
Agenda Item No: 17.A

STAFF REPORT

Report To: Board of Supervisors Meeting Date: December 5, 2019

Staff Contact: Darren Schulz, Public Works Director

Agenda Title: For Possible Action:  Discussion and possible action regarding the review of proposals
submitted by Pala Seek LLC and the Carson City Veterans' Village Coalition Group for
possible selection for the development of 3410 Butti Way (APN 010-037-04) for
affordable/workforce housing and, if applicable, to direct staff to further develop the project
proposal with the selected proposer. (Darren Schulz, DSchulz@carson.org; Carol Akers,
CAkers@carson.org; and Dan Stucky, DStucky@carson.org)

Staff Summary:  On September 5, 2019, the Board of Supervisors directed staff to publish
a Request for Proposals (RFP) for the development of 3410 Butti Way (APN 010-037-04)
for Affordable/Workforce Housing. Since this time, staff has advertised the RFP and
received and evaluated two submitted proposals from qualified developers. The two
proposers, Pala Seek LLC and the Carson City Veterans' Village Coalition Group, will
present their respective proposals to the Board of Supervisors for review and possible
selection. If a selection is made, the selected proposer will be authorized to work with City
staff to further develop the project proposal, begin the land entitlement process, conduct
community outreach, and negotiate a Development Agreement. 

Agenda Action: Formal Action / Motion Time Requested: 60 minutes

Proposed  Motion
I move to select [Pala Seek LLC - OR - the Carson City Veterans' Village Coalition Group] to develop the project
and direct staff to work with the selected proposer to further develop the project proposal.

Board's Strategic Goal
Economic Development

Previous Action
January 17, 2019 - The Carson City Board of Supervisors directed staff to initiate due diligence to determine
whether to convey a portion of 3410 Butti Way (APN 010-037-04) under the provisions of NRS 244.287 for
development of affordable housing and prepare a proposed Request for Proposals to be reviewed by the Board
in order to seek proposals from qualified developers through a competitive process.

September 5, 2019- The Carson City Board of Supervisors reviewed and discussed the draft RFP for the
development of 3410 Butti Way (APN 010-037-04) for Affordable/Workforce Housing and directed staff to
publish the RFP in order to seek proposals from qualified developers through a competitive process. 

Background/Issues & Analysis
On September 12, 1960, the City acquired approximately 127.7 acres of property along Butti Way from the
State of Nevada.  Since this time, the property has been developed to house several City Departments and
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facilities including the Public Works Department and Corporate Yard, the Parks Department, the Nevada
Humane Society and the Water Resource Reclamation Facility.  The portion of property being considered for
conveyance is approximately 6.31 acres of City property located on the north side of Butti Way at 3410 Butti
Way (APN 010-037-04). The remaining approximately 1.5 acres of this parcel is being reserved for a future Fire
Station or Emergency Operations Center location. The City does not have a need to retain the 6.31 acres for
public use and would like to consider whether it is a feasible location for affordable/workforce housing.  

On January 17, 2019, the Board of Supervisors directed staff to initiate due diligence to determine whether to
dispose of a portion of 3410 Butti Way (APN 010-037-04) under the provisions of NRS 244.287 or NRS 244.284
for development of affordable housing and prepare a proposed Request for Proposals to be reviewed by the
Board in order to seek proposals from qualified developers through a competitive process.   Subsequently, staff
obtained a title report, appraisal, and Phase 1 Environmental Site Assessment.  The Phase 1 Environmental
Site Assessment revealed no evidence of recognized environmental conditions in connection with the property. 
The appraisal valued the property at $755,000.  

On September 5, 2019, the Board of Supervisors reviewed and discussed the draft RFP for the development of
3410 Butti Way (APN 010-037-04) for Affordable/Workforce Housing and directed staff to publish the RFP in
order to seek proposals from qualified developers through a competitive process. Since this time, staff has
advertised the RFP, received and evaluated two submitted proposals from qualified developers. The two
proposers, Pala Seek LLC and the Carson City Veterans' Village Coalition Group, will present their respective
proposals to the Board of Supervisors for review and possible selection. The proposed format for the Board
meeting will consist of a maximum 20-minute presentation, followed by a question and answer session by the
Board. After the presentations and Q&As, the Board may discuss and select a successful proposer.

The 20-minute presentation should highlight the written proposal, including addressing the following key areas:
1. Experience with similar projects and technical capacity to deliver a successful project

2. Project approach, including:
• Project objectives (RFP Section 4.1)
• Conceptual site plan/conceptual building elevations, i.e. show how your proposed project could be
developed on the property while meeting applicable setback requirements and maintaining compatibility with
adjacent development (RFP Sections 4.1.6 High Quality Development, 4.1.8 Distinctive Community Character
and Input, 4.2.2 Development Standards, 5.2.3 Project Approach).
• Breakdown of affordable units, including how your proposal will serve a range of household incomes
based on affordability standards. 
• Terms of land conveyance and length of affordability term
• How will the project serve the housing needs of existing Carson City residents?

3. Estimated project schedule and timeline 

4. Financial information, including:
• Financing narrative and pro forma summary
• Provide information demonstrating how you would obtain financing within your proposed project
timelines, including the financing mechanisms that would be used. (RFP Section 5.2.4)

The selected proposer will be authorized to work with City staff to further develop the project proposal, begin the
land entitlement process, conduct community outreach, and negotiate a Development Agreement. The Board of
Supervisors may also, in its sole discretion, reject any and all proposals, select an alternative proposal, or
reissue the RFP.

