


































Y.  Operating Budget Broadway Lofts

Monona, WI

Annual Income Increase 2.00% PROJECTED CASH FLOW

Annual Expense Increase 3.00%

 

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042

Yr 1 YR 2 YR 3 YR 4 YR 5 YR 6 YR 7 YR 8 YR 9 YR 10 YR 11 YR 12 YR 13 YR 14 YR 15 YR 16 YR 17 YR 18 YR 19 YR 20

INCOME

Gross Potential Rent 952,656           971,709         991,143      1,010,966   1,031,185     1,051,809   1,072,845   1,094,302   1,116,188   1,138,512   1,161,282   1,184,508   1,208,198   1,232,362   1,257,009   1,282,150   1,307,793   1,333,948   1,360,627   1,387,840   

     Vacancy Loss (66,686)            (68,020)          (69,380)       (70,768)       (72,183)         (73,627)       (75,099)       (76,601)       (78,133)       (79,696)       (81,290)       (82,916)       (84,574)       (86,265)       (87,991)       (89,751)       (91,546)       (93,376)       (95,244)       (97,149)       

     Other Income 43,933             44,812           45,708        46,622        47,554          48,506        49,476        50,465        51,475        52,504        53,554        54,625        55,718        56,832        57,969        59,128        60,311        61,517        62,747        64,002        

Total Income Income 929,903           948,501         967,471      986,821      1,006,557     1,026,688   1,047,222   1,068,166   1,089,530   1,111,320   1,133,547   1,156,217   1,179,342   1,202,929   1,226,987   1,251,527   1,276,558   1,302,089   1,328,130   1,354,693   

EXPENSES

Marketing 2,000               2,060             2,122          2,185          2,251            2,319          2,388          2,460          2,534          2,610          2,688          2,768          2,852          2,937          3,025          3,116          3,209          3,306          3,405          3,507          

Payroll 60,000             61,800           63,654        65,564        67,531          69,556        71,643        73,792        76,006        78,286        80,635        83,054        85,546        88,112        90,755        93,478        96,282        99,171        102,146      105,210      

Other Admin Costs 36,625             37,724           38,855        40,021        41,222          42,458        43,732        45,044        46,395        47,787        49,221        50,698        52,218        53,785        55,399        57,061        58,772        60,536        62,352        64,222        

Management Fees 46,495             47,890           49,327        50,806        52,331          53,900        55,517        57,183        58,898        60,665        62,485        64,360        66,291        68,279        70,328        72,438        74,611        76,849        79,155        81,529        

Utilities 42,500             43,775           45,088        46,441        47,834          49,269        50,747        52,270        53,838        55,453        57,116        58,830        60,595        62,413        64,285        66,214        68,200        70,246        72,353        74,524        

Secruity -                   -                 -              -              -                -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              

Maintence Expenses 48,925             50,393           51,905        53,462        55,066          56,717        58,419        60,172        61,977        63,836        65,751        67,724        69,755        71,848        74,003        76,224        78,510        80,866        83,292        85,790        

Property Taxes 145,000           149,350         153,831      158,445      163,199        168,095      173,138      178,332      183,682      189,192      194,868      200,714      206,735      212,937      219,326      225,905      232,682      239,663      246,853      254,258      

Insurance 24,000             24,720           25,462        26,225        27,012          27,823        28,657        29,517        30,402        31,315        32,254        33,222        34,218        35,245        36,302        37,391        38,513        39,668        40,858        42,084        

Reserves for Replacements 22,500             23,175           23,870        24,586        25,324          26,084        26,866        27,672        28,502        29,357        30,238        31,145        32,080        33,042        34,033        35,054        36,106        37,189        38,305        39,454        

 

Total Operating Expenses 428,045           440,886         454,113      467,736      481,768        496,221      511,108      526,441      542,235      558,502      575,257      592,514      610,290      628,599      647,456      666,880      686,887      707,493      728,718      750,579      

NET OPERATING INCOME 501,858           507,615         513,358      519,084      524,788        530,467      536,114      541,725      547,295      552,819      558,290      563,703      569,052      574,330      579,531      584,647      589,671      594,596      599,413      604,114      

Debt Service 427,117           427,117         427,117      427,117      427,117        427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      427,117      

Asset Management fee 5,000               5,150             5,305          5,464          5,628            5,796          5,970          6,149          6,334          6,524          6,720          6,921          7,129          7,343          7,563          7,790          8,024          8,264          8,512          8,768          

