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2020 City of Peoria East Bluff NOFA Application Cover Sheet

Applicant (Organization/Agency) 

Funding Requested 
CDBG Requested Amount: 
(Max $250,000)

$ HOME Requested
Amount: (Max $ , )

$

Estimated Total Project Budget
Total Project Budget $

Short project description and proposed use of CDBG and/or HOME funds within the project. 

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

City of Peoria EEO # SAMs Cage Code # and expiration 

Agency DUNS Number: Agency Annual Operating Budget:

Number of Paid Staff: Number of Volunteers: 

Organization / agency legal name:

Contact person / title:

Address:

Telephone:

Email:

Website: 

Peoria Opportunities Foundation
512 East Kansas Street, Peoria, Ill 61603

Jane Genzel
309.672.5212

jane.genzel@gmail.com
http://p-of.org/

$560,077

10,752,025

The proposed development is a scattered site project within the East Bluff Neighborhood in Peoria, Illinois. The proposed
development will create 30 homes on 25 vacant lots with a mix of two- and three-bedroom single-family and duplex units.
6 units will be affordable to families at or below 30% AMI, 15 units will be affordable to families at or below 50% AMI, 9
units affordable to families at or below 60% AMI. 21 of those units will have project-base vouchers awarded by the Peoria
Housing Authority. Peoria Opportunities Foundation (POF) respectfully requests $560,077 in HOME funds to fill the
funding gap created by an increase in construction pricing.

11/23/1999 37-1392514
02184-200630 66G51; 3/7/2020
119626153 $290,216
1.2 15
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Introduction: 

Peoria Opportunities Foundation (POF) respectfully requests $560,077 in Peoria HOME funds for East Bluff 
Housing, the proposed new construction of 30 units of affordable rental housing for low-income families 
to be located within the East Bluff Neighborhood of Peoria.  The East Bluff Housing project is directly 
connected to the Wisconsin Avenue Business Corridor revitalization and will have a profound impact on 
the existing East Bluff neighborhood.   

POF is partnering with Morrissey Construction as the general contractor for this project, utilizing their 
extensive experience in Peoria with the Access Peoria project, and throughout Illinois. Peoria 
Opportunities Foundation (POF) is a qualified Community Housing Development Organization (CHDO) 
with the primary goal of developing affordable housing with emphasis on developing self- sufficiency and 
economic wealth for low-income families and individuals.  

POF has been actively involved in housing and neighborhood development within the East Bluff 
Neighborhood, working with partners such as City of Peoria, LISC, PCCEO, Navicore, Busey Bank and 
others. In 2013, a consortium of Peoria organizations received $3M from the Attorney General National 
Foreclosure Settlement Award (AG) to build and renovate homes in the East Bluff Neighborhood. As of 
June 2019, 6 homes have been built and 4 homes fully renovated.  The proposed project will leverage this 
work already done by continuing to stabilize the neighborhood. 

POF’s original construction partner was Horve Construction. In April 2019, Horve notified POF that they 
were not willing to provide the completion and stabilization guarantees required by the Illinois Housing 
Development Authority – guarantees that Horve agreed to in September 2017. In retrospect, we believe 
Horve was over-committed and the East Bluff Housing project was the least attractive. 

POF was forced to change to a contractor that was willing to provide the guarantees. The new contractor, 
Morrissey Construction, proceeded to bid the project. The bids came in $1.5 million higher than Horve’s 
budget. The cause of the gap could be attributed to: 

Horve planned to self-perform the carpentry and would take less profit on that line item
Morrissey has a different group of subs than Horve

Working with the architect and construction company, we value-engineered a reduction in cost of 
$350,000. HUD raised the RAD voucher rent amount, increasing project revenue so that the project can 
sustain an additional $400,000 in debt. The City HOME funds of $560,077 will reduce the gap to $70,000, 
which we’ll cover with additional reduced developer fee, additional construction savings and squeezing 
the soft costs. 

Project Description:  

Type and Number of Housing Units 

The proposed development is a scattered site project within the East Bluff Neighborhood in Peoria, Illinois. 
The proposed development will create 30 homes on 25 vacant lots with a mix of two- and three-bedroom 
single-family and duplex units. Building styles are based on existing neighborhood styles and City of Peoria 
design requirements. All sites are within one mile of each other and located in the East Village Growth 
Cell Tax Increment Financing plan area and the Glen Oak Impact Zone Plan.  All sites are located within 
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blocks of the Wisconsin Corridor Plan area. Please see Attachment 1 for a detailed list of the proposed 
vacant sites and Attachment 2 for a map that shows the proposed sites within the East Bluff planning 
efforts.   

Six units will be affordable to families at or below 30% AMI, 15 units will be affordable to families at or 
below 50% AMI and the remaining 9 units will be affordable to families at or below 60% Area Median 
Income. Twenty-one units will have either RAD Assistance or project-based rental assistance from the 
Peoria Housing Authority and those tenants will pay 30% of their income towards rent.  Units will be 
available to households with incomes from $0 to $50,000.  The project will have a 30-year affordability 
restriction, which means units will remain affordable for at least 30 years.   

Below is a detailed table of proposed unit affordability levels and rent amounts. 

Affordability Bedrooms # of Units Proposed Rents ** 
30% AMI Two 3 $733 * 
30% AMI Three 3 $385 
50% AMI Two 8 $563-733 * 
50% AMI Three 7 $835-937 * 
60% AMI Two 4 $570 
60% AMI Three 5 $748 

*These units will have RAD Assistance or Project-based rental assistance (PBV) from the Peoria Housing Authority.
Tenants will pay 30% of their income towards rent.
** Reflects net rents. Tenants will pay for the following utilities: cooking, electricity, heat, water/sewer and hot
water. The owner will pay trash pick-up.

Appropriate Design/Character for Neighborhood 

Homes have been designed to match the historic context of the East Bluff neighborhood, and 
conversations have been on-going with the City of Peoria Community Development Department with 
regard to historic compatibility.  All homes will have covered front porches to provide a weather-protected 
entry.  The plans have been reviewed by the City of Peoria.   Please see Site Plan and Elevation Attachment. 

Sustainable Design Criteria 

The project has been designed for energy efficiency, green building standards, and to create an 
environmentally sustainable built environment that enhances the quality of life in the East Bluff  
developer will obtain ICC 700-2012 National Green Building Standard certification. Please see an 
excerpt of the project's preliminary architectural specifications regarding the project's sustainable design 
criteria needed to secure the NGBS certification. The design principles for each scoring chapter of the 
NGBS standards are further elaborated in the product and system specifications found in Section C – 
Division Specifications. The project will also be designed to meet the energy efficiency measures for the 
following programs: 
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1) IHDA's minimum green design requirements as specified in the Standards for Architectural
Planning and Construction Section 14.00 - Green Criteria

2) 2015 International Energy Conservation Code

The project will also include an Energy-Star lighting package, high-performance Energy-Star rated HVAC 
equipment, and units will be installed with energy-star rated refrigerators, microwaves, dishwashers, and 
clothes washers. 

Regarding storm water management, POF and its architect are familiar with and have reviewed the City 
of Peoria's Wet Weather and storm water management plans and policies.   Where possible, the 
project's design will minimize the amount of stormwater runoff. The development of the East Bluff sites 
will include the use of native landscaping and drought-tolerant trees and plantings to retain rainwater in 
the soil and reduce the need for added landscape watering. Rainwater collected from rooftops will be 
discharged to grade and allowed to infiltrate into the soil, rather than piped to the city's combined 
storm/sanitary sewer. Finally, parking will be limited to at most two spaces per dwelling unit and 
existing on-street parking will be utilized where allowable, in order to reduce the amount of impervious 
service and further minimize storm water runoff.   

Sustainable Community Development Impact, Need and Market Feasibility 

The East Bluff Housing project is directly connected to the Wisconsin Avenue Business Corridor 
revitalization (see Attachment 2).  The proposed project’s developer, Peoria Opportunities Foundation, as 
one of the major stakeholders in the area and a designated Community Housing Development 
Organization (CHDO), believes that the proposed project is the next step in the expansive revitalization of 
the East Bluff Neighborhood of Peoria. This transitional neighborhood needs true family, affordable 
housing to ensure that area families have access to all the amenities and jobs that this area has to offer, 
while living in a safe, efficient and high-quality home. 

The proposed project will have a profound impact on the existing East Bluff neighborhood. The project 
will augment neighborhood revitalization efforts that are currently underway by removing blight and 
redeveloping 25 currently vacant lots and returning these lots to the tax rolls. As previously described, the 
neighborhood has obsolete and substandard housing stock that helps to perpetuate the cycle of poverty 
by placing a burden on renters through higher energy and utility costs as well as maintenance of 
deteriorating properties. The proposed project will provide 30 new units of affordable, modern and safe 
housing with energy efficient features that will help save tenants money on utility bills. Accessible features 
will help neighborhood residents age in place. 

Currently the East Bluff neighborhood is in need of new and improved housing stock to provide safe and 
livable homes for its residents.  East Bluff neighborhood has some of Peoria’s oldest housing stock. 67% 
of the homes in the East Bluff neighborhood were built before 1950. Since 2000, there has been no new 
construction except for five (5) Habitat for Humanity homes and six (6) homes recently built as part of the 
AG project. From the approximately 2,000 parcels of land within the neighborhood, 10% are vacant, 7% 
are dilapidated and 60% are deteriorated and do not meet living standards.  (US Census Tract) 

There is a need for better quality rental property in the East Bluff neighborhood – rental housing as well 
as homeownership opportunities.  The AG project added 10 new homeowners to the East Bluff 
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neighborhood. This project will provide much needed quality, affordable rental housing. 

A considerable number of homes have become investment property, with landlords that are not 
maintaining the homes.  Houses have little to no insulation, leaking windows, holes in the foundation, etc. 
Many East Bluff residents reported paying $600 in rent plus $200-$350/ month in utilities for deteriorating 
homes, as there are little to no quality affordable options.  (POF conducted survey at EB Community 
Center Food Pantry) 

The East Bluff Housing Project will build 20 single-family homes and 5 duplexes, a total of 30 housing units, 
in Peoria’s East Bluff.  The project’s design will comply with the City of Peoria’s East Bluff architectural 
character standards.  There will be 15 – 2-bedroom units and 15 – 3-bedroom units.  This project will 
provide a much-needed alternative to poor conditions of the existing rental units.   

Demographic indicators within the market study (Report dated 6/21/2017, with 2/21/2018 update letter, 
see Attachment 5) suggest continued and significant growth in the family rental market over the next 
several years. Creation and retention of quality affordable housing is an important part of the 
neighborhood redevelopment. Compared to the homes we plan to build, there are very few affordable 
housing options with same or similar level of in-unit amenities and quality of build within the East Bluff 
neighborhood.  

According to the market study there are 7,932 income eligible households within the East Bluff area and 
the adjacent neighborhoods.  The demographic statistics contained in the project’s market study suggest 
a continued growth of demand for high quality, affordable, family housing in East Bluff and the 
surrounding communities. The market study also indicates the project's expected capture rate is 0.4%. 
The capture rate for this project suggests that there is immense and unmet demand for affordable rental 
housing within the market area.  We expect to lease all units within 3 months of unit completion and do 
not anticipate any market issues.  

Under-investment in the East Bluff neighborhood has caused most housing problems within the area, 
despite the favorable location to employment, transportation and access to downtown Peoria.  The need 
for investment and revitalization of the East Bluff community is demonstrated by the recent efforts of 
various organizations such as IFF, POF, EBNHS, LISC and the City of Peoria to change the cycle of 
deterioration and poverty within the neighborhood. The proposed project will directly help the 
revitalization efforts by providing modern, safe affordable housing. 

The proposed project is crucial for sustaining the development efforts in the neighborhood, and expands 
the existing efforts undertaken by community organizations, as well the City of Peoria, to improve the 
living conditions for the residents of the East Bluff Neighborhood. Current and past community-based 
efforts include, but are not limited to, Wisconsin Avenue corridor branding and design improvement, new 
street lighting, a new bus shelter, 50/50 Matching Grant Program using EVGC-TIF funds, East Bluff NHS 
Health and Safety 0% Interest Loan Program, and LISC Community Core Initiative.  

The proposed project will further the housing goals set by the City of Peoria through the East Village 
Growth Cell Tax Increment Financing Plan to “Provide new housing opportunities within walking distance 
to major employers such as OSF Medical Center and other nearby employers”.  This project will create 30 
units of housing. 
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The project has also garnered comprehensive support from local stakeholders. For the past three 
years, POF has been discussing the project with East Bluff residents, City of Peoria staff and elected 
officials. A series of focus groups were held for residents in 2017.  When considering this project, the 
first step was talking to Councilman Timothy Riggenbach to get his support. As project planning 
progressed, a number of stakeholders have been involved: 

City of Peoria Mayor, City Manager, City of Peoria Planning Dept, and City Council: Please 
see attached letters of support. The East Bluff Housing project has secured TIF RDA funding 
in the amount of $300,000 as evidence of the city’s support. The project is using lots owned by 
the City of Peoria and Peoria County and will eliminate the City's and County's expense of 
maintaining the lots.  These properties will be brought back onto the municipalities' real estate 
tax rolls.  The City is also providing support by waiving building permit fees.
Peoria Housing Authority: PHA is providing housing choice vouchers to assure the housing 
units are affordable for families with very low incomes.  POF has secured 21 vouchers to 
support families at 30% and 50% AMI.
Veterans Administration: The project has committed to giving veteran households a 
preference for the housing.
Local Stakeholders: As community partners, OSF Saint Francis Medical and Straight 
Forward provided letters supporting the project.
POF's office is in the East Bluff Community Center in the East Bluff. This housing project is 
regularly discussed with East Bluff residents.

Development Team Experience 

Peoria Opportunities Foundation has assembled an experienced development team that can execute the 
financing and construction of the proposed project within the proposed timeframe. Each team member 
has significant LIHTC experience, and brings unique knowledge to the project. The team members are:

Owner/ Developer: Peoria Opportunities Foundation 
Established in 1999, POF is a community development nonprofit created to develop affordable housing, 
emphasizing self-sufficiency and economic wealth for low-income families and individuals. The POF Board 
of Directors is comprised of community members with a variety of experience including city zoning, 
management, banking, marketing, law, real estate, construction, neighborhood activism and advocacy for 
minorities. 

POF was the co-developer of New Hope Apartments, a gut-rehab of a 56,000 square foot building located 
in Peoria’s urban core, which provides 84 units of permanent supportive housing for formerly homeless, 
disabled individuals. Phoenix CDS, the former South Side Office of Concern, is a project partner and 
provides on-site social services. Construction was funded with low-income housing tax credits, historic tax 
credits, City of Peoria HOME and the Federal Home Loan Bank. Operating funds are subsidized with HUD’s 
Supportive Housing Program (SHP), Shelter Plus Care Program (S+C) and Section 8 Project-Based 
Vouchers. 

POF is also a co-owner of Diamond Senior Apartments of Princeton, a 40-unit senior development in 
Princeton, Illinois. The project completed construction in September 2016 and is 100% leased-up.  This 
project was a recipient of IHDA HOME funds, as well as low-income housing tax credits.   
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In 2013, POF moved its office to the East Bluff Community Center to have a presence in the East Bluff 
neighborhood, to participate in East Bluff activities, to begin to understand the needs of the neighborhood 
and to get to know the people in the neighborhood. Listed below are some of the ways POF has been 
involved, and continues to be involved in the East Bluff Neighborhood: 

• Participates in the East Bluff Build It Up Consortium
• One of the few remaining “founding members” of the AG project
• Initiated the Little Free Libraries
• Initiated the first East Bluff Youth Lawn Care Program, that is now the Lawn Order

Program
• POF’s executive director is on the East Bluff Community Center Board of Directors
• Participates in neighborhood events such as Night Out Against Crime, Christmas

Basket Give- Away, door-to-door canvassing, etc.

POF is currently partnering with PCCEO on the AG project. POF renovated four homes and coordinated 
the sale of all 10 homes (four renovated and 6 new construction). Selling the homes required coordination 
of the buyer, realtor, counseling agency and lender to ensure that all activities are in compliance with 
the AG grant guidelines. The last home buyer will close on their new home in June 2019. 

POF received City of Peoria HOME funds for New Hope Apartments. POF annually participates in the City's 
compliance review of New Hope Apartments and the property has always been in compliance. The AG 
project used City HOME funds for the first three home renovations. POF has been responsible for 
providing all requested documentation in a timely manner. 

Fiscal strength of developer: 

The 2018 audit is included as an exhibit.  POF receives HUD subsidy for the operations of New Hope 
Apartments, plus on-going developer fees from the AG program and Diamond Senior Apartments of 
Princeton. 

The AG project is coming to an end. In 2018, POF was paid $34,000 in developer fees and in 2019 POF was 
paid $16,000. POF is still owed $12,000, which should be paid in the next several months. In 2013, POF 
and SSOC sold a warehouse building that was planned to be the original site for New Hope Apartments. 
To pay off the mortgage on the building at the time of sale, POF took out a $60,000 loan.  The loan was 
paid off in June 2018 

In hard times, POF has made cost reductions to sustain itself.  POF is investigating a merger with East Bluff 
NHS and the East Bluff Community Center, creating a more robust organization with more comprehensive 
neighborhood services. In addition to providing more neighborhood services, this model will also 
provide the basis for additional funding. 

The tax guarantee risk for the project is being shared with Morrissey Construction.  In addition, POF 
expects to earn paid developer fee of $525,000 through the East Bluff Housing project.  These funds would 
first be used if there are any cost overruns in the project.  If there are no issues, the funds would be paid 
in full when the project reaches stabilization.  
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General Contractor: Morrissey Construction Company 
POF is partnering with Morrissey Construction as the general contractor for this project.  In o 
acting as the general contractor on the project, Morrissey will also provide the financial guarantees 
required by the lenders.  Morrissey has direct experience working in Peoria on the following projects:  

Access Peoria which included 16 units in the East Bluff Neighborhood completed in 
2015
Harrison Homes Phases 1 and 2B with 24 units total completed in 2010
New Hope Apartments with 79 units completed in 2008

Morrissey Construction Company specializes in the development and construction of affordable housing 
under many different programs. They also have extensive experience with commercial buildings, 
educational facilities, historic renovation and retail facilities.  Morrissey has been actively engaged in all 
phases of the construction industry for 65 years, offering extensive experience in a wide variety of delivery 
methods ranging from general contracting, design-build, and construction management services. 

Since its establishment, the company has designed, developed, financed, or built more than 15,000 
housing units representing a present-day value exceeding $1.5 billion dollars. Morrissey continues as a 
leader in affordable housing development in partnership with the Illinois Housing Development Authority 
and other assisted housing programs, having designed, developed, financed or built: 

The first HUD Turnkey Design / Build in the nation financed by a Savings and Loan
The first Section 8 housing development in the US owned and operated by a 
PHA agency/instrumentality with tax exempt bond financing
The first IHDA “Green” tax credit development in Southern Illinois
Constructed Lexington Farms Estates, the first LEED Platinum Certified project for IHDA and 
the first LEED Platinum Certified affordable community of its kind in the nation.
Successfully participated in the construction of many other HUD and assisted housing 
programs, including but not limited to the HUD Modernization Program, HUD 
Comprehensive Grant Program, HUD Capital Improvement Funds Program, HUD 202 Housing 
for the Elderly, Section 8 New Construction & 811B Tax Exempt Bond Financing, Section 23 
Leased Housing Program, Section 8 HAP Contracts, GNMA, FHA 235, 236, 221 D4, IHDA Tax 
Credit, IHDA Affordable Housing Trust Fund, Home Investment Partnership Program, AFL/CIO 
Housing Investment Trust, FMHA 515 / RRH / RDA / Interest Credit/ RA / Section 8.
Morrissey continues to implement EEO / Affirmative Action, Section 3 and Davis 
Bacon requirements according to HUD standards.

Finance 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 provides development services and coordinates the financing 
for a variety of real estate developers/owners. They have been financial consultants on more than 100 
affordable housing projects. LGG specializes in multi-family affordable housing but also coordinates other 
creatively financed projects. LGG is coordinating all the private and public financing for this project. LGG 
has served as financial consultant on New Hope Apartments and Diamond Senior Apartments of 
Princeton. 

