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PROJECT DESCRIPTION 
 

A. PROJECT NAME AND LOCATION:  Indicate the name, address, and census tract where the 

project will be located.  Attach maps to the application indicating the location of the proposed 

project. 
 

Project Name: Oak Ridge Mount Horeb 

Project Address: 101 Perimeter Rd 

City, State, Zip: Mount Horeb, WI, 53572  

Parcel Number: 157/0606-124-0065-1 

Census Tract: 128 

 

B. JURISDICTION:  Indicate the name of the jurisdiction where the project will be located, i.e., City, 

Town, or Village.  Is the jurisdiction supportive of the project?  Describe any meetings that have 

been held with municipal staff, applicable municipal committees, and neighborhood/community 

groups.  

Oak Ridge Mount Horeb will be located at 101 Perimeter Rd on the east side of Mount Horeb, WI. 
The site currently contains a vacant blighted motel that has been identified by the Villlage as a high 
priority for redevelopment. Since acquiring the site via foreclosure in February of 2025, JT Klein 
has engaged Village staff, elected officials, and the surrounding neighborhood to ensure the 
proposed development fits meets the needs of the community and supports the goals of the Mount 
Horeb Comprehensive Plan and Housing Task Force Study.   
The development team held a neighborhood meeting on April 17th 2025 at the Village library 
directly adject to the development site and the response was overwhelmingly positive. Residents 
expressed strong support for the project and enthusiasm about transforming a long-blighted site 
into something beneficial for the entire community. Many neighbors shared their excitement about 
the new housing opportunities and the revitalization of this underutilized property. 
 
On July 23rd 2025, the development team presented a PUD-GDP rezoning application to Plan 
Commission and received approval. The development team expects the Village Board to make it's 
approval of the rezoning application at it's August 6th 2025 meeting.  
 
In discussions with the Village President and the Village Administrator of Mount Horeb, this project 
has received their full support. Both recognize the value of redeveloping this eyesore of a site and 
have expressed commitment to helping move the project forward.  
 
 

 

C. MUNICIPAL PARTNERSHIPS: Please describe any partner resources the municipality will be 

dedicating to support your project including but not limited to tax increment financing; reducing or 

eliminating permitting or impact fees; local housing funds; density bonus; land dedication or 

reduced land costs, etc.   

    The Village of Mount Horeb has expressed a strong desire to work with JT Klein to make the 
project successful. As mentioned in in Paragraph B, the Village Plan Commission has approved a 
higher density which allows the development to also apply for a WHEDA Vacancy to Vitality low 
interest loan.. Additionally, the area in which this development is located has receached it’s 
maximum sewer capacity. If the sewer infrastructure is not upgraded, additional housing units may 
not be permitted.  
The Village is committed to working with JTK to upgrade their sewer system and is expecting begin 
to complete work in Spring of 2026. ORMH will apply for a WHEDA Infrastructure Access grant to 
help support the sewer upgrade.  
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 Is the project eligible for municipal dedicated affordable housing resources (e.g. affordable 

housing funds)?  If not please indicate why the project is not eligible.   

No additional affordable housing sources are currently available through the Village of Mount 
Horeb. 
 
 

 

D. ZONING:  Provide the current zoning classifications of the site and describe any changes in 

zoning, variances, special or conditional use permits, or other items that are needed to develop 

this proposal.  Indicate if the project is consistent with any local comprehensive plans, and the 

anticipated timeline for obtaining any necessary approvals. 

On July 23rd 2025, the development team presented it's PUD-GDP rezoning application to Plan 
Commission and received approval. The development team expects the Village Board to approve 
the rezoning application at the August 6th 2025 meeting.This zoning change was necessary to 
support the proposed residential use at it's current density and site design variances or exemptions. 
 
 

 
E. PROJECT DESCRIPTION:  Provide a detailed description of the project.  If the project will 

preserve an existing low-income housing project, include if the project has, and will continue, to 

have a rent assistance contract; or if the project includes income and rent-restricted units. 

Oak Ridge Mount Horeb (ORMH) will be a 40-unit affordable senior housing development located 
at 101 Perimeter Rd in Mount Horeb, WI. The site is adjacent to the Mount Horeb public library, a 
Walgreens, and Miller's grocery store is 3 blocks away. This building will provide high-quality, 
affordable housing for seniors ages 62 and better in Dane County. Oak Ridge Mount Horeb will 
consist of a mix of 1- and 2-bedroom apartments, with rents restricted for households earning 
between 30% and 80% of the Area Median Income (AMI).  
  
Of the 40 total units, 8 units will be reserved for households at the 30% AMI level, which is 
considered extremely low income. These units will be prioritized for seniors who utilize supportive 
services, targeting  persons with disabilities, veterans, and those who are formerly homeless or are 
housing insecure. Additionally, we will have 16 units at 50% AMI bringing the percentage of 50% 
and lower AMI units to the project to 60%. 
  
ORMH will set aside 20% (8) of the total units to target households experiencing homelessness. 
To help support these units, JT Klein has partnered with Lutheran Social Services (LSS), one of 
Wisconsin’s most experienced and respected nonprofit housing and service providers. LSS will 
provide optional on-site supportive services and coordinate referrals through the Housing Services 
Case (HSC) list.  Comprehensive supportive services, through a collaborative services model—
beginning with referrals from the Coordinated Entry (CE) system and continuing throughout each 
resident’s tenancy. From move-in day forward, residents will have the ability to connect to 
individualized services and supports needed to maintain housing stability and long-term success.   
These units will be held open for a minimum of 30 days once it becomes vacant. If the unit remains 
vacant after 30 days, the management team will attempt to fill the unit with other vunerable 
populations, such as veterans, very low-income familiess, individuals who are elderly, individuals 
with disabilities, and/or households experiencing domestic violence.  
 
Future residents can expect a sustainable, energy-efficient building with quality finishes   
 and amenities that are comparable to market-rate properties. Because ORMH is a senior-focused 
building, there will not include any 3-bedroom units. The Housing Task Force Study shows a 
significant need in the Mount Horeb area for affordable 1 and 2 bedroom housing tailored to older 
adults. 
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Oak Ridge Mount Horeb will have a minimum affordability period of 40 years. This development is 
aligned with the Village of Mount Horeb’s long-term planning goals and will transform a long-vacant 
and blighted site into a vibrant, service-supported residential community. Its proximity to community 
resources and amenities makes it an ideal location for senior affordable housing and a meaningful 
addition to the village’s housing landscape.        
 
 

 

What is the proposed affordability period for the affordability period for the project?   

40 Years 

 
F. RELOCATION: Will any businesses, including churches and non-profits, or residential tenants 

(owner or rental) be displaced temporarily or permanently? If so, please describe the relocation 

requirements, relocation plan, and relocation assistance that you will implement or have started to 

implement. 

No, the current building is not habitable and no leases exist. 

 

G. CAPITAL NEEDS: For projects that include rehabilitation, have you completed a capital needs 

assessment for this property?  If so, summarize the scope and cost; and attach a copy of the 

capital needs assessment. 

N/A 

 

H. GREEN TECHNOLOGIES/SUSTAINABILITY: Indicate if the project will be pursuing any of the 

listed energy and sustainability standards, beyond the minimum detailed in the 2025 Affordable 

Housing Development Fund Guidelines.   

 

Yes No 

☐ ☒ 

If yes, indicate which certification will be pursued:  

Tier 1 

New Construction 

☐ Enterprise 2020 Green Communities Certification Plus 

☐ LEED Gold/Platinum Certification 

☐ Wisconsin Green Built Communities Gold Plus 

☐ Passive House Institute US PHIUS Core. 

Rehabilitation 

☐ Enterprise 2020 Green Communities for Moderate & Substantial Rehab Certification Plus 

☐ Wisconsin Green Build Homes Gold Plus 

☐ Passive House Institute US – PHIUS Core Revive 

 Tier 2- Net Zero Certification 

 New Construction 
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☐ Enterprise 2020 Green Communities Criteria Certification Plus via Criterion 5.4b 

☐ LEED Zero Energy 

☐ Wisconsin Green Built Communities Gold Net Zero 

☐ Passive House Institute US PHIUS Zero 

 Rehabilitation 

☐ Enterprise 2020 Green Communities for Moderate & Substantial Rehab Certification Plus via 
Criterion 5.2b 

☐ Wisconsin Green Built Homes Gold Net Zero 

☐ Passive House Institute US – PHIUS Core Zero Revive 

 

If a project has selected a Tier 2 – Net Zero certification, please detail how the project will achieve 

the certification, including impacts on financing and timeline.  

      

 

I. WORK PLAN WITH TIMELINE AND MILESTONES:  In the space below, provide a work plan for 

how the project will be organized, implemented, and administered.  Include a timeline and 

accomplishments from initiation through project completion.  Add in extra quarters as needed.  

Examples of milestones are: zoning approval, acquisition, bid packages released, bids awarded, 

site preparation, excavation, construction begins, substantial completion, certificate of occupancy, 

lease-up begins, etc.  

 

ON OR BEFORE  MILESTONES 

Purchased Site 2/28/2025 

Final City Zoning 8/6/2025 

Approval of TIF Financing 10/31/2025 

WHEDA 4% or 9% Credit 5/1/2026 

Final Architect Drawings 8/1/2026 

Collection of Awards Bids 10/1/2025 

Close on Financing 10/1/2026 

Start Construction 10/1/2026 

Begin Marketing 4/1/2027 

Accept Applications 7/1/2027 

Certified Occupancy 
Stabilized Occupancy 

10/1/2027 
6/30/2028 

 

J. UNITS:  In the space below, please list each site (street address) and building where the work will 

be undertaken.  For each address, list the number of units by size, income category, etc. Use 

additional pages as needed.   
 