Cash Flow 69,741             75,348           80,937        86,504        92,044          97,553        103,026      108,459      113,844      119,178      124,453      129,665      134,806      139,871      144,851      149,740      154,530      159,214      163,783      168,229      





 

 
 

August 1, 2021 

 
Sean O’Brien 
Northpointe Development 
2628 Saw Tooth Drive 
Fitchburg, WI 53711 
 
RE:  Broadway Lofts and Townhomes, Monona WI  
 
Dear Mr. O’Brien, 

This letter serves as evidence of Oakbrook Corporation’s commitment to serve as the Property 
Management agent for the Broadway Lofts and Townhomes, a 75-unit affordable multifamily property 
located in Monona, WI.  Northpointe Development plans to apply for competitive Housing Tax Credits in 
December of 2021.  If awarded tax credits they plan to start construction in the Fall of 2022.   Oakbrook 
has significant experience in managing high-quality affordable housing projects throughout Wisconsin 
and has partnered with Northpointe on similar developments to-date. 
 
Oakbrook’s role in this development will be to serve as the third-party Property Manager.  Oakbrook is 
involved throughout the development process, providing valuable input to the design and development 
team on such issues as market-oriented amenities, desirable unit layouts and compliance-oriented 
design issues.  Oakbrook will market the property during construction and will manage all aspects of 
property management and programmatic compliance in the long term.  This includes but is not limited 
to:  establishing a tenant selection plan, waiting list, completing all aspects of the resident application 
process and resident screening, communicating with service providers assisting in supportive housing 
units, and maintaining the building. 
 
Oakbrook further acknowledges that we are aware of and assisted Northpointe with the application’s 
selections to Dane County’s Fair Tenant Selection Criteria and have attached the Tenant Selection Plan 
for the property.    We also are aware of Northpointe’s commitment to Dane County’s Tenancy 
Addendum as part of their funding application.  We have reviewed specifics of the addendum and will 
include these requirements as part of the lease documents and house rules.   
 
If there are any questions regarding Oakbrook’s role as Property Manager or commitment to the 
County’s requirements, please feel free to contact me. 
 
Sincerely, 
 
Michael C. Morey 
 
Michael C. Morey 
Senior Vice President 
 



 

 
  
  
   

 

Tenant Selection Plan 
Broadway Lofts & Townhomes 

August 1, 2021 
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I. Introduction 
a. Development Description – Broadway Lofts & Townhomes (“Development”) is a proposed 75-

unit apartment community serving low-to-moderate income individuals that will be owned by 
Northpointe Development (“Owner”) and managed by Oakbrook Corporation (“Management”).  
The Owner and Management, on behalf of the Owner, subscribe to the following procedures in 
qualifying applicants for occupancy in this Development, which includes 59 units subject to the 
statutory and regulatory requirements of the Federal Low Income Housing Tax Credit program 
(“LIHTC”). 

i. The LIHTC Requirements mean collectively, LIHTC of the Internal Revenue Code of 1986, 
as amended, 26 U.S.C. LIHTC, its implementing federal tax regulations set forth in 26 CFR 
Part 1.42, the Low Income Housing Tax Credit Extended Use Agreement between the 
Owner and the Wisconsin Housing & Economic Development Authority (“WHEDA”) for 
the Development, and all applicable IRS revenue rulings, revenue procedures, tax 
assistance memoranda, and related written guidance and notices. 

b. Tenant Type 
i. The Development is designated as housing for Families  

1. Supportive Service Units – Fifteen (15) units at the Development are designated 
for Veterans, persons with disabilities, and those at risk of homelessness. 

c. Unit Distribution 
i.  15 units at up to 30% of the median income in Dane County, WI 

ii.  30 units at up to 50% of the median income in Dane County, WI 
iii.  14 units at up to 60% of the median income in Dane County, WI 
iv.  16 market rate units 

d. Rent Structure – Note that the tenant rent payment will not exceed the HUD annual published 
limits for the LIHTC program. 

e. Nondiscrimination Policies 
i. General: Federal civil rights laws addressing fair housing prohibit discrimination against 

applicants or tenants on the basis of race, color, national origin, sex, gender, age, 
disability, religion, and familial status. Wisconsin fair housing regulations prohibit 
discrimination against applicants or tenants for federally protected classes plus the 
following: sexual orientation, marital status, ancestry, lawful source of income, and 
victims of domestic abuse or other crimes.  Dane County fair housing regulations 
prohibit discrimination on the basis of federal and state protected classes plus the 
following:  physical condition, mental illness, and handicap (including the right to 
service and companion animals), type of military discharge, physical appearance, 
gender identity and gender expression (including transgendered people), domestic 
partnership status, political beliefs, student status, and receipt of rental assistance. 
 
