management 

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Unit Mix & Affordability

Requirements

• At least 20% of total units income-
and rent-restricted at or below 30% 
AMI

• Proportionate distribution of units 
of various bedroom sizes across the 
different unit income limits

• Minimum period of affordability of 
40 years; secured by a Land Use 
Restriction Agreement (LURA)

• PBVs must be placed on 50% or 60% 
AMI units, unless otherwise 
restricted by the issuing authority



Unit Mix & Affordability

Preferences 

• Proposals that commit to permanent 
affordability

• Obtain maximum number of points in 
the “Serves Lowest Income Families” 
section of WHEDA’s MFA 

• Proposals (excl. age-restricted) in which 
at least 20% of units are 3+ bedroom

• At least 40% of total units income- and 
rent-restricted at or below 50% AMI 

• Model initial rents for 50% and 60% 
units at not more than 90% of the 
maximum allowable rent 

• Designate income- and rent-restricted 
units at or below 40% AMI



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management 

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Property Management

Requirements
• The developer/ownership entity will be 

held responsible to ensure that:
• Property is continuously supported by 

professional property management with 
sufficient on-site presence 

• Property management staff has 
undergone training sanctioned by the 
City of Madison

• Property manager responds in a timely 
and sufficient manner to inquiries, 
concerns or complaints

• No property within the City of Madison, 
for which it is sole or part owner, is the 
subject of an unresolved dispute, legal 
complaint or enforcement action 
involving agencies of city government

• Rent increases are limited to 2% 
annually for lease renewals

• Non-renewals of leases may only be 
issued in response to serious lease 
violations or a repeated pattern of 
minor violations, and must contain 
written notification to the tenant with 
an opportunity for appeal

• Developments must utilize a Tenant 
Selection Plan (TSP) and Affirmative 
Marketing Plan (AMP) consistent with 
the City of Madison TSP/AMP 
Standards for all units throughout the 
period of affordability



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Supportive Housing

Requirements 
• At least 20% of total units must be designated as Supportive Housing Units for targeted populations in 

need of support services 
• Must have a Memorandum of Understanding (MOU) by time of financial closing

• Units set aside units for households with homeless experience
• Referrals for these units must come through the Coordinated Entry manager, either from a Rapid-Rehousing 

Program or Rapid-Rehousing-eligible households (unless otherwise directed by CDD) for the duration of the 
period of affordability

• Must have a Memorandum of Understanding (MOU) with a service partner by time of financial closing
• Include source of ongoing funding sufficient to provide support services through the period of affordability

• Ongoing coordination between the Developer, Property Manager and Service Providers that includes 
• Supportive Services Plan due with application 
• Lease-up/referral to ensure that units are leased to target population
• Coordination meetings with Developer, Property Manager, and Service Provider
• Annual reporting of Supportive Housing Units filled via referral 



Supportive Housing

Preferences 

• Hard set-aside for units reserved for 
households with homeless 
experience

• Dedicated onsite space for 
supportive services



Supportive Housing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience

Design & Accessibility

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience | 4 requirements, 7 preferences

Design & Accessibility

Development Team & Financing



Sustainability & Resilience

Requirements 

• Applicants must apply to Focus on Energy Design Assistance  
• New Construction Proposals 

• Must submit application to full New Construction Energy Design Assistance and/or 
Express Energy Design Assistance (eEDA) Program 

• Must select energy efficiency options that will yield at least 20% projected Energy Use 
Intensity (EUI) savings over baseline energy code 

• Rehabilitation Proposals
• Must obtain a Focus on Energy Audit, or similar process, to identify energy efficiency 

strategies, financial incentives, and rebates
• Must select energy efficiency options that yield maximum feasible EUI savings over 

baseline energy code

• Minimum 30 kW photovoltaic array

• Minimize parking onsite as much as is feasible



Sustainability & Resilience

Preferences 

• Proposal reflects full electrification 
of HVAC systems and appliances 

• Proposal claims points in WHEDA 
Multifamily Application for 
Advanced Certification 

• Proposal receives EPA Indoor 
airPLUS Certification 

• Proposal includes a photovoltaic 
array sized to offset 20% or more of 
total building annual load, or 70% of 
common area annual load 

• Proposal optimizes building design 
to accommodate maximized future 
photovoltaic capacity (e.g. solar 
ready for photovoltaic expansion) 

• Proposal includes additional energy 
efficiency, renewable energy, 
and/or decarbonization features 
that exceed minimum 
requirements, such as EV charger 
installation, etc.