ADDRESS #1: 101 Perimeter Rd. 

 # of Bedrooms Projected Monthly Unit, including Utilities 

% of County 
Median 
Income 
(CMI) 

 
Total 
# of 

Units 

 
# of 

Studios 

 
# of 1 
BRs 

 
# of 2 
BRs 

 
# of 3 
BRs 

 
# of 
4+ 

BRs 

 
$ Rent 

for 
Studios 

 
$ Rent 
for 1 
BRs 

 
$ Rent 
for 2 
BRs 

 
$ Rent 
for 3 
BRs 

 
$ Rent 
for 4+ 
BRs 

≤30% 8 0 5 3 0 0 0 730 876 0 0 

40% 0 0 0 0 0 0 0 0 0 0 0 

50% 16 0 13 3 0 0 0 1217 1461 0 0 

60% 0 0 0 0 0 0 0 0 0 0 0 

80% 16 0 6 10 0 0 0 1294 1538 0 0 
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Affordable 
Sub total 

40 0 24 16 0 0 0 - - - - 

Market 0 0 0 0 0 0 0 0 0 0 0 

Total Units 40 0 24 16 0 0 Notes:       

*40% = 31 to 40% CMI, 50%=41%-50% CMI, 60%=51-60% CMI, 80%=61-80% CMI, Market = ≥81% 

 
ADDRESS #2:       

 # of Bedrooms Projected Monthly Unit, including Utilities 

% of County 
Median 
Income 
(CMI) 

 
Total 
# of 

Units 

 
# of 

Studios 

 
# of 1 
BRs 

 
# of 2 
BRs 

 
# of 3 
BRs 

 
# of 
4+ 

BRs 

 
$ Rent 

for 
Studios 

 
$ Rent 
for 1 
BRs 

 
$ Rent 
for 2 
BRs 

 
$ Rent 
for 3 
BRs 

 
$ Rent 
for 4+ 
BRs 

≤30%                                                                   

40%                                                                   

50%                                                                   

60%                                                                   

80%                                                                   

Affordable 
Sub total 

                                                                  

Market                                                                   

Total Units                                     Notes:       

*40% = 31 to 40% CMI, 50%=41%-50% CMI, 60%=51-60% CMI, 80%=61-80% CMI, Market = ≥81% 

 
What percentage of maximum LIHTC rents are used for 50, 60, and 80% units?  Describe the project’s 

policy toward limiting rent increases for lease renewals?  How will the project ensure long-term tenants 

are protected from significantly rising rent increases that may be allowed under published rent limits?  

(1 BR 30%) Max 30% Rent  
(1 BR 50%) Max 50% Rent  
(1 BR 80%) 25% Below Max 
(2 BR 30%) Max 30% Rent  
(2 BR 50%) Max 50% Rent  
(2 BR 80%) 27% Below Max 
 
Every attempt to limit rent increases at lease renewals will be made to ensure that the housing 
remains affordable and accessible to our senior residents. To achieve this, we adhere to local rent 
control or rent limits. We will also review comparable rates to remain competitive while ensuring 
the property’s financial stability. Maintaining good tenant relations is a priority, so we strive to keep 
rent increases moderate and justifiable.Expenses have a major impact on the rent increases. 
Recently, we have seen substantial expense increases to insurance, utilities, building materials, 
interest rates,and taxes. These costs can impact the overall financial health of the property, 
necessitating a fair rent adjustment. It is always difficult operating in a fluctuating expense 
environment, but the goal of balancing affordability for our senior residents with the property's 
sustainability is a top priority. Since this is a senior age restricted property and many tenants are 
on fixed incomes the renewal is often tied to the increase in social security for that year, but never 
move more than 5%. 
 

 

K. SITE AMENITIES:  Check all that apply. 
 

☐ Community Building, square feet:        

☒ Community Room, square feet:  700 

☐ Garages, number:        and monthly rent:        

☒ Surface parking, number:  14 and monthly rent:  0 
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☒ Underground parking, number 35 and monthly rent:  35 

 

L. OTHER SITE AMENITIES:  In the following space, describe the other site amenities for tenants 

and/or their guests. 
 

Oak Ridge Mount Horeb (ORMH) will offer the same high-quality finishes and 
amenities found in every affordable housing development within the JT Klein 
Company portfolio. JTK’s senior portfolio provides additional accessible design 
features tailored to a senior population. ORMH residents can expect accesible 
features such as handrails on both sides of common hallways, automatic door 
openers, low pile or no carpeted areas, and light switches compliant with Section 
309. A portion of apartment units will provide roll in showers, bathroom/shower grab 
bars, and ADA height counter tops. 
 
JT Klein’s finish level consistently rivals and often exceeds the quality seen in many 
market-rate developments. Each unit is thoughtfully designed to maximize resident 
satisfaction while minimizing turnover and maintenance costs. Inside each 
apartment, residents will enjoy luxury vinyl plank flooring throughout, creating a 
modern and durable living space. Kitchens will be equipped with Energy Star-rated 
stainless steel appliances, complemented by ample cabinet storage and granite 
countertops that add both style and function. Every unit will also include a full-size, 
in-unit washer and dryer to provide convenience and ease of use for residents. The 
majority of units will also include individual balconies and oversized bedroom 
closests. 
Oak Ridge Mount Horeb will also feature a range of on-site amenities specifically 
tailored to meet the needs of senior residents. The building will include a spacious 
community room designed for gatherings, events, and resident activities. Adjacent to 
that, a community dining area will provide a welcoming space for shared meals and 
social engagement. Residents will also have access to an outdoor patio area 
equipped with grills, offering a comfortable setting for warm-weather gatherings. 
 
Additional amenities will include an exercise room outfitted with senior-friendly 
machines will support residents’ health and wellness. Bike parking and individual 
storage units will be available to ensure each resident has adequate space for 
personal belongings. Heated underground parking will offer added comfort and 
convenience, especially during Wisconsin’s colder months, and an on-site leasing 
office will provide easy access to property management and resident support. 
 
Consistent with all JT Klein developments, Oak Ridge Mount Horeb will incorporate 
sustainable design features aimed at environmental responsibility and long-term 
operational efficiency. Oak Ridge Mount Horeb will be pursuing the Wisconsin Green 
Built Communities Gold certificate or an equivalent sustainable certificate. Providing 
an energy efficient design and reducing the developments carbon footprint.The 
development team has experience with the costs and testing associated with this 
level of sustainable design. JT Klein has another affordable project under 
construction that has committed to a similar level of sustainable design. 
 
 

LOCATION 
 

M. NEIGHBORHOOD AMENITIES:  Describe the neighborhood in which the project will be located 
noting access to social, recreational, educational, commercial, and health facilities and services 
and other municipal facilities and services. 
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Oak Ridge Mount Horeb is the perfect location for affordable senior housing in Mount 
Horeb. The majority of resident’s everyday neighborhood amenities are within a 1.5 
mile radius, many of them within walking or biking distance.  
 
The development site is located on the east side of Mount Horeb and surrounded by 
a variety of community amenities that enhance residents' quality of life. Directly 
bordering the property is the Mount Horeb Public Library, a well-used and welcoming 
community resource that offers educational programs, technology access, and 
spaces for seniors to gather, read, and engage. The development team is currently 
working with the Library and Village to provide direct access to the library from 
ORMH. 
 
ORMH is in closse proximity to a variety of outdoor amenities including, several public 
parks, the Norsk Golf Club, the Viking Park Pickleball Courts, the Military Ridge State 
Trail, and the Blue Mound State Park.  
 
The location also offers convenient access to Mount Horeb’s historic downtown, 
which features locally owned shops, restaurants, and attractions like the Driftless 
Historium and the famous Trollway. Just a short distance away, residents can access 
healthcare services through the UW Health Mount Horeb Clinic and the neighboring 
Walgreens. All grocery needs are a short distance away at the Miller & Sons 
Supermarket. 
 
In addition to the adjacent library, residents will benefit from proximity to the Mount 
Horeb Senior Center, which offers a wide array of social, wellness, and support 
programs tailored to older adults. 
 
This central and well-connected location makes Oak Ridge Mount Horeb an ideal 
setting for senior housing—offering both convenience and connection to the broader 
Mount Horeb community. 
 
 

 
Identify the distance the following amenities are from the proposed site. 

Type of Amenities & Services Name of Facility Distance from 
Site 

Full-Service Grocery Store Miller & Sons Supermarket .35 

Public Elementary School Mount Horeb Intermediate Center .10 

Public Middle School Mount Horeb Middle School .24 

Public High School Mount Horeb High School .42 

Job-Training Facility, Community 
College, or Continuing Education 
Programs 

Mount Horeb Welcome Center .83 

Childcare Children's Community School .17 

Public Library Mount Horeb Public Library .01 

Neighborhood, Community, or 
Senior Center 

Mount Horeb Senior Center .92 

Full Service Medical Clinic or 
Hospital 

Upland Hills Health Mount Horeb .30 

Pharmacy Walgreens .01 

Public Park or Hiking/Biking Trails Liberty Park .21 

Banking  Mound City Bank .21 

Retail SS Barber & Beauty .15 
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Other (list the amenities) Viking Ace Hardware .21 

 

N. TRANSPORTATION:  Identify the travel time and cost via public transportation or public 
automobile from the neighborhood to places of employment providing a range of jobs for lower-
income workers. 

