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2020 City of Peoria Letter of Intent Cover Sheet 
 
 

Applicant (Organization/Agency) 

 
Funding Requested  
HOME Requested Amount: 
 

$ 

Estimated Total Project Budget 
Total Project Budget $  

 
Short project description and proposed use of HOME funds within the project. The project must be a new 
construction project for housing for individuals experiencing homelessness.  

Applicant Agency Information 
Date of incorporation:    Federal Employer Identification #:    

City of Peoria EEO #   SAMs Cage Code # and expiration   

Agency UEI Number:    Agency Annual Operating Budget:    

Number of Paid Staff:    Number of Volunteers:    
 

 

 
 
 
 
 

Organization / agency legal name: 

Contact person / title: 

Address: 

Telephone: 

Email: 

Website:  

 

Phoenix Community Development Services
Christine Kahl, President and CEO

202 NE Madison Avenue, Peoria, IL 61602
 (o) 309.222.2560 / (c) 309.712.5644

director@phoenixcds.org
www.phoenixcds.org

600,000

4,963,930

Located in downtown Peoria, Madison Apartments III will provide much-needed permanent housing and supportive services for homeless youth
between 18 and 24-years-old, many who are aging out of the care of the Illinois Department of Children and Family Services (DCFS).The
16-unit project is sponsored by Phoenix Community Development Services (Phoenix CDS) (formerly South Side Office of Concern) and will
have 9 studio units and 7 1-br units, all at 30% AMI. The project will be new construction. Part of the foundation of an existing building on-site
will be left in place and utilized in the construction of the new building. The development will be 4 stories with service spaces and common area
on the first floor and residential on 2nd-4th floors. Madison III will be located next to two other Phoenix developments, creating a campus effect
overall. Phoenix Community Development Services respectfully requests $600,000 in HOME funds. The City of Peoria HOME funds are
necessary in order to fill the gap left by increasing construction materials costs.

 3/7/1985  37-1173520
00706-2212321 (exp 12/2022) 567L9 (expires June 2023)

JH7PUPFUEBB2 $4,255,274 (excluding capital funds)

47 (includes open positions) 10 (combined positions)



PEOR | A

Conflict of Interest
As an applicant requesting funding, will any of your einploye
experience the following conflicts of interest:

. agents. consultants, officers. or elected ol'tie ls

Participate in the decision making process for the approval of this application? (ite., City of Peoria City Council or
Community Development Grants Division Staffmember) No S Yes El

Have a personal financial interest or reap a financial benefit from this program/activity? No Q Yes El

Have an interest in any contract, subcontract, or agrcetnent with respect to this application either for themselves or those
with whom they have family or business ties during the program year and for one year thereafter?
No S Yes El

'If you selected yes to any ofthe above. clearly describe the conflict below.

Certification

I certify that the information contained in this application is true and correct and that it contains no
misrepresentations, falsifications, intentional omissions, or concealment of material facts and that the
information given is trite and complete to the best of my knowledge and belief. I agree to comply with
all CDBG. HOME, and City of Peoria requirements iffnnded. Submission of an application does not
guarantee funding.

mm (at/w imam! // Wm
Agency cso Name Signature Date
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 Project Description 
 

 
Project Name:  Madison Apartments III 
 
Project Address: 206 NE Madison Ave, Peoria IL 61602 - (see attached Exhibit A – Site Location 
Maps) 
 
Applicant/ Developer/Property Manager/Service Provider: Phoenix Community Development 
Services (Phoenix CDS) 
 
Owner Entity: Madison Apartments III, LLC 
 
Total Project Units: 16 units - 100% Permanent Supportive Housing (PSH)  
 
Target Population: Homeless, older youth aged 18-24, many who are aging out of the DCFS 
system  
 
IHDA Long-Term Operating Support LTOS Rental Assistance: 7 units of LTOS assistance 
 
Additional Rental Subsidy: 9 units of assistance through Master Lease with the Children's 
Home Association of Illinois 
 
Building Type: New construction, 4-story building  
 
Unit Mix:  All units will have subsidy through either IHDA’s LTOS program or operating subsidy 
through CHAIL 
 

Affordability 
Bedroom/ 
Bathroom # of Units 

30% AMI PSH CHAIL Rental Subsidy Studio / 1 Bath 5 

30% AMI PSH LTOS Studio / 1 Bath 4 

30% AMI PSH CHAIL Rental Subsidy 1 Bed/ 1 Bath 4 

30% AMI PSH LTOS 1 Bed/ 1 Bath 3 
                                                        Total Units:                    16 
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Overview   
 
The proposed Madison Apartments III project will provide 16 units of much-needed housing and 
supportive services for homeless, older youth between ages of 18 and 24, many of whom are 
exiting the Illinois DCFS system. The 16-unit PSH project is sponsored by Phoenix Community 
Development Services (Phoenix CDS), the largest supportive housing and homeless services 
provider in the Tri-County region. This project would be the culmination of a long-term effort on 
the part of the Home for All Continuum of Care, Phoenix CDS and its partners to provide targeted 
housing assistance to young people aging out of the child welfare system and who are at extreme 
risk of experiencing homelessness or who are already homeless.  
 
The proposed Madison Apartments III site is located in downtown Peoria and currently contains 
one single-story building used as office space, which will be demolished, and this will be a new 
construction project. The final product will be a 4-story building with 9 studio units and 7 one-
bedroom units of PSH. 100% of units will be at 30% AMI.    
 
The ground floor of the structure will include a recreational activity room focusing on fine arts 
and other therapeutic recreational activities designed to foster positive social interaction and 
other life skills, supportive services office, a computer lounge, as well as laundry. Floors two, 
three, and four will be residential. There will be an outdoor performance patio for the residents 
to use for arts and entertainment activities as well as other special events.  Located in proximity 
to Phoenix CDS’s other PSH sites downtown, including its Workforce Development Center, the 
addition of this project will create a campus effect for the organization and its housing while also 
providing access to supportive services within 2 blocks of the project. 
 
Please see the attached renderings of the building, including a front-facing view of the building 
from Madison Avenue and two renderings of the outdoor oasis area in the back of the building 
(Exhibit B).  
 
Target Population and Services 
 
The target population for Madison Apartments III is homeless youth between 18 and 24-years-
old, many who are aging out of the child welfare system, DCFS, or have recently exited the 
system. While some youth who emancipate from state care are resilient and capable, statistics 
show that without help, they are more likely than their peers to be homeless, unemployed, or 
incarcerated. These young adults are more likely to have significant mental and/or other 
behavioral health issues than other young adults. Many will face challenges with relationships, 
family planning, and achieving stability. These youth have limited access to affordable housing 
and employment opportunities that offer a living wage. The National Youth in Transition 
Database surveys youth in foster care at age 17 and every 2 years post-exit from foster care 
until age 23; 43% of the 5,583 youth who completed all three waves of the survey reports 
having had a homeless experience by age 21 (at either age 17, 19, or 21). The Voice of Youth 
Count, a national survey of unaccompanied youth ages 13 to 25 who have experienced some 
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form of homelessness or housing instability found that nearly one third of the youth had 
experienced some form of involvement with the child welfare system in their lives.  
 
Recognizing the growing homeless youth population in the region, the Home for All Continuum 
of Care, the Peoria Housing Authority, and DCFS became the first fully implemented HUD Foster 
Youth to Independence site in Illinois (Exhibit C - HUD Foster Youth to Independence Fact Sheet 
and executed MOU attached) in 2020. The Foster Youth to Independence initiative aims to help 
communities increase housing options for youth with a current or prior history of child welfare 
involvement that are homeless or at risk of homelessness and to contribute to the federal goal 
of preventing and ending youth homelessness outlined in the Federal Strategic Plan to Prevent 
and End Homelessness. Phoenix CDS’ role of identifying eligible youth through its homeless 
outreach services and placing these youth on the CoC’s Coordinated Entry Wait List has further 
highlighted the need for a dedicated program to target the unique needs of this population. The 
Fostering Youth to Independence emphasizes the need for a prioritization strategy that ensures 
youth are prioritized for housing resources and related services based on need AND 
appropriateness of intervention.  
 