HUD’s Office of General Counsel issued a memo dated April 4, 2016, which is guidance 
concerning how the Fair Housing Act applies to the use of criminal history by providers 
or operators of housing and real-estate related transactions.  
 
The Development is in compliance with this and other key federal civil rights laws 
regarding fair housing and accessibility as described below. 
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ii. Fair Housing Act – The Development complies with Fair Housing Act Amendments of 
1988 (“Fair Housing Act”) which prohibits discrimination in housing on the basis of race, 
color, religion, sex, disability, familial status, and national origin regardless of any 
federal financial assistance.  Fair Housing Act obligations include: 

1. Management will not refuse, either directly or indirectly, to rent or negotiate 
for rental of a dwelling based on race, color, religion, sex, disability, familial 
status, and national origin. 

2.     Management will not (i) engage in activities that steer potential tenants away 
from or toward particular units by words or actions, (ii) make housing units and 
related services unavailable to any potential tenants, (iii) purposely provide 
false information to applicants about the availability of units that limits the 
living options of prospective tenants, and (iv) deny or limit services based on 
race, color, religion, sex, disability, familial status, and national origin. 

3.     Management will market available units in a nondiscriminatory manner. 
4. Management will make reasonable accommodations in rules, policies, 

practices, or services as may be necessary to afford handicapped persons equal 
opportunity to use and enjoy a dwelling. 

iii. Section 504 of the Rehabilitation Act of 1973 (Section 504) prohibits discrimination 
based upon disability in all programs or activities operated by recipients of federal 
financial assistance. Section 504 obligations include the following: 

1. Allowing for reasonable structural modifications (with prior approval and, in 
certain circumstances, at tenant’s expense) to units and/or common areas that 
are needed by applicants and tenants with disabilities, unless these 
modifications would change the fundamental nature of the project or result in 
undue financial and administrative burdens. 

2. Operating housing that is not segregated based upon disability or type of 
disability, unless authorized by federal statute or executive order. 

3. Providing auxiliary aids and services necessary for effective communication 
with persons with disabilities. 

4. Performing a self-evaluation of Management’s programs and policies to ensure 
that they do not discriminate based on disability. 

5. Developing a transition plan to ensure that structural changes are properly 
implemented to meet program accessibility requirements. 

6. Section 504 also establishes accessibility requirements for newly constructed or 
rehabilitated housing, including providing a minimum percentage of accessible 
units.  

7. In accordance with Section 504 of the Rehabilitation Act of 1973, accessible 
units are allocated using a special priority approach.  When accessible units 
become available, the housing provider must offer the units in this order: 

a. To current residents that would benefit from the available unit’s 
accessibility features, but whose current unit does not have such 
features 

b. To eligible and qualified households on the Waiting List with 
disabilities who would benefit from the available unit’s accessibility 
features 

c. To other eligible and qualified households on the Waiting List (i.e., 
without disabilities) which may require the household to agree, in 
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writing, to transfer to a non-accessible unit at the owner’s request 
(the request will only be made if an accessible unit is not available to a 
person who requires the features of an accessible unit)  

8. The Section 504 Coordinator for this property is:  

Jennifer Foland 
Oakbrook Corporation 
2 Science Court 
Madison, WI 53701 
608-238-2600 
800-947-3529 TTY Relay 

iv. Equal Access to Housing in HUD Programs Regardless of Sexual Orientation or Gender 
Identity:  

1. Effective March 5, 2012, HUD implemented new regulations intended to 
ensure that HUD’s core housing programs are open to all eligible persons 
regardless of actual or perceived sexual orientation, gender identity or marital 
status (HUD Notice 2015-01). 

2. Owners and operators of HUD-assisted housing, or housing whose financing is 
insured by HUD, must make housing available without regard to sexual 
orientation, gender identity, or marital status. 

3. All otherwise eligible households, regardless of marital status, sexual 
orientation, or gender identity, will have the opportunity to participate in HUD 
programs. 