For residents of 101 Perimeter Road who work in Mount Horeb, transportation is both accessible 
and affordable. While Mount Horeb does not currently have a local bus network, the compact size 
of the village, combined with its well-maintained roadways, sidewalks, and bike-friendly 
infrastructure, makes getting to work within town convenient by car, bicycle, or on foot. 
Most major employers and service providers in Mount Horeb are within a few miles of 101 
Perimeter Road, including retail businesses, restaurants, healthcare clinics, schools, and 
municipal offices. For those who drive, the cost of commuting is very low—typically under 40 cents 
per day in fuel for a round-trip to most local job sites. Over the course of a month, this amounts 
to less than $10, making car travel a realistic and affordable option even for households with 
modest incomes. 
Additionally, Mount Horeb continues to invest in its active transportation infrastructure, including 
walking and biking trails that connect residential areas like Perimeter Road with the rest of the 
community. This enhances mobility for residents who prefer or rely on non-vehicular forms of 
travel. For senior residents or those with limited access to a car, the village’s compact layout 
supports walkability to key destinations such as the Mount Horeb Public Library, the Senior 
Center, and nearby shopping and dining. 
Lamers Bus Lines operates services between Mount Horeb and Madison, providing options for 
those who may work part-time or occasionally travel to jobs in the larger metro area. While the 
schedule is limited, this service gives residents access to a broader job market, healthcare 
appointments, and other services in Madison, which can be particularly helpful for those without 
a car. 
 
 

 

O. TENANT ACCESS TO PROPERTY MANAGEMENT: Describe access to property management 

staff on site (e.g., include anticipated office hours of property management, if staff will live on-

site.) 

Tenants of Oak Ridge Mount Horeb will have multiple convenient ways to access property 
management staff to ensure their needs are addressed efficiently and effectively. An on-site 
management office will be available during regular business hours, Monday through Friday, for 
in-person visits. For residents with mobility challenges, staff will be available to schedule in-unit 
visits as needed. 
 
Phone access will be provided during business hours, with an emergency line available for after-
hours urgent issues. For non-urgent matters, residents can also communicate via email. 
 
Additionally, a dedicated online tenant portal will be available, allowing residents to submit 
maintenance requests, pay rent, and communicate with management at any time. 
 
These multiple points of access are designed to ensure that all residents—regardless of their 
preferred method of communication or level of mobility—can easily connect with property 
management for timely assistance and support. 
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P. ALTERNATIVES TO EVICTION: Describe the project’s approach to successfully utilizing 

alternatives to eviction, both pre- and-post filing, such as payment plans, mediations, etc. to avoid 

evictions. 

Oak Ridge Mount Horeb will prioritize housing stability by implementing proactive alternatives to 
eviction both before and after any legal filings. Property management will engage residents early, 
offering payment plans, individualized repayment agreements, and direct outreach at the first sign 
of financial hardship. Through partnerships with local organizations such as Dane County Human 
Services and Lutheran Social Services, residents will have access to financial counseling, 
emergency rental assistance, and other supportive services.  
 
If an eviction filing becomes unavoidable, the development will continue to work toward resolution 
without displacement. Every case will undergo a review, with management collaborating with the 
residents or case managers to pursue all available alternatives before finalizing an eviction. 
 
 
 

 

Q. LANGUAGE & INFORMATION ACCESS:  Describe project’s policy and procedures for ensuring 

services and information will be made available to all applicants and tenants, including those with 

limited English proficiency and individuals who may have physical, hearing, speech, or visual 

impairments that require special accommodations.  

 

The policy of the development is designed to ensure that all procedures related to affordable 

senior housing are accessible to everyone. The development will conduct a thorough needs 

assessment to identify and address the specific requirements of seniors, including those with 

physical, sensory, and language barriers. All facilities will be designed to meet ADA standards, 

featuring accessible units and common areas with ramps, wide doorways, and other necessary 

modifications. The development will implement outreach strategies that include multilingual 

materials and translation services to ensure that information about the housing project is available 

to non-English speakers. Continuous feedback will be solicited from residents to ensure that 

services remain accessible and effective. The development will make necessary adjustments 

based on this feedback. This policy aims to create an environment where all seniors can access 

and benefit from the housing project equitably. 

 

 

 

PROJECT APPROACH 
 

R. PARTNERHIPS:   In the space below, provide information on any partnerships that have been or 

will be formed in order to ensure the success of the project. 
 

Oak Ridge Mount Horeb is committed to creating more than just affordable senior housing, it is a 

community building with strong support systems in place to promote resident stability, wellness, 

and long-term success. JTK has partnered with the Mount Horeb Community Development 

Authority (CDA) to submit soft fund applications and to participate in the project ownership. JTK 

and the CDA has partnered to submit a FHLBC AHP grant application in which the CDA will hold 

a 51% ownership interest in the managing member entity. 

ORMH has also partnered with Lutheran Social Services (LSS) to provide support services to the 

supportive units as outlined in Section E. LSS is one of the oldest and most respected nonprofit 
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supportive service providers in the Midwest. They have years of experience withing with the Dane 

County HSC and providing referrals from the CE list. The attached MOU provides additional 

details on LSS' services provided and their referral process. 

 

Through this partnership, LSS will provide a comprehensive array of supportive services tailored 

to meet the needs of Oak Ridge Mount Horeb residents, particularly those identified as part of the 

targeted populations listed in sections "W" and "AA” of the application. A dedicated LSS Service 

Coordinator will commute on-site, acting as a direct connection between residents and available 

supportive, and advocacy services in the surrounding community. The goal of this coordination is 

to promote independence, housing stability, and long-term well-being for all residents. 

Supportive services will begin with a voluntary intake assessment conducted by the Service 

Coordinator. Based on this assessment, individualized case management plans will be 

developed, potentially including referrals to external resources such as veterans' services or 

disability support. The Service Coordinator will also facilitate regular programming, including one-

on-one sessions with residents and group workshops on topics such as financial literacy, 

personal development, employment or educational resources, and wellness initiatives designed 

to help residents overcome barriers and thrive in their homes. 

 

LSS will maintain an active presence at Oak Ridge Mount Horeb, operating from a space 

provided by JT Klein. Residents will be introduced to available services during their orientation 

and will receive ongoing updates through newsletters, calendars, and clearly posted flyers near 

mailboxes and building entry points. To support continued communication, LSS and the Oak 

Ridge Mount Horeb property management team will implement a coordinated plan that includes 

bi-monthly check-in meetings. These sessions will focus on unit turnover, eviction prevention, 

property updates, and other resident needs. Additionally, an annual community meeting will bring 

together tenants, management, and LSS staff to discuss ongoing needs and opportunities for 

improvement. 

 

LSS has assigned a full-time staff member to oversee supportive services across all JT Klein 

properties, ensuring consistent, high-quality delivery. This longstanding relationship has proven 

effective across the JT Klein portfolio and will continue to be a key factor in the success of Oak 

Ridge Mount Horeb. 

 

Oak Ridge Mount Horeb will also partner with the Dane County Veterans Service Office (CVSO) 

to provide housing support and referrals for eligible veterans. During the initial lease-up period, 

the management team will work closely with CVSO to help place veterans into supportive housing 

units or other affordable units they qualify for. Once the building is fully occupied, a waiting list will 

be maintained for future veteran placements. The development will also make CVSO contact 

information and materials from the Dane County Aging and Disability Resource Center readily 

available in common areas for resident use. 

 

Through this coordinated network of supportive services and strategic partnerships, Oak Ridge 

Mount Horeb will create a safe, stable, and welcoming community where residents—particularly 

those facing unique challenges—can access the resources and support they need to lead 

healthy, independent lives. 

 

 

 

S. VOUCHER HOLDER ACCESS: Will the project commit to lowering rent on units affordable to 
households at 80% AMI to meet public housing authority payment standards for otherwise eligible 
applicants who are voucher holders? 
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Yes No 

☒ ☐ 

 

T. FAIR TENANT SELECTION CRITERIA:  Will the project incorporate tenant selection criteria 
detailed below?  Acceptance of all criteria is required for funding.  

 

General Screening Process – will not deny applicants based on the following: 

 Yes No  

A
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☒ ☐ Inability to meet a minimum income requirement if the applicant can demonstrate the 
ability to comply with the rent obligation based on a rental history of paying at an 
equivalent rent to income ratio for 24 months 

☒ ☐ Lack of housing history 

☒ ☐ Membership in a class protected by Dane County fair housing ordinances and non-
discrimination ordinances in the municipality where the project is located. 

☒ ☐ Wisconsin Circuit Court Access records 

☒ ☐ Inability to meet financial obligations other than housing and utilities necessary for 
housing (gas, electric, water). 

☒ ☐ Credit score 

☒ ☐ Information on credit report that is disputed, in repayment, or unrelated to a past 
housing or utility (gas, electric, and water only) obligations. 

☒ ☐ Owing money to a prior landlord or negative rent payment history if the tenant’s 
housing and utility costs were more than 50% of their monthly income. 

☒ ☐ Owing money to a prior landlord or negative rent or utility payment history if applicant 
does one of the following: (1) establishes a regular record of repayment of the 
obligation; 2) signs up for automatic payment of rent to the housing provider; or (3) 
obtains a representative payee. 