This project will bring the innovative partnership between the Home for All CoC, Peoria Housing 
Authority, Phoenix CDS and DCFS to a higher system capacity by providing dedicated PSH and 
allowing for the social services offered at Madison Apartments III to be directly tailored to 
address the unique barriers faced by older youth population specifically. Phoenix CDS is a licensed 
mental health agency and a leader in the field of permanent supportive housing for persons with 
mental illness in Illinois, and will offer comprehensive supportive case management, access to 
appropriate clinical services (i.e., mental health counseling), and access to supportive housing for 
this population through this project. Partnering with DCFS and the largest local child welfare 
agency, Children’s Home Association of Illinois (CHAIL) will allow this project to offer an additional 
level of coordination for its residents. It will serve to reduce and prevent older youth 
homelessness in the area and ensure that they have the support needed to successfully transition 
out of state care and into adulthood.  
 
Energy Efficiency Measures/ Green Design  
 
The proposed Madison III Apartments in Peoria will utilize numerous sustainable design 
techniques to reduce energy consumption, reduce environmental pollution, and increase 
indoor air quality. These features will combine to create an exceptional living environment for 
the residents and contribute to the ongoing sustainability of the larger community.  Also, with 
the significant emphasis on energy efficiency in insulation and mechanical systems, it is 
anticipated that utility bills will be lower in comparison to other similar buildings that do not 
employ the same level of design features.  The sustainable design features will include: 
 
1. Site Sustainability 

 Build on a previously developed site, conserving land resources and re-using 
infrastructure. 



 
2022 HOME Funding Request 
Phoenix CDS for Madison Apartments III 
 

4 
 

 Build to a high density, again conserving valuable land resources. 
 Build on a site that with proximity to several bus routes, thereby providing opportunity 

for public transit access. 
 Provide native plantings that are drought-tolerant to minimize potable water usage for 

irrigation.   
 
2. Energy Efficiency 

 Meet or exceed Illinois Energy Conservation Code requirements for wall, floor, and roof 
insulation values. 

 Utilize high efficiency heat-pump heating and cooling systems and controls.  
 Utilize Energy Star-rated appliances. 
 Incorporate Energy Star-rated low-E and argon-filled windows. 
 Utilize LED lighting throughout the building and advanced lighting controls. 
 Provide insulated headers and corners at exterior wall framing to increase wall 

insulation value and reduce the effects of thermal bridging. 
 Employ advanced air sealing techniques around the entire building envelope to 

minimize air infiltration. 
 
3. Water Resources 

 Use US EPA WaterSense low-flow plumbing fixtures and faucet aerators throughout 
building, reducing water consumption below EPA guidelines. 

 Use BMP stormwater practices including natural infiltration to avoid overcharging the 
city stormwater sewer system. 

 
4. Sustainable Materials & Resources 

 Use prefabricated floor trusses and wall panels to reduce material waste. 
 Endeavor to use materials and products with a high recycled or re-constituted content.  
 Provide space for collecting recyclables within the building. 
 Use gypsum board with recycled content and with chlorine-free recycled paper facing. 

 
5. Indoor Environmental Quality 

 Promote wellness for occupants through access to daylight, views, and outdoor 
recreation. 

 Use low or zero-VOC interior paints, sealants, and adhesives, along with non-solvent 
based and formaldehyde-free materials, in order to provide enhanced indoor air quality 
for persons with allergies, asthma and chemical sensitivities. 

 Provide solid-surface flooring in most areas to reduce airborne pathogens. 
 Ventilate building with Energy Star-rated continuous exhaust fans to improve indoor air 

quality. 
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HOME Funding 

Phoenix Community Development Services is requesting $600,000 in HOME funding from the
City of Peoria. The HOME funding will be used to fund new construction hard costs. The other 
funding sources include the following:  

 
Please find a proforma with the project sources and uses attached (Exhibit D).  

The IHDA Trust Fund and National Housing Trust Fund have been committed (Exhibit E). FHLB 
AHP funding was applied for in June 2022, with awards anticipated to be announced in October 
2022.  

The $600,000 in City of HOME funding will allow the project to cover the costs associated with 
the new construction of Madison Apartments III. Without the HOME funding, the project would 
not be able to move forward. The HOME funding is necessary to address the increased 
construction costs caused by the price volatility of the construction materials market as well as 
increasing inflation.  
 
The beneficiaries of the HOME funding will be homeless youth between 18 and 24-years-old, 
many who are aging out of the child welfare system, DCFS, or have recently exited the system. 
All units will be at 30% AMI. While some youth who emancipate from state care are resilient and 
capable, statistics show that without help, they are more likely than their peers to be homeless, 
unemployed, or incarcerated. These young adults are more likely to have significant mental 
and/or other behavioral health issues than other young adults. Many will face challenges with 
relationships, family planning, and achieving stability. These youth have limited access to 
affordable housing and employment opportunities that offer a living wage. The HOME funding 
will allow for this vulnerable population to have stable housing and access much needed 
supportive and clinical services.  
 
 

Project Need  

Description of Need 
 
As stated previously, the target population for Madison Apartments III is homeless youth 
between 18 and 24-years-old, many who are aging out of the child welfare system, DCFS, or have 
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recently exited the system. The need for supportive housing and services for the older youth 
population has continued to increase in the Peoria area. Children's Home Association of Illinois 
(CHAIL), a local child welfare agency that received a state grant to provide services to homeless 
youth aged 18 to 24 served 158 homeless youth in the preceding 5-year period. Of the 158 
homeless youth that accessed services during this period, there are only 3 total dedicated PSH 
units for these youth, also provided by Phoenix CDS. The COVID-19 pandemic has further 
exacerbated homelessness within the older youth population, leaving them more vulnerable and 
with fewer opportunities.  
 
The National Youth in Transition Database surveys youth in foster care at age 17 and every 2 
years post-exit from foster care until age 23; 43% of the 5,583 youth who completed all three 
waves of the survey reports having had a homeless experience by age 21 (at either age 17, 19, 
or 21). The Voice of Youth Count, a national survey of unaccompanied youth ages 13 to 25 who 
have experienced some form of homelessness or housing instability found that nearly one third 
of the youth had experienced some form of involvement with the child welfare system in their 
lives.  
 
Recognizing the growing homeless youth population in the region, the Home for All Continuum 
of Care, the Peoria Housing Authority, and DCFS became the first fully implemented HUD Foster 
Youth to Independence site in Illinois (HUD Foster Youth to Independence Fact Sheet and 
executed MOU attached) in 2020. The Foster Youth to Independence initiative aims to help 
communities increase housing options for youth with a current or prior history of child welfare 
involvement that are homeless or at risk of homelessness and to contribute to the federal goal 
of preventing and ending youth homelessness outlined in the Federal Strategic Plan to Prevent 
and End Homelessness. Phoenix CDS’ role of identifying eligible youth through its homeless 
outreach services and placing these youth on the CoC’s Coordinated Entry Wait List has further 
highlighted the need for a dedicated program to target the unique needs of this population. The 
Fostering Youth to Independence emphasizes the need for a prioritization strategy that ensures 
youth are prioritized for housing resources and related services based on need AND 
appropriateness of intervention.  
 
This project will bring the innovative partnership between the Home for All CoC, Peoria Housing 
Authority, Phoenix CDS and DCFS to a higher system capacity by providing dedicated PSH and 
allowing for the social services offered at Madison Apartments III to be directly tailored to 
address the unique barriers faced by older youth population specifically. Phoenix CDS is a licensed 
mental health agency and a leader in the field of permanent supportive housing for persons with 
mental illness in Illinois, and will offer comprehensive supportive case management, access to 
appropriate clinical services (i.e., mental health counseling), and access to supportive housing for 
this population through this project. Partnering with DCFS and the largest local child welfare 
agency, Children’s Home Association of Illinois (CHAIL) will allow this project to offer an additional 
level of coordination for its residents. It will serve to reduce and prevent older youth 
homelessness in the area and ensure that they have the support needed to successfully transition 
out of state care and into adulthood.  
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Phoenix CDS currently operates the only Homeless Outreach team within the CoC region. 
However, the team has struggled to sustain engagement with this population. Many youths who 
age out of foster care, particularly LGBTQIA youth, are often unwilling to access shelter services. 
From a history of trauma to a lack of trust in systems, youth are hesitant to present to shelter 
programs and do not feel safe doing so. This presents multiple challenges including an inability 
to get an accurate count for this population, as well as lacking an entry point to engage this 
population. Dedicated, project-based housing to provide stable, permanent housing for youth 
who have aged out of foster care and/or state-supported group homes is a foundational 
component to this work that is currently missing from our toolkit to address this issue.  
 
Local Support  
 
Madison Apartments III has the support of many community organizations and agencies that 
want to see the project happen and will in turn assist through a number of partnerships and by 
providing services and resources to the residents of Madison Apartments III.  
 