Applicable Statute, Code, Policy, Rule or Regulation
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NRS 244.284 (Lease or conveyance of real property of county to corporation for public benefit) and 244.287
(Conveyance of property to non-profit organization for development of affordable housing)

Financial Information
Is there a fiscal impact? Yes

If yes, account name/number: General Fund Surplus Sales - 1010090-482080 

Is it currently budgeted? No

Explanation of Fiscal Impact: If the property is sold, proceeds from the sale will go into the General Fund. 
Additionally, conveyance of the City property would increase property tax revenue to the City. 

Alternatives
Decline to make a motion or provide alternative direction to staff.

Attachments:
RFP #19300056.pdf

Notice for Presentation-CCVVCG.PDF

Carson City Veterans' Village Coalition Group Proposal.pdf

Notice for Presentation-PalaSeek.pdf

PalaSeek LLC Proposal.pdf

Board Action Taken:
Motion: _________________ 1) ________________ Aye/Nay

2) ________________ _________
_________
_________
_________
_________

_________________________________
(Vote Recorded By)
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                    CARSON CITY, NEVADA    

 CONSOLIDATED MUNICIPALITY AND STATE CAPITAL 
 
 
 

Eddie Hult, LCD-NV 
Carson City Veterans’ Village Coalition Group 
679 Meadow Ln. 
Carson City, NV 89701 
 
Delivered by e-mail to eddie.hult@cplc.org    
 
Reference: RFP 19300056 Development of 3410 Butti Way (APN 010-037-04) for 
Affordable/Workforce Housing 
 
Dear Mr. Afifeh, 
 
You have been identified as a finalist for RFP #19300056 - Development of 3410 Butti 
Way (APN 010-037-04) for Affordable/Workforce Housing.  
 
As a finalist, you are invited to present your proposed project to the Carson City Board 
of Supervisors meeting on December 5th for final review and selection. The format of 
the agenda item for the Board meeting will consist of a maximum 20-minute presentation 
(computer and connection to projector screen will be available for PowerPoint 
presentations), followed by a question and answer session by the Board. After the 
presentation and Q&A, the Board will discuss and recommend for award to the 
successful proposer. 
  
The 20-minute presentation should highlight the written proposal, including addressing 
the following key areas: 

• Experience with similar projects and technical capacity to deliver a successful 
project 

• Project approach, including: 
o Project objectives (RFP Section 4.1) 
o Conceptual site plan/conceptual building elevations, i.e. show how your 

proposed project could be developed on the property while meeting 
applicable setback requirements and maintaining compatibility with 
adjacent development (RFP Sections 4.1.6 High Quality Development, 
4.1.8 Distinctive Community Character and Input, 4.2.2 Development 
Standards, 5.2.3 Project Approach). 

o Breakdown of affordable units, including how your proposal will serve a 
range of household incomes based on affordability standards.  

o Terms of land conveyance and length of affordability term 
o How will the project serve the housing needs of existing Carson City 

residents? 
 

• Estimated project schedule and timeline  
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• Financial information, including: 
o Financing narrative and pro forma summary 
o Provide information demonstrating how you would obtain financing within 

your proposed project timelines, including the financing mechanisms that 
would be used. (RFP Section 5.2.4) 

 
If you have any questions, please contact me. 
 
 
Sincerely, 
 
 
Carol Akers, Purchasing and Contracts Administrator 
Carson City Purchasing and Contracts 
201 North Carson Street, Suite 2 
Carson City, NV 89701 
775-283-7362 
FAX 775-887-2286 
CAkers@carson.org 
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                    CARSON CITY, NEVADA    

 CONSOLIDATED MUNICIPALITY AND STATE CAPITAL 
 
 
 

Omar Afifeh, PE 
PalaSeek LLP 
876 Ridgecrest Drive 
Carson City, NV 89705 
 
Delivered by e-mail to omarafifeh@universalconstructionllc.com    
 
Reference: RFP 19300056 Development of 3410 Butti Way (APN 010-037-04) for 
Affordable/Workforce Housing 
 
Dear Mr. Afifeh, 
 
You have been identified as a finalist for RFP #19300056 - Development of 3410 Butti 
Way (APN 010-037-04) for Affordable/Workforce Housing.  
 
As a finalist, you are invited to present your proposed project to the Carson City Board 
of Supervisors meeting on December 5th for final review and selection. The format of 
the agenda item for the Board meeting will consist of a maximum 20-minute presentation 
(computer and connection to projector screen will be available for PowerPoint 
presentations), followed by a question and answer session by the Board. After the 
presentation and Q&A, the Board will discuss and recommend for award to the 
successful proposer. 
  
The 20-minute presentation should highlight the written proposal, including addressing 
the following key areas: 

• Experience with similar projects and technical capacity to deliver a successful 
project 

• Project approach, including: 
o Project objectives (RFP Section 4.1) 
o Conceptual site plan/conceptual building elevations, i.e. show how your 

proposed project could be developed on the property while meeting 
applicable setback requirements and maintaining compatibility with 
adjacent development (RFP Sections 4.1.6 High Quality Development, 
4.1.8 Distinctive Community Character and Input, 4.2.2 Development 
Standards, 5.2.3 Project Approach). 

o Breakdown of affordable units, including how your proposal will serve a 
range of household incomes based on affordability standards.  

o Terms of land conveyance and length of affordability term 
o How will the project serve the housing needs of existing Carson City 

residents? 
 