☒ ☐ Any eviction filing if meets any of the following: (1) eviction filing was dismissed or 
resulted in a judgement in favor of the applicant; (2) eviction filing which was settled 
with no judgement or write of recovery issued (e.g. stipulated dismissal); or (3) 
eviction filing that resulted in judgement for the landlord more than two years before 
the applicant submits the application. 

☒ ☐ Criminal activity, except: (i) a criminal conviction within the last two years for violent 
criminal activity or drug related criminal activity resulting in a criminal conviction, 
and (ii) if the program or project is federally assisted, criminal activity for which 
federal law currently requires denial.  (Violent criminal activity is defined in 24 C.F.R 
§ 5.100 and means any criminal activity that has as one of its elements the use, 
attempted use, or threatened use of physical force substantial enough to cause, or 
be reasonably likely to cause, serious bodily injury or property damage.  “Drug 
related criminal activity is defined in Wis. Stat. s. 704.17(3m)(a)(2).  “Drug-related 
criminal activity” means criminal activity that involves the manufacture or distribution 
of a controlled substance.  “Drug-related criminal activity” does not include the 
manufacture, possession, or use of a controlled substance that is prescribed by a 
physician for the use of by a disabled person, as defined in s. 100.264(1)(a), and 
manufactured by, used, by or in the possession of the disabled person or in the 
possession of the disabled person’s personal care worker or other caregiver. ) 

 

U. DENIAL PROCESS: Will the project incorporate the denial process detailed below? 

Acceptance is required for funding.  
 

Yes No 

☒ ☐ 

 

1.  Prior to a denial based on a criminal record, the housing provider shall 
provide the applicant access to a copy of the criminal record at least five 
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days prior to the issuance of denial and an opportunity to dispute the 
accuracy and relevance of the report, which is already required of HUD 
assisted housing providers.  See 24 C.F.R. § 982.553(d), which applies to 
public housing agencies administering the section 8 rent assistance 
program. 

2.  Prior to a denial based on a criminal record, the housing provider shall 
provide the applicant the opportunity to exclude the culpable family 
member as a condition of admission of the remaining family members. 

3.  Prior to a denial decision, the housing provider is encouraged to meet with 
the applicant to review their application and make an individualized 
determination of their eligibility, considering:  (a) factors identified in the 
provider’s own screening policies, (b) if applicable, federal regulations, 
and (c) whether the applicant has a disability that relates to concerns with 
their eligibility and an exception to the admissions rules, policies, 
practices, and services is necessary as a reasonable accommodation of 
the applicant’s disability.  In making a denial decision, the housing 
provider shall consider all relevant circumstances such as the seriousness 
of the case, the extent of participation or culpability of individual family 
members, mitigating circumstances related to the disability of a family 
member, and the effects of denial on other family members who were not 
involved in the action or failure. 

4.  The property manager will base any denial on sufficient evidence. An 
arrest record or police incident report is not sufficient evidence. 
Uncorroborated hearsay is not sufficient evidence. 

5.  Denial notices shall include the following: 
a) The reason for denial with details sufficient for the applicant to prepare 
a defense, including: 
i) The action or inaction forming the basis for the denial, 
ii) Who participated in the action or inaction, 
iii) When the action or inaction was committed, and 
iv) The source(s) of information relied upon for the action or inaction. 
b) Notice of the applicant’s right to a copy of their application file, which 
shall include all evidence upon which the denial decision was based. 
c) Notice of the applicant’s right to copies of the property manager’s 
screening criteria. 
d) Notice of the right to request an in-person appeal meeting on the denial 
decision by making a written request for a hearing within 45 days.  The 
housing provider is not required to hold the unit open while the appeal is 
pending. 
e) Notice of the right to have an advocate present at the in-person appeal 
meeting and of the right to be represented by an attorney or other 
representative. 
f) Notice of the right to present evidence in support of their application, 
including, but not limited to evidence related to the applicant’s completion 
or participation in a rehabilitation program, behavioral health treatment, or 
other supportive services. 

6.  If the applicant requests an in-person appeal meeting, the hearing will be 
conducted by a person who was not involved in or consulted in making the 
decision to deny the application nor a subordinate of such a person so 
involved.   

7.  The in-person appeal meeting shall be scheduled within ten working days 
of the request, unless the applicant requests a later date. 

8.  A written decision on the application shall be provided to the applicant 
within ten working days after the in-person appeal meeting. 
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V. TENANCY ADDENDUM:  Affirm the project will include the following provisions within all tenant 

leases or as an addendum to all tenant leases? This is required to be eligible for project 

funding. 

 

Yes No 

☒ ☐ 

 

a. Security Deposits.  The amount of a security deposit shall not be more than one month’s rent. 

 

b. Late Fees and Other Fees.  Late fees must be set forth in the rental agreement. Late fees shall not exceed 
5% of the tenant’s portion of the monthly rent.    

c. All other fees. All other fees must be directly related to the cost for a specific amenity or service provided to 

the tenant and comply with all applicable laws.  Non-essential services must be transparently identified, and 

allow tenant to opt out of services if tenant chooses.  Junk fees are prohibited and defined as unnecessary, 

deceptive, or poorly disclosed charges not tied to a legitimate service or cost, and that place an undue 

burden on tenants. (For example, application fees above $25 dollars pursuant to Wis. Stat. § 704.085, 

compounding fees, penalty fees, eviction filing fees, attorney’s fees, processing fees, convenience fees for 

payment, pest control fees, insurance fees, administrative fees or any fees that encompass basic tenancy 

service.) 

d. Rights of Youth to Access Common Spaces.  Youth under the age of 18 are allow to use and enjoy 

common areas without supervision. This does not preclude reasonable rules in ensure the safety of children 

and youth.  

e. Written Notice for Termination of Tenancy.  Landlord or landlord’s agent must serve written notice upon 

the tenant specifying the grounds (e.g., the dates of relevant event/s, names of parties, reasoning, source of 

information and relevant documents) for the action at least 30 days before the termination of tenancy, unless 

shorter timeframe is required by federal funding. Termination for imminent threat of serious physical harm 

under WI Statute § 704.16(3) and criminal activity under WI Statute § 704.17(3m) are exempted from this 

requirement. 

f. Good Cause for Termination.  A tenancy may not be terminated during or at the end of the lease unless 

there is good cause.  Good cause is defined in include the following:  (i) a serious violation of the lease; (ii) 

repeated minor violations of the lease; or (iii) a refusal to re-certify program eligibility.  Repeated means a 

pattern of minor violations, not isolated incidents.  Termination notices and procedures shall comply with 

Chapter 704 of Wisconsin Statutes and federal law, when applicable.  Written notice is required for non-

renewal and shall include the specific grounds for non-renewal and the right of the tenant to request a 

meeting to discuss the non-renewal with the landlord or landlord’s property management agent within 

fourteen (14) days of the notice.  If requested, the landlord or property management agent will meet with the 

tenant to discuss the non-renewal, allow the tenant to respond to the alleged grounds for non-renewal, and 

pursue a mutually acceptable resolution.  

 

g. Reasonable Guest Rules.  Tenants have the right to have guests. In the event the property management 

establishes rules related to guests, they must be reasonable.   Unreasonable rules include, but are not 

limited to the following: (1) Prior authorization of guests by the property management, unless the guest is 

staying for an extended period of time (e.g. more than 2 weeks); (2) Prohibition on overnight guests; (3) 

Requiring that the resident be with the guest at all times on the property. (4) Requiring guests to show ID 

unless requested by the tenant. (5)  Subjecting caregivers, whether caring for a child or children, or an adult 

with disabilities, to limitations on the number of days for guests. 

 
Landlord may ban a person who is not a tenant from the rental premises if the person has 
committed violent criminal activity or drug related criminal activity at rental premises.  No 
person shall be banned from the rental premises without the consent of the tenant unless 
the following have taken place:  
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 (1) A notice of the ban is issued to the tenant stating the: 
(a) name of the person banned, 
(b) grounds for the ban including, (i) the specific facts detailing the activity 
resulting in the ban; (ii) the source of the information relied upon in making the 
ban decision; and (iii) a copy of any criminal record reviewed when making the 
ban decision; and 
(c) the right of the tenant to have a meeting to dispute the proposed ban, discuss 
alternatives to the ban, and address any unintended consequences of the 
proposed ban. 

(2) If requested, a hearing on the ban has taken place to provide the tenant an opportunity 
to dispute the proposed ban, discuss alternatives of the ban, and address any unintended 
consequences of the proposed ban. 
 

A tenant may not invite or allow a banned person as a guest on the premises, provided the Landlord has 
followed the proper procedure and given notice to Tenant as set forth herein. 

 
A tenant who violates the guest policy may be given a written warning detailing the facts of the alleged 
violation.  The written warning shall detail the violation, and warn the tenant that repeated violations may 
result in termination of tenancy.  Tenants that repeatedly violate the guest policy, (e.g. three (3) or more 
violations within a twelve (12) month period) may be issued a notice of termination in accordance with state 
and federal law.   

 
Nothing in this policy limits a person’s right to pursue a civil order for protection against another individual. 
 

h. Parking Policies.  Parking policies and practices must comply with applicable laws.  Vehicles shall not be 

towed to a location that is more than 6 miles from the rental premises, unless there is not a towing company 

with a tow location available within 6 miles. 