Phoenix CDS has recently been awarded a Homeless Youth grant from the Heart of Illinois United 
Way to support this project. CHAIL is supporting the project by referring appropriate homeless 
youth, providing rental assistance for homeless youth ages 18-24 who are transitioning out of 
the DFCS system.  
 
Marc D. Smith, Acting Director of DCFS, provided a letter of support outlining DCFS’s support for 
the proposed PSH and a willingness to coordinate with Phoenix Community Development 
Services on the proposed permanent supportive housing project (Exhibit F). 
 
The local JOLT Foundation has entered into a MOU with Phoenix Community Development 
Services to provide any of the following services to residents of Madison Apartments III (Exhibit 
G): 

 STI testing 
 Educational materials 
 Substance abuse harm-reduction counseling 
 Harm reduction supplies 
 Recovery Coaching 
 Referrals for services 

 
 

Market Analysis  
 

Phoenix provided a Market Analysis Form (Exhibit H) that was completed for the Madison 
Apartments III IHDA PSH application in September 2021. The following information reflects the 
data included in that document.  
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According to DCFS data as of 9/30/2021, the identified PMA had 1,688 youth in DCFS' care. Other 
special needs populations are outside the eligibility scope of the targeted population for this 
project. The CoC has identified the targeted homeless youth population as a growing concern 
with a notable lack of PSH units for this sub-group. CHAIL provided trend data that shows an 
increase of the number of homeless youths presenting to their program over the past 5 years – 
with 50 homeless youth this past fiscal year. 
 
Phoenix currently operates the only Homeless Outreach team within the CoC region. However, 
the team has struggled to sustain engagement with this population. Many youths who age out of 
foster care, particularly LGBTQIA youth, are often unwilling to access shelter services. From a 
history of trauma to a lack of trust in systems, youth are hesitant to present to shelter programs 
and do not feel safe doing so. This presents multiple challenges including an inability to get an 
accurate count for this population, as well as lacking an entry point to engage this population. 
Dedicated, project-based housing to provide stable, permanent housing for youth who have aged 
out of foster care and/or state-supported group homes is a foundational component to this work 
that is currently missing from our toolkit to address this issue.  
 
Although the site is situated between Phoenix’s two other PSH sites, these developments are the 
only affordable housing going up in downtown Peoria while market units have steadily increased 
with downtown development. All of Phoenix’s PSH sites are fully leased with a waitlist of more 
than 230. Phoenix has demonstrated both the need and its ability to rapidly lease-up; < than 30 
days to 100% occupancy in its most recent PSH projects. The proposed development will be a 
unique addition to the local housing supply through its focus on a vulnerable, young adult 
population. By working with the Home for All Continuum of Care, the Peoria Housing Authority, 
DCFS and CHAIL for referrals, Madison Apartments III will begin to address the high demand for 
housing among this population. 
 
 

Experience 
 
 
Applicant/ Developer/Social Service Provider/Property Manager:  
Phoenix Community Development Services  
 
Phoenix Community Development Services, a licensed mental health agency, has been providing 
supportive services to neighborhood members since its incorporation in 1985, using a variety of 
funding sources and donations, and has been developing and providing permanent supportive 
housing since 1989. Phoenix CDS is committed to providing comprehensive, supportive services 
to our most vulnerable citizens who face great challenges and barriers to achieving housing 
stability and self-sufficiency. The primary goal is to end homelessness and provide individuals, 
families, and veterans with a safe place to live independently. Among services provided to 



9 

2022 HOME Funding Request 
Phoenix CDS for Madison Apartments III 

residents are supportive counseling services to set and achieve goals, make healthy life choices, 
find employment, build skills, and become stable, self-sufficient members of society. Please 
see Exhibit - Detailed Developer and Property Management Experience attached. 

Phoenix will serve as the project’s developer, social service provider, and property manager. They 
have extensive experience managing multifamily apartments, affordable senior housing, and 
special needs housing, working with multiple LIHTC and HUD-financed projects in the Peoria area. 
It currently provides management and oversight to approximately 150 units in 7 housing 
developments throughout Peoria and the surrounding communities, overseeing 
management and maintenance of the units. Please see Exhibit  – Detailed Developer 
and Property Management Experience attached. 

Phoenix has over ten (10) continuous years of prior development and/or ownership experience 
in multifamily residential projects that now total seven (7) sites. Phoenix has not experienced a 
foreclosure or bankruptcy in the last three (3) years, nor has unresolved HUD or State negative 
compliance findings. Phoenix is an Illinois based 501c3, charitable, tax-exempt organization. Their 
vision is to end homelessness in Fulton, Peoria, Tazewell and Woodford Counties by ensuring 
access to permanent, safe and affordable housing. 

Key personnel are extensively trained in the required fields related to property management for 
HUD developments. Staff have the following experience, training and certifications: Fair Housing 
Specialist Certification, Certified Occupancy Specialist training, Rental Housing Finance training, 
more than 10 years of experience with HOME compliance at New Hope Apartments and Glendale 
Apartments and have received tax credit specialist training. The company and its staff are 
experienced in maintaining the files and records necessary for compliance monitoring of 
affordable housing and reporting to investors, lenders and state/federal agencies. 

Phoenix is experienced at meeting affordability, HOME and PHA requirements, including 
marketing and outreach under an Affirmative Fair Housing Marketing Plan, leasing units 
according to the Tenant Selection Plan, and compliance. Phoenix has been providing supportive 
services since its incorporation in 1985, using a variety of funding sources and donations, and has 
been developing and providing permanent supportive housing and associated supportive 
services since 1989. The organization is committed to providing comprehensive, supportive 
services to its most vulnerable citizens who face great challenges. The primary goal is to end 
homelessness and provide individuals, families, and veterans with a warm, safe place to live 
independently. Among services provided to residents are supportive counseling services to set 
and achieve goals, make healthy life choices, find employment, build skills, and become stable, 
self-sufficient members of society. 

As a Sponsor/Owner, Phoenix has ownership in 180 units of housing. These developments 
include:        
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Development Location Type # Units Governmental Funding Sources 
HHH Housing Peoria, IL New 3 HUD CoC Program 
Monroe Manor Peoria, IL New 10 HUD CoC Program/TBRA-State and 

Federal 
Oasis Peoria, AR New 6 HUD CoC Program 
New Hope Apartments Peoria, IL Rehab 84 Low Income Housing Tax 

Credits/PBV/HUD CoC 
Program/Historic Tax Credits 

Veterans Haven Peoria, IL Rehab 15 VA Contract 
Glendale Commons Peoria, IL New 28 LIHTC/FHLB/IHDA BIBP 
Madison Apartments Peoria, IL Rehab 10 IHDA Trust Fund/LTOS Program 
Madison II Apartments Peoria, IL New 24 IHDA Trust Fund/National Housing 

TF/PBVs 

Please refer to the Property Manager Experience Certification in Exhibit I in for a comprehensive 
breakdown of properties managed. 

Other Development Team Members 

Architect: Worn, Jerabek, Wiltse Architects 

Worn Jerabek Wiltse Architects, P.C. is a full-service architectural firm based in Chicago that 
focuses on affordable multi-family, market-rate multi-family, senior housing, and commercial 
work with substantial experience in sustainable design and architecture for people with 
disabilities. The firm has been in business for over 30 years and has extensive experience in 
designing projects within the IHDA construction and architectural standards. WJW was also the 
architect on Madison Apartments II, located on the adjacent property. 

General Contractor: CORE Construction Services of IL, Inc. 

CORE Construction was formed in 1937 and has been a vested community partner for various 
clients in housing, municipal, energy, federal and commercial construction throughout Illinois as 
well as nationally. CORE Construction has a history of cooperation with Phoenix CDS through its 
Glendale Commons and Madison Apartments I and II developments. 

Financial Consultant: Lightengale Group 

Lightengale Group (LGG), a consulting firm in business since 1999, has extensive experience in 
coordinating financing and project management services related to the development of 
affordable, market-rate and mixed-income housing. LGG has completed over 85 affordable 
housing transactions in the previous 15 years as a financial consultant, including coordination of 
project-based voucher applications, various financing sources, construction services, and in an 
advisory capacity to developers and owners. These projects include senior, family, and special 
needs housing, urban, suburban, and rural projects, housing authorities, and for-profit 
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developers. LGG projects have ranged in size from 8 units to 235 units. The vast majority of 
these projects have now been operating for many years. LGG has provided consulting services 
for all of Phoenix’s IHDA-funded PSH projects. 