4. Owners and operators of HUD-assisted housing or housing insured by HUD are 
prohibited from asking about an applicant or occupant’s sexual orientation and 
gender identity for the purpose of determining eligibility or otherwise making 
housing available. 

v. Title VI of the Civil Rights Act of 1964: Prohibits all recipients of federal financial 
assistance from discriminating based on race, color, or national origin. 

vi. Age Discrimination Act of 1975: Prohibits discrimination based upon age in federally 
assisted and funded programs, except in limited circumstances. It is not a violation of 
the Age Discrimination Act to use age as screening criteria in a particular program if age 
distinctions are permitted by statute for that program or if age distinctions are a factor 
necessary for the normal operation of the program or the achievement of a statutory 
objective of the program or activity. 

vii. Executive Order 13166 – Limited English Proficiency: This Order requires 
Owner/Management to take reasonable steps to ensure meaningful access to the 
information and services they provide for persons with limited English proficiency. This 
may include interpreter services and/or written materials translated into other 
languages. 

viii. Violence Against Women and Justice Department Reauthorization Act of 2005 & 2013 & 
Final Rule of 2016 (“VAWA”): VAWA protects victims of domestic violence, dating 
violence, sexual assault, or stalking, as well as their immediate family members 
generally, from being evicted or being denied housing assistance if an incident of 
violence is reported and confirmed. 
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1. Owner/Management responding to an incident of actual or threatened 
domestic violence, dating violence, sexual assault, or stalking that could 
potentially have an impact on a tenant’s participation in the housing program 
Owner/Management: 

a. May request in writing that an individual complete, sign and submit 
within 14 business days of the request, the HUD-approved 
certification form (HUD-91066). 

b. In lieu of the certification form or in addition to it, 
Owner/Management may accept (i) a federal, state, tribal, territorial, 
or local police record or court record or (ii) documentation signed and 
attested to by a professional (employee, agent or volunteer of a victim 
service provider, an attorney, medical personnel, etc.) from whom the 
victim has sought assistance. 

2. Owner/Management will keep all information related to incident(s) of 
domestic violence, dating violence, sexual assault, or stalking in a separate 
secure location from other tenant files, and will not be shared unless: 

a. Individual’s written consent is obtained; 
b. Information is required for use in an eviction proceeding or 

termination or assistance; or 
c. Otherwise required by law. 

3. If a victim commits separate criminal activity, they may be evicted for engaging 
in crime. In addition, if a victim poses an actual and imminent threat to other 
tenants or those employed at, or providing service to, the property, they could 
be evicted. Management may evict residents submitting a false certification of 
domestic violence, dating violence, sexual assault, or stalking. 

4. Management will remove, evict, and/or terminate assistance to an individual 
determined to be causing the abuse.  

 
II. Preferences  

a. Establishing Preferences – Preferences are not permitted if they in any way negate affirmative 
marketing efforts or fair housing obligations. The following preferences apply to the 
Development: 

i. Existing Tenant Preference: The following actions are always given priority if applicable, 
and if not, State Mandated Preferences take precedence. 

1. A unit transfer for household seeking protections under VAWA 
2. A unit transfer based on the need for an accessible unit 
3. A unit transfer for a medical reason certified by a doctor 
4. A unit transfer of a non-handicapped individual living in a handicapped 

accessible unit to accommodate a handicapped applicant on the Waiting List 
5. A unit transfer for other reasons approved by Management 

ii. Supportive Housing Preference: Preference will be given to veterans, persons with 
disabilities, and/or individuals at risk for homelessness for the1 5 (fifteen) units set aside 
as supportive housing units. 

iii. State/Federal Mandated Preferences: The Development must comply with any state or 
federal mandated preferences as described below: 

1. Displaced from an urban renewal area 
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2. Displaced as a result of a government action 
3. Displaced as a result of a major disaster 

iv. Optional Preferences: The Development does not have any optional preferences. 
b. Verification of Preferences – The State/Federal Mandated Preferences will be verified by third 

party verification.  
c. Selection of Households for Participation 

i. An eligible applicant who qualifies for a preference will receive housing before any other 
applicant who is not so qualified. These preferences take precedence over other 
applicants’ place on the Waiting List, or date of submission of application. 

ii. Applicants will be informed of the availability of preferences and will be given an 
opportunity to certify that they qualify for a preference. Applicants may claim a 
preference at any time during the application process. 

d. When a Preference is Denied 
i. If it is determined that an applicant does not meet the criteria for receiving a 

preference, the applicant will promptly receive a written notice of this determination 
from Management. The notice will contain a brief statement of the reasons for the 
determination, and state that the applicant has the right to meet with the 
Management’s designee to review this decision. If the applicant requests a meeting, it 
will be conducted by a person or persons designated by Management. 

ii. Denial of a preference does not prevent the applicant from exercising any legal rights 
the applicant may have against Management and/or Owner. 

e. Exceptions to the Preference Rule 
i. Relocation and/or Unit Transfers: Management must give priority to current households 

(i) when their units are designated for rehabilitation and/or (ii) for current households 
residing in a unit within the Development that has been designated as uninhabitable by 
federal, state, local municipalities or Management due to fire, flood, or other natural 
disaster. 
 