 

W. PARTNERING TO END HOMELESSNESS:  In the space below, indicate the project’s 

willingness to partner with Homeless Services Consortium member agencies and to end 

homelessness for individuals and /or families by providing a preference for households 

experiencing homelessness.  To be eligible for funding, projects must be willing to target a 

minimum of 20% of the total project units for referrals from Homeless Services Consortium 

agencies. 

JT Klein Company is committed to supporting Dane County’s Housing First goals and will continue 
to actively pursue strategies that contribute to ending homelessness in the region. As part of this 
ongoing commitment, JT Klein is prepared to work in partnership with the Dane County Homeless 
Services Consortium (HSC) to help provide stable housing solutions for individuals and families 
experiencing homelessness. At Oak Ridge Mount Horeb, JT Klein will set aside 8 units targeting 
individuals or families receiving case management services through the HSC’s Community-Wide 
Priority List for Housing. To ensure coordinated placement and support, JT Klein will enter into an 
agreement with Lutheran Social Services (LSS) to work collaboratively with HSC. These partners 
will help identify eligible tenants, coordinate placement, and provide ongoing case management 
to ensure housing stability. 
In line with best practices and the project's commitment to prioritizing vulnerable populations, the 
8 supportive housing units will be held open exclusively for individuals on the HSC list for a 
minimum of 30 days during the initial lease-up period. During this time, JT Klein and its service 
partners—LSS and the Dane County Veterans Service Office (CVSO)—will conduct targeted 
outreach to inform eligible individuals of the opportunity and assist with the application process. 
 
During the 30-day exclusive period, the supportive service providers will guide applicants through 
the application, income verification, and screening processes. If a qualifying applicant is actively 
working with the service provider to complete their application, JT Klein will provide flexibility and 
may continue to hold a unit open beyond the 30-day period to accommodate the process. 
Following this exclusive leasing window, JT Klein will continue to prioritize members of the 
targeted populations but will begin accepting applications from other income-eligible residents. 
Throughout the life of the project, JT Klein will maintain strong partnerships with LSS and CVSO 
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to ensure that these supportive units are filled by those who need them most and that residents 
continue to receive the services necessary to maintain stable, independent housing. 
 
 
 

      
  

Total # of Project 
Units 

# of Units Targeted to 
Individuals/Families experiencing 
homelessness 

% of Units Targeted to 
Individuals/Families 
experiencing 
homelessness 

40 8 20% 

 
Name of Supportive Services Provider for Coordinated Entry referrals?  

Lutheran Social Services of Wisconsin & Upper MI  

 
Does identified referral partner have access to Coordinated Entry (CE)?  If not, how will CE referrals 
be made?  

Yes 

 
What support will be available to CE referrals during the application process (e.g., transportation to 
application site, assistance gathering required documents).  

Property management staff will work closely with supportive service providers, including Lutheran 
Social Services (LSS) and the Dane County Veterans Service Office (CVSO) to ensure that CE 
applicants receive individualized assistance. This includes setting aside time for in-person or 
phone-based support to walk applicants through the steps of the process, answering questions, 
and helping applicants gather the required income, identification, and housing history 
documentation. 

 
 

What additional barriers can the project remove to ensure households experiencing 

homelessness are able to access targeted units (e.g. waiving of screening criteria unrelated to 

compliance with Section 42 LIHTC program). 

JTK will work with the property management team to create a Tenant Selection Plan (TSP) outlining 
the application and screening project for ORMH. Attached to this application is a sample copy of a TSP 
created for a similar JTK project that received a Dance County AHDF award in a prior year. ORMH has 
agreed to all screening criterias' outlined in Sections "P", "S", "T", "U", & "V". These criterias will remove 
additional barriers that are not required under the compliance of the Section 42 LIHTC program. 
 

ORMH is committed to providing equitable access to housing while maintaining consistent screening 
practices that align with all local, state, and federal Fair Housing guidelines. While the development 
team recognizes the unique challenges faced by individuals experiencing homelessness, the project 
must ensure that all applicants are screened using the same objective criteria to remain compliant 
with Fair Housing law. 

 

SUPPORTIVE SERVICES:   
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X. SUPPORTIVE SERVICES SUMMARY:  Please provide a summary of supportive services below.  

Subsequent questions will ask for more detailed information: 
 

Supportive Services Partner:  Lutheran Social Services of Wisconsin & Upper Michigan 

Total annual budget for supportive services at project: $40,000.00 $5,000 per targeted unit 

Amount of annual funding project and/or developer will provide directly 
to supportive services at project:  

$40,000.00 

Full-Time Equivalent position(s) dedicated to providing services at project: 0.3 

Number of estimated weekly on-site hours of supportive services provided by identified 
partner: 

12 Hours 

Project will provide on-site services in a dedicated space: ☒ Yes ☐ No 

 

Y. SUPPORTIVE SERVICES:  Describe the experience and qualifications of the organization that 

will be providing supportive services. 

 Supportive services will be provided by:  

1. Lutheran Social Services  

2. Dane County Veterans Service Office (Referrals)  

 

1. Lutheran Social Services LSS is one of the oldest and most experienced service providers in the 

Midwest. All residents, including those in the supportive housing units, will have access to a Lutheran 

Social Services Service Coordinator, who will help to address their challenges and arrange services 

to they may learn the skills necessary to develop and maintain a healthy, stable lifestyle. LSS will 

focus on assessments and referrals to resources. Specific services to be offered include:  

• Completion of an intake assessment by the Service Coordinator. It is understood and agreed that 

the resident has to voluntarily agree to participation in the process.  

• Development of a case management plan. This plan may include referral to other resources, 

including Veteran or disability resources specifically if applicable.  

• The Service Coordinator will facilitate programming and supportive services for the project. This will 

be done through meetings between tenants and management to discuss any issues or concerns, as 

well as the scheduling of regular educational workshops or presentations.  

 

There will be an emphasis on presentations designed to assist residents in overcoming barriers as 

identified on the tenant assessments. Potential sessions could include, self-improvement, 

employment or educational opportunities, and financial management. LSS will establish a 

communication plan with the ORMH property management team prior to the start of marketing, which 

implements a partnership approach to supporting the tenants at both developments. It is important for 

the tenants at ORMH to view LSS and property management as a team, working together to provide 

a safe and thriving community. LSS and the property management team will implement bi-weekly 

check in calls or in person meetings to work discuss property updates, unit turnover, eviction 

prevention, and overall tenant or property needs. Additionally, facilitation of an annual meeting where 

tenants, management and the service provider can meet to discuss any issues or concerns. A full 

time LSS service coordinator has already been established and funded through the JTK portfolio and 

will be covering Oak Ridge Mount Horeb. This case manager will be able to coordinate support for 

residents as needed and will be available to travel to the property to meet with residents directly. 

 

2. Dane County Veterans Service Office (Referrals) The Dane County Veterans Service Office 

(CVSO) works directly with local veterans to help them access state/federal benefits and providing 

them with referrals to resources such as affordable housing. The management teams will work 

directly with CVSO during the lease up period to place veterans into supportive service units or other 

affordable units the veterans would qualify for. After lease up, a waiting list will be established to help 
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place future veterans. Both properties will display the CVSO contact information as well as materials 

and brochures of the Dane County Aging and Disability Resource Center. 

 

 

 

Z. Complete the table for supportive units proposed: 

 # of Bedrooms 

% of County Median 
Income (CMI) 

 
Total # of Units 

 
# of Studios 

 
# of 1 BRs 

 
# of 2 BRs 

 
# of 3 BRs 

 
# of 4+ BRs 

≤30% 8 0 5 3 0 0 

40% 0 0 0 0 0 0 

50% 0 0 0 0 0 0 

60% 0 0 0 0 0 0 

 

AA. PREFERENCES: Dane County AHDF requires a minimum of 20% of units provide a preference 

for households experiencing homelessness. Will the project require that these households meet 

additional preferences?  Indicate all anticipated preferences below. 
 

☒ Persons with disabilities ☐ Veterans 

☐ Household experiencing 
chronic homelessness 

☐ Individuals recovering from physical abuse, domestic 
violence, dating violence, sexual assault or stalking 

☐ Households who have 
child welfare or youth 
justice involvement  

☐ Persons with arrest and conviction records 

☐ Other:       
 

  

 

If the project will provide a preference for more than one target population, describe the approach that will 

be taken to apply preferences to tenant selection. 

NA 
 

 

BB. SCOPE OF SERVICES: Detail the services that will be provided to tenants and approaches 

supportive service partner(s) will use to address the needs of tenant population.  Indicate if 

services are targeted only to the supportive housing units, or are available to the broader tenant 

population.   

Supportive services will be tailored specifically for the supportive housing units, but will be 
available for any resident of ORMH to participate in. Please see the attached Letter and signed 
MOU from LSS going into further detail on their scope of services. 

 

 

CC. SERVICES STRATEGIES: Detail strategies the services partner(s) will use to engage tenants to 

support their housing retention, including tenants who have potential lease violations or whose 

housing is in jeopardy. 

Engagement begins with a comprehensive intake assessment and the development of a 
personalized Housing Stability Plan outlining goals, risk factors, and steps to maintain housing. 
LSS maintains open communication with property management to address potential lease 
violations early, engaging tenants in non-punitive, solution-focused conversations. When needed, 
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the provider will implement corrective action plans and connect residents to supportive services 
addressing behavioral health, employment, food access, and more. 