• Estimated project schedule and timeline  
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• Financial information, including: 
o Financing narrative and pro forma summary 
o Provide information demonstrating how you would obtain financing within 

your proposed project timelines, including the financing mechanisms that 
would be used. (RFP Section 5.2.4) 

 
If you have any questions, please contact me. 
 
 
Sincerely, 
 
 
Carol Akers, Purchasing and Contracts Administrator 
Carson City Purchasing and Contracts 
201 North Carson Street, Suite 2 
Carson City, NV 89701 
775-283-7362 
FAX 775-887-2286 
CAkers@carson.org 
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                                  PalaSeek LLP 
876 Ridgecrest Drive 

Carson City, NV 89705 
 

 

Proposal for RFP# 19300056 
 

Development of 3410 Butti Way (APN 010-037-04) 
for Affordable/Workforce Housing 

 
 

Contact Person:  Omar Afifeh, PE 
(702)752-1413 

omarafifeh@universalconstructionllc.com 

 

October 24, 2019 

 

Carson City Purchasing and Contracts 
201 N. Carson Street, Suite 2, Carson City, Nevada 89701 

 

 

  

 

 

Proposal is only 20 Pages per RFP but extra pages are for Cover Letter, Index and Resumes.   
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Abstract 

October 23, 2019 

Carson City Board of Supervisors  
201 N. Carson Street, Suite 2  
Carson City, Nevada 89701 
 

Dear Carson City Board of Supervisors,  

PalaSeek LLP, here in after “PalaSeek”, a local Carson City Nevada for-profit partnership of 
knowledgeable, financially sound and experienced partners and affiliates in the field of affordable 
housing; is pleased to provide you this proposal in response to your RFP regarding the property 
located on 3410 Butti Way, Carson City, Nevada 89701 APN 010-037-04. Upon winning this 
process, PalaSeek intends to utilize this parcel per NRS 244.287 to develop a 160 Unit Mixed 
Income Affordable Workforce Housing Project for the residents of Carson City for at least the 
next 51 years as follows:  

 Develop affordable housing for families whose income at the time of application for such 
housing does not exceed 80 percent of the median gross income for families residing in 
the City.  

 PalaSeek intends upon winning this parcel to develop affordable housing for individuals 
who are disabled or elderly.  

 To encourage skilled labor to come and stay in Carson City (in lieu of working in Carson 
City and living in Dayton or Reno) and to sustain the economic feasibility and financial 
survivability of this property, per NRS 244.284 PalaSeek shall some housing for families 
with incomes above the 80 percent median gross income. See unit breakdown in the 
Approach section.  

 Create a bonus program for homeless disabled veterans among the local population of 
Carson City 

PalaSeek has elected that Omar Afifeh, PE will serve as the project manager for the duration of 
this project and Omar Afifeh will not be removed from the project without permission of the City 
or the consultant.  
 
We hope to demonstrate through this application that we are the best entity to utilize this land to 
help house our highly vulnerable population outlined above in our great city and help our local 
small businesses throughout the life cycle of this property in construction, maintenance and 
management.  

Sincerely!  

 
________________________ 
Omar Afifeh PE  

Managing Partners | PalaSeek LLP  
(702)752-1413 
876 Ridgecrest Drive  
Carson City, NV 89705  
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1.0 History and Compensation  
 
1.2 PalaSeek’s Background:  
 
PalaSeek’s partners have jointly and successfully developed and delivered an astonishingly 
similar projects to this one! PalaSeek’s partners have over 50 years of combined experience in 
the field of Affordable and Workforce Housing with a phenomenal track record, extremely 
knowledgeable, financially sound and experienced Management in providing affordable housing 
that meets the current and future needs of lower-income residents. Omar Afifeh one of 
PalaSeek’s partners identified this parcel way back for the city and inform the board of 
supervisors about its potential to help resolve our affordable housing issue. Moreover; 
Omar held separate meetings with the planning department to issue an address for the 
parcel and explored the challenges such as the wetland area and potential flood zone 
issues and shape of the parcel so we are very familiar with the property and in our heads 
we have always envisaged this property serving as affordable . workforce housing 
development.   
 
In addition, PalaSeek’s partners have been very vibrant and active members in pushing and 
pursuing more Affordable Housing Bills in the state Senate and on the federal level. We have 
been working with Senator Catherine Cortez Masto and state senator Julia Ratti to push for more 
affordable workforce housing bills and we were successful just last fall in passing 3 of these bills.  
 
1.2 Carson City Compensation for this Parcel: 
 
PalaSeek has conducted a thorough financial feasibility and market studies on this project while 
taking into consideration that the value of this parcel is $755,000. In order to provide our local 
residents from the applicable population with the most competitive (in relation to Reno and 
Dayton) and lowest rent possible we discovered and thus request, that Carson City sells 
PalaSeek this property for a symbolic lump sum of Ten Thousand Dollars $10,000.00 to cover 
the title transfer and if there are any taxes imposed PalaSeek will be willing to pay in full to 
comply with all Statutes within NRS 244.284 and 244.287.  
 
In return, PalaSeek will provide the financial and contractual guarantees to achieve the 
following objectives: 
 

o Provide a mix of affordable to lower-income households at various levels including 
families with income under 80% of the average median income in Carson City and 
at the time of application and some allotment for income above 80% of the 
average median income to attract skilled labor. The total number of units will be 
160.   

o Provide reserved units for and/or generally available to special needs households, 
which may include seniors, veterans, disabled adults, homeless or at-risk 
households. 
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2.0 General Approach 

 

   2.1 Affordability:  

Upon winning this parcel, PalaSeek will erect 160 units serving a range of household incomes 
per levels defined using the Department of Housing and Urban Development (HUD) income 
limits (see chart below for Carson City County). 128 of which with rent affordable for for families 
with income below 80% of the median average income of Carson City families at the time of the 
application. Such rent will be within the guidelines established by HUD and based on the most 
recent census data available for this region. 16 more units will be dedicated to low income 
residents with special needs including homeless veterans, elderly and individuals with disabilities 
and the remaining 16 units for families with income above 80% of the median average income of 
Carson City families at the time of the application.  