Readiness to Proceed 

Should the City of Peoria HOME funding be awarded, Phoenix is targeting an early 
December project closing and construction start. The project has site control and will 
acquire the land at project closing. The project architects anticipate submitting the plans and 
specifications to IHDA mid-September. The GC is in the process of finalizing the 
construction bidding. IHDA has awarded the project $1,662,826 in IHDA Trust Fund and 
$2,461,104 in National Housing Trust Fund . In June 2022, the project applied 
for $240,000 in AHP funds through the Federal Home Loan Bank of Chicago. Award 
announcements are anticipated in October 2022.  

Leverage and Match 

Our HOME funds request of $600,000 will leverage more than $4M of other financing.  IHDA 
has awarded the project $1,662,826 in IHDA Trust Fund and $2,461,104 in National Housing 
Trust Fund. In June 20202, the project applied for $240,000 in AHP funds through the 
Federal Home Loan Bank of Chicago. Award announcements are anticipated in October 2022. 
The IHDA Trust Fund, and FHLB AHP (if awarded) could be used as the 25% cash match 
required for the City of Peoria HOME funding award. 

Budget 

Please find a development budget attached outlining key budget items – Exhibit J – 
Budget.  The project will be seeking a National Green Building Standard
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FOSTER YOUTH TO INDEPENDENCE 

Tenant Protection Vouchers (FYI-TPV) 
 

NOTICE EXPLANATION  
Foster Youth to Independence (Notice PIH 2019-20) allows for Public Housing Authorities (PHAs) without a current 
Family Unification Program (FUP) voucher allocation to request Tenant Protection Vouchers (TPV) to serve youth 
under the age of 25 with a history of child welfare involvement (see specific youth eligibility criteria below), for 
up to 36 months, with Foster Youth to Independence Tenant Protection Vouchers (FYI-TPV). For more information 
see the FYI homepage and FYI TPV FAQs or send questions to: FYITPV@hud.gov. 

The initiative aims to help communities across the country: 
1. Address gaps in the availability of FUP for youth across the country.  
2. Increase housing options for youth with a current or prior history of child welfare involvement that are 

homeless or at risk of homelessness.  
3. Contribute to the federal goal of preventing and ending youth homelessness outlined in Home Together: 

The Federal Strategic Plan to Prevent and End Homelessness.    

 
REQUIRED PARTNERSHIP AGREEMENT TO ADMINISTER FYI 
PHAs requesting FYI-TPV assistance from HUD must enter into a partnership agreement with a public child welfare 
agency (PCWA). HUD also strongly encourages involvement of the Continuum of Care (CoC), or designated CoC 
recipient in the partnership agreement. At minimum this agreement must: 

1. Be in the form of Memorandum of Understanding (MOU) or letters of intent between the parties;  
2. Outline the definition of FYI eligible youth. HUD strongly encourages a prioritization policy for this 

limited resource; 
3. Outline the supportive services provided based on requirements, including which entity will provide the 

supportive services; and 
4. Describe the PHA, PCWA and (if applicable) CoC responsibilities. 

 

Youth Eligibility 
A young person eligible to receive a FYI TPV under 
the notice must meet ALL of the following 
requirements: 

1. Has attained at least 18 years and not 
more than 24 years of age;  

2. Left foster care, or will leave foster care 
within 90 days, in accordance with a 
transition plan described in section 
475(5)(H) of the Social Security Act at age 
16 or older; and 

3. Is homeless or is at risk of becoming 
homeless.  

A young person who meets the above 
requirements and is pregnant and parenting is also 
eligible as long as the children they are parenting 
do not have an open child welfare case.  

Public Housing Authority (PHA) 
Eligibility & Requirements 

In order for a PHA to be eligible to request 
FYI-TPV it must meet all of the following: 

 Currently administering the HCV 
program. 

 Does NOT currently administer FUP 
vouchers awarded under any fiscal 
year. 

 Partnership with a public child 
welfare agency (PCWA). 

 Accept FUP-eligible youth referral. 
 Determine HCV eligibility. 
 Update administrative plan. 



SUPPORTIVE SERVICE REQUIREMENTS  

ROLE OF PARTNERS 
Public Child Welfare Agency (PCWA) 
(required partner & responsibilities) 

Public Housing Authority 
(PHA) (required partner & 
responsibilities) 

Continuum of Care (CoC) 
(strongly encouraged partner & 
responsibilities)  

Identify eligible youth, verify eligible child 
welfare history.  
PHA and CoC may also identify potential 
youth, but the PCWA must verify eligible 
child welfare history and refer to the PHA 
once verified. 

Accept referrals from PCWA. Assist in identifying youth with a 
child welfare history and housing 
need, and connecting the youth 
to the PCWA for verification and 
referral to FYI-TPV. 

Develop a system of prioritization for 
referral to the PHA based on the youth’s 
level of need and the appropriateness of the 
intervention.  

Verify eligibility for HCV. Work with the PCWA and PHA to 
match eligible youth to services.  

Provide a written certification to the PHA 
verifying eligible child welfare history. 

Request FYI-TPV from HUD. 

Provide or secure 36 months of supportive 
services.  

Update administrative plan.  
Administer FYI-TPV for eligible 
youth for up to 36 months. * 

*FYI-TPVs are time-limited to 36 months and sunset when a youth transitions off the voucher. This means the PHA cannot 
reissue the FYI-TPV assistance. A single PHA may request a maximum of 25 FYI-TPVs in a fiscal year. 

PROCESS FOR REQUESTING FYI-TPV FROM HUD 
1. Before requesting FYI-TPV from HUD, a local public housing authority and a local public child welfare agency 

must enter into a partnership agreement as described on the bottom of the previous page.* 
2. Once the agreement is in place, the public child welfare agency must send a referral to the PHA that includes 

the young person’s name and a written certification of their eligible child welfare history. 
3. The public housing authority must verify the youth’s eligibility for an HCV. 
4. The PHA must send a request to HUD via email to FYITPV@hud.gov. The request must list individual name(s) 

of eligible youth; more than one name can be listed in a single request. For a full explanation of the email 
request see section 15 of Notice PHA 2019-20.  

5. Upon receipt of the email request from the PHA, HUD will conduct an eligibility determination. 
6. Eligible applications will result in issuance of amended Annual Contributions Contract (ACC) to the PHA to 

administer the TPV(s). 
*Note the timeline for young people in your community to begin receiving assistance through FYI is largely  
dependent on (1) the time it takes to secure the required supportive services and (2) the time it takes to  
enter into a partnership agreement between the PHA and PCWA.   

Required types of  
supportive services 

 Basic life skills training 
 Housing counseling 
 Landlord support services  
 Employment and training 
 Education and career 

advancement services 

Requirements for administering  
supportive services 

 PCWA is required to provide or secure supportive 
services for participating youth 

 Services must be provided for a period of 36 months 
 Notice describes the required services; additional 

services may be provided 
 Participation in services on behalf of the youth is 

optional 
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Budget Line Item Amount Per Unit % of EGI
Escalation

Rate
Legal 400 25 0.3% 3.0%
Office Supplies 1,500 94 1.3% 3.0%
Telephone Service 1,750 109 1.5% 3.0%
LIHTC Monitoring Fee 800 50 0.7% 3.0%

Administration Total: 4,450 278 3.8% 3.0%
Management Fee 8,295 518 7.0% 2.0%

Management Fee Total: 8,295 518 7.0% 2.0%
Administrative 15,000 938 12.7% 3.0%
Maintenance 15,000 938 12.7% 3.0%

Payroll Total: 30,000 1,875 25.3% 3.0%
Property Insurance 10,000 625 8.4% 3.0%

Taxes & Insurance Total: 10,000 625 8.4% 3.0%
Elevator Contract 4,700 294 4.0% 3.0%
Pest Control 5,000 313 4.2% 3.0%
Scavenger Service 4,000 250 3.4% 3.0%
Decorating 500 31 0.4% 3.0%
Maintenance Supplies 2,000 125 1.7% 3.0%
General Repairs 2,500 156 2.1% 3.0%

Maintenance Total: 18,700 1,169 15.8% 3.0%
Gas 6,500 406 5.5% 3.0%
Water/ Sewer 5,700 356 4.8% 3.0%
Electricity 13,500 844 11.4% 3.0%

Utilities Total: 25,700 1,606 21.7% 3.0%
Replacement Reserve 7,200 450 6.1% 3.0%

Reserves Total 7,200 450 6.1% 3.0%
Total Operating Costs 104,345 6,522 88.1% 2.9%