 

DD. SERVICES STAFF TRAINING:  Detail specific trainings that staff are provided/will be provided 

and their frequency, in particular, trainings focused on case management basics, community 

networking, progressive engagement, trauma informed care, harm reduction, de-escalation, 

and/or trainings related to cultural competency. 

Staff participate in a comprehensive onboarding process within their first 30 days, which includes 
foundational instruction in case management basics, progressive engagement strategies, and 
community resource navigation. This initial training equips staff with the tools they need to assess 
resident needs, build trust, and support housing retention effectively. Onboarding also covers 
Oakbrook Corporation’s policies and procedures to ensure close alignment between supportive 
services and property management operations.  
 
Monthly team meetings include ongoing skill refreshers, peer case reviews, and updates on local 
community resources. This structured, multi-faceted training approach anchored by a strong 
understanding of Fair Housing principles ensures Oakbrook’s staff are fully equipped to foster 
inclusive, stable, and respectful housing environments for all residents. 

 

EE. TENANT ACCESS:  Describe how tenants will access services.  For example, will services be 

on-site at the development in designated space, or by referral to off-site community supports.  

We have a designated service coordinator with an office out of our Oak Ridge at University Park building 

in Madison. This office is what LSS is operating out of in this region and will be able to meet residents at 

any property in this area. LSS will hold reoccuring onsite meetings in a dedicated space at ORMH. 

Depending on the level of care needed, the LSS team may schedule additional meetings in the tenant's unit 

or an equivalent safe space, as needed.  

Tenant's will also be able to communicate with the supportive service provider via phone and/or email. 

Prior to moving in, LSS' materials and contact information will be available for future tenant. Any resident 

at ORMH will be able to schedule an in person meeting at the LSS satelite office within Oak Ridge 

University Park as well. 
 

 
 If services provided are referral to off-site community supports, please detail how tenants will 
 receive information on supportive services that are available to them before and after needs arise: 
 

To ensure residents are aware of these services, we will distribute informational flyers, send regular email 

updates, and post announcements in common areas. Additionally, we will host informational sessions with 

representatives from Lutheran Social Services to provide further details. 
 

 

FF. SERVICES SCHEDULE: Detail the frequency of services provided and/or a proposed schedule 

of when on-site services are available to tenants (e.g., Monday – Friday, 8:30-4:30 p.m.): 

Upon move-in, each resident at Oak Ridge Mount Horeb will receive a packet outlining the 
supportive services available to them and the contact information for the supportive service 
coordinator. During the lease-up phase, LSS will begin engagement by hosting on-site 
informational sessions to help residents gain an understanding of available services and how to 
access them. 
Following the lease-up phase, LSS will develop an ongoing Supportive Services Plan tailored to 
the needs of the residents, ensuring that appropriate services are accessible and responsive. As 
part of this plan, LSS will implement a regular schedule of on-site meetings to support the 
introduction, coordination, and ongoing management of services for residents. 



 

20 

 

JT Klein will provide a dedicated meeting space at Oak Ridge Mount Horeb for LSS and residents 
to hold quarterly meetings. In addition to scheduled meetings, residents will also be able to 
connect with the LSS coordinator by appointment, during regular office hours, or through phone 
or email communication, ensuring accessibility and consistency in support. 

 

 

GG. SERVICES COLLABORATION: How will the supportive services partner identify and collaborate 

with other community service providers in the target area: 

Lutheran Social Services will identify and collaborate with other community service providers through a 

comprehensive outreach strategy. This includes conducting community needs assessments, attending local 

networking events, and organizing regular meetings with other organizations and stakeholders. LSS will 

collaborate on joint programs and workshops. These efforts will create a comprehensive support network 

to address the diverse needs of residents in the target area. 
 

 

HH. SUPPORTIVE SERVICES FUNDING: Identify sources that will be used to fund supportive 

services at the development.  Describe funding structure, including annual amounts, and all 

proposed sources.  

 

☐ Portion of developer fee ☐ Annual Operating Support 

☐ Payments out of available cash flow ☒ Other: Supportive Services Reserve 

 

ORMH will establish a Supportive Service Reserve Fund upon completion of the project and final equity 

installment. This reserve will be funded in the amount of $600,000, and will be specficially dedicated to 

supportive services provided at ORMH. Each month or each quarter, the supportive service provider will 

submit an itemized invoice to the property to be approved and paid within 30 days. 
 

 

 

II. PERFORMANCE DATA:  Provide relevant performance data that provides insight into the 

supportive service partner’s experience serving the target tenant population(s), and the outcomes 

for their tenants. Metrics could include the number of individuals served in a related program in a 

year, housing retention rates for individuals served in that program, connections to employment, 

etc. 

 
Having developed and managed HUD subsidized housing since 1983 LSS entered the competitive work of 

tax credit housing in 2014. Since that time they have been fortunate enough to be partners in eleven (12) 

awards, including:  

1. Pebble Ridge - Madison, a 50 unit development in parnership with Herman & Kittle Properties (HKP)  

2. Jackson Square - Oshkosh, a 54 unit development in partnership with HKP  

3. Croft Place - New Richmond, a 51 unit development in partnership with HKP  

4. Haymarket Lofts - Milwaukee, a 72 unit development in partnership with HKP  

5. Tennyson Ridge - Madison, a 72 unit development in partnership with TW Sather and WHPC  

6. Gold Medal Lofts - Racine, a 79 unit development in partnership with J. Jeffers & Co. (Jeffers)  

7. Horlick Lofts - Racine, a 77 unit development currently under construction, in partnership with Jeffers  

8. Candice Lofts - Jefferson, a 36 unit development in partnership with Gorman & Co (Gorman)  

9. Union Corners - Madison, a 59 unit development in partnership with Gorman  

10. Valor on Washington - Madison, a 59 unit developmemt currently under construction, in partnership 

with Gorman  

11. Thirteen31 Apartments - Milwaukee, an 89 unit development.  

12. Autumn Ridge I - Middleton, a 55 unit development in partnership with JT Klein Company, Inc. 
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JJ. PROPERTY MANAGEMENT AND SERVICES PARTNER COLLABORATION: Describe how 

the supportive services partner, property manager, and the respondent will work together to 

ensure the best outcomes for tenants, such as housing retention (e.g. regular meetings between 

property management staff and supportive services provider to identify potential issues before 

they rise to the level of a noticed lease violation, joint training on training on trauma informed 

services or de-escalation).  If applicable, provide an example of how this partnership has worked 

to keep a tenant housed in other developments  

JT Klein Company, Inc. is partnering with Lutheran Social Services (LSS) to provide a variety of 
supportive services to the targeted residents of Oak Ridge Mount Horeb. Tenants will have access 
to the help they need through an LSS Service Coordinator who will help to address their specific 
challenges, and arrange services, that they may learn the skills necessary to develop and 
maintain a healthy, stable lifestyle. 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. LSS will establish a communication plan with the property management 
team prior to the start of marketing, which implements a partnership approach to supporting the 
tenants at each building. It is important for the tenants to view LSS and the property management 
as a team, working together to provide a safe and thriving community. LSS and the property 
management team will implement bi-weekly check in calls or in person meetings to discuss 
property updates, unit turnover, eviction prevention, and overall tenant or property needs. 
Additionally, facilitation of an annual meeting where tenants, management and the service 
provider can meet to discuss any issues or concerns. 

 

 

EXPERIENCE AND QUALIFICATIONS 
 

KK. EXPERIENCE AND QUALIFICATIONS:  Describe the experience and qualifications of your 

organization related to the development of multifamily housing for low-income households. 

In November 2014, Jacob T. Klein formed JT Klein Company, Inc. with the ambition to develop 

workforce, affordable senior, and market rate housing. Jacob’s role includes site identification, market 

analysis, securing entitlements, sourcing debt and equity financing and construction project 

management. Since 2004 JT Klein has developed over 1,020 units of housing in Dane County.  

 

Jacob T. Klein- President/Founder Mr. Klein is responsible for project development, leading all facets 

of the development process, including site identification and acquisition, city approvals, financial 

layering, tax credit approval, construction and lease-up, financing -- identifying various forms of soft 

cost subsidies, TIF analysis, construction and long-term debt financing as well as Tax Credit Equity. 

Mr. Klein is experienced in developing and performing construction management duties for 

independent senior apartments, assisted living and memory care as well as market rate and 

affordable general occupancy apartments. JT Klein Company has been awarded eleven LIHTC 

awards from WHEDA to support the development of 817 new affordable apartment units in Dane 

County. JT Klein Company was recognized as one of 2024's Top 50 affordable housing developers in 

the nation by Affordable Housing Finance Magazine.  

 

Kevin O’Donnell- Director of Development Kevin’s primary responsibilities with JT Klein include 

sourcing new projects and managing all aspects of the development cycle. He manages relationships 

with city officials, landowners, financial partners, attorneys, contractors, and community partners to 

help grow the affordable footprint in Wisconsin. Prior to JT Klein, Kevin developed his experience as 

an Asset Manager for a portfolio of properties in the Midwest. His prior experiences in asset 

management and property management provide him with a complete understanding of the functions 
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that each development needs to ensure it is successful. Kevin has developed & managed over 2,800 

LIHTC & Market units through new construction and the renovation process.  