 

PalaSeek shall provide the financial and contractual guarantees that this development upon 
winning the parcel will serve for the sole purpose of Affordable and Workforce Housing for at 
leaset 51 years from winning the process.  

 

The construction shall comply with all required national and international building codes and all 
local ordinances. Palaseek and its contractor will acquire all necessary building permits prior to 
construction and all required certificates of occupancy shall be   

 
   2.2 Funding and Eligibility Mechanism:   

Palaseek intends to secure funding for this project through the Department of Housing and 
Urban Development under the 9% Program for eligible Carson City residents as follows:  
  
 
 

i. SECTION 9 GEOGRAPHIC ACCOUNT ALLOCATIONS 
 

After reservations are made to projects applying for Set-Aside or Additional Funding, 
pursuant to the rules regarding those categories and their available balances, the Division 
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will, according to relative populations, proportionately allocate Tax Credits to projects in 
each of the three geographic sub-accounts: Clark County, Washoe County, and Other 
Nevada Counties. The allocations will be based upon Nevada’s most recent official 
population estimates issued by the State Demographer. The population estimates for 
Clark County, Washoe County, and Other Nevada Counties will be used to establish 
apportionment percentages for the geographic sub-accounts. Geographic allocations will 
be made based on the high score within each set-aside where there are sufficient 
available tax credits for the specific account. The Division will proportionally make Tax 
Credit reservations to geographic sub-accounts and, with regards to any remaining tax 
credits for these accounts, in the following order and subject to the Five Percent Rule: 

 
“Other Nevada Counties” Including Carson City County: The Division will award Tax 
Credits to the highest scoring application until the amount of Tax Credits in the Other 
Nevada Counties Geographic Subaccount is fully allocated or the amount remaining in 
the subaccount is too small to fund the next highest scoring project. Unreserved amounts, 
if any, from the Other Nevada Counties Geographic Subaccount will be placed for 
distribution into the General Pool Account. 

 
ii. SECTION 10 GENERAL POOL ALLOCATIONS1 

Allocations which have been placed in the General Pool shall be distributed according to 
the following manner. At the discretion of the Administrator, Tax Credits in the General 
Pool will be allocated to fund: 

a) The highest ranked unfunded project from the first funding round submitted in any 
of the geographic sub accounts, if that project can be implemented with the 
remaining amount of Tax Credits as represented in the application, including 
consideration of the Five-Percent Rule; 

b) New projects as part of a second funding round; or 
c) Projects requesting additional Tax Credits. 

 
A partial commitment to a project with a corresponding forward commitment for the 
balance of credits may be made at the discretion of the Division Administrator. 

 
iii. ELIGIBLE PROJECTS 

 
SECTION 11 ELIGIBLE PROJECT CATEGORIES 
This Section sets forth the eligible project categories for the awarding of tax credits for the 
2019 QAP. Each applicant must select one project category for consideration by the 
Division for the 2019 QAP. A project may consist of scattered-site or single-site housing. 

 
A. Projects for Individuals with Children and Families with Children 

This category is based on the housing needs for predominately individuals 
with children and families with children. To be considered for this category, 
units must be made available to individuals with children and families with 
children. Under this project category, a maximum of 10% of the total units 
can be studios. The Division will make General Pool allocations based upon 
Division research and data driven needs analyses. 

 
B. Senior Housing Age 55 and Older 

This category is based on the housing needs for predominately individuals 
who are 55 years of age or older. To be considered for the category, all of 
the units in the project must be made available for seniors. The unit must be 
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intended and operated for occupancy by persons 55 years of age or older, 
and at least 80% of the occupied units are occupied by at least one person 
who is 55 years of age or older. The housing facility or community must 
publish and adhere to policies and procedures that demonstrate they will 
meet this requirement.  

 
2.3 High-Quality Development 

Through a rigorous but yet robust process, PalaSeek will prequalify a list of 
contractors and then short list these contractors after reviewing their RFQ’s, 
afterwards will allow the short listed quality contractors to provide a proposal and 
eventually interview these contractors to provide the highest quality design, 
construction and experience in these types of projects. Furthermore; PalaSeek will 
require in the RFQ that the contractor has successfully completed 5 similar 
projects for the department of Housing and Urban Development. PalaSeek will 
only solicit construction bids from the most reputable contractors for this 
Development. The project shall include high quality design, materials, and 
construction. The architectural character will meet community expectations by 
engaging the community both physically and aesthetically. The Project will furhter 
comply with the standards of architecture, materials, and construction defined in 
the Carson City Municipal Code, Title 18 (Zoning), and Title 18 Appendix, 
Development Standards. 

2.4 Distinctive Community Character and Input 

Both of PalaSeek partners enjoyed living in Carson City and got to learn the 
fascinating culture of this town and will make sure this Project will attract the best 
skilled labor force available in the region and be compatible with the character of 
the neighborhood and larger community, both aesthetically and functionally. 
PalaSeek pledges that this project will be consistent with land use and zoning 
requirements.  
 