• Utilize ENERGY STAR certified 
appliances, equipment, and materials



Sustainability & Resilience

• Overview from Focus on Energy

• Must submit confirmation with Application



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience | 4 requirements, 7 preferences

Design & Accessibility

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience | 4 requirements, 7 preferences

Design & Accessibility | 3 requirements, 4 preferences

Development Team & Financing



Design & Accessibility

Requirements 

• Incorporate WHEDA Universal Design components to the greatest extent possible
• At least 50% of total units must be designed to WHEDA Universal Design Requirements 

• Where WHEDA requires less than 20% of units in a specific requirement, CDD 
requirement is twice the percentage of the WHEDA requirement 

• At least 50% of total units must be classified as Type A units, or Type B units convertible 
to Type A 

• All common spaces, offices, and areas accessible to tenants, including elevator accessible 
units, must be fully visitable 

• Proposals for family housing must include at least one onsite play space for children, 
either indoor or outdoor 

• Proposals must include at least one community room or large common space for use by 
tenants and generally accessible at no or nominal cost



Design & Accessibility

Preferences 

• Proposal reflects unique and 
creative partnerships to utilize 
commercial spaces that benefit 
the surrounding neighborhood 

• Proposal incorporates WHEDA’s 
Universal Design components into 
as many units as is feasible 

• During the AHF-TC application 
process, the proposal identifies a 
specific partnership that will lease 
commercial space in the property, 
at low or no-cost, for a 
neighborhood-enhancing venture

• Proposal includes the use of 
creative outdoor amenities as 
usable open space



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience | 4 requirements, 7 preferences

Design & Accessibility | 3 requirements, 4 preferences

Development Team & Financing



Requirements & Preferences

Planning Principles & Plan Consistency | 1 requirement/preference

Unit Mix & Affordability | 4 requirements, 6 preferences

Property Management | 4 requirements

Supportive Housing | 3 requirements, 2 preferences

Sustainability & Resilience | 4 requirements, 7 preferences

Design & Accessibility | 3 requirements, 4 preferences

Development Team & Financing | 3 requirements, 3 preferences



Development Team & Financing

Requirements 

• Applicants must submit realistic and feasible sources of funding 
• Include other soft sources of funding the proposal is competitive in and 

eligible for 
• Only one financial model/scenario may be submitted per site 

• Defer the maximum feasible developer fee, unless a portion of the 
fee is proposed as a source of funding for Supportive Service 
Coordination 

• All co-developer team members are expected to play active roles 
in all aspects of the development process



Development Team & Financing

Preferences 

• Proposals that incorporate creative financing solutions to emerging needs, 
whether for development or tenant benefit

• A proposal that provides for a minimum 24% stake in all aspects of the 
development for emerging developers and/or ACRE graduates 

• A proposal from a non-profit entity, currently providing services or 
development within the Madison community, that assumes the roles of 
both Developer and Owner, or a partnership arrangement in which the 
non-profit has a majority ownership interest in the property and a General 
Partner Purchase Option, Right of First Refusal, or controlling interest in 
the ownership entity



Scoring Criteria

• Directly carry over from 
Preference selections

• Overall creativity & partnerships

• Not sole determining factor in 
funding recommendations

• Lead to Further Evaluations



Additional Resources

Attachment A: Attachment G: 



Additional Resources

RFP Timeline: Attachment A Timeline: 



Additional Resources

All Resources: 



Important Notes

• Required contacts in Attachment A

• Detailed timeline in Attachment A 
• Ensures deadlines are met for successful proposals

• Reach out for staff contacts as soon as is feasible

• Complete processes as soon as is feasible



RFP Timeline in brief

Pre-Application: 
• Application Workshop: 

• June 22
• Contact CDD: 

• by July 9
• CDD will coordinate with Planning

• Discuss with Alder/NA
• by July 23

• Focus on Energy Initial Application Deadline
• July 23

• DAT Deadline (if Limited Eligibility)
• July 23

• Submission Deadline: 
• July 24 @ noon

Post-Application: 
• DAT + Neighborhood Meeting: 

• By August 13
• Focus on Energy BRD Deadline

• August 27
• Supplemental Application: 

• By August 28
• Staff Presentation:

• September 1-3
• Developer Presentations to CDBG

• October 1
• Finance/Council Consideration:

• November-December 2026



RFP Timeline in brief

Pre-Application: 
• Application Workshop: 

• June 22
• Contact CDD: 

• by July 9
• CDD will coordinate with Planning

• Discuss with Alder/NA
• by July 23

• Focus on Energy Initial Application Deadline
• July 23

• DAT Deadline (if Limited Eligibility)
• July 23

• Submission Deadline: 
• July 24 @ noon

Post-Application: 
• DAT + Neighborhood Meeting: 

• By August 13
• Focus on Energy BRD Deadline

• August 27
• Supplemental Application: 

• By August 28
• Staff Presentation:

• September 1-3
• Developer Presentations to CDBG

• October 1
• Finance/Council Consideration:

• November-December 2026



Questions?

City of Madison Community Development Division

Matt Frater, AICP | MFrater@cityofmadison.com
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