Property Management: Regional Housing Development  
Regional Housing Development, Inc. (RHD) will serve as the project’s property manager and is an Illinois 
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501c3 and an IHDA certified CHDO organization. Through its affiliates, RHD acted as the original general 
partner and owner of Blue Sky Meadows, a LIHTC project located in Havana, Illinois, and Lincoln Park 
Villas, a 72-unit LIHTC project located in O’Fallon, Illinois. RHD also manages the Lincoln Park Villas 
project. Through an agreement with the Menard County Housing Authority, RHD also manages all MCHA 
properties, which include the following: Prairie Place and County Estates (88 units), Menard County 
Homes (126 units, public housing), Parkside Homes (33 units), Bond County Homes (40 units), Hershey 
Tower and Senior Village (139 units) and Scott County Homes (20 units). 

Architect: Worn Jerabek Wiltse 
Worn Jerabek Wiltse Architects, P.C. specializes in the design of affordable multi-family, market rate multi- 
family, senior’s housing, and commercial work, with substantial experience in sustainable design and 
architecture for people with disabilities. The firm operates with the philosophy of establishing long-term 
relationships with clients and communities. To date, the firm has completed over 4,400 units of affordable 
housing in Illinois and neighboring states. WLW was the architect of record on Access Peoria Housing, a 
similar scattered site project in Peoria that recently completed construction. 

Legal: Applegate & Thorne-Thomsen P.C. 
Formed in 1998, Applegate & Thorne-Thomsen serves its clients in all aspects of development, ownership, 
financing and investment in real estate. The firm has particular expertise and a national reputation in the 
area of affordable housing and community development, including the syndication of federal low income 
housing tax credits, federal historic tax credits, new market tax credits, energy credits and state tax 
credits. The firm’s attorneys have represented diverse real estate interests, from individual entrepreneurs 
to tax exempt community development organizations to public housing authorities to Fortune 100 
corporations. Applegate has represented POF in their past housing transactions. 

Readiness to Proceed 
If awarded, the proposed project is shovel-ready and can close on financing and start construction shortly 
after the City of Peoria HOME award is made. 

Financing: 

All funding other than the City of Peoria HOME funds have been secured, including the LIHTC reservation 
and equity syndication, IHDA HOME Funds, City of Peoria TIF financing, and FHLB AHP funds. 

The project received IHDA board approval in May 2019 for IHDA HOME funds but will need to go before 
IHDA Board for approval again in August for two reasons—first, the increase in the overall project budget 
due to increased construction costs. Secondly, to request an increase of $400,000 in IHDA HOME funding. 
The project can sustain this additional debt because of an increase in project income due to the increase 
in 2019 rents for the 16 RAD vouchers in the project.  

After the project receives IHDA Board approval, the RAD Financing Plan will need to be submitted to HUD 
for approval of the 21 project-based vouchers awarded to the project (16 units have RAD Vouchers, 5 
have non-RAD vouchers). The RAD Financing Plan will take approximately 45 days after the City of Peoria 
HOME award for approval, allowing the project to close by the beginning of October 2019.   
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The project’s proposed timeline is as follows: 

City of Peoria Approval: July 2019
RAD Financing Plan Submission: July 2019
IHDA Board:  August 16, 2019
RAD Financing Plan Approval: September 20, 2019
Financial Closing: Oct 1, 2019
Construction Start: October 2019
Construction Completion: November 2020
100% occupied:  January 2021

Site Control: 

The owner entity, East Bluff Housing LP, has site control for all sites (see Attachment 7).  All sites are 
currently vacant and ready for development. This 30-unit infill development will dramatically improve the 
East Bluff Neighborhood and complement the ongoing efforts to provide affordable housing to area 
residents who are suffering from sub-standard housing stock.  

Zoning: 

Per Attachment 8 from the City of Peoria Community Development Department, all 25 sites are currently 
zoned R-4 (Single-Family Residential) which allows for the proposed development. There are no special 
use designations required. A duplex is an allowed use in the R-4 (Single-family Residential) District, when 
designated at the time of platting. The process of replatting for duplexes and subdividing a property into 
two lots is an administrative process, if no waivers are present. 

The process of replatting for duplex lots was completed by Peoria Opportunities Foundation, in 
preparation for this project, for the properties located at 2201 N Delaware, 1816 N. New York, 
and 1205 E Kansas. The process has not yet been completed for 513 and 515 E Illinois, at the 
wishes of the current property owner. This will be completed once Peoria Opportunities Foundation 
acquires the property. The City of Peoria has reviewed the property and does not anticipate any waivers 
of Unified Development Code requirements, which would allow this to be reviewed administratively in 
conjunction with the site review process. 

Budget, Leverage and Match 

Total project costs are $10,752,025. Our request to the City of Peoria for $560,077 of HOME funds 
represents 5% of total development costs.  This means that the City’s funds are leveraged by 95% of other 
public and private sources.  The City’s HOME funds play a crucial role in helping to fill the funding gap and 
the project will not be feasible without the City’s participation.   

The total project development cost is $10,752,025 to construct 30 units of single family and duplex 
housing on 25 sites throughout the East Bluff Neighborhood. Please reference Attachment 9 for the total 
development cost breakdown as well as operating expenses and rental income. All contractors bidding on 
this project have been notified that contractors must adhere to Federal Davis-Bacon Act wage rates and 
definitions.  The project architect has completed the final set of construction plans, and Morrissey 
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Construction has bid the drawings.  

The per unit costs appears high due to several factors not normally found in the development of single 
family homes.  These costs are the result of the financing requirements of PBVs, RAD, LIHTC and HOME 
funds, and are as follows:  

Funding sources require Federal Davis-Bacon wage rates.  This adds 30% to construction costs.
Capitalized operating and replacement reserves are required and are funded from the
development budget.
Financing fees related to the LIHTC syndication, including reservation fees and legal fees
Due to IHDA and investor building and design requirements, the architectural fee is higher and is
comparable to the architectural fee on a large commercial building.
The budget also contains a developer fee, which is required as it provides the first line of defense
in case of any cost overruns to the project.
Construction interest is related to the construction loan, which will bridge the LIHTC equity during
the construction period.

The budget breakdown is as follows: 

The proposed development will be financed through a variety of public and private funds. The majority of 
the equity for the development will come from equity leveraged by low-income housing tax credits (LIHTC) 
allocated by the Illinois Housing Development Authority (IHDA) through the Section 42 program. The other 
funding sources are IHDA HOME funds, TIF funds from the East Village Growth Cell Tax Increment 
Financing plan, and a Federal Home Loan Bank of Chicago (FHLB) Affordable Housing Program (AHP) grant. 
Total proposed sources are as follows: 

Description Lender Amount Status 
HOME Loan IHDA $1,400,000 Board Approval for $1M; pending 

approval for additional funds 
FHLB AHP Morton Community 

Bank 
$350,687 Committed 

TIF City of Peoria $300,000 Committed 
Deferred 
Developer Fee 

Peoria Opportunities 
Foundation 

$275,173 Committed 

LIHTC Equity * Cinnaire $7,866,165 Committed 
HOME Loan City of Peoria $560,000 Applied for 

TOTAL: $10,752,025 
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Attachments: 
1. Map and List of Sites
2. Revitalization Efforts Map
3. Typical Site Plan and Elevations
4. National Green Building Standard Requirements and Specs
5. Market Study
6. Letters of Support
7. Site Control for all parcels
8. Zoning Approval for all parcels
9. Development Budget and Operating Proforma
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SECTION 018113 - Sustainable Design Requirements

PART 1 - GENERAL

1.1 RELATED DOCUMETNS

A. Drawings and general provisions of the Contract, including General and 
Supplementary Conditions and other Division 01 Specification Sections, apply to this 
Section.

B. Related Sections include the following:

1. Section 017823 "Operations and Maintenance Data" for requirements to be 
incorporated into Building Maintenance Manual.

2. Section 017900 "Demonstration and Training" for Sustainable Design 
Certification requirements for Owner Training.

3. Divisions 02 through 33 Sections for Criteria specific to work of each of those 
Sections. These requirements may or may not include references to the Criteria.

1.2 SUMMARY

A. This project is designed to meet the following sustainable certification Criteria:

1. This project is designed to achieve all mandatory requirements and 276 (no 
fewer than 231) optional points (including the minimum number of points required 
for each chapter) to achieve Bronze certification under the 2012 National Green 
Building Standard.

a. Certain Criteria are dependent on material selections. Compliance with the 
Criteria shall be a basis of evaluating substitution requests.

b. Additional Criteria needed to obtain sustainable design certification are 
dependent on Architect's design and other aspects of the project that are 
not part of the Work of Contract.

B. Contractor is responsible for all requirements of the Criteria that are contained 
throughout these Specifications and the Drawings, including successful compliance 
with and passage of visual inspections and performance tests by verifying party.

C. See Drawings for specific requirements related to the Criteria and see Sustainable 
Design Criteria checklist included herein.

D. Contractor is not responsible for the application for Sustainable Design Certification, 
nor for determination of methods of achieving the Criteria unless otherwise specifically 
indicated.
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1.3 ACTION SUBMITTALS

A. Water Efficiency: Provide documentation of compliance with required flow rates and 
WaterSense labeled fixtures per Sustainable Design Criteria noted in drawings.

B. Low-Emitting Materials:  Provide documentation of compliance with allowable VOC 
levels for paints, primers, coatings, adhesives, sealants, and flooring materials per 
Sustainable Design Criteria noted in drawings.

C. Engineered/Composite Wood Products: Provide documentation showing compliance 
with standards note on Sustainable Design Criteria noted in drawings.

D. Status Reports: Provide construction status reports and coordinate pre-drywall and 
final inspections with verifiers charged with inspecting and testing installed green 
building measures.

1.4 PROJECT MEETINGS / INSPECTIONS

A. Pre-Construction Meeting:

1. The Contractor shall coordinate a meeting with the verifier prior to construction to 
review information that will need to be provided by Contractor and the 
inspections and testing processes.

B. Job-Site Meetings:

1. Agenda: The Contractor shall provide status of Criteria-related work on the 
agenda of all required regularly scheduled job-site meetings.

C. Ongoing unit inspections by verifier:

1. The Contractor shall coordinate with owner’s 3rd party green verifier to schedule 
regular inspections of units as determined in the pre-construction meeting.  
Verifier contact information is as follows:

a. Verifier Company Name: ASERusa
b. Verifier Contact Name: Gary Fries
c. Verifier Address: PO Box 300, St. Louis MO, 63026
d. Verifier Email: gfries@ASERusa.com
e. Verifier Phone Number: 314-894-2300

1.5 CONTRACTOR SUSTAINABLE DESIGN COORDINATOR

A. Designate one team member with National Green Building Standard experience as the 
General Contractor Coordinator for this project.

1. This Coordinator shall be present for all relevant General Contractor meetings.
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PART 2 - PRODUCTS

2.1 GENERAL

A. Where specifications state that products shall meet certain Criteria, these products 
shall be counted toward the minimum total materials required to meet the related 
Criteria.

B. See drawings and checklist included herein for specific sustainable design 
requirements.

PART 3 - EXECUTION

3.1 (NOT USED)

END OF SECTION 018113
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February 21, 2018 
 
Ms. Jane Genzel  
Peoria Opportunities Foundation 
512 East Kansas Street  
Peoria, Illinois 61603 
 
RE:  Update to Site and Market Study for East Bluff Housing in Peoria, Illinois  
 
Dear Ms. Genzel: 
 
You have requested that Development Strategies provide a letter update to the market study we completed 
in June 2017 regarding the construction of East Bluff Housing, a 30-unit affordable apartment community in 
Peoria, Illinois.  The overall scope of work remains the same from the previous submission, and will include 
the construction of a mix of two-bedroom and three-bedroom single-family homes and duplexes on scattered 
infill sites in the East Bluff neighborhood.   
 
All of the homes will be affordable to family households earning less than 30 percent, 50 percent, or 60 
percent of AMI.  Twenty-one units will be supported by rental subsidies—including six 30 percent AMI 
units—and eight units will be filled with households from the Illinois State Referral Network (SRN).  There 
has been a slight modification to the source of subsidies for some units since the previous report.  The current 
proposal will include a mix of Project-Based Voucher (PBV) and Rental Assistance Demonstration (RAD) 
programs.  Previously, all subsidized units were previous supported by PBV.  Contract rents for some unit 
types have increased slightly, though this change will have no impact on the project’s marketability or 
feasibility.       
 
The subject’s project-based rental assistance targets very low-income and vulnerable households in the market 
area that struggle most significantly to secure safe, quality housing.  Demand for quality rentals at these lower 
income levels remains overwhelming—the capture rate for units restricted at 30 percent of AMI is 0.1 percent, 
while 50 percent AMI units generate a rate of 0.2 percent—and there are more than 300 income-qualified 
households for each new unit proposed.         
 
The proposed affordable rents remain very similar and are well below LIHTC maximums for Peoria County.  
The only change from the previous report is a nominal increase in the contract rent for three-bedroom units 
restricted at 30 percent of AMI from $822 to $827.  Comparable LIHTC properties in Peoria continue to 
report high occupancy rates and waiting lists, and no additional affordable properties have been approved 
since the pervious study.  Rents at two of the five surveyed LIHTC properties increased slightly, between 
approximately one and four percent, depending on unit type.   
 
There has been little change in the overall rental market.  No new construction has occurred in the East Bluff 
neighborhood in recent years, and modern rental options are very limited.  Market rate one-bedroom units 
are contained within a small number of garden-style apartment communities located around the periphery of 
the neighborhood and constructed between the 1970s and early 1990s. Larger two-bedroom rentals and all 
three-bedroom rentals consist of older single-family homes.  Rents for surveyed market rate properties have 
remained stable from our previous report, with current occupancy rates ranging from 90 to 97 percent.  The 
proposed market rate rents are positioned in the mid-range of comparable properties, offering very good 
value given the subject’s new construction, unit sizes, location, and amenities.        
 
While relatively low-cost rental options are available in the surrounding neighborhood, nearly all of these 
options are of poor overall quality.  The housing stock is among the oldest in the city, and signs of deferred 
maintenance are visible among the majority of properties that low-income households could reasonably 
afford.  Stained carpeting and significantly dated appliances and fixtures are common, while poor property 
management often results in additional expenses for renters including higher utility bills and stopgap repairs.  
The subject will be newly-constructed and in vastly superior condition to these properties, offering a much
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 higher quality rental option for very low and low-income families in the market area.he proposed units will 
be located on scattered sites throughout the East Bluff neighborhood.  None of these sites has significant 
visibility from primary thoroughfares in the area, and beyond their new construction, there will be no signage 
or significant features distinguishing the proposed units from existing market rate homes in the area.  
However, the developer has organized a comprehensive marketing strategy to ensure that the property is 
properly advertised to qualified households. This will include traditional techniques— “for rent” signs at each 
site, referrals through the SRN and local VA organizations, and marketing efforts by the property manager, 
Regional Housing Development—but also leverage a neighborhood-centric approach through the project’s 
linkage to East Bluff Neighborhood Services (NHS), a local non-profit.  East Bluff NHS will serve as a pre-
leasing office and advertise the project on electronic signage, while the project will be advertised in the East 
Bluff neighborhood newsletter and Facebook page, which reach approximately 1,300 members, combined.  
OSF Healthcare—which employs approximately 6,000 in Peoria—is also an employer-assisted program 
partner and will be notified when units become available.  Given this approach, we expect the newly-
constructed units to be absorbed very quickly, reaching stabilized occupancy within three months.        
 

There are currently 1,654 affordable housing units in the market area contained within a combination of 
LIHTC and deeply-subsidized properties.  Our demand analysis identified 7,832 income-eligible households 
in the PMA, resulting in an overall penetration rate of 21.5 percent using IHDA’s methodology.  However, a 
significant portion of these units will not compete directly with the subject, as they are contained within dated 
public housing properties and tenants are unlikely to be able to afford the subject’s proposed LIHTC rents, 
or supportive housing properties for tenants with physical or mental disabilities.  Removing these 711 units 
from our analysis results in an adjusted penetration rate of 12.0 percent.        
 
Peoria’s local economy remains strong despite the 2017 announcement that Caterpillar—the area’s largest 
employer—would move its headquarters from Peoria to the Chicago area.  The company plans to relocate 
between 100 and 300 executive and administrative positions over the next several years; however, the vast 
majority of the company’s 13,000 total employees will remain.  In January 2018 OSF HealthCare announced 
plans to consolidate its headquarters in the 100 block of Southwest Adams Street in Downtown, restoring the 
vacant 113-year old Block and Kuhl department store building with a total investment up to $100 million, 
and moving approximately 750 employees to the area.  Further, the city’s unemployment rate has declined 
slightly since our previous report, from 6.0 to 5.3 percent.    
 
We have also reviewed the availability of area services, including shopping, recreation, health care, and 
education.  There have been no notable changes regarding these services and the conclusions about their 
availability.  These factors, along with little change to the area’s economy, housing supply, and demographics, 
indicate that there continues to be very strong demand for the project.   
 
Based on our review, we find no reason to alter any of the opinions, recommendations, or conclusions set 
forth in the original market study.  We continue to support your project as it has been proposed.  This update 
is only valid when used with the original market study and it is subject to the same assumptions, limiting 
conditions, and certifications that are part of that report.  Should you or your associates have any questions 
about the original study or this update, please call.  We will be glad to hear from you. 
 

Yours very truly,  
 
 
 
Brad Beggs       
Principal        
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June 21, 2017 
 
 
Ms. Jane Genzel 
Peoria Opportunities Foundation 
512 East Kansas Street 
Peoria, Illinois 61603 
 
RE:  Site and Market Study for the Proposed East Bluff Housing in Peoria, Illinois 
 
Dear Ms. Genzel: 
 
Development Strategies is pleased to submit the following Site and Market Study for the proposed East 
Bluff Housing, which will be located on scattered sites in the East Bluffs neighborhood of Peoria, Illinois.  
The proposed development will consist of 30 two- and three-bedroom single-family homes and duplexes.  
All of the homes will be affordable to family households earning at or below 30, 50, and 60 percent of 
AMI.  Twenty-one units will be supported by project-based Section 8 vouchers and five of these units will 
be filled with households from the Illinois State Referral Network (SRN).   
 
The proposed development is a good candidate for partial funding through the Low Income Housing Tax 
Credit program because there is strong unmet demand for quality affordable rental housing in the primary 
market area.  The subject will offer tenants a quality product with a superior array of amenities.  It also will 
have good access to employment opportunities, educational, health care, recreation, and shopping options 
in the surrounding area.   
 
Given these findings, we support your proposal to construct the 30 single-family homes and duplexes for 
families seeking affordable housing in Peoria.  Development Strategies appreciates the opportunity to assist 
you with this market study.  Should you or your associates have any questions about the following study, 
please call.  We will be glad to hear from you.  
 
Yours very truly,  
  
 
 
 
Brad Beggs, MAI Brad R. Eilerman  
Illinois State Certified General Appraiser Associate 
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I.  PROPOSED DEVELOPMENT PROGRAM 

I. A. DEVELOPER 

The developer will be: 

Peoria Opportunities Foundation (POF) 
     512 East Kansas Street 
     Peoria, IL 61603 
     (309) 672-5212 

I. B. PROJECT DESCRIPTION 

The subject of this market study is the proposed new construction of 30 single-family homes and duplexes located 

at scattered sites in the East Bluff neighborhood of Peoria, Illinois.  The homes will target working families with 

children and be available to tenants earning at or below 30, 50, and 60 percent of Area Median Income (AMI) for 

Peoria County.  The energy-efficient homes and duplexes will be designed to remain architecturally consistent with 

the surrounding built environment and will include both front porticos and rear patios.  

This project will be partially financed using Low Income Housing Tax Credits, HOME, and Illinois Affordable 

Housing Trust Fund. 

I. C. LOCATION 

The project sites are located within the East Bluff neighborhood of Peoria, which is less than a mile north of 

Downtown.  The neighborhood is bounded by East McClure Avenue on the north, North Prospect Road on the 

east, NE Glen Oak Avenue on the south, and North Knoxville Avenue on the west.  Peoria is the seat of Peoria 

County and is the seventh largest city in the state with a population of approximately 119,000 persons (Peoria MSA 

population is about 375,000 persons).  It is located in west-central part of the state on the west side of the Illinois 

River, approximately 30 miles west of Bloomington-Normal and 60 miles north of Springfield.  Interstate 74 is the 

primary route across much of Peoria County and connects Bloomington and I-55 to the east and to the Quad 

Cities to the northwest.   