Here is how we intend to involve the community in this process:  
 

o Upon winning this process, PalaSeek will immediately start a community 
outreach program to all neighborhoods of this development, door-to-door 
and inform them about the project and invite them to a town hall open 
discussion.  

o PalaSeek will provide the venue, some food and beverage for the local 
residents to participate in an open town hall discussion about the project 
prior to start the planning process and take their input  

o PalaSeek plans on conducting these meetings regularly with the public 
and Homeowners associations that serve areas adjacent to this project   

o PalaSeek intends to engage in regular ongoing discussions with 
commissioners and board members for this project.  

o PalaSeek will apply where possible all positive inputs from the public and 
local community to enhance their experience with such projects  
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 2.5 Local Preference 

Our development will be first and for most to serve workforce housing and through a 
bonus points system we will require tenants to work within the Carson City boundaries to 
the extent possible. We will also ensure that the Project includes a preference for both 
Carson City residents and employees in accordance with State and Federal laws through 
the same point system.  

2.6 Expedited Project Schedule: 
 
  As described in the process above and upon winning the parcel, PalaSeek will issue an 

Request for qualification or ‘RFQ’ and qualify design teams and contractors who ONLY 
successfully completed 5 or more HUD projects in this region. As part of this rigorous 
process we will qualify contractors and subcontractors with the best and most compressed 
schedule (under 5 months of design and under 9 months of construction from 
beginning to end). Simultaneously, Senator Mike Schneider, one of PalaSeek’s 
partners pursuing this project who is able to navigate the political waters in Carson 
City will be working with local officials and obtaining all necessary permits for this 
project. PalaSeek will procure all the necessary entitlements, including completion of an 
administrative Major Project Review for the Project prior to the final development 
agreement approval by the Board of Supervisors per section 6.2 of the RFP.  

 

 What makes PalaSeek unique, is that Omar Afifeh, a Nevada licensed engineer, 
is one of the partners has worked as a contractor for 23 years and successfully 
completed the Design and Construction of 6 HUD project of similar size and 
value to this project.   

November 21, 2019   Contract Award 

November 22, 2019 Begin drafting RFQ’s for A&E and General Contractors 
    and notify HUD of project to start application for   
                                         Funding with mortgage bank. 
 
January 31, 2020  Procure Architect and Engineering Team  
 
February 28, 2020 Procure General Contractor 
 
August 27, 2020  Secure All necessary permits  
 
September 7, 2020 Start Construction  
 
April 19, 2021   Certificate of Occupancy  
 
April 20, 2021  Tenants Move-In  

 

Note: This process shall improve upon procurement of the AE and the 
Contractor.  
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3.0 Project Experience 

 

This section is divided into 2 sections, our Affordable Housing/ Workforce Housing and HUD 
Development Experience and Affordable Housing/ Workforce Housing Construction 
Experience.  

 

3.1 Affordable/Workforce Housing and HUD Development Experience   

 

     College Villas Senior Apartments 

     Located on 11 College Dr, Henderson, NV 89015, College Villas epitomizes the fact that   
     being affordable can also mean beautiful and comfortable and most importantly, provides our  
     most vulnerable population the dignified living that they deserve.   
 

 

Development is approximately 210,000 Square feet. Overall cost of the project was $26 Million. 
Debt amount (in bonds) was approximately $13 Million. Approximately $2 million in equity. RHF, 
our non-profit partner on the project managed the facility after the completion of Construction and 
to this day they are responsible for managing the project. After completion of this project we 
intend to partner with a full-time affordable housing non-for-profit property management entity. 
The project consists of (12) 2-bedroom units 1000 Square feet for each unit and 214 one-
bedroom units varying in size from 600 to 900 square foot each. The project generated 
$2,034,000 a year in rent. Team members on this project were Senator Michael Schneider and 
Joe Desimone (who will not be part of this team) due to his engagement in the development of a 
casino and Omar Afifeh was involved in the construction aspect of this project to the end. 
Vacancy rate is under 5% at all times after one year of construction. The project helped clean the 
homeless problem in the neighboring areas of Henderson Nevada and until today it helps house 
more and more people of our most vulnerable population.   

434



 

10 
 

About the project: 

College villas consists of 226 LEED Gold, Net Zero Affordable Housing units dedicated for 
seniors (62 years and older) who make below 60% of the average median income in that region 
of Southern Nevada. To develop this project, we utilized the 4% HUD program. All appliances 
are Energy Start appliances and the environmental impact was our top priority while developing 
this property.   

At College Villas, we strive to promote the well-being of our residents, enrich their lives, and 
promote social engagement. We are committed to creating an environment where our residents 
can feel secure and also enjoy their independence. At College Villas, our residents enjoy 
wellness fairs with numerous vendors, holiday potlucks, informative educational lectures, 
neighborhood parties, and many more activities. We understand that the transition to a new 
home can be challenging, and we strive to make the process easier with our friendly staff, 
ongoing activities and special events, social services, and our beautiful and comfortable 
community. At College Villas, our mission is to provide housing options for older adults in an 
environment that enhances their quality of life physically, mentally, and spiritually. 
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Testimonials: 
 

 
 
 
“I like living here because I’ve made great friends and the management staff is wonderful to work 
with. The rent is less than other apartments and shopping and doctor offices are close by.” 
– Nancy L. 
 
“I like the Villas because the people are friendly and helpful. We are close to shopping and 
doctor offices and public transportation is really handy.” 
– Nandy F. 
 