Operating Costs
20220811 Madison III City of Peoria HOME

Printed 08/11/22 Page 3 South Side Office of Concern



Budget Line Item Budget Per Unit
Building Cost 295,000 18,438
Title and Transfer Taxes 5,000 312

Acquisition Total: 300,000 18,750
Demolition 31,481 1,968
Site Work 110,478 6,905
Net Construction Costs 2,793,529 174,596
General Conditions 165,672 10,354
Overhead 55,224 3,452
Profit 165,672 10,354
Bond Premium / LOC fee 20,913 1,307
Utility Fees 20,000 1,250
Building Permits 31,000 1,938
Contingency 146,774 9,173

Construction Total: 3,540,743 221,297
Builders Risk Insurance 11,499 719
Real Estate Taxes 10,000 625
Security 30,000 1,875

Construction Period Total: 51,499 3,219
Architect -- Design 143,255 8,953
Architect -- Supervision 61,395 3,837
Engineering Fees 29,900 1,869
Furniture Fixtures & Equipment 33,300 2,081
Predevelopment Interest 25,000 1,562
Legal - Organizational 50,000 3,125
Plats & Surveys 10,000 625
Appraisal 2,000 125
Environmental Reports 10,000 625
Soils and Material Testing 20,000 1,250
Market Study 5,500 344
Title & Recording Fees 13,500 844
Green Certification Fees 17,120 1,070

Professional Fees Total: 420,970 26,310
Lease-Up Expense 7,500 469

Marketing & Leasing Total: 7,500 469
Application Fee 750 47
Lender Legal Costs 25,000 1,562

Lender Fees Total: 25,750 1,609
Developer Fee 370,196 23,137
Consultant Fee 150,000 9,375

Developer Fee Total: 520,196 32,512
Relocation 10,000 625

Tenant Relocation Total: 10,000 625
Tax & Insurance Escrow 10,500 656
Replacement Reserve 24,000 1,500
Operating Deficit 52,772 3,298

Reserves Total: 87,272 5,454
Total Development Cost 4,963,930 310,245

Development Costs
20220811 Madison III City of Peoria HOME

Printed 08/11/22 Page 4 South Side Office of Concern
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General Terms

Borrower:

Lender/Grantor:

Purpose:

Letter of Interest (“LOI”)

A to-be—formed sole or single purpose entityacceptable to the
Authority.
Illinois Housing Development Authority (the "Authority").
To provide construction and permanent financing to the Borrower in

connection with Madison Apartments Ill.

National Housing Trust Fund (NHTF)

Financing Structure:

Grant Amount:

Term:

Conditions:

Grant Security:

Recourse:

The NHTF funds will be structured as a forgivable grant to be
recorded against the property.
$ 2,461,104
Construction — 24 months; permanent — 30 years.
Any funds not expended within 24 months of closing will be
forfeited.
Lien on land and any improvements. UCC filings. and any additional
security reasonably required by the Authority's underwriting.
Non-recourse with program specific carveouts.

Illinois Affordable Housing Trust Fund (IHTF) Construction to Permanent Loan Terms

Financing Structure:

Loan Amount:

Interest Rate:
Term:

Debt Service Payment:

General Affordability Requirement:

Loan Security:

Recourse:

Lockout:

General Fees
Application Fees:
Asset Management Fee:

Authority Legal Fee:

The IHTF loan will be interest—free and non-amortizing. During the
permanent phase there will be annual payments set based on the
greater of 25%of surplus Cash Flow or $1.200.
$ 1,662,826
0%

Construction — 24 months; permanent — 30 years.
$0 during construction; the greater of 25% of Cash Flow or $1,200
annually.
30 years, serving a low-income population.

First lien on land and any improvements, UCC filings. and any
additional security reasonably required by the Authority's
underwriting
Non-recourse with program specific carveouts.
Loan shall not be prepayable in full or in part without the Authority's
written consent.

$250 (non-profit)

$50 per unit per year
$0
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Engaged by Borrower and adhering to Authority standards as
Third-Party Reports: posted on the Authority's website. At a minimum. an Appraisal and

a Phase I EnvironmentalAssessment will be required.

Reserves
$1.500 per unit capitalized at final close. Ongoing reserves of $450
per unit will trend at 3% annually.

Operating Reserve: Six months of operating expenses and debt service if applicable.
capitalized at final close.
55% of the most recent annual real estate tax bill (or proof of real

Taxes and Insurance: estate tax abatement) and 105% of the most recent annual
insurance premium capitalized at final close.

Replacement Reserve:

other
The Authority shall require the following prior to issuing a
conditional commitment for the above referenced funding requests:

- The Authority's Board approval of the loan and grant:
- Submission of the Authority‘s Common Application and any

additional due diligence reasonably required to underwrite
and approve the loan and grant:

o A firm commitment of all other financing. including project
based rental assistance:

o A construction guarantor acceptable to the Authority;
- Execution of a Conditional Commitment Letter (CCL) by the

Borrower; and
. Any additional information required by the Authority.

Prerequisites:

This LOI outlines the initial terms and conditions0/ the proposed financing. This LOI iS confidentialand cannot be shared with any parties
without the illinois Housing DevelopmentAuthority's (the 'Authorlty') prior written consent. except Borrower‘s attorney. accountant, officers.

directorsand employees. This LOl is not ail-inclusive and does not include every term or condition that may be included in a term sheet and
Iinal legaldocumentation[or the transaction. The financing discussed in this LOl remains sub/act to the approvalat the Authority's Boardand

does not constitute a commitmentto provide financing.

If this LOI is not signed by a duly authorized signatory and electronically returned to multifamiMin@ihda.orgby

5pm (CST) on December 30. 2021. it shall expire without any further action on the part of the Authority and
shall be of no further force or effect.

By: gZyflJyfé/é
Name: '

,1
Title:
Date:



11909_Madison Apartments III 
206 NE Madison Ave, Peoria IL 61602 
H. Evidence of Coordination with DCFS

Madison Apartments III will provide permanent supportive housing for the 
older youth population in coordination with DCFS. The following 

documentation is included in this exhibit: 

A letter from Marc D. Smith Acting Director of DCFS, outlining DCFS’s
support r the proposed PSH and a willingness to coordinate with Phoenix
Community Development Services on the proposed permanent supportive
housing project.

“Commitment to Provide Supportive Services” by the project sponsor
Phoenix Community Development Services to provide the appropriate
supportive services for the residents at the proposed development, Madison
Apartments III. Phoenix CDS is a licensed mental health agency and has the
capacity to provide the services as described in the attached supportive service
plan. The commitment letter outlines how referrals and services will be 
provided in coordination with DCFS.





11909_Madison Apartments III 
206 NE Madison Ave, Peoria IL 61602 
I. Coordination of Services 

 
 
 
This exhibit outlines the coordination of services that will be provided at Madison 
Apartments III for the homeless older youth population The following documents are 
included in this exhibit: 

 
 A “Commitment to Provide Supportive Services” by the project sponsor 

Phoenix Community Development Services to provide the appropriate 
supportive services for the residents at the proposed development, Madison 
Apartments III. Phoenix CDS is a licensed mental health agency and has the 
capacity to provide the services as described in the attached supportive service 
plan. The commitment letter also outlines how the services will be provided in 
coordination with DCFS 

 An MOU between the sponsor Phoenix Community Development Services 
and the JOLT Foundation for JOLT to provide any of the following services to 
residents of Madison Apartments III: 

 STI testing 
 Educational materials 
 Substance abuse harm-reduction counseling 
 Harm reduction supplies 
 Recovery Coaching 
 Referrals for services 

 A service plan for residents of the proposed project outlines the services 
offered to residents, number of proposed staff, and the size and location of the 
service office. Services include case management, tenancy support services, 
and access to behavioral health services (which includes substance use and 
mental health services), among many others. 



JOLT Memorandum of Understanding (MOU)

Belween JOLT Foundallun and

Name at OrganlzahOn/busmass. Pnnenix Community Devetupment semrces

The purpose at tnrs Mou is to deitneats the agreement between JDLT Founaaimn and

Pnuenix community Devetantnent services. in pmvrdrng any at the Ioliowmg nee Services.