 

 

 

  



  East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES 2

 



  East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES 3

I. D. SITE DESCRIPTION 

The 25 project in-fill sites are scattered throughout the East Bluff neighborhood but are within one mile of each 

other.  Each site is surrounded by older single-family homes or duplexes, and located in close proximity to 

everyday amenities.  The sites are generally rectangular and flat and contain 0.10 to 0.27 acre, with a total size of 

3.68 acres.  The location and characteristics of the scattered sites are detailed in the following table.   

 

Overall, the sites are appropriate for single-family homes and/or duplexes.  

I. E. BUILDINGS 

East Bluff Housing will consist of 20 single-family homes and five duplexes containing a total of 15 two-bedroom 

and 15 three-bedroom units.  The homes and duplexes will be constructed with wood framing supported by 

concrete foundations with brick and fiber-cement board siding and will blend into the historic fabric of the 

neighborhood.  The general design will be superior to existing affordable and market-rate properties in the market 

area and accommodate various household sizes.  Thus, the design is appropriate for the target tenant base.  

Site Address Current Use Proposed Use Lot Size (acres) Lot Size (SF)

1 910 E. Behrends Ave. vacant SF Home 0.12 5,227
2 911 E. Behrends Ave. vacant SF Home 0.15 6,534
3 915 E. Behrends Ave. vacant SF Home 0.15 6,534
4 919 E. Behrends Ave. vacant SF Home 0.15 6,534
5 1002 E. Behrends Ave. vacant SF Home 0.12 5,227
6 1017 E. Behrends Ave. vacant SF Home 0.15 6,534
7 1008 E. Nebraska Ave. vacant SF Home 0.16 6,970
8 726 E. Kansas St. vacant SF Home 0.12 5,227
9 1205 E. Kansas St. vacant Duplex 0.17 7,405

10 515 E. Illinois Ave. vacant Duplex 0.18 7,841
11 1707 N. California Ave. vacant SF Home 0.15 6,534
12 505 E. Thrush Ave. vacant SF Home 0.11 4,792
13 1816 N. New York Ave. vacant Duplex 0.17 7,405
14 1914 N. Indiana Ave. vacant SF Home 0.09 3,920
15 2201 N. Delaware St. vacant Duplex 0.27 11,761
16 2206 N. Delaware St. vacant SF Home 0.13 5,663
17 2215 N. Delaware St. vacant SF Home 0.13 5,663
18 513 E. Illinois Ave. vacant Duplex 0.17 7,405
19 2402 N. Delaware St. vacant SF Home 0.12 5,227
20 2411 N. Missouri Ave. vacant SF Home 0.16 6,970
21 2414 N. Missouri Ave. vacant SF Home 0.16 6,970
22 414 E. Frye Ave. vacant SF Home 0.15 6,534
23 416 E. Frye Ave. vacant SF Home 0.15 6,534
24 508-510 E. Ravine Ave. vacant SF Home 0.10 4,356
25 715 E. Ravine Ave. vacant SF Home 0.15 6,534

Total 3.68 160,301

East Bluff Housing
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I. F. HOUSING DETAILS 

The proposed new homes will be restricted to low- and moderate-income households earning at or below 30 

percent, 50 percent, and/or 60 percent AMI for Peoria County.  Twenty-one units will be subsidized by project-

based Section 8 vouchers and tenants will pay no more than 30 percent of income towards rent.  Five of these 

units will be restricted to households earning at or below 30 percent of AMI for Peoria County while the other 16 

will be available for households making up to 50 percent of AMI.  The remaining nine units are unsubsidized 

LIHTC units restricted to households earning at or below 60 percent AMI.    

The proposed unit mix is shown in the table below.  

  

I. G. IN-UNIT AMENITIES 

The units will be equipped with a full range of kitchen appliances including refrigerators, electric ovens, 

dishwashers, and microwaves.  Each home will have a laundry area equipped with washer/dryer appliances.  

Flooring will be carpet for bedrooms, living room, and hallways, and vinyl flooring in kitchens and bathrooms.  

Each home will also include a front porch and rear patio.  The property’s finish and in-unit amenities will be 

generally superior to the other affordable apartment developments currently in the market. 

The homes and duplexes are sized appropriately and will be on the high-end of the range of comparable properties 

in terms of size.  The housing mix is appropriate for a wide-range of household sizes and can accommodate 

households with two to five persons.   

Based on the amenities, level of finish, unit mix, size of the units, and proposed rents, the subject is well-

positioned in the market area. 

UNIT MIX
Total Proposed Proposed Utility Gross Maximum 

Unit Type Program Units Rent Rent/SF Allowance Rent LIHTC Rents

30% AMI (Project -Based Voucher/State Referral  Network)
2 BR/1 Ba SRN/PBV 3 870 SF $631 $0.73 $94 $725 $489
3 BR/2 Ba SRN/PBV 2 1,230 SF $822 $0.67 $110 $932 $565
3 BR/2 Ba PBV 1 1,230 SF $822 $0.67 $110 $932 $565
Subtotal/Average 6 1,050 SF $727 $0.69 $102 $829 $527

50% AMI (Project -Based Voucher)
2 BR/1 Ba PBV 8 870 SF $631 $0.73 $94 $725 $816
3 BR/2 Ba PBV 7 1,230 SF $822 $0.67 $110 $932 $942
Subtotal/Average 15 1,038 SF $720 $0.69 $101 $822 $875

60% AMI 
2 BR/1 Ba LIHTC 4 870 SF $570 $0.66 $94 $664 $979
3 BR/2 Ba LIHTC 5 1,230 SF $748 $0.61 $110 $858 $1,131
Subtotal/Average 9 1,070 SF $669 $0.63 $103 $772 $1,063

East Bluff Housing

Avg. Size
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I. H. DEVELOPMENT AMENITIES 

 The scattered single-family homes and duplexes will have no additional development amenities.  Other affordable 

properties currently in the market offer limited common amenities such as a community room and laundry 

facilities.  The subject properties will include in-unit laundry appliances, while the absence of community space will 

not have a significant impact on the project’s marketability.    

I. I. CONSTRUCTION 

The homes will be constructed on 

concrete foundations with wood 

framing and a pitched roof.  The 

exterior will consist of fiber-cement 

board siding and brick.  The interior 

walls and ceilings will be wood 

frame, filled with batt insulation, 

and covered with painted drywall.  

The floors will be covered with 

carpeting in the bedrooms, living rooms, and hallways, and with vinyl flooring in kitchens and bathrooms.  All of 

the units will have window treatments.   Sample renderings of the buildings are shown above. 

The general features of the project are summarized below: 

 Foundation: Poured-in-place reinforced concrete  

 Structure: Wood frame 

 Exterior Walls: Wood covered with brick and fiber-cement board siding 

 Windows: Insulated glass in double hung vinyl frames 

 Roof: Gable roofs with asphalt shingles 

 Floor Covering: Carpet and vinyl flooring  

 Air Conditioning and Heat: Individually controlled electric HVAC systems; high 
efficiency gas forced air heat 

 Hot Water: Individual gas water heaters 

In summation, the subject property will provide a quality housing option that is not prevalent in the primary 

market area. 

I. J. PARKING 

Each home will have its own a driveway and parking pad adjacent to the building with additional parking on the 

street.     



  East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES 6

I. K. DENSITY 

The sites contain a combined 3.6 acres, resulting in a density of 8.33 units per acre, or 5,213 square feet of land per 

unit.  Considering the project’s location and design, the density is appropriate. 

I. L. TENANT DISPLACEMENT 

This property has not yet been built, so there will be no tenant displacement.  

I. M. OTHER 

Not applicable. 

  



  East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES 7

II. FIELD OBSERVATIONS 

II. A. ACCESS TO SITE 

The in-fill sites are scattered throughout the East Bluff neighborhood, but are within one mile of each other.  The 

sites are located along neighborhood streets and easily accessible from the street grid within several blocks of the 

primary thoroughfares of West Nebraska Avenue and North Wisconsin Avenue, generally regarded as the center 

of the neighborhood.  Visibility of each of the sites is adequate and not obscured by any adjacent uses.   

North Knoxville Avenue extends along the neighborhood’s western boundary and provides the direct access to 

Interstate 74 and to Downtown.  Interstate 74 travels through the heart of the city and provides access to East 

Peoria and Interstate 55 to the east and to West Peoria and Interstate 474 (the beltway) to the west.  Several of the 

north-south streets in the neighborhood also provide access to War Memorial Drive, a major commercial corridor  

about one mile away.   

Public transportation options in Peoria are good and available from major arterials including as Knoxville, 

Wisconsin, Nebraska, and McClure avenues.  All stops are within a few blocks of the subject sites.  The Greater 

Peoria Mass Transit District provides transit services throughout Peoria.  General Wayne A. Downing Peoria 

International Airport provides daily commuter flights to Chicago and St. Louis, while the nearest major airport is 

St. Louis International Lambert Airport.  Peoria is approximately 30 and 50 miles from Amtrak stations in 

Bloomington-Normal and Springfield, both of which are served by the Texas Eagle and Illinois Service routes that 

provide daily service to Chicago, St. Louis, and Carbondale.  

II. B. SITE MARKETABILITY 

The subject neighborhood generally consists of modest single-family homes that generally vary in condition from 

fair to average.  A small percentage of the homes are in poor condition and some have been demolished, creating 

vacant lots that include many of the subject in-fill sites.  Most homes were built prior to 1950 and are characterized 

as one- and two-story wood-sided homes with front porches on 0.10 to 0.15 acre lots.  There are also scattered 

small-scale apartments, neighborhood commercial, and institutional (schools and churches) uses in the 

neighborhood.  There are no nearby land uses that would be detrimental to the marketability of the sites, and each 

is suitable location for low-to moderate-income residents.   

Immediate access to the sites is good from the residential streets.  The subject sites also have typical and adequate 

visibility from surrounding streets.  Electric, gas, telephone, water, and sewer services are available on the subject 

sites and the development of single-family homes or duplexes is compatible with surrounding development.  

Proposed uses conform to existing zoning ordinances.  Lastly, none of the properties are located within the 100-

year flood plain or any other flood hazard area that would impede their development.  Overall, the proposed 

development is compatible with the surrounding land uses and neighborhoods.  
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II. C. ADJACENT LAND  

Adjacent land uses are generally similar across each of the properties and consist largely of older single-family 

homes with a few duplexes.  Most homes were built in the 1920s through the 1950s with most in fair to average 

condition.  They include one-story and two-story homes and most are modest though there are also large historic 

homes that have been renovated.  The following pictures are representative of land uses adjacent to the subject 

sites.  Photos of each subject site are included in the appendix of this report.   
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II. D. NEIGHBORHOOD DESCRIPTION 

East Bluff is an older residential neighborhood comprised of mostly single-family homes, with limited apartments, 

neighborhood commercial, and institutional uses.  The neighborhood was primarily developed prior to 1960 and 

the street grid is laid out in a traditional manner with most lots containing about 0.10 acre and including a one- or 

two-story home with wood siding.  Its housing stock is among the oldest in the city and many of its residents are 

lower-income households with a fair percentage of homes having some deferred maintenance and a small number 

of vacant or abandoned homes are scattered throughout the area.  All of the subject sites are within one mile of 

basic amenities including a grocery stores, pharmacies, restaurants, banks, service stations, and a post office located 

along Knoxville Avenue, Wisconsin Avenue, or War Memorial Drive.  The neighborhood is home to or very close 

to many of the city’s assets including the Glen Oak Park and Zoo, Peoria Playhouse Museum, OSF Medical 

Center, Heartland Health Clinic, and Downtown.   

Overall, the neighborhood is an appropriate location for new affordable rental housing.  

II. E. PUBLIC SAFETY ISSUES 

According to 2016 ESRI crime data, the average total crime index for the census block groups containing the 

scattered sites is 196. This is much lower than the central Downtown area with a total crime index around 385, but 

is higher than the total crime index for Peoria County at 118 and the state average of 86. The construction of the 

subject property will further enhance the quality of the building stock and help stabilize the area, which generally 

buffers the higher crime rates of the city from the surrounding areas.   

III. MARKET AREA CHARACTERISTICS 

III. A. MARKET AREA 

The primary market area (PMA) is briefly defined as the smallest geographic area that is expected to support the 

proposed projects.  The PMA is separated from adjacent market areas by natural and man-made barriers such as 

rivers, highways, railroads, major arteries, or a marked difference in the socioeconomic makeup of the 

neighborhood or area. 

The PMA has been determined by: 1) Interviews conducted with area apartment managers, city officials, real estate 

agents, and area developers; 2) Demographic analysis; and 3) Field analyst observations. 

The PMA consists of the East Bluff neighborhood and adjacent neighborhoods including those just outside of 

downtown in mostly lower-income areas.  Its boundaries are War Memorial Drive on the north, the Illinois River 

on the east and south, and Sheridan Road and Western Avenue on the west.   The market area includes all or 

portions of 15 census tracts: 5, 9, 12, 13, 15, 16, 18, 19, 21, 22, 23, 24, 25, 26, and 43. 

A map of the PMA is included on the following page.  
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III. B. COMPARABLE PROPERTIES 

There has been no multifamily development in the East Bluff neighborhood in recent years, and modern 

affordable rental options are limited.  There has been more recent LIHTC development on the opposite side of 

Interstate 74, the most recent including River West, which was built over ten years ago.  Others in the PMA 

include City Scape, Peoria Affordable Housing, and Aspen Bluff, all developed in the late 1990s.  Of these, the 

most comparable LIHTC properties are River West and Peoria Affordable Housing, which include large two-

bedroom and three-bedroom units.  Peoria Affordable Housing is a single-family affordable property targeting 

families containing three-bedroom units, while River West includes a wide mix of one-bedroom through three-

bedroom units in various building types and income restrictions.  River West was constructed in 2002 and remains 

in good condition, while Peoria Affordable Housing was placed in service in 1998 and is in average condition.  

Both properties are typically fully occupied with waiting lists.   City Scape Apartments was built in 1997 and is only 

82 percent occupied, which is due to its deteriorating condition and lack of proper management.  Though it has 

two-bedroom and three-bedroom units, the subject will be far superior.  Aspen Bluff is on the outskirts of the 

market area and has a superior suburban location, though its condition has also been declining.  We also included 

Bradford Woods, a large mixed-income property outside the market area that is well-operated.  Its rents and 

occupancy are toward the top of the range, which is partly due to its better location. 

We have also surveyed two market rate apartment properties and three single-family rental homes in the East Bluff 

neighborhood.  All share similar locations to the subject compared to the LIHTC properties, but are older and lack 

some modern amenities.   

Summaries of these properties are provided on the following pages.  
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SELECTED PROPERTY #1  
LIHTC - FAMILY, MARKET 
RATE, SECTION 8 
 
RIVER WEST APARTMENTS 
 
312 West Merriman Street 
Peoria, IL 61605 
 
Date Contacted: 
06/07/2017 
 
Property Manager 
(309) 637-7150 
 

 
 

 
Total Units:  153 Distance from Subject:  2.5 miles south 
Built/Renovated: 2002 Section 8 VVouchers: Accepted 
Current Occupancy:  98% Type of Utilities:  Gas and electric 
Absorption:    Not applicable  Utilities Included in Rent:  
Rent Increases:     Inc. in Jan. 2017      Water        Hot water     All electricity  
Concessions:         None    Sewer       Heat    Cable/satellite 
Waiting List:          Yes       Trash         Cooking    Internet 
Unit Amenities:   Community Amenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking  

     Wall a/c   Extra storage      Elevator    Garage parking   

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: 
This property was built as a HOPE VI project with a mix of Housing Authority, LIHTC, and market-rate units.  It is located less 
than one mile south of Downtown.  The range for three-bedroom units above includes flats at $808, townhomes at $843, 
and single-family homes at $878. 
 

Property Grades
Walk Score: 60
Location: C-
Architecture: B+
Building Condition: B
Grounds Appearance: B

Un it  Mix/Current  Rents :
Unit Type Number Vacant Size Rent Rent/SF
1-BR/1-Ba 12 850 SF 30% of Income  - 
2-BR/1.5-Ba 26 1,250 SF 30% of Income  - 

HA Units 3-BR/1.5-Ba 23 1,450 SF 30% of Income  - 
Subtotal 661 N/A

1-BR/1-Ba 18 850 SF $628 $0.74
2-BR/1.5-Ba 39 1 1,200 SF - 1,300 SF $728 - $748 $0.58 - $0.61

60% AMI Units 3-BR/1.5-Ba 35 1 1,400 SF - 1,500 SF $808 - $878 $0.54 - $0.58
Subtotal 992 2
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SELECTED PROPERTY #2  
LIHTC - FAMILY 
 
CITY SCAPE APARTMENTS 
 
601 W. Romeo Garrett Ave.  
Peoria, IL 61605 
 
Date Contacted:  
06/08/2017 
 
Phone Number 
(309) 673-2339 
 

  
Total Units:  160 Distance from Subject:  2.0 miles south 
Built/Renovated: 1997 Section 8 Vouchers:  Accepted, # not disclosed 
Current Occupancy:  82% Type of Utilities:  All electric 
Absorption:    Not applicable Utilities Included in Rent:  
Rent Increases:     Not disclosed      Water        Hot water     All electricity  
Concessions:         Yes    Sewer       Heat    Cable/satellite 
Waiting List:          None      Trash         Cooking    Internet 
Unit Amenities:   Community AAmenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking  

     Wall a/c   Extra storage      Elevator    Garage parking  

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: 
This property is located about one-half mile south of Downtown. Its condition has deteriorated over the last several years 
and shows signs of deferred maintenance. Rent special of one month free.   

Property Grades
Walk Score: 62
Location: C 
Architecture: B-
Building Condition: C-
Grounds Appearance: C-

Un it  Mix/Current  Rents :
Unit Type Number Vacant Size Rent Rent/SF
2-BR/2-Ba 17 2 1,019 SF $617 $0.61

50% AMI Units 3-BR/2-Ba 15 5 1,166 SF $701 $0.60
Subtotal 332 7

2-BR/2-Ba 56 8 1,019 SF $626 $0.61
60% AMI Units 3-BR/2-Ba 43 9 1,166 SF $712 $0.61

Subtotal 999 17
2-BR/2-Ba 15 0 1,019 SF $655 $0.64

Market Rate 3-BR/2-Ba 14 5 1,166 SF $769 $0.66
Subtotal 229 5
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SELECTED PROPERTY #3  
LIHTC - FAMILY 
 
ASPEN BLUFF APARTMENTS 
 
3604 West Marengo Drive  
Peoria, IL 61615 
 
Date Contacted:  
06/07/2017 
 
Phone Number: 
(309) 688-2787 
 

 

 
  

Total Units:  160 Distance from Subject:  4.2 miles west 
Built/Renovated: 1998 Section 8 Vouchers:  Accepted, # not disclosed 
Current Occupancy:  94% Type of Utilities:  All electric 
Absorption:    Not applicable Utilities Included in Rent:  
Rent Increases:     Incr. $10      Water        Hot water     All electricity  
Concessions:         None    Sewer       Heat    Cable/satellite 
Waiting List:          None      Trash         Cooking    Internet 
Unit Amenities:   Community Amenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking  

     Wall a/c   Extra storage      Elevator    Garage parking  

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: 
This property is located about two miles west of I-74 off West Forest Hill Avenue. Its condition has deteriorated over the last 
several years and shows signs of deferred maintenance.     