“The rent is affordable and the staff is great. The location is convenient for shopping.” 
– Janet G. 
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College Villas is a community for those who are 62 years of age or older. Our community is also 
for those that are disabled and require our specially designed apartments for safe and secure 
living. At College Villas, we help our residents maximize their independence. We do this through 
offering amenities that increase each resident’s quality of life. At College Villas we want our 
residents to feel at home. We offer studio, one bedroom, and two bedroom floor plans. All of our 
floor plans are designed with our residents in mind. At College Villas, we strive to help each of 
our residents feel involved. We work with the residents to plan events and activities that enrich 
our resident’s lives. We offer wellness programs, special events, gardening, spiritual wellness, 
and many more activities. 
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3.2 Affordable / Workforce Housing and HUD Construction Experience:   

In addition to the development of Affordable and Workforce Housing, PalaSeek’s team 
successfully constructed 5 Affordable Housing Projects. All these projects (especially Project 
number 2) are environmentally friendly with Solar Generation and Energy Star fixtures.   
 

1. Donna Louise Apartments, completed October 2016.       
 

Two buildings, 60 units in each building (total 120 units) Mixed Income including 40 units 
for seniors, 60 units for low income families and 20 units for families who make over 60% 
of the average median income for that region.  
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2. Dr. Luther Mack Jr. Senior Apartments, Completed August of 2017.   
 

               Design/Build and the very first Net Zero (4 Mega Watts in Solar Generation)   
               Affordable Housing units in the nation.   
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3. Senator Richard Bryan Senior Apartments, Completed in December 2014 
 
     75 Units for Low Income Seniors with vouchers for veterans.  
 

 
 
4. Smith Williams Senior Apartments, Constructed April 2015 
     Located on 575 E. Lake Mead Pkwy, Henderson, NV 89015 Mixed income housing that has    
     27 units for Workforce Housing (families that earn slightly more that 60% of the Average  
     median income in that region) and 70 units for families that earn less than 60% of the  
     average median income for that region during that period.  
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5. Yale Keyes Senior Apartments, completed January 2018 
 
     160 Mixed Income Affordable Housing Units for Senior Citizens (55 and older).   
    
      This project included solar generation, Zero Net Energy and Energy Start rated appliances   
       to minimize our carbon footprint and maximize our LEED compliance.  
 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.0 ORGANIZATION CHART 

Michael Schneider  
President 

Omar Afifeh, PE  
Project Manager 
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Michael Schneider will oversee the overall, funding and money appropriation process. See 
resume’ on page 22. 

 

Omar Afifeh will oversee the day-to-day communication and activities. See resume’ on page 23 

 

5.0 Project Approach 

 

 5.1 Discovery and Potential Challenges:  

PalaSeek is not only aware of the size, challenges and limitations (a certain portion 
of the parcel is considered a wetland area and the elongated shape of the parcel) 
but as mentioned in section 1.2, PalaSeek was the first to identify this parcel to the 
city’s Board of Supervisors as potentially able to help resolve our 
affordable/workforce housing development. This discovery led the city to realize 
that they had donated other parcels to developers for this purpose, but they never 
developed the land. After discovering and identifying this parcel, Omar Afifeh as an 
engineer and contractor had worked with the planning department a year ago to 
explore potential limitations such as wetlands, flood zone, assigning an address 
and the elongated shape of the parcel which could be challenging for some 
potential developments.  

 

5.2 Development Shape: 

 As described in section 2.3 and illustrated in our previous work pictures, PalaSeek is  
planning on providing a high-quality development for Affordable/Workforce Housing, 
Seniors and Veterans and through the RFQ / RFP process described in that section we 
will recruit the most seasoned affordable housing architects to design this property. What 
we envisioned when we visited this parcel in 2017 a 2-story development with 2 wings,   

    with main entry in the middle, each wing will have 80 units (40 on each floor, 20 on  
   the North side of the wing and 20 on the south side). The development will be named   

 after an active City Official who displays dedication to resolving the Affordable and 
Workforce housing problem in our city.    
 
We will have 1-bedroom units that are 860 SF each and 2-bedroom units that are 965 SF 
each. We will have up to five 3-bedroom units with square footage of 1,200 SF.  
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5.3 Project Cost Estimate 

Based on historical data and our previous developments, our current estimate that we ran 
for this project (data available for interview) is $98,532 per unit so the total cost for the 
building is 15,765,120 but the total cost for the project will be $18,113,000.  

 

5.4 Long-term Maintenance and Property Management 

           As described in section 3.2 and similar to what we have done with College Villas, upon  
           achieving CoO, we team up with one of our not-for-profit 501C organizations that have   
           developed and managed thousands of affordable housing projects such as RHF to  
           manage the property. We will employ 2 permanent full-time managers, a dedicated  
           maintenance qualified and certified personnel with the proper tools. We will also contract  
           on annual basis with landscape firms locally in Carson City to maintain the site.    
 
 
6.0 Financial Information  
          

 PalaSeek has studied multiple options (scenarios) to ensure that if we are the winning 
 proposal that this project moves forward and avoids what happened to Carson City in  
  previous parcels. It is important that PalaSeek’s partners have personal cash funds  
      equity that they both pledge to invest in Carson City Housing as needed for the project.  
  The following scenarios have been thoroughly studied by PalaSeek:    

 
 

6.1 Personal Equity and HUD 4% Program Scenario: 

The initial $10,000 purchase price plus any taxes will be paid in cash funds by PalaSeek. 
the remainder of project we will attempt to fund it through the HUD 4% program which we 
have previously utilized to fund college villas. Additional equities, deposits will be paid 
through personal equity of PalaSeek. All information on this Parcel has been 
submitted through an initial application to Sterling Bank which is one of 2 banks 
PalaSeek has spoken to in order to provide a mortgage for the development. 
Sterling Bank has been chosen because it is responsible for over 30% of 

445



 

21 
 

mortgages for Affordable/Workforce housing in the state of Nevada and experts in 
ALL HUD programs including the 9%. In addition, PalaSeek we will be using 
consultants and HUD Housing Consultants such as Praxis’ Eric Novak to utilize all 
available funding venues to inject capital into the project.   