HIV. HCV‘ chlamydia, and Gonorrhea Tesilng
Cunnum/LuhncauonDISI'IhUIIOH
Harm Reducllon Sunnlies (1.2.. nalaxone, lenlany! test strips, etc.)
Educ-animal Maleiials
Subs|ance Use Haim Reduction catrnseirng (rnriwmuai and umup)
Medication Assrsiea Treatment (at Dpimd Use Drsomer
Recovery Coaching
Reletles) tor services

DEUCUELru

as well as reierrais to me JOLT Harm Reduction center tor persnns who are inietes|ed in

cumprenenswe narrn Ieduclion services 31 nur dmprtii cenlev iocateu a|

1411 NE Adams 5L, Peoria, Illinois 61503

i, Sara Runyon. as a nersan who has autncnly lo agiee an the male of Dclaber 215LZDZD‘gNe

representatives at JOLT Faundamn pelmisslml to arovrde servrees to our consumers.

A {/02 lt/‘I/Jrzo
(signature) (dale)

I //;/‘ ("2/
(Juli Signalule)

, / ,,r a

Jalt Memorandum oi Understanding v. 2 - 10/2020



               
 

               202 N.E. Madison 
Avenue 

                              Peoria, IL 
61602 

  Phone 309.674.7310 
Fax 309.674.9652 

Phoenixcds.org 
 

 

Commitment to Provide Supportive Services 

Christine Moran, Managing Director 
Illinois Housing Development Authority 
111 E. Wacker Dr., Suite 1000 
Chicago, IL 60601  

Re: 11909 Madison Apartments III  

 
Ms. Moran: 
 
Please accept this letter as a commitment from Phoenix Community Development Services to provide the 
appropriate supportive services for the residents at the proposed development, Madison Apartments III. 
Phoenix CDS is a licensed mental health agency and has the capacity to provide the services as described 
in the attached supportive service plan. 
 
In addition to the services that our agency provides, we also maintain collaborative relationships and 
reciprocal service agreements, as appropriate, with a wide range of community service providers in order 
to meet the needs of the consumers. These linkages include access to mental health services, substance 
abuse services, primary healthcare services, mainstream resources, financial literacy, etc. Some of our 
collaborative partners include, but are not limited to: 

 
● Unity Place (formerly Human Service Center) – mental health and substance abuse services; 
● JOLT Foundation – substance abuse and harm reduction services; 
● Heartland Community Health Center (designated FQHC) – primary healthcare and psychiatric 

services; 
● Dream Center Peoria – furnishings, household goods, and clothing; 
● Salvation Army – food services and emergency shelter (contingency/emergency); 
● Goodwill Industries – employment services; 
● Navicore – financial counseling and budgeting; 
● Various Food Bank/network partners (i.e. Midwest food Bank) – food service; and 



● Methodist College of Nursing and Illinois Wesleyan University – on-site wellness and preventive 
healthcare services. 

 
This proposed development is situated in a two-block radius of other program service sites for Phoenix 
CDS. In addition to the individualized services provided to residents within their own housing unit, 
residents will also have access to workforce development and behavioral health services within a ½ block 
walking distance. 
 
Coordination of Services with DCFS/Child Welfare System 
 
The Illinois Department of Children and Family Services (DCFS) and Children’s Home Association of 
Illinois (CHAIL) will work with Phoenix CDS to provide appropriate referrals for the permanent 
supportive housing to be available at the above-referenced location in Peoria, IL. In Illinois, youth 
generally age out of DCFS systems at age 21 and many need a range of supportive housing interventions, 
which will be provided through the services currently available at Phoenix CDS, as well as ongoing 
supportive services provided by CHAIL for its participants. We understand that these apartments will be 
available to individuals who are at least 18 years of age. We estimate that there are 50  individuals who 
would be available for this housing over each the next 3 years. Many of the potential residents will 
qualify for operating funds available through DCFS for rental assistance as well as funds to purchase 
furnishings and household goods. 
 
DCFS and/or CHAIL will be responsible for the initial identification of an eligible candidate for 
consideration of entry into supportive housing at Madison Apartments III and for conveying the referral 
information to Phoenix CDS program staff.  If a vacancy exists or there is a known upcoming vacancy, 
Phoenix CDS will begin coordination of services with  DCFS and CHAIL to prepare for the transition. 
Coordination will largely be comprised of the collection of relevant documents (i.e. DCFS mental health 
treatment records) and facilitating Medicaid enrollment, if possible. A scheduled move-in date will be 
arranged based on the DCFS  discharge date or the individual’s need. Once the participant has moved into 
Madison Apartments III, Phoenix CDS will be responsible for the full range of supportive services as 
described  in the Supportive Services Plan included in the application 
 
I would be happy to provide additional information about the proposed services upon request.  
 
Sincerely, 
 

 
 
Christine E. Kahl  
President/CEO 
Phoenix Community Development Services  
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11909_Madison Apartments III 
Phoenix Community Development Services 
Supportive Service Plan  
 

Overview of Supportive Services 
 
The supportive services to be offered at Madison Apartments III include comprehensive 
supportive case management, access to appropriate behavioral health clinical services (i.e. 
mental health counseling), workforce development training, life skills development, and other 
tenancy supports through the access to supportive housing. Phoenix CDS’ supportive services 
empower individuals and facilitate improved functioning in the community. Our service model 
is structured around accepted and standard behavioral health concepts, including evidence-
based practices (EBP), particularly Housing First, strengths-based and consumer-centered 
models of care. 

 
Case management will be offered on site by Phoenix CDS and CHAIL staff utilizing the service 
space available on the first floor of the development. Madison Apartments III is located at 206 
NE Madison Ave, Peoria, IL 61602. The case management office space is approximately 112 sq 
ft in size.  

 
Clinical case management services include, but are not limited to: an initial assessment of needs 
and eligibility determination; initial comprehensive mental health and level of functioning 
assessment; emergency assistance; development of an Individualized Service Plan (ISP); 
bi-annual reassessment and revision of the ISP, as appropriate; linkage to housing, mainstream 
and other community resources; consultation; counseling (problem-solving); representative 
payeeship for social security; advocacy; and life skills education and enhancement. All 
consumers are offered and encouraged to participate in these supportive services. When an 
unmet need is identified, case managers advocate on behalf of the consumer and work to 
secure access to the appropriate services in order to progress on their individualized goals 
towards self-sufficiency. 

 
Phoenix CDS maintains a secure database containing individual information for all program 
participants in accordance with HIPAA and other regulatory privacy and confidentiality 
standards. The clinical information provided during the initial assessment and the service goals 
identified on individual service plans are entered into the database. At least every six months, 
each consumer’s functioning and progress on service plan goals is reassessed and entered into 
the database. Reports are then generated that provide both individual consumer information 
and aggregate data for the agency to monitor progress towards participants’ individual goals 
and program objectives. 
 
CHAIL’s Homeless Youth staff will also provide age-appropriate supportive services throughout 
their participants’ residency in the project. 
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Development of Individualized Service Plans 

 
All consumers participate in an initial clinical needs assessment. Through this interactive 
process, the consumer and case manager identify the immediate needs such as housing, 
potential income/benefit sources, mental health services, physical health services, substance 
abuse services, etc. The consumer and his/her assigned case manager then develop an 
individualized service plan which delineates and prioritizes the needs, the activities to be 
undertaken to meet those needs, and a timeline for completion of the activities. The service 
plan activities are monitored monthly for completion and/or progress towards goal completion. 
Each service plan is reviewed and updated with the consumer at least every six months. 

 
Movement towards Self-Sufficiency 

 
Through supportive case management, participants are linked to mainstream resources and 
community services immediately. By assisting the individual to achieve permanent housing, one 
of the primary barriers to achieving self-sufficiency is removed. The case managers are then 
able to work with each individual to pursue appropriate employment and skill development. 
Phoenix CDS offers workforce development services to increase participants’ ability to sustain 
employment. 

 
Case managers work with each participant to increase their ability to live independently by 
providing teaching/coaching on daily living and problem-solving skills, participating in activities 
on the individual service plans, cultivating relationships for social cohesion, etc. The learned 
skills contribute to strengthening each participant’s confidence and self-esteem, thereby, 
improving their potential level of self-sufficiency. The ongoing process of re-assessment allows 
participants to incrementally move towards greater self-sufficiency as they demonstrate their 
willingness and an ability to do so. 

 
Access to public benefit programs (Medicaid, TANF, food stamps, childcare, etc.) 

 
Utilizing the information collected during the initial assessment and the process of ongoing re- 
assessment of each consumer’s needs, the assigned case manager links consumers to 
appropriate mainstream resources. The case managers participate in scheduling application 
appointments and provide relevant information supporting the individual’s application for 
benefits. If needed, the organization serves as the representative payee for benefits. Phoenix 
CDS utilizes the state’s single electronic portal for determination of benefit eligibility and access 
to benefit applications. Several of Phoenix CDS’ staff are also trained in SOAR, an 
evidence-based practice for assistance in applying for SSI/SSDI. 