Property Grades
Walk Score: 3
Location: B-
Architecture: B
Building Condition: C+
Grounds Appearance: C+

Unit  Mix/Current  Rents :
Unit Type Number Vacant Size Rent Rent/SF
1-BR/1-Ba 40 0 598 SF $410 $0.69
2-BR/2-Ba 80 1 874 SF $565 $0.65

60% AMI Units 3-BR/2-Ba 40 2 1,008 SF $690 $0.68
Total 1160 3
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SELECTED PROPERTY #4  
LIHTC - FAMILY 
 
PEORIA AFFORDABLE HOUSING 
 
Scattered Sites  
Peoria, IL 61605 
 
Date Contacted:  
06/08/2017 
 
Phone Number 
309-673-1508 
 

 
  

Total Units:  140 Distance from Subject:  2.0 miles southwest 
Built/Renovated: 1998/2002 Section 8 Vouchers:  Accepted, 40 units 
Current Occupancy:  100% Type of Utilities:  Electric, w/ gas heat and hot water 
Absorption:    Not applicable Utilities Included in Rent:  
Rent Increases:     Incr. ~$22 from 2016      Water        Hot water     All electricity  
Concessions:         None    Sewer       Heat    Cable/satellite 
Waiting List:          None      Trash         Cooking    Internet 
Unit Amenities:   Community Amenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking  

     Wall a/c   Extra storage      Elevator    Garage parking  

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: 
This property includes scattered sites single-family homes starting about a mile southwest of Downtown.     

Un i t  Mix/Current  Rents :
Unit Type Number Vacant Size Rent Rent/SF

40% AMI Units 3-BR/2-Ba 45 N/A 1,100 SF $562 $0.51
Subtotal 445 N/A

60% AMI Units 3-BR/2-Ba 95 N/A 1,100 SF $625 $0.57
Subtotal 995 N/A

Property Grades
Walk Score: N/A
Location: C-
Architecture: C
Building Condition: C
Grounds Appearance: C
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SELECTED PROPERTY #5  
LIHTC - FAMILY, MARKET 
RATE 
 
BRADFORD WOODS 
APARTMENTS 
 
6900 N. Summershade Circle 
Peoria, IL 61615 
 
Date Contacted:  
06/08/2017 
 
Phone Number: 
(309) 691-9117 
 

  
Total Units:  180 Distance from Subject:  5.0 miles northwest 
Built/Renovated: 1997 Section 8 VVouchers: Accepted, # not disclosed 
Current Occupancy:  95% Type of Utilities:  Gas and electric 
Absorption:    Not applicable Utilities Included in Rent:  
Rent Increases:     Not disclosed      Water        Hot water     All electricity  
Concessions:         None    Sewer       Heat    Cable/satellite 
Waiting List:          None      Trash         Cooking    Internet 
Unit Amenities:   Community Amenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking  

     Wall a/c   Extra storage      Elevator    Garage parking  

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: This property is located on west side of I-74 near War Memorial Drive on the outskirts of the city.      

Uni t Mi x/Cur rent Rents:

Unit Type Number Vacant Size Rent Rent/SF
1-BR/1-Ba 9 0 662 SF $524 $0.79
2-BR/1-Ba 3 0 827 SF $507 $0.61
2-BR/2-Ba 13 0 1,002 SF $630 $0.63

50% AMI Units 3-BR/2-Ba 3 0 1,102 SF $730 $0.66
Subtota l 228 0

1-BR/1-Ba 19 0 662 SF $630 $0.95
2-BR/1-Ba 28 0 827 SF $663 $0.80
2-BR/2-Ba 48 8 1,002 SF $744 $0.74

60% AMI Units 3-BR/2-Ba 18 2 1,102 SF $914 $0.83
Subtota l 1113 10

1-BR/1-Ba 10 0 662 SF $714 $1.08
2-BR/1-Ba 5 0 827 SF $777 $0.94
2-BR/2-Ba 18 1 1,002 SF $891 $0.89

Market Rate Units 3-BR/2-Ba 6 0 1,102 SF $933 $0.85
Subtota l 339 1

Property Grades
Walk Score: 30
Location: B 
Architecture: B-
Building Condition: B-
Grounds Appearance: B-
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SELECTED PROPERTY #6  
MARKET RATE 
 
STONECREST APARTMENTS 
 
3720 West Hedgehill Lane 
Peoria, IL 61615 
     
Date Contacted: 
06/08/2017 
 
Manager 
(309) 303-8393 

  
Total Units:  34 Distance from Subject:  1.0 mile south 
Built/Renovated: 1996 Section 8 Vouchers:  Not accepted 
Current Occupancy:  94% Type of Utilities:  All electric 
Absorption:    Not applicable Utilities Included in Rent:  
Rent Increases:     Not disclosed      Water        Hot water     All electricity  
Concessions:         None    Sewer       Heat    Cable/satellite 
Waiting List:          None      Trash         Cooking    Internet 
Unit Amenities:   Community Amenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking (Lot)  

     Wall a/c   Extra storage      Elevator    Garage parking   

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: 
This property is located off NE Glen Oak Avenue near the medical centers. 

 

  

Un i t  Mix/Current  Rents :
Unit Type Number Vacant Size Rent Rent/SF
1-BR/1-Ba 23 0 600 $500 $0.83
2-BR/1-Ba 11 2 900 $630 $0.70

Total 334 2

Property Grades
Walk Score: 20
Location: B-
Architecture: B-
Building Condition: B
Grounds Appearance: B
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SELECTED PROPERTY #7  
MARKET RATE 
 
RAVINE APARTMENTS 
 
1517 West Gift Avenue 
Peoria, IL 61604 
     
Date Contacted: 
06/08/2017 
 
Manager 
(309) 682-2437 
 

 
  Total Units:  59 Distance from Subject:  2.5 miles northwest 
Built/Renovated: 1970/1990s Section 8 Vouchers:  Not accepted 
Current Occupancy:  93% Type of Utilities:  Gas and electric 
Absorption:    Not applicable Utilities Included in Rent:  
Rent Increases:     Incr. $10 since 2016      Water        Hot water     All electricity  
Concessions:         None    Sewer       Heat    Cable/satellite 
Waiting List:          None      Trash         Cooking    Internet 
Unit Amenities:   Community Amenities:  

     Refrigerator   Ceiling fans      On-site management   Playground 
     Oven/range   Balcony/patio      Community room   Sport courts  

     Dishwasher   Washer/dryer hookups      Laundry facilities   Picnic/BBQ area  

     Disposal   Washer/dryer in unit      Business center   Swimming pool  

     Microwave   Walk-in closets      Fitness center    Off-street parking (Lot)  

     Wall a/c   Extra storage      Elevator    Garage parking   

     Central a/c   Other (see comments)        Secure entry    Other (see comments)  
     
Comments: 
This property is located off University Drive near Forest Hill Avenue with good access to I-74.  This is an older property that 
has been generally well maintained.  

  

Unit  Mix/Current  Rents :
Unit Type Number Vacant Size Rent Rent/SF
1-BR/1-Ba 6 0 600 SF $410 $0.68
2-BR/1-Ba 40 4 750 SF - 800 SF $500-$530 $0.66-$0.67
3-BR/1-Ba 13 0 950 SF $570 $0.60

Total 559 4

Property Grades
Walk Score: 44
Location: B
Architecture: C+
Building Condition: C
Grounds Appearance: C
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We have also surveyed nearby homes for rent in the neighborhood.  
 

8. Single-Family Home  
201 East Virginia  
Peoria, IL 61603 
 
Type:  2-BR/1-Ba  
Size:  830 SF 
Rent:  $675/mo. 
Utilities: None included 
Condition:  Average 
Unit Amenities:  Appliances, window air 
conditioning, patio, basement, w/d hook-up 
 
 
 
 
 

 
9. Single-Family Home  
602 East Archer Avenue  
Peoria, IL 61603 
 
Type:  3-BR/2-Ba  
Size:  1,200 SF 
Rent:  $800/mo. 
Utilities: None included 
Condition:  Good 
Unit Amenities:  Appliances, central air 
conditioning, patio, basement, garage, w/d 
hook-up 
 
 
 

 
 
10. Single-Family Home  
1021 East Virginia Avenue  
Peoria, IL 61603 
 
Type:  3-BR/1-Ba  
Size:  1,500 SF 
Rent:  $850/mo. 
Utilities: None included 
Condition:  Above average 
Unit Amenities:  Appliances, central air 
conditioning, patio, basement, w/d hook-up 
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The subject will rank at the top of both LIHTC and traditional market rate properties in terms of design, 

amenities, and overall marketability.   

III. C. AFFORDABLE PROPERTIES WITHIN THE PRIMARY MARKET AREA 

Affordable housing options in the primary market area vary widely with a mix of Peoria Housing Authority, 

LIHTC, Section 8, and Section 202 units, with a total 1,733 units.  These units are scattered across the PMA, 

though most are concentrated south of both Interstate 74 and Downtown.  The largest affordable property near 

the subject is Taft Homes, a 220-unit public housing development that was built in 1952, but is planned for 

redevelopment.  

III. D. AREA SERVICES 

The 25 proposed project sites are located within two miles of everyday services and amenities, including retail, 

public services, and recreational opportunities.  One of the most centrally-located subject sites, 1914 North Indiana 

Avenue, was used to evaluate the distance to community amenities for all subject sites.  Relevant services and 

amenities are detailed in the following paragraphs. 

  

SUMMARY OF SELECTED RENTAL PROPERTIES

Occ. # of Avg. Size Rent Avg. Size Rent
Rate Units Rent (SF) PSF Rent (SF) PSF

50% AMI Propert ies
2 City Scape 78% 32 $617 1,019 0.61$    $701 1,166 $0.60
5 Bradford Woods 100% 28 507 $827 0.61$    $730 1,102 $0.66

Total/Average 88% 60 $566 929 0.61$ $715 1,136 $0.63

60% AMI Propert ies
1 River West 98% 92 $738 1,250 $0.59 $843 1,450 $0.58
2 City Scape 83% 99 $626 1,019 $0.61 $712 1,166 $0.61
3 Aspen Bluff 94% 160 $565 874 $0.65 $690 1,008 $0.68
4 Peoria Affordable Housing 100% 95  -  -  - $625 1,100 $0.57
5 Bradford Woods 91% 113 $663 827 $0.80 $914 1,102 $0.83

Total/Average 93% 559 $636 968 0.66$ $753 1,143 $0.66

Market  Rate Propert ies
2 City Scape 83% 29 $655 1,019 $0.64 $769 1,166 $0.66
5 Bradford Woods 97% 39 $777 827 $0.94 $933 1,102 $0.85
6 Stonecrest 94% 34 $650 900 $0.72  -  -  - 
7 Ravine 93% 59 $540 775 $0.70 $570 950 $0.60

Total/Average 92% 161 $641 858 0.75$ $727 1,046 $0.69

Subject  Property -  Proposed Rents
30% AMI Units1 6 $631 870 $0.73 $822 1,230 $0.67

50% AMI Units1 15 $631 870 $0.73 $822 1,230 $0.67
60% AMI Units 9 $570 870 $0.66 $748 1,230 $0.61

  1 Project based voucher/state referral network units

Two-Bedroom

East Bluff Housing

Three -Bedroom
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1.   Shopping and Related Services 

The subject is very well positioned in regards to various shopping and retail services.  The Riverside shopping 

center is located roughly a 2.8 miles south of the site in East Peoria which provides numerous shopping, grocery, 

and dining choices.  Grocery stores nearby include a Target, Costco, Walmart Supercenter, Kroger, and Little 

Grocery. Shopping options in Peoria include Kroger (0.4 mile north), Short Stop Food Market (0.5 mile east), and 

several smaller neighborhood grocery/convenience stores located within easy walking distance of the subject (0.2 

mile). Short Stop Food Market, Walmart Supercenter, Aldi’s, and Kroger.  There are also several pharmacies near 

the subject including a Walgreens (0.7 mile) and a Kroger Pharmacy (0.4 mile).  Plenty of restaurants and dining 

opportunities—including upscale, casual, and fast food options—can be found a mile south in Downtown Peoria, 

and numerous casual and fast food chains such as Subway, Dunkin’ Donuts, and Taco Bell can be found a few 

blocks away along Knoxville Avenue.  

Overall, the subject has good access to numerous shopping and dining opportunities, many of which are within 

walking distance. 

2.  Transportation 

A variety of transportation options are available within Peoria and accessible to the subject site.  Interstate 74, 

located 0.7 mile from the site, runs through the city and provides connections from the City of Galesburg in the 

west to the City of Champaign in the east; it also connects to Interstate 55 which links Chicago and St. Louis.  

State Route 29 (Jefferson Street) is located 0.9 mile southeast of the site and runs along the Illinois River, providing 

connections to various parks and wildlife areas.  Main Street is a little more than a mile from the site and runs 

through Downtown Peoria, providing options for dining and entertainment and is accessible via bus route 4.  The 

General Wayne A. Downing International Airport is 6.4 miles west from the subject, with daily flights to St. Louis 

and Chicago.  

The Greater Peoria Mass Transit District operates City Link, which provides 20 different bus routes within Peoria. 

The subject is blocks away from bus stops serving routes 4, 12, and 14. Route 4 serves Downtown Peoria with 

connections to Northpoint Shopping Center and Proctor Hospital and Route 14 has connections to Northwoods 

Mall. In addition, a bus stop for route twelve is located 0.5 mile from the subject which provides connections to 

bus Route 2, Downtown Peoria, and cultural attractions such as the botanical gardens and the zoo.  

The subject is also within easy access (one mile) of the Riverfront Trail, which provides bicycle and pedestrian 

opportunities along the length of Peoria Lake and connects to the City of Morton in the southeast.  A bike route 

on Wisconsin Avenue, one block east of the subject, also provides connections for bicyclists to the botanical 

gardens and zoo. A marked bike lane on Spring Street, 0.4 mile south of the subject, offers connections to 

Downtown Peoria and the Saint Francis Medical Center. 
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3. Educational Facilities

The Peoria Public School District operates 27 different public schools.  Of these facilities, an elementary school, 

elementary through middle school, and high school are all located within 1.5 miles of the subject. Collectively these 

three schools serve 2,921 students.  Nearby private schools include St. Philomena (1.6 miles northwest) and Peoria 

Christian School (1.4 miles north), together serving 1,308 students.  

There are also a variety of higher education options near the subject including colleges such as the Illinois Central 

College (community college) and Bradley University. The Illinois Central College’s main campus is located 3.2 

miles east of the subject in East Peoria, but has additional academic buildings in Downtown less than a mile from 

the subject. Bradley University’s main campus, including a library and recreation center, is also located in 

Downtown near West Bluff (1.8 miles southwest of the subject). Specialized medical schools are also nearby 

including the St. Francis Medical Center College of Nursing and the University Of Illinois College Of Medicine at 

Peoria. The medical schools are located within the OSF St. Francis Medical and UnityPoint Health – Methodist 

campuses, each less than a mile and a half southwest of the subject.  

Nearby educational facilities and institutions are summarized in the following table. 

We have compared the performance of the subject’s school districts to surrounding districts, as well as the state of 

Illinois, using results from the PARCC (Partnership for Assessment of Readiness for College and Careers) test.  

The PARCC is the Illinois assessment and accountability measure for students enrolled in a public school district.  

There are five performance levels for the PARCC assessment, with level one being the lowest and level five the 

highest.  Performance levels at four and five indicate that the student has met or exceeded PARCC test 

expectations, or demonstrated readiness for the next grade level or course, which is considered ‘on track’ for 

college and careers. 

The subject sites are located within Peoria School District, whereby 16 percent of students met or exceeded 

expectations, compared to 33 percent in Illinois.  

Name Address Type of School # of Students
Publ ic  Schools

Glen Oak Community Learning Center 2100 N Wisconsin Ave. Public K - 6 822 0.4 mile
Lincoln School 700 Mary St. Public K - 8 817 0.7 mile
Peoria High School 1615 N North St. Public 9 - 12 1,282 0.8 mile

Private Schools
St. Philomena School 3216 N Emery Ave. Private PK - 8 472 1.6 miles
Peoria Christian School 3506 N California Ave. Private PK - 12 836 1.3 miles

CCol leges  and Un ivers i t ies
Illinois Central College 1 College Dr. Community College *9704 3.2 miles
Bradley University 1501 W Bradley Ave. 4-year University 5,538 1.8 miles
University of Illinois College of Medicine at Peoria 1 Illini Dr. 4-year University 275 1.2 miles
Saint Francis Medical Center College of Nursing 511 NE Greenleaf St. 4-year University 678 0.7 mile

Nearby Educational Facilities 
Distance

Source: U.S. Department of Education, National Center for Education Statistics, 2017  *Across all campuses
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The following table compares performance of the subject school district to the state of Illinois and some of the 

surrounding school districts within a 10-mile radius of Peoria.   

 
 
4.  Recreation 

Residents of the subject will have access to an abundance of recreational opportunities supplied by the Peoria Park 

District as well as numerous entertainment opportunities within Downtown.  Residents of the subject will be less 

than two miles away from three different public parks with a mix of playgrounds, scenic river views, and sport 

fields/courts.  The closest park, Glen Oak Park (0.5 mile), provides the most amenities such as the Peoria Zoo, 

Luthy Botanical Garden, the Playhouse Children’s Museum, bike and walking trails, a baseball diamond, and an 

adventure grove, among others. Morton Square Park (0.7 mile) is between Downtown Peoria and the subject site, 

and offers soccer fields, basketball courts, and a small playground.   For athletic and community networking 

opportunities the Carver Recreation Center, 1.7 miles southwest of the subject, provides various sporting fields, an 

aquatic center, and offers a variety of community spaces.  Additionally, the East Bluff Community Center and 

Boys & Girls Clubs of Greater Peoria are both located a couple blocks from the subject.  

Downtown Peoria has numerous entertainment opportunities all located within at least a mile of the subject. 

Entertainment opportunities include the Dozer Park minor league baseball stadium (1.8 miles), the Peoria Civic 

Center, the Riverfront Museum (1.5 miles), and the Caterpillar Visitor’s Center (1.5 miles). The site is very well 

positioned to take advantage of the many recreation and entertainment options the city and surrounding region 

offer. 

5. Health Care 

The subject site has excellent access to healthcare resources with both the OSF Saint Francis Medical Center 

Campus and UnityPoint Health–Methodist center located less than a mile southwest of the subject.  The OSF 

Saint Francis Medical Center is the fourth largest medical center in Illinois with more than 600 patient beds.  The 

hospital is a teaching affiliate with the University of Illinois College of Medicine at Peoria and features more than 

850 physicians and more than 5,000 employees.  The campus also houses the Children’s Hospital of Illinois and 

the Illinois Neurological Institute. UnityPoint Health–Methodist provides clinic, hospital, and home based care for 

patients in Central Illinois through a staff of nearly 600 certified physicians. UnityPoint Health – Methodist 

provides a variety of medical services from high-tech surgery to clinical appointments and networks with other 

District/Study Area

Subject District: 
Peoria School 

District 150

Subject 
District: Peoria 

High School

East Peoria 
School District 

86

Pleasant 
Valley School 

District 62

Pekin Public 
Schools 

District 108

Dunlap 
Community Unit 
School District 

323

Limestone 
Community 
High School 
District 310 Illinois

Percent Met or 
Exceeded 

Expectations
16% 11% 32% 18% 25% 58% 14% 33%

School District Performance

Illinoisreportcard.com, 2016
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physicians, hospitals, and home care services throughout Illinois and Iowa. In addition to the larger medical 

centers, Heartland Health Services operates multiple community health clinics in the area.  Heartland Community 

Health Clinics are federally designated community health centers that target low-income adults and children, 

homeless, minority, uninsured, and medically indigent populations within Peoria and the larger Tri-county region.  

The closest clinic is located 0.4 mile southwest of the subject.  Overall, the subject has excellent access to a number 

of health services and facilities. 

Summary 
The following table summarizes various amenities and services near the subject.   
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III. E. POPULATION/DEMOGRAPHIC CHARACTERISTICS 

According to data reported by ESRI, the PMA’s 2016 estimated population of 30,928 is slightly less than the 

population in 2010.  It is estimated that the PMA’s population will decrease by 0.1 percent annually from 2016 

through 2021.  Peoria County’s and Peoria’s populations increased between 2010 and 2016, and are expected to 

decrease by 0.2 annually from 2016 to 2021, respectively.  The average household in the PMA, has decreased since 

2010, and expected to decrease through 2020, while the city and county have increased since 2010 and are 

expected continue that trend.  Peoria has the smallest household size (2.36 persons), followed by Peoria County 

(2.39 persons), Peoria MSA (2.43 persons), the PMA (2.47 persons), and Illinois (2.59 persons).  