 

Lutheran Social Services of Wisconsin and Upper Michigan (LSS) Since 1989, LSS's service 

coordination program has facilitated a variety of supportive services within multi-family residential 

communities. LSS's program is designed to promote and support self-sufficiency and independence 

for older adults, individuals living with disabilities, and others by connecting them with necessary 

resources and services. In 2019 alone, LSS offered onsite Service Coordination in safe, affordable 

and accessible homes for 2,697 residents. Over 93% of those residents stated they remained or 

became connected to their community. LSS offers a variety of Housing programs to fulfill the vision of 

healthy communities for all ages, needs, and incomes. - HUD Subsidized Housing: LSS owns and 

manages more than 30 subsidized communities, totalling more that 425 units. - Market Rate Housing:  

 

LSS manages Eastridge Estates, a 64 units independent living community for adults 55 and older. - 

Services to Persons experiencing Homelessness: LSS is involved in a variety of services to bring 

individuals and families our of homelessness ana into permanency in housing through Tenant Based 

Rental Assistance, Housing First, and Case Management Services - Afforable Housing/Tax Credit 

Empowerment Services: The LIHTC Program highlights LSS's commitment to remove barriers by 

providing quality, afforable rental housing. LSS's development partners bring the experience and 

resources necessary to rejuvenate existing buildings as well as develop new apartments and mixed 

use spaces. LSS brings development and supportive service experience as well as the ability to 

secure soft funds to better ensure award and ultimate success of the development. -Service 

Coordination: LSS service coordinators embody the core value; believe in the infinite worth of every 

person. Based on resident interests and needs, we offer information and referral in the following 

empowerment areas: -- Child and Adult Education -- Finacial Literacy -- Employment Services -- 

Health and Government Benefits 

 

 

 

LL. PROPERTY MANAGEMENT:  Describe the experience and qualifications of the organization that 

will be handling the ongoing property management.   

JT Klein has partnered with Oakbrook Corporation on all current and future developments within it’s 

portfolio. Oakbrook’s multifamily property management group has extensive experience managing 

apartment communities of all types and sizes, including urban mixed-use properties. These properties 

consist of senior or family communities which operate as market rate properties or were financed with 

Section 42 Low Income Housing Tax Credits or under various other state and federal programs. 

Oakbrook Corporation currently employs over 310 individuals and manages over 7,900 apartments in 

89 different properties in Wisconsin, Iowa and Illinois, and 50 commercial properties in the Madison 

area totaling over 1,700,000 square feet. With state-of-the-art software products, Oakbrook is 

equipped to provide a range of financial reports to property owners and other direct real time reports 

to tenants. These reports include balance sheets, income statements (with comparisons of actual to 

budget), sources and uses of funds statements, investor reports, occupancy and marketing reports, 

state and federal compliance reports, operating budgets which include proposed capital 

improvements. Oakbrook provides tenant communications that include real time work order status 

reports, leases with electronic signatures, online rental payments and rental applications. 

 

 

 

If a Property Manager has yet to be identified, please describe how one will be selected. 

NA 
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PROJECT FINANCING 
 

MM. BUDGET SUMMARY:  Indicate the sources and uses of all funds for this project.   

 
The County requires that the developer defer 40% of the developer fee as a financing source.  If the 
sources and uses for a project indicate that less than 40% of the developer fee has been deferred, 
the amount requested will be reduced by the difference between the percentage of the developer fee 
deferred and the required 40% 
 
For example:  Assume the developer fee is $1,000,000 and $350,000, or 35% of the fee is deferred.  
Also assume the request for county funding is $500,000.  The actual award would be reduced by 
$50,000 and the project would receive an award of $450,000, if selected. 
 

SOURCE AMOUNT  USES AMOUNT 

First Mortgage 2,340,000  Land $700,000 

WHEDA Loan 1,500,000  Site Work $500,000 

Dane County AHDF 3,800,000  Construction 8,880,000 

Deferred Developer Fee 1,002,961  Contingency $444,000 

Tax Credit Proceeds 3,857,039  Architect/Engineering $217,000 

AHP 2,000,000  Interim Construction $545,500 

             Perminant Financing $150,000 

             Soft Costs/Syndication $179,740 

             Developer Fee & Overhead $2,000,000 

             Reserve/Lease Up 
SSP Reserve 

$283,760 
$600,000 

TOTAL 14,500,000  TOTAL 14,500,000 

 

NN. Which of the identified sources have been secured?   

Oak Ridge Mount Horeb will be submitted as 4% deal tax credit project once all soures are in place. 

Wheda has indicated that they do not have a bond capacity issue, so ORMH will receive a 4% 

Federal award upon application. 

In the event that ORMH does not receive an AHP award, the project will be submitted to WHEDA as 

a competitive tax credit application in late 2025. 

 

 

 

OO. If the project will be applying for tax credits, please indicate which applications will be 

submitted (e.g. 4%, 9%, senior), and the proposed timeline for submittal. 

Federal 4% application will be submitted immediately upon commitments of underwritten sources in 

this application. 

As outlined in Section "NN" if the project does not receive all sources, the project will be submitted as 

a competitive tax credit application. 

 

 

 
PP. FUNDS NEEDED:  In the space below, please describe why AHDF funds are needed to ensure 

the viability of this project.  
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We are in an unprecedented time for construction pricing and material supply chain. Since the 2020 
Covid pandemic, construction costs have risen between 10-15% each year, if not more. Rising 
construction costs paired with rising interest rates have made affordable housing even harder to 
build. In April of 2024, JT Klein completed the construction bidding process of two other projects, 
University Park Commons II & The West End. Since that time, construction costs have continued to 
rise. Oak Ridge Mount Horeb will be an incredible project that will provide a substantial amount of 
affordable bedrooms across a variety of AMIs and unit sizes. We are requesting $3,800,000 of Dane 
County AHDF to help offset the rising construction costs. This development contains 56 affordable 
bedrooms, which equals a request of approximately $67,900 of funding per bedroom. Oak Ridge 
Mount Horeb is in the process of receiving final financing commitments to make it a shovel ready 
project. If awarded, this development will be able to utilize the funds immediately to move this much 
needed project forward. 
 
 

 

QQ. OPERATING BUDGET:  Complete the 20-Year Operating Budget, identifying the income 
and expenses, use additional pages as necessary.  An Excel file may be submitted in lieu of the 
Operating Budget provided that it contains all of the same column and row headers. 

 
OPERATING BUDGET 

 
 

 Year 
1 

Year 
2 

Year 
3 

Year 
4 

Year 
5 

Year 
6 

Year 
7 

Year 
8 

Year 
9 

Year 
10 

INCOME           
Gross 
Potential Rent 

                                                            

Vacancy                                                             
Other Income                                                             

Total Income                                                             
OPERATING 
EXPENSES 

          

Marketing                                                             
Payroll                                                             
Other 
Administrative 
Costs 

                                                            

Management 
Fees 

                                                            

Utilities                                                             
Security                                                             
Maintenance 
Expenses 

                                                            

Property 
Taxes 

                                                            

Supportive 
Services 

                                                            

Insurance                                                             
Reserves for 
Replacement 

                                                            

Total 
Operating 
Expenses 

                                                            

           
Net Operating 
Income 
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Debt Service                                                             
Asset  
Management 

                                                            

Cash Flow                                                             
 Year 

11 
Year 
12 

Year 
13 

Year 
14 

Year 
15 

Year 
16 

Year 
17 

Year 
18 

Year 
19 

Year 
20 

INCOME           
Gross 
Potential Rent 

                                                            

Vacancy                                                             
Other Income                                                             

Total Income                                                             
OPERATING 
EXPENSES 

          

Marketing                                                             
Payroll                                                             
Other 
Administrative 
Costs 

                                                            

Management 
Fees 

                                                            

Utilities                                                             
Security                                                             
Maintenance 
Expenses 

                                                            

Property 
Taxes 

                                                            

Supportive 
Services 

                                                            

Insurance                                                             
Reserves for 
Replacement 

                                                            

Total 
Operating 
Expenses 

                                                            

           
Net Operating 
Income 

                                                            

Debt Service                                                             
Asset  
Management 

                                                            

Cash Flow                                                             
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PROJECT TITLE

SHEET NUMBER

SHEET TITLE

ISSUED

PROJECT NO.

© Knothe & Bruce Architects, LLC

Phone:            8401 Greenway Blvd., Suite 900
608.836.3690                 Middleton, WI 53562

1
CA101 1" = 20'-0"

ARCHITECTURAL SITE PLAN
1 INCH =

GRAPHIC SCALE
0

(24X36 SHEET) FT20

20 40 60

SITE DEVELOPMENT DATA:
ZONING PD - PLANNED DEVELOPMENT

DENSITIES: LOT 1 LOT 2
 LOT AREA 46,579 S.F. / 1.06 ACRES 37,916 S.F. / 0.87 ACRES
 DWELLING UNITS 49 UNITS 40 UNITS
LOT AREA / D.U.            951 S.F. / D.U. 949 S.F. / D.U.
DENSITY 46 UNITS / ACRE 46 UNITS / ACRE

IMPERVIOUS SURFACE 32,892 S.F. (71%) 21,766 S.F. (57%)
NON-IMPERVIOUS/GREEN SPACE15,547 S.F. (33%) 14,268 (38%)

BUILDING HEIGHT 3 STORIES / 48'-0" AVG. 3 STORIES / 48'-0" AVG.

FLOOR AREA CALCULATIONS:
FIRST FLOOR 16,740 S.F. 14,500 S.F.
SECOND FLOOR 16,740 S.F. 14,500 S.F.
THIRD FLOOR 16,630 S.F.1  4,400 S.F.
TOTAL 50,110S.F. 43,400 S.F.