 
Assessment of Participant Needs and Determination of the Scope, Frequency and Scheduling 
of Supportive Services to Meet the Identified Needs 

 
All participants participate in an initial clinical needs assessment. Through this interactive 



   

3  

process, the consumer and case manager identify the immediate needs such as housing,  
 

potential income/benefit sources, mental health services, primary healthcare services, substance 
abuse services, etc. The consumer and his/her assigned case manager then develop an 
individualized service plan which delineates and prioritizes the needs, activities to be undertaken 
to meet those needs, and timeline for completion of the activities. 
 
Employment & Education Services 

 
Phoenix CDS provides workforce development services to appropriate consumers seeking 
employment. These services strive to enhance self-esteem and communication skills for 
low-income individuals lacking appropriate employment skills and/or lacking a history of stable 
employment. Services include: life skills and job preparedness training; work experience 
opportunities; job linkage and placement; and job retention monitoring and support. 
Participants are referred to other appropriate education programs (i.e. GED, ESL) on an 
individual appropriate basis. 
 
Therapeutic Recreational Services 
 
The project includes indoor and outdoor space to provide on-site therapeutic 
recreation activities. These activities will provide opportunities for youth to learn 
positive social interaction skills that are oftentimes lacking in youth with long-term 
involvement with the child welfare system. Phoenix CDS will collaborate with various 
partners, including the local fine arts community, to provide a variety of arts education 
and entertainment events designed by the youth.  The plans for Madison Apartments 
III include a “Performance Plaza” behind the building to be used by the youth for 
special events, performances, and other entertainment and enrichment based 
activities.  

 
Staffing 

 
One full-time equivalent case manager will provide comprehensive supportive case 
management services for residents of Madison Apartments III PSH. Case management will take 
place on site at Madison Apartments III. Clinical case management services include but are not 
limited to: an initial assessment of needs and eligibility determination; initial comprehensive 
mental health and level of functioning assessment; emergency assistance; development of an 
Individualized Service Plan (ISP); bi-annual reassessment and revision of the ISP, as 
appropriate; linkage to housing, mainstream and other community resources; consultation; 
counseling (problem-solving); representative payeeship for social security or veteran’s benefits; 
advocacy; and life skills education and enhancement. 

 
Madison Apartments III residents will also work with other staff members and community 
partners that currently provide services to Phoenix CDS residents at the existing supportive 
housing sites "on campus", such as primary and psychiatric care, workforce and employment 
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training, substance abuse counseling, food pantry services, and many more. 
 
Funding 

 
The primary funding source for the mental health services to be delivered is Medicaid. Phoenix 
CDS is a licensed mental health agency and has the existing capacity for submitting Medicaid 
claims for reimbursement. If a participant is not on Medicaid prior to entry into the program, 
Phoenix CDS staff will assist the participant in applying for Medicaid. All other supportive 
services are covered by existing grants from IDHS to provide supportive services (i.e. workforce 
development, benefits access, life skills development, financial counseling) to persons residing 
in permanent supportive housing programs. This grant has open capacity to serve participants 
in any of the agency’s supportive housing programs. Additionally, CHAIL’s Homeless Youth 
grant provides the funding for age-appropriate supportive services to be provided by CHAIL 
throughout their participants’ residency in the project. 



Name of the Project:

Location of the Project:
(include address if available, or nearest intersection, and City/County)

Preparer Name and Affiliation (Company):

PROJECT DESCRIPTION
Targeted Population(s) to be served:

Total number of units:
Number of units by AMI and Bedroom Type:

Proposed rents by each bedroom type and AMI level:

Anticipated subsidies:

List of Unit/Development Amenities:

How do these amenities relate to the population(s)to be served:

Describe the PMA:

Describe how the PMA was determined:

List the Census Tracts within the PMA :
(FIPS codes)

Attach a map of the PMA:

LOCAL MARKET TRENDS
Population:

(trends and 5 year estimates)

Households :
(trends and 5 year estimates)

DEMAND ANALYSIS
Provide statistics/counts of homelessness:

(i.e. HMIS and PIT count data)

Provide other special needs population counts:
(i.e. group homes, nursing homes)

Provide PAIR Module data:

(obtained from IHDA)

Statement of how the proposed matches the local need shown by the above 
data:

PSH MARKET ANALYSIS 
(To be utilized only for PSH projects seeking ONLY HOME or NHTF)

DEFINED MARKET AREA: Please define a market area that makes sense for your project.  IHDA leaves this decision up to preparer, but reserves the right to seek a revised Market Area 
if the Market Area is too large or otherwise ineffective.  Market areas should be chosen by Census Tract or other geographies that easily align with common data agregation.

Madison Apartments III

206 NE Madison Avenue, Peoria IL 61602
Christine Kahl, Phoenix Community Development Services

Homeless Youth ages 18-24

16

9 studio apts @ 30% AMI; 7 1-bedroom apts @ 30% AMI

4 LTOS studio apts @ 30% AMI = $625; 3 LTOS 1-bedroom apts @ 30% AMI = $825; 5 CHAIL studio apts @ 30% AMI = $631; 4 CHAIL 1-bedroom apts @ 30% AMI = $675

9 units from child welfare collaborative partner; 7 units from LTOS

recreational activity room; supportive service office; computer
lounge; laundry; outdoor performance patio

recreational activity room and outdoor performance patio focusing on fine arts and other therapeutic recreational activities designed to foster positive social interaction and other life skills; supp

Peoria, Tazewell, Woodford, and Fulton Counties; Cities of Peoria and Pekin, IL

HUD defined region for IL-507 Homeless Continuum of Care

100 individual census tracts - see 4 attachments
Attached

383,781 - see attached Census data

155,983 - see attached Census data

IL-507 CoC Point-In-Time 2021 PIT data - total homeless households = 185 and total homeless persons
= 202 (16 persons in PIT count between ages 18 24). IL-507 CoC Coordinated Entry System data as of
10/21/2021 show total homeless households = 317 and total homeless persons = 427. CHAIL Homeless
Youth data = 158 homeless youth over past three years. CHAIL projects 50 homeless youth will be in
need of permanent housing each year over the next 3 years.

According to DCFS data as of 9/30/2021, the identified PMA had
1,688 youth in DCFS' care. Other special need populations are
outside eligibility scope of targeted population for this project.

Pulled from IHDA SRN website: total # of interested applicants
= 122; studio = 89; 1-br = 108

The CoC has identified the targeted homeless youth population as a growing concern with a notable lack of
PSH units for this sub-group. The CHAIL provided trend data that shows an increase of the number of
homeless youth presenting to their program over the past 5 years - 50 homeless youth this past fiscal year.



SUPPLY ANALYSIS
Discuss other projects in the PMA that target a similar population(s):

(include number of units, unit types, occupancy levels and waiting list information)

COMPETITIVE ANALYSIS
Discuss how the proposed will compare to the projects noted in the supply 

analysis above:

CONCLUSIONS
Describe the strengthens and weaknesses of the proposed:

(in terms of location, proposed product/unit types and in relation to the population served)

Assess the demand for the proposed:
(Based on the provider information obtained, as well as occupancies at any existing 

competitive developments)

Make any recommendation(s) as to needed changes to what has been 
proposed, based upon final conclusions.  Provide an explanation of these 

required changes:

Date form was completed:

There are currently only 3 dedicated PSH beds/units specific to the Homeless Youth ages 18-
24 within the CoC's service region. Across the CoC, there are 267 PSH beds for homeless
households without children and 189 PSH beds for homeless households with children.

This proposed PSH project will meet the unique needs of homeless youth ages 18-24.
Less than 1% of the current PSH bed capacity is set aside for this population. This
project wuld increase the capacity for the targeted population by more than 500%

The primary strength is proximity to other critical supportive services throughout Phoenix CDS' service capacity, including
mental health and workforce development services, while provising age-appropriate supportive housing setting. Another
strength is the on-site amenities that address therapeutic recretaional needs of developing youth that helps transition to
indepedence and self-sufficiency. A weakness of the proposed development is that it is located n a predominantly low income
census tract; however, the housing market in the downtown area is trending up for market rate housing at this time.