The following table summarizes population and household trends for the PMA, Peoria, Peoria County, Peoria 

MSA, and Illinois.  

Name Address Type of Amenity
Retai l  and Related Services

Short Stop Food Market 1302 E Frye Ave. Grocery 0.5 mile
Kroger 2321 N Wisconsin Ave. Supermarket 0.4 mile
Kroger Pharmacy 2321 N Wisconsin Ave. Pharmacy 0.4 mile
Walgreens Pharmacy 2515 N Knoxville Ave. Pharmacy 0.7 mile
Mi Familia 2007 N Wisconsin Ave. Restaurant 0.1 mile
Sparky's 1914 N Wisconsin Ave. Restaurant 0.1 mile
Krispy Krunchy 728 E Frye Ave. Restaurant 0.1 mile
China Express 1905 N Knoxville Ave. Restaurant 0.4 mile
Commerce Bank 2609 N Knoxville Ave. Bank 0.7 mile
PNC Bank 3429 N Prospect Rd. Bank 1.4 miles
Shell 1900 N Knoxville Ave. Gas Station 0.4 mile
U.S. Post Office 95 State St. Post Office 1.9 miles
Ace Hardware 120 W McClure Ave. Hardware Store 0.6 mile
Family Dollar 2321 N Wisconsin Ave. Discount Store 0.3 mile
La Esquina de oro 2001 N Wisconsin Ave. Convenience Store 0.1 mile
Walmart 3315 N University St. Supercenter 1.9 miles
Northwoods Mall 2200 W War Memorial Dr. Shopping Mall 3.1 miles

RRecreat ion
Peoria Public Library McClure Branch 315 W McClure Ave. Public Library 0.8 mile
Glen Oak Park 2218 N Prospect Rd. Public Park 0.5 mile
Morton Square Park 1314 N Park Rd. Public Park 0.7 mile
Peoria Zoo 2320 N Prospect Rd. Recreation 0.7 mile
Luthy Botanical Garden 2520 N Prospect Rd. Recreation 0.8 mile
East Bluff Community Center 512 E Kansas St. Recreation 0.1 mile
The Peoria Playhouse 2218 N Prospect Rd. Museum 0.7 mile
Newman Golf Course 2021 W Nebraska Ave. Golf Course 2.2 miles
Landmark Cinemas 3225 N Dries Ln. Movie Theater 2.0 miles

MMedical  Fac i l i t ies
OSF Saint Francis Medical Center 530 NE Glen Oak Ave. Hospital 0.7 mile
Heartland Community Health Clinic 2321 N Wisconsin Ave. Medical Clinic 0.4 mile
Proctor First Care 1120 E War Memorial Dr. Urgent Care 1.5 miles

Source: Development Strategies, 2017

Neighborhood and Community Amenities 
Distance
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The largest age cohort in the PMA is the K-12 (ages 5 to 17) group, which comprises 19 percent of the total 

population.  This is followed by the Family Years (ages 35 to 49) and Empty Nesters (ages 50 to 64) cohorts, 

which make up roughly 18 percent and 17 percent of the PMA’s total population, respectively.  This age 

distribution is similar to the distribution within the city, county, and state, indicating that all areas have a large 

proportion of families with children.  The median age of residents in the PMA and city are the lowest of the five 

study areas (31.9 years and 35.3 years, respectively), compared to Peoria County (37.9 years) and Illinois (37.5 

years).       

  

Description PMA Peoria City
Peoria 
County Peoria MSA Illinois

Popu lat ion

2021 Projection 30,786 118,433 191,276 389,157 13,163,617

2016 Estimate 30,928 117,542 189,775 385,634 13,022,485

2010 Census 31,021 115,067 186,494 379,186 12,830,632

Annual Growth 2016-2021 -0.1% 0.2% 0.2% 0.2% 0.2%

Annual Growth 2010-2016 -0.1% 0.3% 0.3% 0.3% 0.2%

Households

2021 Projection 12,178 48,562 77,855 156,230 4,964,167

2016 Estimate 12,238 48,154 77,206 154,719 4,911,410

2010 Census 12,315 47,182 75,793 151,801 4,836,972

Annual Growth 2016-2021 -0.1% 0.2% 0.2% 0.2% 0.2%

Annual Growth 2010-2016 -0.1% 0.3% 0.3% 0.3% 0.2%

Average Household Size

2021 Projection 2.47 2.36 2.39 2.43 2.59

2016 Estimate 2.47 2.36 2.39 2.43 2.59

2010 Census 2.47 2.36 2.39 2.44 2.59

Demographic Trends

© ESRI, 2017
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The following chart illustrates the age distribution within the PMA, city, county, MSA, and state. 

 

The 2016 estimated median household income in the PMA is $29,945–42.6 percent lower than that of the county 

($52,163) and 51.1 percent lower than that of the state ($61,215). The median income in the PMA and the city are 

expected to decrease 0.8 percent and 0.5 percent from 2016 through 2021, respectively.  

The following table summarizes income characteristics for the PMA, city, county, MSA, and state.   

Description PMA Peoria City
Peoria 
County Peoria MSA Illinois

Popu lat ion

2021 Projection 30,786 118,433 191,276 389,157 13,163,617

2016 Estimate 30,928 117,542 189,775 385,634 13,022,485

2010 Census 31,021 115,067 186,494 379,186 12,830,632

Annual Growth 2016-2021 -0.1% 0.2% 0.2% 0.2% 0.2%

Annual Growth 2010-2016 -0.1% 0.3% 0.3% 0.3% 0.2%

Households

2021 Projection 12,178 48,562 77,855 156,230 4,964,167

2016 Estimate 12,238 48,154 77,206 154,719 4,911,410

2010 Census 12,315 47,182 75,793 151,801 4,836,972

Annual Growth 2016-2021 -0.1% 0.2% 0.2% 0.2% 0.2%

Annual Growth 2010-2016 -0.1% 0.3% 0.3% 0.3% 0.2%

Average Household Size

2021 Projection 2.47 2.36 2.39 2.43 2.59

2016 Estimate 2.47 2.36 2.39 2.43 2.59

2010 Census 2.47 2.36 2.39 2.44 2.59

Demographic Trends

© ESRI, 2017
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III. F.  EMPLOYMENT 

The top 10 employers in the Peoria region together employ over 28,000 workers. About 55 percent of those 

employees work in the manufacturing sector, while nearly 33 percent are in the healthcare sector. The ten largest 

employers in Peoria are in the healthcare, wholesale trade, manufacturing, banking, insurance, gambling, and repair 

services sectors, showing a diverse employment mix within the region. The largest employer is Caterpillar Inc. with 

13,100 employees, followed by OSF St. Francis Medical Center and UnityPoint – Methodist Medical Center, which 

employ 6,000 and 3,283 employees, respectively.  

The top employers in Peoria are listed in the following chart.   

Description PMA Peoria City
Peoria 
County Peoria MSA Illinois

Median  Household Income

2021 Projection $29,945 $46,562 $52,163 $54,856 $61,215

2016 Estimate $31,146 $47,751 $51,897 $53,826 $57,337

Annual Growth 2016-2021 -0.8% -0.5% 0.1% 0.4% 1.3%

2016 Income Dis t ribu t ion
Total households: 12,238 48,154 77,206 154,719 4,911,410
   <$15,000 27% 16% 13% 11% 12%
   $15,000 - $24,999 14% 11% 10% 10% 9%
   $25,000 - $34,999 14% 11% 11% 10% 10%
   $35,000 - $49,999 14% 14% 14% 14% 13%
   $50,000 - $74,999 16% 17% 19% 19% 18%
   $75,000 - $99,999 8% 12% 12% 13% 13%
   $100,000 - $149,999 6% 11% 12% 13% 14%
   $150,000 - $199,999 1% 4% 5% 4% 6%
   $200,000 + 1% 5% 5% 4% 6%

Income Trend and Distribution Comparison

© ESRI, 2017
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According to the Bureau of Labor Statistics, the unemployment rate in the Peoria MSA over the past decade has 

ranged from a low of 5.4 percent in 2008 to a high of 10.5 percent in 2009.  Prior to the recession in 2008, 

unemployment in the area had been relatively low; however, the rate increased nearly 5 percentage points following 

the economic downturn.  Despite this increase, the rate as of March 2017 has fallen to 6.0 percent— the lowest 

rate since before the recession.  Total employment has fluctuated over the past decade, declining from 192,869 

workers in 2008 to 180,689 workers in 2009 before rising to 182,183 workers in 2013.  However, since 2013, total 

employment has declined.  As of March 2017, total employment in the MSA was 170,466 persons—over 20,000 

workers less than the peak in 2008. 

  

Employer Description Employees

Caterpillar Inc. Manufacturing 13,100

OSF St. Francis Medical Center Healthcare 6,000

UnityPoint - Methodist Medical Center Healthcare 3,283

Keystone Steel and Wire Manufacturing 1,300

Advanced Technology Services Repair Services 1,073

CEFCU Banking 834

Par-a-dice Hotel and Casino Gambling 800

Komatsu American Corp. Manufacturing 560

Pekin Insurance Insurance 550

Eaton Corp. Manufacturing 550

Top Employers in Peoria MSA

Source: Greater Peoria Economic Development Council, March 2017



  East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES 31

Employment trends for the Peoria MSA between 2008 and March 2017 are summarized in the following graph 

and table. 

 

 

Throughout the past decade, the unemployment rate in the Peoria MSA has generally been higher than the national 

rate and fluctuated between higher and lower than the state rate.  As of March 2017, the unemployment rate of 6.0 

percent is 1.1 percent higher than the state rate and 1.4 percent higher than the national rate. This difference may 

be due in part to the recent relocation of Caterpillar Inc. headquarters, the region’s largest employer, outside the 

Peoria MSA. 
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Source: Bureau of Labor Statistics, 2017

Total Employment Unemployment Rate

Employment Trends and Comparison - Peoria MSA
2008 2009 2010 2011 2012 2013 2014 2015 2016 Mar-17

Employment  192,869 180,689 177,770 180,562 182,183 174,816 174,986 174,353 171,933 170,466
Unemployment Rate 5.4% 10.5% 10.0% 8.6% 7.8% 9.0% 7.0% 6.3% 6.5% 6.0%
Source: U.S. Department of Labor, Bureau of Labor Statistics, 2017
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The following graph summarizes historic unemployment rate trends for the city of Peoria, Peoria County, the 

Peoria MSA, Illinois, and the United States.    

 

 

The largest employment sector in the Peoria MSA is manufacturing, which accounts for 55 percent of total 

employment. Other major sectors within the region include healthcare, retail, and educational services, which 

account for a combined total of 37 percent of overall employment.  Compared to the state and nation, Peoria has a 

smaller percentage of employment in the professional/technical services, public administration, and educational 

services industries, but a considerably larger proportion of employment in the manufacturing and healthcare/social 

services industries.   
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Unemployment Comparison Chart 
Source: Bureau of Labor Statistics, 2017

USA Illinois Peoria MSA Peoria County Peoria

Unemployment Comparison
2008 2009 2010 2011 2012 2013 2014 2015 2016 Mar-17

Peoria 5.9% 11.4% 10.6% 9.4% 8.7% 9.9% 7.8% 6.9% 6.9% 6.2%
Peoria County 5.7% 11.0% 10.5% 9.2% 8.4% 9.6% 7.6% 6.8% 6.8% 6.2%
Peoria MSA 5.4% 10.5% 10.0% 8.6% 7.8% 9.0% 7.0% 6.3% 6.5% 6.0%
Illinois 6.3% 10.2% 10.4% 9.7% 9.0% 9.1% 7.1% 5.9% 5.9% 4.9%
USA 5.8% 9.3% 9.6% 8.9% 8.1% 7.4% 6.2% 5.3% 4.9% 4.6%
Source: Bureau of Labor Statistics, 2017
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The breakdown of employment by industry in the Peoria MSA, Illinois, and the United States is illustrated in the 

following chart. 

 

Summary 

Peoria’s economy is somewhat diverse, although potentially dependent on a few key industries, such as healthcare 

and manufacturing.  In general, the MSA’s unemployment rate is higher than the state and higher than the national 

rate.  The Peoria MSA’s unemployment rate of 6.0 percent and projected household income growth rate of -0.8 

percent implies that the economy has not fully recovered from the recession.  
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IV. HOUSING MARKET CHARACTERISTICS 

IV. A. GENERAL MARKET CHARACTERISTICS 

Of the 14,563 housing units in the PMA, 12,238 are occupied.  This occupancy rate (84 percent) is lower than the 

other study areas.  A majority of the housing units within the PMA (66 percent) are contained within detached 

single-family housing, which is fairly higher than the state (59 percent) and slightly higher than the city (64 

percent).  Of the four study areas, the PMA has the lowest percentage of owner-occupied units (45 percent), 

followed by the city (56 percent), county (64 percent), Illinois (65 percent), and the MSA (70 percent).   

The following table summarizes the housing characteristics for the PMA, city, county, MSA, and state.   

 

IV. B. COMPARISON OF MARKET AREA RENTAL MARKET 

As shown in the comparable property section, there is a general lack of rental properties in the primary market 

area, while affordable properties are largely limited to deeply subsidized developments.  We surveyed ten rental 

properties that represent the most comparable apartment communities in the PMA.  The overall occupancy rate of 

the selected properties is 95 percent.  Once completed, the subject will rank at the top of both affordable and 

market rate properties in terms of condition, quality, and location.  The subject’s location is generally superior to 

most other LIHTC properties in terms of everyday shopping and retail needs.  

Description PMA Peoria City
Peoria 
County Peoria MSA Illinois

Hous ing Un its  (2016) 14,563 54,594 85,805 169,691 5,404,592

Occupied Hous ing Un its  (2016) 12,238 48,154 77,206 154,719 4,911,410

    Occupancy Rate 84% 88% 90% 91% 91%

Hous ing Un its  by Un i ts  in  St ructu re (2010-2014)
1, Detached 66% 64% 72% 77% 59%
1, Attached 1% 4% 3% 3% 6%
2 7% 4% 4% 3% 6%
3 or 4 5% 3% 3% 3% 7%
5 to 9 6% 6% 4% 4% 6%
10 to 19 4% 8% 6% 4% 4%
20 to 49 3% 5% 3% 2% 4%
50+ 8% 5% 3% 3% 7%
Mobile Home 1% 1% 2% 2% 3%

Tenure of  Occupied Hous ing Un its  (2016)

Percent Owner Occupied Units 45% 56% 64% 70% 65%

Percent Renter Occupied Units 55% 44% 36% 30% 35%

Median  Hous ing Value (2016) $73,458 $120,438 $121,117 $125,075 $190,380

Household Overview

© ESRI, 2017
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Unit sizes will be ample, with two-bedroom units averaging 870 square feet and three-bedroom units averaging 

1,230 square feet—considerably larger than the average unit sizes of the properties surveyed.  The amenities 

offered at the subject are comparable or superior to other rental properties in the market.  Most properties typically 

include community laundry facilities, on-site management, and off-street parking, but the subject’s single-family 

and duplex design lacks community amenities.  Proposed in-unit amenities will be superior to the market standard 

and include central air conditioning, kitchen appliances (including dishwasher), ceiling fan, patio, porch, and in-unit 

laundry room equipped with hook-ups.  They will also include a yard and driveway.  The proposed unit mix of 

two- and three-bedroom units is typical for affordable family units and can accommodate a range of household 

sizes.  Proposed rents are slightly above those of comparable affordable properties located in the PMA, but are 

reasonable given the subject’s new construction.  Overall, the subject ranks at the high-end of competitive 

properties in terms of in-unit amenities, unit size, and overall level of finish.    

IV. C. FORECLOSED, VACANT, AND ABANDONED PROPERTIES

According to RealtyTrac and housing data from ESRI, the total number of vacant properties in Peoria is 6,440 

representing the highest proportion of vacant properties out of all areas.  Foreclosure rates in Peoria (0.13 percent) 

are also among the highest rates. The following table shows the levels and rates of foreclosure and vacancy among 

properties in Peoria, Peoria County, and Illinois. 

Area

Average Monthly 
Foreclosures 

(previous 12 mo.) Total Housing
Single-
Family

Multi-
Family Total Vacant

Percent Vacant 
and/or 

Abandoned
Percent 

Foreclosed
Peoria City 73 54,594 65% 35% 6,440 11.8% 0.13%
Peoria County 112 85,805 73% 27% 8,599 10.0% 0.13%
Illinois 5,000 5,404,592 63% 37% 493,182 9.1% 0.09%
United States 80,849 137,928,754 65% 35% 16,142,521 11.7% 0.06%

Source: ESRI (2016), RealtyTrac (Mar. 2017)

Foreclosed and Vacant Properties
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V.  AFFORDABILITY/DEMAND 

V. A. AFFORDABLE RENT ANALYSIS 

The subject’s units will be affordable to a wide range of households because it will have 30, 50, and 60 percent 

AMI units.  The following table summarizes the proposed rents and the maximum gross rents as defined by 

IHDA. 

 

The proposed 50 and 60 percent AMI tax credit gross rents are below the maximum rents allowed by IHDA; this 

excludes units covered by project-based Section 8 vouchers which have contract rents that are allowed to exceed 

maximums.  However, tenant’s contributions may not exceed the maximum gross rents.    

V. B. OVERALL MARKET DEMAND 

While demographic indicators suggest minimal to negative population and household growth in the PMA over the 

next several years, few quality affordable rental options currently exist throughout the PMA.  Current options are 

generally older, with the exception of a few newer LIHTC properties completed in the past ten years.  There are 

also public housing units in the PMA, but many – such as Taft Homes – are old and in fair to poor condition.  

These Peoria Housing Authority properties are well-occupied with waiting lists that often go well into the 

hundreds, indicating substantial pent-up demand.    

The analysis below identifies 7,832 income-qualified households in the PMA.  Because the subject will only add 30 

units to the market, significant unmet demand remains.    

  

UNIT MIX
Total Proposed Proposed Utility Gross Maximum 

Unit Type Program Units Rent Rent/SF Allowance Rent LIHTC Rents

30% AMI (Project -Based Voucher/State Referral  Network)
2 BR/1 Ba SRN/PBV 3 870 SF $631 $0.73 $94 $725 $489
3 BR/2 Ba SRN/PBV 2 1,230 SF $822 $0.67 $110 $932 $565
3 BR/2 Ba PBV 1 1,230 SF $822 $0.67 $110 $932 $565
Subtotal/Average 6 1,050 SF $727 $0.69 $102 $829 $527

50% AMI (Project -Based Voucher)
2 BR/1 Ba PBV 8 870 SF $631 $0.73 $94 $725 $816
3 BR/2 Ba PBV 7 1,230 SF $822 $0.67 $110 $932 $942
Subtotal/Average 15 1,038 SF $720 $0.69 $101 $822 $875

60% AMI 
2 BR/1 Ba LIHTC 4 870 SF $570 $0.66 $94 $664 $979
3 BR/2 Ba LIHTC 5 1,230 SF $748 $0.61 $110 $858 $1,131
Subtotal/Average 9 1,070 SF $669 $0.63 $103 $772 $1,063

East Bluff Housing

Avg. Size
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V. C. CAPTURE RATE 

The capture rate is defined by IHDA as “the percentage of low income households needed to achieve stabilized 

occupancy” and is calculated by dividing the number of proposed affordable units by the total number of 

income/age eligible households in the market area.1  We have calculated the number of age and income-qualified 

households on the following pages.   

We have calculated the number of income-qualified households using IHDA guidelines.  There is no minimum 

income for the 30 percent and 50 percent AMI units with project-based vouchers since tenants will pay a portion 

of their income towards rent—essentially any household earning less than the LIHTC maximum income is eligible.  

The minimum rent for the 60 percent AMI LIHTC units is based on the lowest proposed gross rent of $664 ($570 

rent plus $94 utility allowance), which we have divided by an affordability ratio of 35 percent.  To establish the 

maximum household income for the LIHTC units, we used the IHDA income guidelines and an average 

household size of 1.5 persons per bedroom.  The maximum income for the three-bedroom homes at 60 percent 

AMI is $45,240. 

We have summarized the maximum allowable LIHTC rents, the proposed rents, and the income ranges by unit 

type and income level in the following table. 