III. Pre-Application Processing – Development will not use Preliminary Applications. 
a. Distribution of Information – Information will be given to households who respond to the 

marketing efforts about the Development’s preferences and will indicate that all applicants will 
be given an opportunity to show that they qualify for a preference. 

i. The information will state that those persons qualifying for a preference will receive 
housing before any other applicant who is not so qualified. 
 

IV. Waiting List Procedures 
a. Creation of Waiting List – If an applicant is eligible for tenancy but no appropriately sized unit is 

available (as referred to in Section VII Occupancy Standards), Management will place the 
applicant on the Waiting List for the Development. The Waiting List will be maintained 
electronically and in hard copy. Placement on the Waiting List does not guarantee occupancy; it 
merely means that these persons will be contacted in the future with detailed instructions on 
how to formally apply for residence at the Development.  When names are placed on the Waiting 
List, persons will be informed that it is their responsibility to inform the Development’s 
Management office of changes in mailing address, telephone number, email address, or TTY/TDD 
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number (if applicable). A separate Waiting List will be maintained for the fifteen (15) units set 
aside as supportive housing units. 

b. Changes in Income or Household Composition 
i. When placed on the Waiting List, applicants will be informed to notify Management in 

writing if any changes to the following occur: 
1. Address and/or phone number 
2. Household composition 
3. Preference status 
4. Income  

 
V. The Screening (Interview) Process 

a. Application Requirements  
The following information will be used to determine program eligibility for anyone who is seeking 
housing at the Development. 
Live in aides, new household members, and police officers, security personnel or managers 
residing in units will be subject to same screening for drug abuse and other criminal activity 
applied to other applicants. 

i. Application – All adult household members must complete an application and sign the 
Authorization for Release of Information Form. Management shall accommodate 
persons with disabilities who, as a result of their disabilities, cannot utilize the 
Management’s preferred application process by providing alternative methods of taking 
applications. 

ii. A credit report will be ordered and an application fee may be charged to cover the 
actual cost of this report. 

iii. A criminal background search will be obtained including a search of a State and National 
sex offender registry. On-site management personnel do not search or review 
Wisconsin Circuit Court Access records. 

iv.  Verification of employment, income, bank accounts, and other assets is required as 
applicable for each applicant. 

v. Current and previous housing for past two years is required.  A lack of housing history 
will not be used as the basis for denial of an application. 

b. Completion of Application Process – All applications will be processed within thirty days after 
the date of the applicant’s initial interview or within five business days of receipt of all required 
documentation, whichever is later (excluding weekends and designated federal holidays). 
Applications will be processed on a first come first served basis. 

c. Security Deposit Requirements – a security deposit will be required at move-in and will be based 
on screening results, but in any event shall not be more than one (1) month’s rent. 
 

VI. Eligibility Requirements 
a. Income – The annual gross income of the applicant(s) must: 

i. Be equal to or less than the income limit established by the applicable program’s 
administrative rules for the appropriate household size; and 

ii. Meet the 40% rent to income threshold  
1. Adjustments to this policy may be made by Management depending upon a 

household’s total assets and access to public assistance (e.g., food stamps, 
energy assistance, etc.) 
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2. If applicant cannot meet the minimum income requirement but can 
demonstrate the ability to comply with the rent obligation based on a rental 
history of paying an equivalent rent to income ratio for the prior 24 months, 
that condition shall be waived as a requirement for approval. 

b. Sole Residence – The unit must be the applicant’s sole residence in order for the applicant to be 
eligible for housing. 

c. Social Security Numbers – Social security numbers for all U.S. citizens must be disclosed for all 
adult household members. 

d. Date of Birth – Date of birth must be disclosed for all household members. 
e. Student Eligibility Requirements HOME (if applicable)  – HOME assisted units shall not be 

provided to any individual who: 
i. Is enrolled as either a part-time or full-time student at an institution of higher 

education, for the purposes of obtaining a degree, certificate, or other program leading 
to a recognized educational credential; and 

ii. Is under 24 years of age; and 
iii. Is not married; and 
iv. Is not a veteran of the United States Military; and 
v. Does not have a dependent child; and 

vi. Is not a person with disabilities and was not receiving section 8 assistance as of 
November 30, 2005; and 

vii. Is not living with his or her parents who are receiving Section 8 assistance; and 
viii. Is not individually eligible to receive Section 8 assistance or has parents (individually or 

jointly) who are not income eligible to receive Section 8 assistance. (Unless the student 
can demonstrate his or her independence from parents, the student must be eligible to 
receive Section 8 assistance and the parents (individually or jointly) must be eligible to 
receive Section 8 assistance in order for the tenant to be eligible. 