 
6.2 Personal Equity and HUD 9% Proposal: 

PalaSeek has engaged in discussion with the census bureau and HUD in Washington, 
DC to change the Qualified Census limits in Carson City to include the entire property. If 
We are successful in this request, we will be able to pay cash for the $10k initial offering, 
any additional taxes and title transfer, then utilize the 9% program in addition to personal 
equity and using other funds such as Sterling Bank mortgage or other banks. In addition, 
PalaSeek we will be using consultants and HUD Housing Consultants such as 
Praxis’ Eric Novak to utilize all available funding venues to inject capital into the 
project.     

  

6.3 Affordable and Workforce Housing Partners  

We have engaged in post-proposal and multiple serious conversations with larger not-for-
profit Affordable Housing entities who expressed willingness to fund this project in full up 
to $26 Million as long as we can contract with them on revenue from the rent.  

 

      6.4 Personal Funding and Loans through Banks 

We have considered the possibility of being rejected for the 4%, 9% and negotiations 
failure with our partners as a worst case scenario which we approached Sterling Bank 
with and in that case we have to use our personal equity and get a loan from them 
against the property (the bank will become the lien holder on the property) and fund the 
project that way.  

 

6.5 Financial Pro Forma:  

PalaSeek has conducted a complete Market and risk analysis study on this project but 
due to page limitation that document will be only provided during an interview stage. 
However, the following should give an idea about the outcome of our studies: 

- Total cost of Construction is $18,113,000.00  
- Revenue from rent for all 160 units $159,680.00 a month, 80% will be 

collectable which is $127,744.00 a month  
- Mortgage payment based on 4.25% APR is $71,697 a month and remainder 

will be operation and maintenance cost and main utilities and profit of $31,517 
a month or $378,204 a year in profit.  
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7.0 Key Resumes: 

  

Home -
NELIS -

Search -
View Scheduled 

Meetings -

Legislative Biography -- 73rd (2005) Session 
MICHAEL (MIKE) A. SCHNEIDER 
Democrat 
Clark County Senatorial 
District No. 11 
Real Estate Consultant, Development and Sales 
E-mail:  mschneider@sen.state.nv.us 
 

 

Born: 1950 - McCook, Nebraska. 
Educated: Bishop Gorman High School; University of Nevada (UNLV), Las Vegas, Hotel 
Administration; Southern Nevada School of Real Estate. 
Married: Candice (Candy) H. Hill. 
Children: Andrew. 
Hobbies/Special Interests: Basketball, traveling, cooking, gardening. 

 
Legislative Service: 
Nevada Assembly, 1993-1995; Nevada Senate, 1997-2005—five special and seven regular 
sessions; Senate Minority Whip, 1997; Senate Assistant Minority Floor Leader, 1999. 
 
Affiliations: 
Board of Directors, Center for Urban Partnerships at UNLV; Community Advisory Board, 
Children’s Hospital of Nevada Foundation; Community One Federal Credit Union; Board of 
Directors, Opportunity Village; Member, Gleams Foundation; Supporter, Channel 10 and KNPR 
Public Broadcasting; Past Member, Greater Las Vegas Association of Realtors; Nevada 
Association of Realtors; Southern Nevada Homebuilders Association. 
 
Personal and Professional Achievements: 
"1992 House of the Year," Home Magazine; Finalist, "Best of American Living" housing award; 
selected as Builder of the "Show Homes", National Association of Homebuilders Convention,  

 
Related Experience: 
 
Senator Michael Schneider was the developer of the College Villas Apartments in Henderson 
Nevada. Total Construction cost was $26M and total number of Affordable Housing Units was 
226 Units.  

Session Info | NELIS | Interim Info | Law Library | General Info | Counsel Bureau | Research 
Library | Assembly | Senate | FAQs  

View Scheduled Meetings | Publications | Proposals | Career Opportunities | Gift Shop | Site Map | Contact Us | Website 
Feedback  

 
© 2019 Nevada Legislative Counsel Bureau 
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Omar M. Afifeh, PE, M.S.EE 
(702) 752-1413 

omarafifeh@gmail.com    
Education: 
  
- Master’s Degree in Electrical Engineering, University of Nevada Las Vegas: 
- Bachelor’s Degree in Electrical Engineering, University of New Mexico  
 
Professional Licenses: 
 

 Registered Professional Electrical Engineer (PE) License, California, Nevada, Texas and 
North Dakota Board of Professional Engineers 

 Licensed General Contractor and MEP Contractor 
 AHA Certificate 
 LEED Accreditation   
 DBIA Certification  
 Certified Program Manager CM  

 
Skills:  
 
- Affordable and Workforce Housing Construction  
- Renewable Energy Generation, Design and Construction  
- Healthcare  
- OSHPD - 23 years’ experience  
- 2-step process 
- Large Hospitals Renovations 
- National and International Healthcare Projects Pursuits  
- United Nations Healthcare Construction Monitoring Programs  
- CEO of Multi-National Corporations 
- Aircrafts and Missiles Control System design   
- Architectural Design, Building Design including LEED Accreditation  
- Business Development 
- Construction, Construction Management, Project Management Installations  
- Military Design, Military Installations Construction and interaction  
- Large Data Centers Design, Construction and Maintenance 