  

 

To determine the demand for the property, we must first determine the number of households that are qualified by 

income to live in the proposed development.  ESRI has provided income estimates and projections of the number 

of households in the primary market area, which are summarized in the following table.  

                                                        

1 It should be noted that the definitions of the penetration rate and capture rate are often interchangeable and switched, depending on 
the agency involved.  For instance, the National Council of Housing Market Analysts defines the capture rate as, “the percentage of 
age, size, and income qualified renter households in the primary market area that the property must capture to achieve the stabilized 
level of occupancy.”     

Rent and Income Analysis
Average 2017 Maximum Proposed Proposed

Unit Household Max. Gross Utility Affordable Net Gross Minimum Maximum
Type Size Rent Allowance Rents (Net) Rents Rents Income Income

30% AMI (Project -Based Voucher/State Referral  Network)
2 BR/1 Ba 3.0 $489 $94 $395 $631 $725 $0 $19,590
3 BR/2 Ba 4.5 $565 $110 $455 $822 $932 $0 $22,615
3 BR/2 Ba 4.5 $565 $110 $455 $822 $932 $0 $22,615

50% AMI (Project -Based Voucher)
2 BR/1 Ba 3.0 $816 $94 $722 $631 $725 $0 $32,650
3 BR/2 Ba 4.5 $942 $110 $832 $822 $932 $0 $37,700

60% AMI 
2 BR/1 Ba 3.0 $979 $94 $885 $570 $664 $22,766 $39,180
3 BR/2 Ba 4.5 $1,131 $110 $1,021 $748 $858 $29,417 $45,240\

2017
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Using data from the previous table and the income ranges determined for each unit type, we have determined that 

there are 7,832 households in the primary market area that earn less than $45,240, qualifying them to live at the 

subject property.  Of these, 4,573 are qualified for the subject’s 30 percent AMI units, 6,962 are qualified for the 

subject’s 50 percent AMI units, and 3,234 are qualified for the subject’s unsubsidized 60 percent AMI units.  

We have summarized the capture rate calculation for each income strata in the following table. 

 

The IHDA methodology for calculating the capture rate results in a rate of 0.4 percent for the overall project.  The 

unsubsidized 60 percent AMI units generate the highest income group capture rate at 0.3 percent compared to 0.1 

percent for the 30 percent AMI Section 8 units and 0.2 percent for the 50 percent AMI Section 8 units.  According 

to IHDA guidelines, capture rates of up to five percent are acceptable for family projects.  Thus, the very low 

capture rates for the subject property suggest that there is considerable demand for affordable rental housing in the 

PMA. 

V. D. PENETRATION RATE 

We have calculated the overall penetration rate for the primary market area based on the number of affordable 

units currently in the PMA and the affordable units which will be added by the subject.  There are currently 1,733 

affordable units in the PMA that vary from public housing to more costly LIHTC units.  The subject will add 30 

affordable units to the PMA, for a total of 1,763 units.  The population eligible for the units will earn less than 

$45,240, which, based on ESRI data, translates into 7,832 households.  Using IHDA’s method for penetration rate 

Household Income

Total households:
Less than $15,000 3,287 27% 3,286 27%
$15,000-$24,999 1,688 14% 1,456 12%
$25,000-$34,999 1,676 14% 2,312 19%
$35,000-$49,999 1,730 14% 1,495 12%
$50,000-$74,999 1,910 16% 1,583 13%
$75,000-$99,999 918 8% 954 8%
$100,000-$149,999 726 6% 752 6%
$150,000-$199,999 174 1% 211 2%
$200,000+ 129 1% 128 1%
Median HH Income $29,945

© ESRI, 2017

Primary Market Area - Households by Income 
2016 Estimate 2021 Projection

12,238

$31,146

12,177

30% Units 50% Units 60% Units Total
(Sec. 8) (Sec. 8) (LIHTC) Demand

ESRI Estimate of 2016 Qualified Households 4,573 6,962 3,234 7,832
Total Units 6 15 9 30
Indicated Capture Rate 0.1% 0.2% 0.3% 0.4%  ((Un its   ÷ Qual i f ied  HHs)

IHDA Capture Rate Calculations 
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calculation, the penetration rate for all affordable units will be 22.1 percent (1,733 ÷ 7,832), which is below IHDA’s 

acceptable penetration rate of 25 percent.   

V. E. ABSORPTION RATE 

Over the past ten years, the development of new rental housing in the market area has been scarce and the 

subject’s units would likely be rented as they are constructed and made available to the market.  Thus, we have 

concluded an absorption rate of ten units per month, for an absorption period of three months.   

This absorption rate is based on the subject’s positioning in the market area as the newest and most desirable 

housing option in this part of Peoria.  Additionally, there is a significant number of income-qualified renter 

households in the primary market area, resulting in very low capture rates.   

V. F. HOUSING NEED 

The site and market study guidelines only require this analysis for projects that target supportive housing 

populations.  The project will not provide additional services or amenities that typical supportive housing 

populations require.  Therefore, it is not applicable to subject property. 
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VI.    IMPACT ON OTHER AFFORDABLE HOUSING AND MARKET RATE HOUSING 

VI. A. IMPACT ON OTHER IHDA PROPERTIES 

There are several other IHDA-financed properties in the PMA, but most are south and west of Interstate 74 and 

are well occupied with some having a long wait list including River West.  City Scape is not faring as well with its 

occupancy in the low 80-percentile.  Its problems are not with demand, but poor management and maintenance as 

the property has deteriorated and is far less desirable compared to other LIHTC properties.  

VI. B. IMPACT ON OTHER ASSISTED/AFFORDABLE HOUSING (NON-IHDA PROPERTIES) 

Existing affordable housing in the PMA is limited to 527 public housing units scattered throughout the area and 

operated by the Peoria Housing Authority.  These units have an occupancy rate in the high nineties and a waiting 

list up to two years depending upon unit type.  The subject will add a relatively small number of units to the 

market, and only a portion of the households on this waiting list will be income-qualified for the subject’s units.  

Therefore, the subject will have no measurable impact on other affordable housing properties in the PMA.  

VI. C. IMPACT ON MARKET RATE HOUSING 

Given the lack of quality modern market rate apartments in the PMA, especially three-bedroom units, the subject 

should have little impact on the market rate rental housing market. 
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VII.    CONCLUSIONS AND RECOMMENDATIONS 

VII. A. CONCLUSIONS 

The proposed East Bluff Housing will add 30 new two- and three-bedroom rental units to a market area that 

exhibits strong demand for new affordable family housing.  The subject’s units will serve a wide income range and 

a broad range of family sizes.  There are 7,800 households in the market qualified to rent the subject units.  Based 

on our analysis of the market and the plans for the proposed project, we estimate that the property will reach 

stabilized occupancy (95 percent) within three months of completion.  Due to strong demand and lack of supply 

we anticipate that many will be pre-leased and will be occupied as they are delivered. 

There is a very limited supply of modern, affordable housing in the PMA, and the subject will provide an attractive 

housing for low-income families.  It will have no measurable impact on the affordable and market rate housing 

markets in the PMA.  The proposed tax credit rents are also achievable as the units and affordable rents will be 

very attractive to the market.  It is important that Peoria has modern rental housing options for low-income 

residents and the project would be an asset to the community. 

VII. B. RECOMMENDATIONS 

Based on the findings of our market study, we have no suggestions for modification and we recommend that 

IHDA accept the project as proposed.   

Our recommendation is based on the following findings: 

 
East Bluff Housing will have two- and three-bedroom units, which will appeal to a large variety of 
household types and sizes; 

There are few comparable affordable family properties in or around in the areas surrounding PMA; 

Twenty-one of the units will carry Section 8 rental assistance and five of these units will be filled with 
households from the Illinois State Referral Network (SRN); 

Subsidized properties in the PMA are generally at or near full occupancy with waiting lists; and 

The proposed project will improve the quality of housing available to families in the market area. 

The proposed development conforms to market expectations and no changes to the plan are necessary. 
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VIII.   APPENDIX 

 

1. IHDA MARKET STUDY SUMMARY FORM 
2. AFFORDABLE HOUSING TABLE  

3. PHOTOGRAPHS OF SUBJECT SITE 

4. SITE PLAN/FLOOR PLANS 

5. ASSUMPTIONS AND LIMITING CONDITIONS 

6. CERTIFICATION 

7. QUALIFICATIONS 



Required Information:
Information 

Requested on 
this form:

Mark appropriate box / 
Include required 

information:

Other information / Page Number 
Where information can be found 

in Site and Market Study:

Name of Development:

Family  x
Elderly
Other

Page number:

21

Page number:
21

Included  x Page number:

Not Included 4, 34

Included  x Page number:

Not Included 21, 32

Included  x Page number:
Not Included 21,  12 - 19 

Lower

Comparable x

Higher 21, 12 - 19

Increase

Stable x

Decrease 26 - 27

Increase

Stable x

Decrease 32 - 33 

Superior x
Meets 

Inferior 21

Superior x

Meets 

Inferior 21

Included  x Page number:
Not Included  4 - 6 

Superior  x
Equal

Inferior 4

Rent Schedule (including unit sizes) for Proposed Development:

Location of the Proposed (City/County): Peoria, Illinois 

If Other please indicate targeted population:

2016-2017 Site and Market Study Summary Form

(Please complete all  highlighted (in yellow) sections of this form.  Failure to do so will be grounds for automatic denial of your application)

Evaluation of proposed amenities to PMA standard:

List of Proposed Development Amenities:

Targeted Tenant Type: 

1,549

1,733

Other affordable units that target the same tenant type in the PMA: 
(should include IHDA, HUD, Rural Housing, Chicago Tax Credits, etc.)

Number of Units

Total Number of other affordable units in the PMA: (should include IHDA, 
HUD, Rural Housing, Chicago Tax Credits, etc.)

Number of Units 

Evaluation of the proposed unit mix to the PMA standard:
Evaluation found on page:

Evaluation found on page:
Evaluation of the proposed unit sizes (sq. ft.) to the PMA standard: 

East Bluff Housing

Rent Schedule for Comparable Properties:

Occupancy levels for existing affordable properties in PMA:

 Demographic (population) trending for PMA and for targeted tenant 
population:

Demographic (households) trending for PMA and for targeted tenant 
population:

Evaluation and Explanation found on page:

Evaluation and Explanation found on page:

Evaluation of the proposed rents to comparable properties in the PMA:
Evaluation and Explanation found on page:

Evaluation and Explanation found on page:



Units per month 10
Explanation of absorption estimate found on 

page:

Number of months 3 37

Good x
Average 

Poor 7

Page number:

36

Page number:

36

Units needed 7,832 Page number:

Sufficent Demand 
(y/n)?

y 34

Included  x Page number:

Not Included 9

Included  x Page number:
Not Included 28

Growth

Stability x

Decline 28 - 31

22.1%Rate
Affordable units market penetration including the proposed in the PMA 

(use ALL income qualified households for PMA ONLY):

Analysis found on page:

Overall Market Demand (the additional number of units needed within the 
market area to meet demand from targeted populations.  The analysis should 

determine if there is sufficient demand to support the proposed project):

List of major employers in PMA (not required of some projects, see 
requirements):

Economic Stability Analysis / Evaluation of PMA employment (not required 
of some projects, see requirements):

Public Safety Issues (Provide an analysis of public safety issues including 
information or statistics on crime in the PMA.  Address any local perceptions 

of crime or safety issues in the PMA):

Proposed projects' required rate of capture within the PMA (use ALL 
income qualified households for PMA ONLY):

Rate 0.4%

Estimated absorption period:

Explanation found on page:
Marketability/Visibility of the Site:
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East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES APPENDIX 

 
PHOTOGRAPHS OF SUBJECT 
SITES AND NEIGHBORHOOD 
 
 
 
 
 
 
910 East Behrends Avenue 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
911-919 East Behrends Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1002 East Behrends Avenue 
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1017 East Behrends Avenue 

 

 

 

 

 

 

 

 

1008 East Nebraska Avenue 

 

 

 

 

 

 

 

 

726 East Kansas Avenue 
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1205 East Kansas Avenue 

 

 

 

 

 

 

 

 

 
513-515 East Illinois Avenue 

 

 

 

 

 

 

 

 

 
 
 
 
1707 North California Avenue 
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505 East Thrush Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1816 North New York Avenue 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
1914 North Indiana Avenue 
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2201 North Delaware Street 

 

 

 

 

 

 

 

 
2206 North Delaware Street 

 

 

 

 

 

 

 

 

 

2215 North Delaware Street 

 

 

  



East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES APPENDIX 

 

 
 
 
 
 
 
 
2301 North Delaware Street 

 

 

 

 

 

 

 

 

2402 North Delaware Street 

 

 

 

 

 

 

 

 
 
 
 
2411 North Missouri Avenue 
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2414 North Missouri Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
414-416 East Frye Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
508-510 East Ravine Avenue 
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715 East Ravine Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
View of homes on the 2400 block of 
North Missouri Avenue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
View of homes on the 500 block of 
East Thrush Avenue 
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East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES APPENDIX 

ASSUMPTIONS AND LIMITING CONDITIONS 

This economic analysis and study of housing needs is subject to the following limiting conditions and assumptions: 

 

1. Information provided by various secondary sources is assumed to be accurate.  However, this 
information cannot be guaranteed or construed to represent judgments by the consultant.  Such 
information and the results of its application by the consultant are subject to change without notice. 
 

2. The future course of the Peoria County regional economy is based on our current understanding of 
the market and representations made to us.  The future course of residential development is difficult 
to predict and our forecast is subject to change, although we deem our projections as reasonable 
given current information available. 
 

3. We have analyzed the current economic conditions in the primary market area and have taken them 
into consideration in making our projections.  However, should the local, regional, or national 
economies suffer a major recession or depression, this will have a material effect on our projections. 
 

4. Our analyses, opinions, and conclusions were prepared in conformance with the requirements of the 
Code of Professional Ethics and the Standards of Professional Practice of the Appraisal Institute, of 
which Brad Beggs is a member. 

 

  



East Bluff Housing, Peoria, IL 

DDEVELOPMENT STRATEGIES APPENDIX 

CERTIFICATION 

Development Strategies understands that this market study is to be submitted to the Illinois Housing Development 

Authority (IHDA) and we certify that IHDA may rely on the data included in this document in its review of 

competing tax credit and financing applications.  We agree to answer any questions regarding this market study and 

our knowledge of the development proposal from IHDA staff and commissioners. 

Development Strategies certifies that, to our knowledge and understanding: 

This market study has been prepared in accordance with IHDA guidelines. 

All information and procedures used to establish the study were from factual data and prepared in a 
professional manor. 

Development Strategies meets IHDA’s requirements for professional services firms, including registration 
with the Illinois Department of Revenue to conduct business in Illinois, adequate insurance coverage, 
business tenure, and knowledge and experience in preparation of market studies for affordable housing 
projects using federal, state, and local funding. 

Development Strategies is a member of the National Council of Housing Market Analysts. 

Neither Development Strategies nor any of its employees has any direct or indirect identity of interest 
with any member of the sponsor’s development team. 

Neither Development Strategies nor any of its employees has any direct or indirect ownership interest in 
the project. 

Our fee for preparation of this study does not rely in any way on the recommendations contained herein. 

No undue pressure or collusion with our client or its representatives exists in the findings and 
determination of the market study.  

We have personally inspected the market area of the proposed development, including the site of the 
proposed development and each of the competitive properties. 

 

Development Strategies, Inc. 

 

 

 

___________________________________ 

Brad Beggs, MAI 

 

 

___________________________________ 

Brad R. Eilerman 

 

 



 

CAREER SUMMARY AND BACKGROUND 
 
Brad is principal-in-charge of Development Strategies’ real estate consulting division and 
also leads the firm’s appraisal practice.  With education in architecture, business, and con-
struction management—in addition to over 25 years’ tenure with Development Strategies—
he brings a high level of expertise and credibility to each project. 
 
He is a recognized expert in real estate valuation and has provided testimony in a variety of 
cases where the accurate value of property has been an issue.  The valuations provided for 
these cases are easy to defend, as Brad uses his experience and the resources of Develop-
ment Strategies to build a strong case for his conclusions. 
 
His knowledge of the national real estate market has been a valuable asset that the firm 
has used in many consulting assignments.  Brad has conducted or lent his experience to a 
wide variety of appraisals, market analyses, feasibility studies, highest and best use anal-
yses and other projects requiring economic research and data analysis.  He is an approved 
appraiser and market analyst for many lending institutions, state and local housing agen-
cies, and the United States Department of Housing and Urban Development (HUD). 
 
Brad acknowledges the great value and efficiency technology affords our industry and he is 
responsible for ensuring Development Strategies’ computer network and information sys-
tems assist our professionals in making the best use of their time and resources.  He was 
instrumental in creating a full time staff position for a Geographic Information Systems 
(GIS) professional who now assists with nearly every project handled by the firm.  
 
EXPERIENCE  
 
Brad has been involved with various market and investment value appraisal assignments 
of multifamily residential, commercial, industrial, and institutional properties, including 
vacant land as well as mixed-use projects, primarily in the Midwestern United States.  He is 
recognized as an expert in the field of affordable, mixed-income, mixed-use, and market 
rate housing and has completed work on projects throughout the United States. 
 
He is actively involved in the following types of projects: 

Expert testimony given in federal court, circuit court, and numerous depositions and 
condemnation hearings regarding issues of value. Non-testimony assistance provided in 
a number of additional court cases 

Valuations involving low-income housing and historic tax credits, grants, conservation 
easements, and favorable financing 

Market studies and appraisals for all types of senior housing  

Valuation of conservation and historic easements 

Valuation and commentary on value methodology provided for real estate tax appeal 
cases 

Market studies, rent comparability studies, and repositioning analyses for Section 8 and 
other deeply subsidized housing projects 

Market and feasibility analyses, including focus group discussions and surveys, for vari-
ous single-family and multiple-family housing developments in urban, suburban, and 
small town settings 

Market and investment value appraisals of Choice Neighborhood and HOPE VI public 
housing redevelopment projects in many cities 

Market analysis and redevelopment plans for numerous mixed-use districts including 
retail, office, hotel, and residential uses 

Hotel market studies and appraisals 

Valuation of special use properties, including schools, museums, sports facilities, con-
cert halls, theatres, churches, etc. 

Highest and best use analysis and development strategies for a wide variety of proper-
ties in all types of locations 

 

BRAD BEGGS MAI Principal, Vice President

EDUCATION 

Master of Business Administration 
Washington University 
Olin School of Business, 1991 
 
All coursework completed and  
examinations passed for Master of  
Construction Management   
Washington University 
Sever Institute of Engineering 
 
Bachelor of Arts, Architecture 
Washington University 
School of Architecture, 1990 

REGISTRATIONS 

Appraisal Institute, MAI 
 
Certified General Real Estate Appraiser 

Georgia 362070 
Illinois 153001237 
Indiana CG40500281 
Kentucky 4879 
Michigan 1201074684 
Minnesota 40428193 
Missouri RA2973 
Ohio 2014004574 
Pennsylvania  4146 
Tennessee 4616 
Wisconsin 1928-10 

Temporary license status in several 
states 

PROFESSIONAL MEMBERSHIPS 

Appraisal Institute (MAI) 

CIVIC ACTIVITIES 

The Missouri Growth Association 
  —  Board of Directors 
 
Habitat for Humanity of St. Louis 

Board of Directors, 2011 - Present 
Project Development Committee 
Real Estate Committee Chairman 



 

CAREER SUMMARY AND BACKGROUND 
 
Brad has primary responsibilities in the area of real estate appraisal, while evaluating pro-
jects in conjunction with and complementary to the firm's current work in real estate con-
sulting.  His assignments include real estate appraisals, market analyses, feasibility stud-
ies, economic research and development, and data analysis.  Prior to joining Development 
Strategies in 1994, he worked as a project manager and analyst for Aragon Consulting 
Group and as a bank examiner with the Missouri Division of Finance. 
 
As a candidate of the Appraisal Institute, Mr. Eilerman has completed numerous courses 
offered through the Institute.  Several of the advanced courses have emphasized highest 
and best use analysis, income capitalization techniques, feasibility studies, economic  
research, and appraisal of distressed properties.  Brad has also taken courses on HUD’s 
MAP program. 
 