f. Student Eligibility Requirements LIHTC – Households consisting entirely of full-time students 
(either currently or have been for five months of the current calendar year) do not qualify unless 
the household meets one of the following exceptions: 

i. All members of the household are married and are entitled to file a joint tax return. 
ii. The household consists of single parent(s) and their child (or children) and no one in the 

household is dependent of third party. 
iii. At least one member of the household receives assistance under Title IV of the Social 

Security Act (i.e. TANF). 
iv. At least one member of the household is participating in an officially sanctioned job 

training program. 
v. At least one member of the household was formerly in foster care. 

 
VII. Occupancy Standards 

a. The standards used at this development are:  
i. Maximum number of persons allowed in a 1BR unit is two (2) persons. The minimum 

number of persons required for a 1BR unit is one (1) person.  
ii. Maximum number of persons allowed in a 2BR unit is four (4) persons. The minimum 

number of persons required for a 2BR unit is one (1) person.  
iii. Maximum number of persons allowed in a 3BR unit is six (6) persons. The minimum 

number of persons required for a 3BR unit is two (2) persons. 
NOTE: Exceptions may be made on non-senior properties for minors under the age of 
two years old. 
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b. The unit applied for must have enough space to accommodate the applicant’s household. 
c. Management’s occupancy standards comply with federal, state, and local fair housing and civil 

rights laws, landlord-tenant laws, and zoning restrictions. 
 

VIII. Rejection Criteria – The ability of the applicant to fulfill lease obligations will be considered. In 
addition to verifying whether a household is income qualified and program eligible, Management will 
use various criteria in determining the acceptability of all applicants. An applicant may be rejected for 
one or more of the following reasons: 
a. Insufficient/Inaccurate Information on Application – refusing to cooperate fully in all aspects of 

the application process or supplying false information will be grounds for rejection. 
b. Credit and Financial Standing 

i. Unsatisfactory history of meeting financial obligations (including, but not limited to 
timely payment of rent, outstanding judgments, or a history of late payment of bills) will 
be considered.  If an applicant is rejected based on the credit report, they will be 
provided the name of the credit bureau that performed the credit. Management will not 
disclose the specifics of any information reported by the credit bureau. Applicants will 
be given the opportunity to correct or clear the adverse credit. 

ii. The inability to verify credit references is a factor for rejection of an application. 
Consideration will be given for special circumstances in which credit has not been 
established. 

c. Criminal Convictions/Current Drug Use 
i. Applicants who fall into the following categories will be rejected: 

1. Any household in which any member whose use of marijuana, or current 
addiction to or engagement in the illegal use of a controlled substance 
interferes with the health, safety, or right to peaceful enjoyment of the 
premises by other residents will be denied admission and, if an occupant, will 
be subject to termination of tenancy. 

2. Any household in which any member was evicted in the last three years from 
federally assisted housing for drug-related criminal activity.  Exception: if the 
evicted household member has successfully completed an approved supervised 
drug rehabilitation or the circumstances leading to the eviction no longer exist 
(e.g., the household member no longer resides with the applicant household). 

3. Any household member that is subject to a state sex offender lifetime 
requirement.  

4. Any household member for whom there is reasonable cause to believe that the 
member’s behavior, from abuse or pattern of abuse of alcohol, may interfere 
with the health, safety, and right to peaceful enjoyment by other residents.  
The screening standards must be based on behavior, not the condition of 
alcoholism or alcohol abuse. 