As indicated, this proposed project will increase the available PSH for homeless youth ages 18-24 by more than 500%. The CoC's
Coordinated Entry System prioritizes placement into its limited PSH through a standard assessment process that largely focuses on
vulnerability. Homeless youth in this age range are oftentimes placed lower on this vulnerability ranking than homeless adults with
numerous disabling conditions and health fragility. A dedicated project for this target population creates the opportunity for them to access
needed PSH without being passed over in the current system.CHAIL projects 50 homeless youth will need permanent housing in each of
the next 3 years.

No recommended changes at this time.

10/21/2021



Contact Information: 

Developer/Sole Member of the General Partner: 
Phoenix Community Development Services 
202 NE Madison 
Peoria, IL 61602 
Christine Kahl – President/CEO 
309.222.2560 
director@phoenixcds.org  

Property Manager: 
Phoenix Community Development Services 
202 NE Madison  
Peoria, IL 61602 
Christine Kahl – President/CEO  
309.222.2560 
director@phoenixcds.org   

Project Sponsor/Ownership Information: 
The project will be owned by . Phoenix Community Development 
Services (Phoenix) (formerly known as South Side Office of Concerns) will be the managing non-profit 
member  Founded in 1982 and later incorporated in 1985, Phoenix is a not-for-profit social service 
agency that provides various, comprehensive supportive housing, services and resources to individuals 
in Peoria and the surrounding community areas including homeless, veterans and those with mental, 
social, or physical disabilities, with a mission of helping individuals toward self-sufficiency. The 
support provided falls in the areas of community support services, supportive housing services, homeless 
outreach and re-housing efforts, and community development. The Phoenix Board of Trustees is 
comprised of community members from a variety of backgrounds such as education, banking, 
community activism, law, real estate, and management. 

The development team has much experience with affordable housing. CORE Construction (CORE) will act 
as general contractor on the proposed project. CORE Construction has years of expertise in multifamily 
construction, and has completed over 1,742 units for families and seniors in Illinois and throughout the 
country, with a significant amount of these units financed by public funds including Low Income Housing 
Tax Credit, HOME loan funds, Public Housing Authority capital funds, and grant assistance from such 
organizations as the Federal Home Loan Bank (FHLB) and the former Department of Commerce and 
Economic Opportunity (DCEO) Energy Grant program, to name a few. CORE will be part of the proposed 
development through stabilization, offering their expertise in construction of affordable housing.  

Phoenix has over ten (10) continuous years of prior development and/or ownership experience in 
multifamily residential project that now total six (6) sites.  Phoenix has not experienced a foreclosure or 
bankruptcy in the last three (3) years, nor has unresolved HUD or State negative compliance findings. 



Phoenix is an Illinois based 501c3, charitable, tax-exempt organization. Their vision is to end homelessness 
in Fulton, Peoria, Tazewell and Woodford Counties by ensuring access to permanent, safe and affordable 
housing. 

Overview of Leasing History 

Phoenix will serve as the project’s property manager and has extensive experience managing multifamily 
apartments, affordable senior housing, and special needs housing, working with multiple LIHTC and HUD-
financed projects in the Peoria area. It currently provides management and oversight to approximately 
150 units in 7 housing developments throughout Peoria and the surrounding communities, overseeing 
management and maintenance of the units. Madison II is currently under construction and will also be 
managed by Phoenix when it is complete. Please see a detailed experience certification attached.  

A Management Plan is attached as Exhibit 2. This management plan is from Madison Apartments I and 
details the duties and responsibilities of the management company as well as the owner for effective 
management of the proposed development. In accordance with this RFP, the proposed property will be 
managed and evaluated based on sound policies and procedures as defined by the management plan. The 

 management plan will be very similar to Madison Apartments I. 

Key personnel are extensively trained in the required fields related to property management for HUD 
developments. Staff have the following experience, training and certifications: Fair Housing Specialist 
Certification, Certified Occupancy Specialist training, Rental Housing Finance training, two years’ 
experience as HOME compliance officer for municipal government, Tax Credit Specialist training and 
certification test scheduled for 5/19/2020. The company and its staff are experienced in maintaining the 
files and records necessary for compliance monitoring of affordable housing and reporting to investors, 
lenders and state/federal agencies.  

Phoenix is experienced at meeting affordability and PHA requirements, including marketing and outreach 
under an Affirmative Fair Housing Marketing Plan, leasing units according to the Tenant Selection Plan, 
and compliance. 

Phoenix has been providing supportive services since its incorporation in 1985, using a variety of funding 
sources and donations, and has been developing and providing permanent supportive housing and 
associated supportive services since 1989. The organization is committed to providing comprehensive, 
supportive services to its most vulnerable citizens who face great challenges. The primary goal is to end 
homelessness and provide individuals, families, and veterans with a warm, safe place to live 
independently. Among services provided to residents are supportive counseling services to set and 
achieve goals, make healthy life choices, find employment, build skills, and become stable, self-sufficient 
members of society. 

Please refer to the enclosed Property Manager Experience Certification for a comprehensive breakdown 
of properties managed.  



 

As a Sponsor/Owner, Phoenix has ownership in over 164 units. These developments include: 

Development Location Type # Units Governmental Funding Sources 
HHH Housing Peoria, IL New 5 HUD CoC Program 
Monroe Manor Peoria, IL New 10 HUD CoC Program/TBRA-State and 

Federal 
Oasis Peoria, AR New 6 HUD CoC Program 
New Hope Apartments Peoria, IL Rehab 84 Low Income Housing Tax 

Credits/PBV/HUD CoC 
Program/Historic Tax Credits 

Veterans Haven Peoria, IL Rehab 15 VA Contract 
Glendale Commons Peoria, IL New 28 LIHTC/FHLB/IHDA BIBP 
Madison Apartments Peoria, IL Rehab 10 IHDA Trust Fund/LTOS Program 
Madison II Apartments Peoria, IL New 24 IHDA Trust Fund/National Housing 

TF/PBVs 

A more detailed Developer Experience Certification is attached. 

Previous Experience with Section 8 
South Side Office of Concern participation as owner under the Section 8 Program: 

Project:  New Hope Apartments 
Building: Rehab 
Address: 301 NE Jefferson, IL  
Total # Units:  84 
Housing Program: Section 8 Project Based Rental Assistance 
Total # Vouchers: 30 
Gov’t Funding Source: LIHTCs / PBVs 

Project:  Frontiers West Apartments (SSOC as Contracted Property Manager) 
Building: New Construction 
Address: 3432 Molleck Drive 

Peoria, IL 61604 
Total # Units:  11 
Housing Program: Section 8 Project Based Rental Assistance 
Total # Vouchers: 11 
Gov’t Funding Source: HUD 202/8 

Madison II also has project-based rental assistance from the Peoria Housing Authority. This project is still 
under construction. 
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Budget Line Item Budget Per Unit
Building Cost 295,000 18,438
Title and Transfer Taxes 5,000 312

Acquisition Total: 300,000 18,750
Demolition 31,481 1,968
Site Work 110,478 6,905
Net Construction Costs 2,793,529 174,596
General Conditions 165,672 10,354
Overhead 55,224 3,452
Profit 165,672 10,354
Bond Premium / LOC fee 20,913 1,307
Utility Fees 20,000 1,250
Building Permits 31,000 1,938
Contingency 146,774 9,173

Construction Total: 3,540,743 221,297
Builders Risk Insurance 11,499 719
Real Estate Taxes 10,000 625
Security 30,000 1,875

Construction Period Total: 51,499 3,219
Architect -- Design 143,255 8,953
Architect -- Supervision 61,395 3,837
Engineering Fees 29,900 1,869
Furniture Fixtures & Equipment 33,300 2,081
Predevelopment Interest 25,000 1,562
Legal - Organizational 50,000 3,125
Plats & Surveys 10,000 625
Appraisal 2,000 125
Environmental Reports 10,000 625
Soils and Material Testing 20,000 1,250
Market Study 5,500 344
Title & Recording Fees 13,500 844
Green Certification Fees 17,120 1,070

Professional Fees Total: 420,970 26,310
Lease-Up Expense 7,500 469

Marketing & Leasing Total: 7,500 469
Application Fee 750 47
Lender Legal Costs 25,000 1,562

Lender Fees Total: 25,750 1,609
Developer Fee 370,196 23,137
Consultant Fee 150,000 9,375

Developer Fee Total: 520,196 32,512
Relocation 10,000 625

Tenant Relocation Total: 10,000 625
Tax & Insurance Escrow 10,500 656
Replacement Reserve 24,000 1,500
Operating Deficit 52,772 3,298

Reserves Total: 87,272 5,454
Total Development Cost 4,963,930 310,245

Development Costs
20220811 Madison III City of Peoria HOME
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