EXPERIENCE  
 
Brad has been involved in the firm's various appraisal assignments in multi-family residen-
tial, commercial, and industrial properties, including vacant land throughout the country.  
About half of his assignments have been in Illinois and Missouri, with a high concentration 
in the St. Louis and Kansas City metropolitan areas.  Brad has also completed projects in 
nearly every US state, including many small and mid-size communities as well as large cit-
ies, such as New York City, Philadelphia, Washington D.C., Baltimore, Chicago, Minneapolis, 
Denver, and Portland.  
 
Another area of concentration for Brad is market analysis, especially market feasibility 
studies for new apartments.  Many of these market study (and appraisal) projects include 
government subsidized apartment properties such as LIHTC and Section 8 properties.  
These projects have been located in various sized cities from coast to coast.   
 
Additionally, Brad has worked on several assignments involving community economic  
development and planning.   
 

Market and feasibility analyses, including focus group discussions and surveys, for  
various single-family and multiple-family housing developments in urban, suburban, and 
small town settings. 
Market studies, rent comparability studies, and repositioning analyses for Section 8 and 
other deeply subsidized housing projects. 
Valuations involving low-income housing and historic tax credits, grants, and favorable 
financing. 
Market and appraisals of HOPE VI public housing redevelopment projects in many cities 
including Kansas City, St. Louis, Gary, Pittsburgh, Philadelphia, Cleveland, Memphis, 
Louisville, Chicago, Jersey City, Little Rock, Minneapolis, and Peoria. 
Market analysis and redevelopment plans for numerous mixed-use districts including 
retail, office, hotel, and residential uses. 

Hotel market studies and appraisals. 

 

    

EDUCATION 

Master of Business Administration 
St. Louis University, 1992 
 

Bachelor of Science, Finance 
Missouri State University, 1987 

REGISTRATIONS 

Certified General Real Estate Appraiser  
State of Missouri, RA 002973 















U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 
WASHINGTON, DC  20410-5000 

OFFICE OF PUBLIC AND INDIAN HOUSING 

www.hud.gov                espanol.hud.gov

       May 31, 2019 

Jackie L. Newman 
Executive Director 
Peoria Housing Authority 
100 S. Richard Pryor Place 
Peoria, IL  61605-3905 

Dear Ms. Newman: 

Thank you for your application under the Rental Assistance Demonstration (RAD) for the 
conversion of assistance of 16 units to Project Based Vouchers at the following PIC 
Development:  IL003000004, TAFT HOMES.  

We are pleased to approve your request for conversion as described in the application, 
subject to the conditions below.

This award letter serves as the Department’s Commitment to Enter into a Housing 
Assistance Payments (CHAP) for the above-referenced project, provided the Owner meets all 
the requirements contained in the PIH Notice 2012-32, Revision 3 (“Notice”) and all 
subsequent revisions. In addition, the owner must comply with all “CHAP Milestones” 
identified in section 1.12 of the Notice as applicable.  

This award is issued pursuant to the Consolidated and Further Continuing 
Appropriations Act, 2012, Pub. L. No. 112-55, approved November 18, 2011, the Consolidated 
and Further Continuing Appropriations Act of 2015 (P.L. 113-235), approved December 6, 
2014; the 2017 Consolidated Appropriations Act (P.L. 115-31), approved May 5, 2017, and the 
Consolidated Appropriations Act of 2018 (P.L. 115-141), approved March 23, 2018; section 8 
of the United States Housing Act of 1937 (Act), 42 U.S.C. 1437 et seq.; and the Department of 
Housing and Urban Development Act, 42 U.S.C. 3531 et seq. The purpose of this award is to 
begin the process of effectuating the conversion of Public Housing to a form of project-based 
assistance under section 8 of the Act. This award cannot be transferred without the prior 
written consent of HUD.

In order to convert your project, the PHA must fulfill the CHAP milestones and deadlines 
identified in section 1.12 of the Notice. HUD will rely solely on documents and certifications 
the PHA submits through the RAD Resource Desk to monitor compliance with CHAP 
milestones. If HUD, in its sole judgment, determines that the PHA fails to meet any of the 
requirements, the CHAP will be revoked, unless the PHA submits and HUD approves a request 
for a deadline extension. Any extension request must include both a justification and an 
explanation of why failure to meet the milestone will not jeopardize the PHA’s ability to 
complete the RAD conversion. Approval of any request for an extension is at HUD’s sole 
discretion.



Within 30 days of CHAP issuance, you must confirm your acceptance of a CHAP by 
submitting an application into the Inventory Removals module in PIC in order to identify 
the units that will be removed from public housing Annual Contributions Contract (ACC) when 
the project completes conversion. HUD has made instructions for submitting a Removal 
Application into PIC available at www.radresource.net.1 Failure to submit a Removal application 
into PIC will result in a suspension of the CHAP and a revocation if not corrected within a 
reasonable time period. Contact your PIH Field Office if you have any questions about this 
submission.  

As the award is a conditional commitment by HUD, HUD reserves the right to revoke or 
amend its commitment at any time prior to closing if HUD, in its sole judgment, determines that 
any of the following conditions are present: 

A. any of the contract units were not eligible for selection; 
B. the proposed conversion is not or will not be financially feasible; 
C. the Owner fails to meet any applicable deadline; 
D. the Owner fails to cooperate; 
E. there is any violation of program rules, including fraud; or 
F. the terms of the conversion would be inconsistent with fair housing and civil rights laws 

or a fair housing or civil rights court order, settlement agreement, or voluntary 
compliance agreement. 

This award shall be interpreted and implemented in accordance with all statutory 
requirements, and with all HUD requirements, including amendments or changes in HUD 
requirements, the Notice, and all other applicable RAD guidance. 

HUD has also identified the below condition unique to this conversion that must be 
satisfied prior to the issue of a RAD Conversion Commitment: 

The Housing Authority must successfully complete the milestones outlined in their 
PHARS Action Plan as determined by the  Field Office, and enter into a Recovery Agreement. 

As you start the process of conversion, we urge you to continue to maintain an open 
dialogue with your residents and local officials. If you have any questions or concerns regarding

1 See www.radresource.net > Document Library > PIC Removal – Instructions for PHAs 



the conversion process or fulfilling the CHAP Milestones, please contact your RAD Transaction 
Manager. 

Sincerely,

Susan A. Wilson 
Director 
Office of Public and Indian Housing  

Enclosure

CC: Cindy Herrera 



EXHIBIT A 

IDENTIFICATION OF UNITS (“CONTRACT UNITS”) 
BY SIZE AND APPLICABLE CONTRACT RENTS 

The Contract Rents below for the subject project are based on Fiscal Year 2018 Federal 
Appropriations and assumptions regarding applicable rent caps. The final RAD contract rents, 
which will be reflected in the RAD HAP contract, will be based on Fiscal Year 2018 Federal 
Appropriations, as well as applicable program rent caps and Operating Cost Adjustment Factors 
(OCAFs), and, as such, may change.  In addition, prior to conversion, the PHA must provide 
HUD updated utility allowances to be included in the HAP contract. 

Existing PIC Development Number:  IL003000004 
PIC Development Number for Tracking Purposes Only*: IL003000004C 

New Project Name (for tracking purposes only): TAFT HOMES PHASE 2 

Number of 
Contract Units 

Number of 
Bedrooms 

Contract Rent Utility 
Allowance 

Gross Rent 

9 2 $733 $215 $948 

7 3 $937 $258 $1,195 

Please note that this rent schedule includes the 2019 OCAF adjustment that the PHA is eligible 
for and will be confirmed during the Financing Plan review. 
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SECOND OPTION AGREEMENT EXTENSION 
715 East Ravine Avenue 

 
 

This Second Option Agreement Extension ("Extension Agreement") is made as of 
the  31st  day of May 2019, by and between Peoria Citizens Committee for 
Economic Opportunity, Inc., an Illinois not-for-profit corporation (“Seller”), and The 
Peoria Opportunities Foundation, Inc., an Illinois not-for-profit corporation (“Buyer”).  
  

WHEREAS, Seller is the owner of fee simple title to the Property, which Property 
is located at the address commonly known as 715 East Ravine Avenue, Peoria, Illinois, 
and is legally described in Exhibit A attached hereto and made a part hereof; and 
 

WHEREAS, Seller and Buyer entered into that certain Option Agreement 
(“Option Agreement”) dated June 13, 2017, pursuant to which Seller granted to the Buyer 
an exclusive option to purchase the Property (“Option”), which Option was to expire on 
December 31, 2017 (“Expiration Date”); and 

 
WHEREAS, Seller and Buyer entered into a First Amendment to Option 

Agreement (together with the Option Agreement, collectively, the “Amended Option 
Agreement”) dated December 31, 2017, pursuant to which Seller and Buyer agreed to 
extend the Option to and including a new Expiration Date of October 31, 2018; and 

 
WHEREAS, Seller and Buyer entered into an Option Agreement (Extension 

together with the Amended Option Agreement, collectively, the “Option Agreement”) 
dated October 31, 2018, pursuant to which Seller and Buyer agreed to extend the Option 
to and including a new Expiration Date of May 31, 2019; and 
 

WHEREAS, the Seller and Buyer desire to further extend the Expiration Date 
upon the terms herein set forth. 

 
NOW, THEREFORE, in consideration of the execution and delivery of this 

Extension Agreement and the payment by the Buyer to the Seller of $10.00, and for other 
good and valuable consideration, the receipt and sufficiency of which is hereby 
acknowledged, the parties hereto agree as follows: 

 
1. Defined Terms.  Capitalized terms not defined herein shall have the 

meaning set forth in the Option Agreement. 
 
2. Extended Option.  The Expiration Date is hereby extended to August 30, 

2019. 
 
3. No Further Modifications.  Except as modified herein the Agreements 

shall remain in full force and effect. 
 

[SIGNATURE PAGE FOLLOWS] 
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EXHIBIT A 
 
 

LEGAL DESCRIPTION 
 
Lot 4 in THEILIG PLACE, according to the plat thereof recorded February 14, 1896 in Plat 
Book “E”, Page 74, situated in PEORIA COUNTY, ILLINOIS 

P.I.N. 18-04-229-020 

Commonly known as 715 East Ravine Avenue, Peoria, Illinois 61603 
 





City Hall 
419 Fulton Street, Suite 300 
Peoria, IL 61602 
309.494.8600 

Community Development Department 

February 6, 2018 

Ms. Audra Hamernik 
Executive Director 
Illinois Housing Development Authority
111 E. Wacker Drive, Suite 1000 
Chicago, IL 60601 

Re:  Confirmation of Zoning: East Bluff Housing, various addresses as detailed 
below, Peoria, IL 

Dear Ms. Hamernik: 

The proposed project, East Bluff Housing, is a scattered site development with 25 
 sites throughout East Bluff Neighborhood in Peoria, IL. 

Site Address Size (acres) Proposed Improvements 
910 E. Behrends 0.12 2 Story Single Family 
911 E. Behrends 0.15 1.5 Story Single Family 
915 E. Behrends 0.15 1.5 Story Single Family 
919 E. Behrends 0.15 1.5 Story Single Family 
1002 E. Behrends 0.12 1.5 Story Single Family 
1017 E. Behrends 0.15 2 Story Single Family 
1008 E. Nebraska 0.16 1.5 Story Single Family 
726 E. Kansas 0.12 2 Story Single Family 
1205 E. Kansas 0.17 2 Story/Duplex 
515 E. Illinois 0.35 2 Story/Duplex 
513 E. Illinois Combined with 515 E. Illinois 2 Story/Duplex 
1707 N. California 0.15 2 Story Single Family  
505 E. Thrush 0.11 1.5 Story Single Family 
1816 N. New York 0.17 2 Story/Duplex 
1914 N. Indiana 0.09 2 Story Single Family 
2201 N. Delaware 0.27 2 Story/Duplex 
2206 N. Delaware 0.13 1.5 Story Single Family 
2215 N. Delaware 0.13 1.5 Story Single Family 
2402 N. Delaware 0.12 1.5 Story Single Family 
2411 N. Missouri 0.16 1.5 Story Single Family 
2414 N. Missouri 0.16 1.5 Story Single Family 
414 E. Frye 0.15 2 Story Single Family 
416 E. Frye 0.15 2 Story Single Family 
508-510 E. Ravine 0.1 2 Story Single Family 
715 E. Ravine 0.15 2 Story Single Family 



City Hall 
419 Fulton Street, Suite 300 
Peoria, IL 61602 
309.494.8600 

All sites are currently zoned R-4 (Single-Family Residential) which allows for the proposed 
development. There are no special use designations required. A duplex is an allowed use in 
the R-4 (Single-family Residential) District, when designated at the time of platting.  The 
process of replatting for duplexes and subdividing a property into two lots is an administrative 
process, if no waivers are present.   

The process of replatting for duplex lots was completed by Peoria Opportunities Foundation, in 
preparation for this project, for the properties located at 2201 N Delaware, 1816 N. New York, 
and 1205 E Kansas.  The process has not yet been completed for 513 and 515 E Illinois, at the 
wishes of the current property owner.  This will be completed once Peoria Opportunities 
Foundation acquires the property.  The City of Peoria has reviewed the property and does not 
anticipate any waivers of Unified Development Code requirements, which would allow this to 
be reviewed administratively in conjunction with the site review process.   

The proposed development will be a new construction, single family scattered site, 30-unit 
development for families and will include 15 two-bedroom units and 15 three-bedroom units 
with parking spaces on site. 

As noted above, the current zoning of R-4 (Single-Family Residential) will permit this proposed 
project.

If you  have  any questions, please feel  free to  contact  my office  at  (309) 494-8601 or by  
email, at rblack@peoriagov.org.

Sincerely,

Ross Black 
Community Development Director  
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Budget Line Item Amount Per Unit % of EGI
Legal 2,500 83 1.0%
Office Supplies 900 30 0.4%
Accounting 7,450 248 3.0%
Telephone Service 750 25 0.3%
Licenses & Fees 1,950 65 0.8%
LIHTC Monitoring Fee 750 25 0.3%

Administration Total: 14,300 477 5.7%
Advertising/Marketing 2,500 83 1.0%

Marketing Total: 2,500 83 1.0%
Management Fee 15,107 504 6.0%

Management Fee Total: 15,107 504 6.0%
Administrative 30,000 1,000 11.9%
Operating 5,700 190 2.3%
Maintenance 20,000 667 7.9%

Payroll Total: 55,700 1,857 22.1%
Real Estate Taxes 32,250 1,075 12.8%
Property Insurance 15,000 500 6.0%

Taxes & Insurance Total: 47,250 1,575 18.8%
Pest Control 3,000 100 1.2%
Scavenger Service 6,300 210 2.5%
Carpet Cleaning 2,250 75 0.9%
Decorating 2,250 75 0.9%
Maintenance Supplies 2,550 85 1.0%
Landscaping 2,250 75 0.9%
General Repairs 7,500 250 3.0%

Maintenance Total: 26,100 870 10.4%
Gas 2,400 80 1.0%
Water/ Sewer 2,500 83 1.0%
Electricity 2,400 80 1.0%

Utilities Total: 7,300 243 2.9%
Replacement Reserve 13,500 450 5.4%

Reserves Total 13,500 450 5.4%
Total Operating Costs 181,757 6,059 72.2%

Amount Per Unit % of EGI
Effective Gross Income (EGI) 251,789 8,393 100.0%
Total Operating Costs 181,757 6,059 72.2%
Net Operating Income (NOI) 70,032 2,334 27.8%

Operating Costs
East Bluff Housing 2019 Peoria HOME Application

Printed 06/18/19 Page 4 Peoria Opportunities Foundation



Budget Line Item Budget Per Unit
Land Cost 25,000 833
Title and Transfer Taxes 2,500 83

Acquisition Total: 27,500 916
Site Work 385,213 12,840
Net Construction Costs 6,062,717 202,091
General Conditions 408,455 13,615
Overhead 136,151 4,538
Profit 408,455 13,615
Bond Premium / LOC fee 112,936 3,765
Utility Fees 40,000 1,333
Furniture Fixtures & Equipment 25,000 833
Building Permits 13,000 433
Contingency 322,397 10,747

Construction Total: 7,914,324 263,810
Builders Risk Insurance 50,000 1,667
Real Estate Taxes 15,000 500
Security 15,000 500

Construction Period Total: 80,000 2,667
Architect -- Design 270,084 9,003
Architect -- Supervision 155,751 5,192
Architect Reimbursables 10,000 333
HERS Testing 31,000 1,033
Predevelopment Interest 20,000 667
Legal - Organizational 90,000 3,000
Legal - Tax Credits 55,000 1,833
Legal - Zoning 6,000 200
Accountant -- General 30,000 1,000
Plats & Surveys 40,000 1,333
Appraisal 30,000 1,000
Environmental Reports 30,000 1,000
Soils and Material Testing 60,000 2,000
Market Study 6,950 232
Title & Recording Fees 30,000 1,000
Consultant -- Financial 225,000 7,500

Professional Fees Total: 1,089,785 36,326
Lease-Up Expense 7,096 237
Advertising 25,000 833

Marketing & Leasing Total: 32,096 1,070
Application Fee 5,000 167
LIHTC Reservation Fee 88,977 2,966
Construction Points 12,000 400
Lender Legal Costs 60,000 2,000
Construction Inspection 25,000 833

Lender Fees Total: 190,977 6,366
Developer Fee 897,927 29,931

Developer Fee Total: 897,927 29,931
Tax & Insurance Escrow 33,488 1,116
Replacement Reserve 24,000 800
Operating Deficit 110,056 3,669

Reserves Total: 167,544 5,585
Equity Bridge Loan 351,872 11,729

Interest Total: 351,872 11,729
Total Development Cost 10,752,025 358,400

Development Costs
East Bluff Housing 2019 Peoria HOME Application

Printed 06/18/19 Page 5 Peoria Opportunities Foundation
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BY-LAWS

OF

PEORIA OPPORTUNITIES FOUNDATION

 ARTICLE I - OFFICES

 The corporation shall maintain a registered office in the State of Illinois and a 
registered agent at such office.  The corporation may have other offices within or without 
the state. 

 ARTICLE II - MEMBERS

 Section 1.  Classes of Members.  There are no members of the Peoria 
Opportunities Foundation. 

 ARTICLE III - BOARD OF DIRECTORS

 Section 1.  General Powers.  The affairs of the corporation shall be managed by its 
board of directors.  This shall include but not be limited to, the power (i) to modify 
restrictions on the distribution of funds for purposes designated by donors if the restrictions 
become obsolete, and (ii) to determine investment policy, including the designation of a 
depository for the corporation's funds. 

 Section 2.  Election of Directors.  Directors shall be elected by the Board of 
directors. An affirmative vote of two thirds of the directors shall be required for election of a 
new Director. 

 Section 3.  Number, Tenure and Qualifications.  The number of directors shall be no 
greater than fifteen (15).  Directors or their successors shall be elected to three-year terms 
to preserve the staggered terms of the elected directors.  Each director elected by the 
members shall hold office for their duly appointed term, or until his or her successor shall 
have been duly elected and shall have qualified or until his or her death or until he or she 
shall resign. Directors need not be residents of Illinois. The number of directors may be 
increased to any number or decreased to not fewer than three (3) from time to time by 
amendment of this Section.
 Section 4.  Qualifications.  The Board of Directors will consist of individuals 
or representatives from the following: 

4.01 At least one-third of the members of the Board of Directors shall be 
either residents of a low-income census tract, or an elected 
representative of a low-income community, neighborhood, or 
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organization which predominately serves a low-income population. 

4.02 No more than three members of the Board of Directors may be 
representatives of the public sector. Public sector representatives 
include: 1) elected officials such as council members, state 
legislators, members of a school board, etc., 2) appointed public 
officials such as planning or zoning commission, regulatory or 
advisory boards, 3) public employees which include all employees of 
public agencies (including schools) or departments of the City such as 
fire and police, and 4) any individual who is not necessarily a public 
official, but has been appointed by a public official to serve on the 
organization’s Board of Directors 

4.03 An individual Board Member may meet any combination of the 
criteria establish above, except that an elected official or employee of 
any political jurisdiction served by the Corporation shall not count 
under 4.01. 