5. Any household member who has been convicted of the following felonies: 
a. Homicide 
b. Kidnapping/abduction 
c. Forcible Sex 
d. Arson 

ii. Additional criminal history will be considered and may be the cause of rejection:  
1. Assault 
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2. Domestic abuse resulting in assault or battery charges unless applicant is a 
victim of domestic violence, dating violence, sexual assault, or stalking as 
defined by the Violence Against Women Act (VAWA) 

3. Weapons violations 
4. Other violent felonies not listed above 
5. Fugitive felon status or parole violations 
6. Theft, burglary, breaking and entering, fraud or larceny 
7. Vandalism exceeding $1,000 
8. Disturbing the peace (repeat offender) 
9. Criminal trespass 
10. Other criminal behavior that would threaten the health, safety, or right to 

peaceful enjoyment of the premises by other residents or people who live in 
the immediate vicinity of the site or the health and safety of the owner, 
employees, contractors, subcontractors or agents of the owner. 

iii. Management will consider the criminal activity that occurred during the following 
periods: 

1. Misdemeanors during the past seven-year period 
2. Gross misdemeanors during the past fifteen-year period 
3. Felonies (not listed as automatic rejections) during the past ten-year to thirty-

year period 
d. History of Residence  

i. Management will consider whether the applicant or any other person who will be living 
in the unit, has a history of physical violence to persons or property, or has exhibited 
living habits at prior residences that could adversely affect the health, safety, and quiet 
enjoyment of other residents at the rental community. Management will consider all 
circumstance regarding this type of activity as well as the period during which it 
occurred. 

e. Household Characteristics – Household size or household characteristics were not appropriate 
for the specific type of unit available at the time of application. 
 

IX. Rejection Procedures 
a. If Management rejects an application, a formal letter of rejection will be sent to the applicant at 

the address shown on the application unless otherwise notified.  If the cause for rejection is due 
to an unfavorable credit history, the applicant will be notified of the credit reporting service, 
their address and telephone number for direct contact with the service.  If it can be verified that 
the credit report is in error, the application will be re-processed, and, if accepted, the application 
will be prioritized according to the original application date.  Management may not discuss 
credit-reporting information with the applicant. 

 
X. Special Occupancy Categories – Applicants will be interviewed and processed as authorized in 

Sections V through VIII, with exceptions made as follows: 
a. Persons with Disabilities 

i. An applicant with disabilities will be given priority for an accessible unit if such applicant 
deems that this type of unit is appropriate for their household. 
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ii. If the household determines that the accessible unit is not appropriate for the 
household’s needs, the household’s name will be returned to its place on the Waiting 
List. 

   



" Lutheran Social Services 
of Wisconsin and Upper Michigan, Inc. 

6737 W Washington St, Suite 2275 
West Allis, WI 53214 

414-246-2300
Fax 414-246-2524 

Lutheran Social Services (LSS) has a strong history of providing wraparound service coordination and case 
management services to residents of housing complexes in numerous locations throughout Wisconsin and 
Upper Michigan, and is recognized as a provider of choice in the state for partnering with development 
companies to develop supportive services within affordable housing. 

Lutheran Social Services will utilize wraparound a service coordination model where families residing at 
Broadway Lofts Apartments and Townhomes, including Veterans and persons with disabilities, will be given a 
single point of entry to accessing community and supportive services. An on-site coordinator will meet with 
individuals and families to complete an intake assessment and develop a strength-based, goal oriented plan of 
care. The service coordinator will work with the tenant and their surrounding existing natural supports, to build 
a comprehensive team, to explore areas of need, and fill gaps in supports where identified. 

Scope of Services: 
LSS will provide wraparound service provision and coordination, linking residents to supportive community 
services with a desired outcome of keeping the tenant and family members in stable housing. Specific services 
offered by LSS include: 

• Completion of an intake assessment to identify strengths as well as areas of need for individuals and
families. The Service Coordinator will make reasonable effort to engage residents in this process. It is
understood and agreed that the resident has to voluntarily agree to par ticipate in the process.

• Development of a case management plan for residents completing the intake assessment.
This plan may include referral to other resources, including services and resources specific to
their needs. This will include linking residents with programs that support independence and
self-sufficiency, access to benefits, employment opportunities and financial assistance and
management.

• The LSS Wraparound Service Coordinator will facilitate programming and supportive services
for families. This will be done through:

o An onsite presence by the Service Coordinator. LSS Staff will have a confidential
space at the apartment community where tenants and families can schedule
appointments or drop in for support and services. The Service Coordinator is also
available by phone and email when offsite, to provide additional supports as needed,
during business hours.

o Facilitation of educational presentations and workshops. These will be based on the
needs of the residents and can focus on resident identified issues such as positive
parenting, budgeting, employment, educational resources, and benefit eligibility.

o Connection to existing LSS services in the Madison area, including but not limited to,
mental health counseling and psychiatric care through telehealth.

In addition to providing families access to LSS services the onsite wraparound service coordinator will 
refer residents to other community resources based on their individual plan of care. Currently LSS is 
in the process of developing community partnerships with the following: 

• State of Wisconsin Department of Workforce Development, in coordination with the Job
Centers of Wisconsin, to provide subsidized part-time work experience to obtain the skills
necessary for obtaining permanent employment.