BASEMENT 18,830 S.F. 14,870 S.F.

DWELLING UNIT MIX:
STUDIO 6 0
ONE BEDROOM 30 24
TWO BEDROOM 13 16
TOTAL 49 D.U. 40 D.U.

VEHICLE PARKING STALLS:
UNDERGROUND GARAGE 47 (INCL. 1 ADA) 35 (INCL. 1 ADA)
SURFACE 12 13 (INCL. 1 ADA)
TOTAL 59 PARKING STALLS 48 PARKING STALLS

 PARKING RATIO 1.28 STALLS / D.U. 1.2 STALLS / D.U.

Architectural
Site Plan

CA101

Neighborhood Meeting - April 17, 2025
Plan Commission Submittal - May 23, 2025

Klein Perimeter Rd.

101 Perimeter Rd.
Mt. Horeb, Wisconsin

2514

SHEET INDEX
SITE
CA101 ARCHITECTURAL SITE PLAN
CA102 SITE LIGHTING PLAN

C100 CIVIL SITE PLAN
C200 GRADING & EROSION PLAN
C300 UTILITY PLAN

L100 LANDSCAPE PLAN

ARCHITECTURAL

BUILDING #1
AC100.1 BASEMENT PLAN
AC101.1 FIRST FLOOR PLAN
AC102.1 SECOND FLOOR PLAN
AC103.1 THIRD FLOOR PLAN
AC201.1 EXTERIOR ELEVATIONS
AC202.1 EXTERIOR ELEVATIONS
AC203.1 EXTERIOR ELEVATIONS - COLORED
AC204.1 EXTERIOR ELEVATIONS - COLORED

BUILDING #2
AC100.2 BASEMENT PLAN
AC101.2 FIRST FLOOR PLAN
AC102.2 SECOND FLOOR PLAN
AC103.2 THIRD FLOOR PLAN
AC201.2 EXTERIOR ELEVATIONS
AC202.2 EXTERIOR ELEVATIONS
AC203.2 EXTERIOR ELEVATIONS - COLORED
AC204.2 EXTERIOR ELEVATIONS - COLORED





 
 

 

 

 
 

 

 

 

      

 

 

  



 
 

    
  

  
  
  
  
  

  
  
  
  
  
  

  
  

  
  
  

 
  
  

  
  
  
  
  
  
  

  
  

  
  
  
  
  

  
 

  
 
 
 

 
  



 
 

 
 

 
  

  

 
  

 

 
 

 
  

 

 
 

 
 

 
 

 

 
 

 



 
 

 
  
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
  

 
 

 
 



 
 

 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
  

 



 
 

 
  

 
 

  
 

 
 

 
 

  
 

 
 

 
  
  
  
 

 
 

 

 
 



 
 

 

 
 

 
  

 

 
  

 

 

 
 

 
  

 

 
 

  
 

 
 

 
 

  
 

 

 
  

 
 



 
 

  

  
 

  
  

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

  
  

 
 

  

 

 
 

 



 
 

 
 

  
 

 
 

 
  
  

  
  

 

 
 

 
  
 

 
 

 
 

 
  

  
 

 
 

 

 
  
 

 
 

 

 



 
 

 
 

  
 

 
 

 
  

  
 

 
 

 
 

 
 

 
  

  
  
  
  

  
 

 
  
  
  
  
  
  
  



 
 

 

 
 

  
  
 

 
  

 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 



 

 
 

Act compassionately. Serve humbly. Lead courageously. 
 

Phone: (414) 246-2300 • Fax: (414) 246-2524 

6737 W Washington St, Ste 2275 
Milwaukee, WI 53214 

 

 

8/4/2025 

Dane County Department of Human Services 
Division of Housing Access & Affordability 
Attention: Ms. Jenna Wuthrich 
1202 Northport Drive 
Madison, WI 53704 

RE: Oak Ridge Mount Horeb -Commitment to Ending Homelessness 

Dear Ms. Wuthrich: 

As the proposed Supportive Services Provider for Oak Ridge Mount Horeb, Lutheran Social Services 
(LSS) is proud to partner with JT Klein on a development that addresses a critical need in Dane 
County—quality, affordable housing for individuals and families experiencing homelessness.  

LSS is deeply committed to ending homelessness in the communities we serve, including right here 
in Dane County. Our collaboration with JT Klein represents an impactful opportunity to advance this 
mission and make a lasting impact. 

Oak Ridge Mount Horeb will include sixteen integrated supportive housing units, including 30% units 
specifically designated for individuals experiencing homelessness. LSS will deliver comprehensive 
supportive services, through a collaborative services model, beginning with referrals from the 
Coordinated Entry (CE) system and continuing throughout each resident’s tenancy. From move-in 
day forward, residents will have the ability to connect to individualized services and supports 
needed to maintain housing stability and long-term success. Oak Ridge Mount Horeb will support 
this goal by providing an annual estimated Service Coordination budget of $40,000 or $5,000 per 
Supportive Service Unit, which equates to a Service Coordinator position of approximately 0.30 FTE.  

This partnership will not only provide safe, affordable housing but also create a pathway for 
residents to access the support they need to be successful at Oak Ridge Mount Horeb and beyond. 

 

Sincerely, 

 

 

Dennis Hanson 
Vice President 









Welcome to our Enterprise e360

Community, a platform that will facilitate a 360

exchange of documents and information, as well as

two-way communication with our partners.

Access to these portals can be gained through the

band above. This platform was designed to provide an

enhanced user experience for our partners, one on

which we will be building into the future. We look

forward to receiving your feedback, and

recommendations for how we can continue to improve

our work together.
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View More >>
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  Disaster Prep…

In the attached, please find

links to forms, guidance and

toolkits for your use to ensure

your teams and properties are

ready for an emergency. As

always, please reach out to your

Enterprise contact(s) if you

have any questions, concerns

or would like assistance

utilizing any of these resources.
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Oak Ridge Mount Horeb Operating Budget
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Income
Gross Potential Rent $579,192 $590,776 $602,591 $614,643 $626,936 $639,475 $652,264 $665,310 $678,616 $692,188

Vacancy (40,543)$                      (41,354)$             (42,181)$              (43,025)$              (43,886)$                     (44,763)$              (45,658)$             (46,572)$             (47,503)$              (48,453)$             
Other Income 14,700$                       14,700$              14,700$               14,700$               14,700$                      14,700$               14,700$              14,700$              14,700$               14,700$              

Total Income 553,349$                     564,122$            575,110$             586,318$             597,751$                    609,412$             621,306$            633,438$            645,813$             658,435$            

Operating Expenses
Marketing (8,000)$                        (8,080)$               (8,161)$                (8,242)$                (8,325)$                       (8,408)$                (8,492)$               (8,577)$               (8,663)$                (8,749)$               
Payroll (75,000)$                      (77,250)$             (79,568)$              (81,955)$              (84,413)$                     (86,946)$              (89,554)$             (92,241)$             (95,008)$              (97,858)$             
Other Administrative (12,500)$                      (12,875)$             (13,261)$              (13,659)$              (14,069)$                     (14,491)$              (14,926)$             (15,373)$             (15,835)$              (16,310)$             
Management Fees (27,667)$                      (28,206)$             (28,755)$              (29,316)$              (29,888)$                     (30,471)$              (31,065)$             (31,672)$             (32,291)$              (32,922)$             
Utilities (30,000)$                      (30,900)$             (31,827)$              (32,782)$              (33,765)$                     (34,778)$              (35,822)$             (36,896)$             (38,003)$              (39,143)$             
Security -$                              -$                    -$                     -$                     -$                             -$                     -$                    -$                    -$                     -$                    
Maintenance Exp. (30,000)$                      (30,900)$             (31,827)$              (32,782)$              (33,765)$                     (34,778)$              (35,822)$             (36,896)$             (38,003)$              (39,143)$             
Property Taxes (80,000)$                      (82,400)$             (84,872)$              (87,418)$              (90,041)$                     (92,742)$              (95,524)$             (98,390)$             (101,342)$            (104,382)$           
Insurance (18,000)$                      (18,900)$             (19,845)$              (20,837)$              (21,879)$                     (22,973)$              (24,122)$             (25,328)$             (26,594)$              (27,924)$             
Reserves for Replacement (12,000)$                      (12,360)$             (12,731)$              (13,113)$              (13,506)$                     (13,911)$              (14,329)$             (14,758)$             (15,201)$              (15,657)$             
Total Operating Expenses (293,167)$                    (301,871)$           (310,847)$            (320,104)$            (329,651)$                   (339,498)$            (349,655)$           (360,132)$           (370,939)$            (382,088)$           

Net Operating Income 260,181$                     262,250$            264,263$             266,214$             268,100$                    269,914$             271,651$            273,306$            274,874$             276,347$            
Debt Service (224,328)$                    (224,328)$           (224,328)$            (224,328)$            (224,328)$                   (224,328)$            (224,328)$           (224,328)$           (224,328)$            (224,328)$           
Asset Management (5,000)$                        (5,000)$               (5,000)$                (5,000)$                (5,000)$                       (5,000)$                (5,000)$               (5,000)$               (5,000)$                (5,000)$               
Cash Flow 30,853$                       32,922$              34,935$               36,886$               38,772$                      40,586$               42,323$              43,978$              45,546$               47,019$              
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