 Section 5.  Annual Meeting.  An annual meeting of the board of directors shall be 
held during the month of October, at such time and place as may be fixed by the board of 
directors.

 Section 6.  Other Regular Meetings.  The board of directors may provide by 
resolution the time and place for the holding of additional regular meetings of the board 
without other notice than such resolution. 

 Section 7.  Special Meetings.  Special meetings of the board of directors may be 
called by or at the request of the president or any two directors.  The person or persons 
authorized to call special meetings of the board may fix any place as the place for holding 
any special meting of the board called by them. 

 Section 8.  Notice.  Written notice stating the place, date, and hour of any meeting 
of Directors shall be delivered to each member entitled to vote at such meeting not less 
than five (5) nor more than sixty (60) days before the date of such meeting, or in the case 
of a removal of one or more directors, a merger, consolidation, dissolution or sale, lease or 
exchange of assets, not less than twenty (20) nor more than sixty (60) days before the date 
of such meeting. In case of a special meeting or when required by statute or by these by-
laws, the purpose for which the meeting is called shall be stated in the notice. If mailed, the 
notice of a meeting shall be deemed delivered when deposited in the United States mail 
addressed to the member at his or her address as it appears on the records of the 
corporation, with postage thereon prepaid. 

Notice of any special meeting of the board of directors may be waived in writing signed by 
the person or persons entitled to such notice either before or after the time of the meeting.  
The attendance of a director at any meeting shall constitute a waiver of notice of such 



Bylaws of Peoria Opportunities Inc.  
Updated As of September 2010.

Page 3 of 3

meeting, except where a director attends a meeting for the express purpose of objecting to 
the transaction of any business because the meeting is not lawfully called or convened.  
Neither the business to be transacted at, nor the purpose of, any regular or special meeting 
of the board need be specified in the notice or waiver of notice of such meeting, unless 
specifically required by law or by these by-laws. 

 Section 9.  Quorum.  At all meetings of the board of directors a majority of the total 
number of directors shall constitute a quorum for the transaction of business, provided that 
if less than a majority of the directors is present at said meeting, a majority of the directors 
present may adjourn the meeting to another time without further notice. 

 Section 10.  Manner of Acting.  The act of a majority of the directors present at a 
meeting at which a quorum is present shall be the act of the board of directors, unless the 
act of a greater number of required by statute, the articles of incorporation or these by-
laws.

 Section 11.  Action Without Meeting.  Any action required to be taken at a meeting 
of the directors of the corporation, or any other action which may be taken at a meeting of 
directors, may be taken without a meeting if the Executive Director receives a consent in 
writing via e-mail, setting forth the action so taken, from all the directors entitled to vote with 
respect to the subject matter thereof. A copy of those e-mails will be kept in the 
corporation’s records. At the next Regular Meeting, the board of directors will again confirm 
the action taken. 

 Section 12.  Attendance by Telephone.  Directors may participate in any meeting 
through the use of a conference telephone or similar communications equipment by means 
of which all persons participating in the meeting can hear each other, and such 
participation in a meeting shall constitute presence in person at the meeting. 

 Section 13.  Vacancies.  Any vacancy occurring in the board of directors or any 
directorship to be filled by reason of any increase in the number of directors shall be filled 
by the board of directors.  A director elected to fill a vacancy shall serve for the unexpired 
term of his or her predecessor. 

 Section 14.  Compensation.  Directors shall not receive any stated salaries for their 
services, but by resolution of the Members a fixed sum and expenses of attendance, if any, 
may be paid for each regular or special meeting of the board, provided that nothing herein 
contained shall be construed to preclude any director from serving the corporation in any 
other capacity and receiving reasonable compensation therefore. 

 Section 15.  No Individual Benefit.  No part of the corporation’s net earnings shall 
inure to the benefit of any member, founder, contributor, director or individual. 

 Section 16.  Record Date.  The record date for any meeting of the Directors shall be 
the date on which notice is delivered. 
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 Section 17.  Proxies.  Directors shall not be entitled to vote by proxy. 

 ARTICLE IV - COMMITTEES

 Section 1.  Creation of Committees.  The board of directors, by resolution adopted 
by a majority of the directors in office, may designate one (1) or more committees, each of 
which shall consist of one (1) or more directors and such other persons as the board shall 
appoint.

 Section 2.  Manner of Acting.  Each committee, to the extent provided in the 
resolution creating such committee and except as limited by law, the articles of 
incorporation or these by-laws, shall have and exercise the authority of the board of 
directors in the management of the corporation; but the designation of such committees 
and the delegation thereto of authority shall not operate to relieve the board of directors, or 
any individual director, of any responsibility imposed upon it or him or her by law.  Unless 
otherwise provided in the resolution creating a committee, such committee may select its 
chairman, fix the time and place of its meetings, specify what notice of meeting, if any, shall 
be given, and fix its rules of procedure which shall not be inconsistent with these by-laws or 
with rules adopted by the board of directors.

 Section 3.  Term of Office.  Each member of a committee shall continue as such 
until his or her successor is appointed, unless the committee shall be sooner terminated, or 
unless such member be removed from such committee, or unless such member shall 
cease to qualify as a member thereof. 

 Section 4.  Vacancies.  Vacancies in the membership of any committee may be 
filled by appointments made in the same manner as provided in the case of the original 
appointments.

 Section 5.  Quorum.  Unless otherwise provided in the resolution of the board of 
directors designating a committee, a majority of the whole committee shall constitute a 
quorum and the act of a majority of the members present at a meeting at which a quorum 
is present shall be the act of the committee. 

 Section 6.  Action Without Meeting.  Any action which may be taken at a meeting of 
a committee may be taken without a meeting if the Executive Director receives a consent 
in writing via e-mail, setting forth the action so taken, from all of the members of the 
committee entitled to vote with respect to the subject matter thereof. A copy of those e-
mails will be kept in the corporation’s records. At the next Regular Meeting, the committee 
members will again confirm the action taken. 

 Section 7.  Attendance by Telephone.  Members of a committee may participate in 
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any meeting through the use of a conference telephone or similar communications 
equipment by means of which all persons participating in the meeting can hear each other, 
and such participation in a meeting shall constitute presence in person at the meeting. 

 ARTICLE V - OFFICERS

 Section 1.  Enumeration.  The officers of the corporation shall be a president, a vice-
president, a secretary and a treasurer.  The board of directors may also elect one or more 
additional vice-presidents, one or more assistant secretaries or assistant treasurer and 
such other officers as it shall deem appropriate.  Officers whose authority and duties are 
not prescribed in these by-laws shall have the authority and perform the duties prescribed, 
from time to time, by the board of directors.  Any two or more offices may be held by the 
same person, except the offices of president and secretary. 

 Section 2.  Term of Office.  The officers of the corporation shall be elected at the 
annual meeting of the board of directors and shall hold office until their successors are 
elected and qualified or until their death, resignation or removal.  Vacancies may be filled or 
new offices created and filled at any meeting of the Board of Directors.  Any officer elected 
by the Board of Directors may be removed by the board whenever in its judgment the best 
interests of the corporation would be served thereby. 

 Section 3.  President.  The president shall be a member of the Board of Directors.  
He or she shall be the principal executive officer of the corporation.  Subject to the direction 
and control of the board of directors, the president shall have general supervision, direction 
and control of the business and affairs of the corporation and shall perform all duties 
incident to the office of president and such other duties as may be assigned to him or her 
by the board of directors.  Except in those instances in which the authority to execute is 
expressly delegated to another officer or agent of the corporation or a different mode of 
execution is expressly prescribed by the board of directors, the president may execute for 
the corporation any contracts, deeds, mortgages, bonds, or other instruments which the 
board of directors has authorized to be executed, and he or she may accomplish such 
execution either under or without the seal of the corporation and either individually or with 
the secretary, any assistant secretary, or any other officer thereunto authorized by the 
board of directors, according to the requirements of the form of the instrument.  The 
president may vote all securities which the corporation is entitled to vote except as and to 
the extent such authority shall be vested in a different officer or agent of the corporation by 
the board of directors. 

 Section 4.  Vice President.  The vice president shall be a member of the Board of 
Directors.  He or she shall perform such duties and have such other powers as shall be 
assigned to him or her by the president or the board of directors.  Further, in the absence 
of the president or in the event of his or her inability or refusal to act, the vice president 
shall perform the duties of the president and when so acting, shall have all the powers of 
and be subject to all the restrictions upon the president. 
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 Section 5.  Secretary.  The secretary shall keep a record of all proceedings of the 
board of directors in a book to be kept for that purpose; see that all notices are duly given 
in accordance with the provision of these by-laws or as required by law; be custodian of the 
corporate records and of the seal of the corporation; and perform all duties incident to the 
office of secretary and such other duties as from time to time may be assigned to him or 
her by the president or by the board of directors. 

 Section 6.  Treasurer.  The treasurer shall be the principal accounting and financial 
officer of the corporation. He or she shall have charge of and be responsible for the 
maintenance of adequate books of account for the corporation; have charge and custody 
of all funds and securities of the corporation, and be responsible for the receipt and 
disbursement thereof; and perform all duties incident to the office of a treasurer and such 
other duties as may be assigned to him or her by the president or the board of directors. 
With the approval of the board of directors, the treasurer may delegate specified duties to 
an assistant treasurer or other person for the effective conduct of the affairs of the 
corporation.

 ARTICLE VI - GENERAL PROVISIONS

 Section 1.  Contracts.  The board of directors may authorize any officer or officers or 
agent or agents of the corporation to enter into any contract or execute and deliver any 
instrument in the name of and on behalf of the corporation and such authority may be 
general or confined to specific instances. 

 Section 2.  Checks, Drafts, Etc.  All funds of the corporation shall be deposited from 
time to time to the credit of the corporation in such banks, trust companies, or other 
depositories as the board of directors may select.  All checks, drafts or other orders for the 
payment of money, notes or other evidences of indebtedness issued in the name of the 
corporation, shall be signed by the President, Vice-President, Treasurer or Secretary, as 
stated in the corporation’s Accounting Policies and Procedures Manual.

 Section 3.  Fiscal Year.   The fiscal year of the corporation shall be from January 1 
to December 31. 

 Section 4.  Seal.  On the corporate seal shall be inscribed the name of the 
corporation and the words "corporate Seal" and "Illinois." 

 Section 5.  Waiver of Notice.  Whenever any notice is required to be given under 
law, the articles of incorporation or the by-laws of the corporation, a waiver thereof in 
writing signed by the person or persons entitled to such notice, whether before or after the 
time stated therein, shall be deemed equivalent to the giving of such notice. 
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 Section 6.  Amendments.  The power to alter, amend, or repeal the by-laws or adopt 
new by-laws shall be vested in the directors.  Such action may be taken at a regular or 
special meeting for which written notice of the purpose shall be given.  An affirmative vote 
of two thirds of the directors shall be required for an amendment to the Bylaws. The by-
laws may contain any provisions for the regulation and management of the affairs of the 
corporation not inconsistent with law or the articles of incorporation. 

 Section 7.  Service Area.  The corporation’s geographic service area is defined as 
the Tri-County Area: Peoria, Tazewell and Woodford Counties. 

 ARTICLE VII - INDEMNIFICATION AND INSURANCE

 Section 1.  The corporation may indemnify any person who was or is a party, or is 
threatened to be made a party to any threatened, pending or completed action, suit or 
proceeding, whether civil, criminal administrative or investigative (other than an action by or 
in the right of the corporation) by reason of the fact that he or she is or was a director, 
officer, employee or agent of the corporation, or who is or was serving at the request of the 
corporation as a director, officer, employee or agent of another corporation, partnership, 
joint venture, trust or other enterprise, against expenses (including attorneys' fees), 
judgments, fines and amounts paid in settlement actually and reasonably incurred by such 
person in connection with such action, suit or proceeding, if such person acted in good faith 
and in a manner he or she reasonably believed to be in, or not opposed to, the best 
interests of the corporation, and, with respect to any criminal action or proceeding, had no 
reasonable cause to believe his or her conduct was unlawful.  The termination of any 
action, suit or proceeding by judgment, order, settlement, conviction, or upon a plea of nolo 
contendere or its equivalent, shall not, of itself, create a presumption that the person did 
not act in good faith and in a manner which he or she reasonably believed to be in, or not 
opposed to, the best interests of the corporation, or, with respect to any criminal action or 
proceeding, that the person had reasonable cause to believe that his or her conduct was 
unlawful.

 Section 2.  The corporation may indemnify any person who was or is a party, or is 
threatened to be made a party to any threatened, pending or completed action or suit by or 
in the right of the corporation to procure a judgment in its favor by reason of the fact that 
such person is or was a director, officer, employee or agent of the corporation, or is or was 
serving at the request of the corporation as a director, officer, employee or agent of another 
corporation, partnership, joint venture, trust or other enterprise, against expenses (including 
attorneys' fees) actually and reasonably incurred by such person in connection with the 
defense or settlement of such action or suit, if such person acted in good faith and in a 
manner he or she reasonably believed to be in, or not opposed to, the best interests of the 
corporation, provided that no indemnification shall be made in respect of any claim, issue 
or matter as to which such person shall have been adjudged to be liable for negligence or 
misconduct in the performance of his or her duty to  the corporation, unless, and only to the 
extent that the court in which such action or suit was brought shall determine upon 
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application that, despite the adjudication of liability, but in view of all the circumstances of 
the case, such person is fairly and reasonably entitled to indemnity for such expenses as 
the court shall deem proper. 

 Section 3.  To the extent that a director, officer, employee or agent of the 
corporation has been successful, on the merits or otherwise, in the defense of any action, 
suit or proceeding referred to in Sections (1) and (2) of this Article VIII, or in defense of any 
claim, issue or matter therein, such person shall be indemnified against expenses 
(including attorneys' fees) actually and reasonably incurred by such person in connection 
therewith.

 Section 4.  Any indemnification under Sections (1) and (2) of this Article VII or 
(unless ordered by a court) shall be made by the corporation only as authorized in the 
specific case, upon a determination that indemnification of the director, officer, employee or 
agent is proper in the circumstances because he or she has met the applicable standard of 
conduct set forth in Sections (1) and (2) of this Article VII.  Such determination shall be 
made (i) by the board of directors by a majority vote of a quorum consisting of directors 
who were not parties to such action, suit or proceeding, (ii) if such a quorum is not 
obtainable, or, even if obtainable, a quorum of disinterested directors so directs, by 
independent legal counsel in a written opinion, or (iii) by the members entitled to vote, if 
any.

 Section 5.  Expenses incurred in defending a civil or criminal action, suit or 
proceeding may be paid by the corporation in advance of the final disposition of such 
action, suit or proceeding as authorized by the board of directors in the specific case, upon 
receipt of an undertaking by or on behalf of the director, officer, employee or agent to repay 
such amount, unless it shall ultimately be determined that he or she is entitled to be 
indemnified by the corporation as authorized in this Article VII. 

 Section 6.  The indemnification provided by this Article VII shall not be deemed 
exclusive of any other rights to which those seeking indemnification may be entitled under 
any agreement, vote of disinterested directors, or otherwise, both as to action in his or her 
official capacity and as to action in another capacity while holding such office, and shall 
continue as to a person who has ceased to be a director, officer, employee or agent, and 
shall inure to the benefit of the heirs, executors and administrators of such a person. 

 Section 7.  The corporation may purchase and maintain insurance on behalf of any 
person who is or was a director, officer, employee or agent of the corporation, or who is or 
was serving at the request of the corporation as a director, officer, employee or agent of 
another corporation, partnership, joint venture, trust or other enterprise, against any liability 
asserted against such person and incurred by such person in any such capacity, or arising 
out of his or her status as such, whether or not the corporation would have the power to 
indemnify such person against such liability under the provisions of this Article VII. 

 Section 8.  If the corporation has paid indemnity or has advanced expenses under 
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this Article VII to a director, officer, employee or agent, the corporation shall report the 
indemnification or advance in writing to the members entitled to vote with or before the 
notice of the next meeting of such members. 

POF ByLaws 1-23-06 
Updated 6-16-08 
Updated 4-7-09 
Updated 9-7-10









2019 HOME Application – East Bluff Housing 
Peoria Opportunities Foundation  
Board of Directors List  

Jane Genzel - Executive Director
Henry Blackwell - President
Lynn Scott Pearson - Vice President
Emily Rotherham - Assistant Treasurer
Donna Fauntleroy – Board member
Alfred Hooks – Board member
Lucretia Cagle Scott Fehr Richard Zuckerman– Board member
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201   Application and Project Proposal 
City of Peoria 
Peoria Opportunities Foundation 
East Bluff, Peoria, Illinois

Peoria Opportunities Foundation 
Housing Development Staff 

Please see attached resume of current paid staff member that will work on HOME-assisted projects. 

POF Staff Title 
Jane Genzel Executive Director 



The Peoria Opportunities Foundation (POF) was established in November 1999 as an independent 
non-profit organization. Its purpose is developing affordable housing with an emphasis on 
developing self-sufficiency for low-income individuals. Jane Genzel has been POF’s executive 
director since 2003. As director of Peoria Opportunities Foundation (POF), Jane acted as developer 
on the renovation of a 56,000 square foot building, now the New Hope Apartments. New Hope 
opened in 2008 and provides 84 units of permanent supportive housing for formerly homeless,
disabled individuals.

The total project budget was $12 million, with $8 million for construction. The project was funded 
with low-income housing tax credits, historic tax credits, City of Peoria HOME and the Federal 
Home Loan Bank. Operating funds are subsidized with HUD’s Supportive Housing Program and 
project-based vouchers. Jane was responsible for writing and managing the funding applications for 
both construction and operations. She oversaw construction, including documentation for 
construction payouts. Jane currently oversees the financial management of New Hope Apartments. 

In 2003, POF owned and managed seven rental houses. The houses were scattered throughout Peoria 
and POF sold the last home in 2008.  During the holding period, POF renovated several of the 
homes. In 2015, using private funds, POF renovated the home located at 1700 N. Wisconsin.
Renovation took 3 months. The house was on the market for 3 months before selling to a home
owner.

Since 2013, POF has been involved in the Illinois Attorney General Foreclosure Mitigation grant. A 
consortium of organizations applied for and received funding to build/ renovate 14 homes in the East
Bluff neighborhood. POF is responsible for renovating 8 homes and participates in the sales process 
for the new construction and renovated homes. Previous to joining POF, Jane spent two years as the 
executive director of Habitat for Humanity of the Greater Peoria Area. As the director of Habitat for 
Humanity, Jane worked with low-income families, volunteers and donors to build houses and 
oversaw the “Saturday-only” construction of 14 houses in two years. She also established and 
documented the building process and materials needed for each Saturday workday. 

Before Habitat, Jane spent 20 years in marketing. Her last marketing position was director of 
marketing for Methodist Medical Center. 
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AUTOMOBILE LIABILITY

UMBRELLA LIAB

EXCESS LIAB

WORKERS COMPENSATION
AND EMPLOYERS' LIABILITY

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES  (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

AUTHORIZED REPRESENTATIVE

EACH OCCURRENCE $
DAMAGE TO RENTEDCLAIMS-MADE OCCUR $PREMISES (Ea occurrence)

MED EXP (Any one person) $

PERSONAL & ADV INJURY $

GEN'L AGGREGATE LIMIT APPLIES PER: GENERAL AGGREGATE $
PRO-POLICY LOC PRODUCTS - COMP/OP AGGJECT

OTHER: $
COMBINED SINGLE LIMIT

$(Ea accident)

ANY AUTO BODILY INJURY (Per person) $
OWNED SCHEDULED

BODILY INJURY (Per accident) $AUTOS ONLY AUTOS
HIRED NON-OWNED PROPERTY DAMAGE

$AUTOS ONLY AUTOS ONLY (Per accident)

$

OCCUR EACH OCCURRENCE
CLAIMS-MADE AGGREGATE $

DED RETENTION $
PER OTH-
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E.L. EACH ACCIDENT

E.L. DISEASE - EA EMPLOYEE $
If yes, describe under

E.L. DISEASE - POLICY LIMITDESCRIPTION OF OPERATIONS below

INSURER(S) AFFORDING COVERAGE NAIC #

COMMERCIAL GENERAL LIABILITY

Y / N
N / A

(Mandatory in NH)

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
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IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement. A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).
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