  
Experience: 
 
Universal Construction                               February 2005 – September 2018 
CEO 
 
Completed Work & Growth Under my Leadership  
 

 
Sample Projects: 
  
- College Villas Affordable Housing        
- Yale Keyes Senior Apartments        
- Smith Williams Senior Apartments        
- Senator Richard Bryan Senior Apartments      
- Dr. Luther Mack Jr. Senior Apartments, 
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- Creech Airforce Base Data Center       
Creech Air Force Base         

Designed, built and overseen the construction of the air force  
Base Data center   

 
 
- USCG FRC Homeport Base LA LB 6602090 USCG      

Designed and built the main Command Center for F35 Aircrafts  

- Nellis Airforce Base Live Ordinance Loading Area      
 

- Creech Airforce Base DATA Center        
 

- Fallon Naval Facility NAVFAC Central Command Tower    

Design Build  

- Naval Base Coronado Weapon Storage Facility       

Design Build  

- Kindred Transitional Care: 
 

5650 S Rainbow Las Vegas NV        
Design Build Ground up facility, work was done directly for 
Kindred Corporation. All systems were part of this package 

- Dignity Health Hospital -  Emerus: 
 

Design Build Ground up facility, work was done directly for   
Kindred Corporation. All systems were part of this package 

  
- Oracle Data Center Irvine, CA 

I designed, built and continue to manage what used to be largest   
energy efficient data Center in the world  
 

- P499 LCS Support Facility – Naval Base Coronado     
 
Design Build 
 

- P500 LCS Support Facility – Naval Base Coronado      

Design Build 

 
- Floyd Edsall Tactical Training Pad       

 
- Floyd Edsall Building Area        

 
- Twenty-nine Palms Temporary Lodging Facility     
- Solar Projects: Universal Electric, under my design, construction  

supervision and leadership provided solar for over 2000 homes  
and commercial facilities throughout the state of Nevada  

       California and North Dakota.   
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Helix Electric of Nevada                                                              Oct 2000 - February 2005                                     
Executive Vice President Design Build & Preconstruction  
Design, manage and oversee all Design-Build  
Projects done by Helix Electric in during estimating, design  
and construction phases.   
 
Sample Projects: 
 
 • California – ISO Headquarters and Data Center, Folsom, CA 280,000 Square Foot 
 • KNRP Adminstratvie a& Broadcast Facility Radio Station, Las Vegas, NV 26,500 Square Foot 
 • Lucent Technologies Data Center, Miramar, FL 245,000 Square Foot 
 • CaIPERS Headquarters, Sacramento, Ca 55,000 Square Foot 
 • Thomas & Mack Switch Building, Las Vegas, NV 53,856 Square Foot 
 • CSOB Data Center Buildings 8 & 9 Renovation, Sacramento California 632,000 Square Foot 
 • Valencia/RDG Data Center Santa Ana, Ca 359,000 Square Foot 
 •  Spherion Call Center Las Vegas, NV 11,718 Square Foot  
 • Nellis Air force Base F16 Aggressor Squadron Operations Infrastructure. Las Vegas, Nevada 
 • Nellis Air Force Base F16 Hanger Maintenance Facility. Las Vegas, Nevada 
 • Nellis Air Force Base F16 Aggressor Green Flag Building. Las Vegas, Nevada 
 • Creech Air Force Base Mission Control and Command Center. Las Vegas, Nevada 
 • Creech Air Force Base Dining Facility. Las Vegas, Nevada 
 • Fort Huachuca Army Fire Station, Fort Huachuca, Arizona United States Corps Core of  
   Engineers 
 • Fort Bliss Army Fire Station, Fort Bliss, Texas United States Core Of Engineers   
 • New Mexico Reeves 30 Mega Watt Solar Project for First Solar. Raton New Mexico  
 • UMA Arizona 340 Mega Watt Solar Project with First Solar. Uma Arizona 
 • PNM Reeves (5) Solar Projects    
 • Harrah`s Hangers at McCarran airport 
 • Dunn rehab Hospital. Chicago Illinois  
 • Residence Inn Hotel. Las Vegas, Nevada 
 • Springhill suites Las Vegas Towers. Las Vegas, Nevada 
 • Springhill Suites Ontario Towers. Ontario California  
 • Cancun Resorts and Casino, Las Vegas, Nevada 
 • Vya Pipe Line Infrastructure, Vya Nevada 
 • Keystone Pipelines Infrastructure, Wyoming, Montana, Utah, and North Dakota 
 
Harris Consulting Engineers                       May 1997 - Oct 2000  
Director of Engineering   
 
Manage Electrical, Mechanical, and Plumbing design and coordination. Oversee design 
documents. Projects: Town Square, Thunder Valley Casino. Both of these projects are Multi 
Billion dollars worth, with high level of complexity in design and management.  
 
B&R Electric                           May 1996 – Oct 1997  
Branch Manager 
 
Ran the Company’s satellite office in Las Vegas. We had a team of 6 people. We designed and 
built multiple projects in the city of Las Vegas, such as High Rise buildings and Condos,  
 
Projects: East Village, Milano Midrise 
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7.2 References: 
 

 Greg Thomas, Executive Vice President of Development and Construction, Kindred 
Healthcare; (502) 407-6684 

 Tim Huber, CEO of Ramsey Development; Largest Healthcare developer in Midwest 
(812) 457-8104 
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