• UW Extension Dane County will provide onsite trainings and educational events of no cost to
families. Training topics could include:

o Financial coaching and one to one consultations
o Nutritional education programs on topics such as choosing healthy diets on a limited

budget and shopping strategies for spending wisely at the grocery store

Act compassionately. Serve humbly. Lead courageously. 
www.lsswis.org 





Memorandum of Understanding and Service/Marketing Plan 
For 

Broadway Lofts 
Monona, WI 

 
Lutheran Social Services (LSS) represents that it has substantial skill and experience in 
assisting organizations to provide social and case management services to residents of 
housing complexes in numerous locations throughout Wisconsin and Upper Michigan, 
including in Dane County. 

 
Scope of Services: 

 
LSS will provide Service Coordination services to low-income Veterans and families 
experiencing or at risk of homelessness, who require and request access to supportive 
services to maintain housing. The project will include 75 units, 15 low-income units with 
very low rents (30% CMI units) that can be offered to the target population. In addition, 
the project will include an additional 9 set aside units (50 and 60% CMI) that will target 
Veterans. A designated Service Coordinator will be responsible for linking the target 
population at the site with supportive, medical, or advocacy services in the general 
community for which they are entitled, with a desired outcome of keeping them 
independent in their units. 
Specific services to be offered under this agreement include: 

 
• Completion of an intake assessment for Veteran residents or families 

experiencing homelessness. The Service Coordinator will make reasonable 
effort to engage these residents in this process. It is understood and agreed that 
the tenant has to voluntarily agree to participation in the process. 

 
• Development of a case management plan for Veterans or families experiencing 

homelessness, completing the intake assessment. This plan may include referral 
to other resources, including Veteran specific services and resources and 
supportive community services for families. Specific services will include 
linking residents with programs that support independence and self-sufficiency, 
employment opportunities and financial assistance and management. 

 
 

• The Service Coordinator will facilitate programming and supportive services for 
the project. This will be done through: 

 
o Monthly on site visits by the assigned Service Coordinator during the 

three month lease of phase and quarterly on site visits by the assigned 
Service Coordinator quarterly thereafter for the term of this agreement. 
An assigned service coordinator will also be available by telephone and 
email outside of the designated times above. 

 
o Facilitation of an annual meeting where tenants and the management 

company can meet to discuss any issues or concerns. 
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The scheduling of quarterly educational services with an emphasis on presentations 
designed to assist Veteran residents and families experiencing homelessness in overcoming 
barriers as identified on the tenant assessments. Potential sessions include self- 
improvement, employment and educational opportunities and financial management, and 
developing relationships with the County Veterans Service Officer and the Center for 
Veterans Issues. 

In addition LSS agrees to assist the property management group in outreach efforts with 
community partners to raise awareness of this unique opportunity with the target 
population. LSS will work with the management company to market the low-income 
units to the target population as able. 

The goal of the Service Coordinator is to enhance the success of Veteran individuals, 
couples and families, and to promote their ability to remain in their unit. The services 
identified above will enhance independent living success and promote dignity of 
residents by addressing needs with a one-on-one approach. 

Traditional service provision through LSS has long included services to Veterans and 
individuals at risk of homelessness. The Business Leadership Team of LSS has identified 
targeting and expanding services to Veterans as a need and priority. As a result of the 
above LSS has over three years' experience working with Veterans and homeless 
families. Current LSS programs known to include Veterans and at risk homeless 
populations as participants/service recipients include: 

• HUD Housing and HUD Housing Service Coordination
• Off the Square Club- a daytime drop in center for people with serious and

persistent mental illness as well as homelessness. Emotional support, vocational
and recreational opportunities, and structuring of individual schedules are
available.

• Veterans Housing and Recovery Programming - residential facilities for
homeless veterans to receive the job training, education, counseling and
rehabilitative services they need to obtain steady employment, affordable
housing and the skills to sustain a productive lifestyle

• Dane County Rapid Rehousing Program - a program providing homeless
families with rent assistance and supportive case management services

• Outpatient Treatment Services- intensive outpatient treatment for adults and
adolescents dealing with addiction.

• Pre-marriage workshops
By signature below the parties hereby agree to the terms and conditions above. 

NORTHPOINTE DEVELOPMENT LUTHERAN SOCIAL SERVICES 

____________________  Date______ ___________________Date______ 
Dennis Hanson 

8.3.202108/03/2021
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