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	Board Meeting
	November 12, 2026


ROLL CALL

DELEGATE AUTHORITY TO THE COMPTROLLER TO APPROVE LEASE OF SPACE FOR THE UNIVERSITY OF ILLINOIS COLLEGE OF MEDICINE PEORIA AT 4600 N. BRANDYWINE DR., PEORIA, IL, CHICAGO


Action: 	Delegate Authority to the Comptroller to Approve Lease of Space for the University of Illinois College of Medicine Peoria at 4600 N. Brandywine Dr., Peoria, IL

Funding:	Institutional Funds Operating Budget


	The chancellor, University of Illinois Chicago, and vice president, University of Illinois System, with the concurrence of the appropriate administrative officers, recommends approval, subject to satisfactory resolution of final contract terms, that the comptroller be authorized to execute a lease, on behalf of Positive Health Solutions (PHS) at UI College of Medicine Peoria (UICOMP), for 24,669 square feet of clinical, pharmacy, and administrative space at 4600 N. Brandywine Dr., Peoria, Illinois. PHS must relocate from a deteriorating, functionally constrained leased site while preserving continuity of federally supported clinical services, protecting accumulated program income, and avoiding increased costs and patient care disruptions.	
Deeply aligned with UIC’s mission to provide the broadest access to the highest levels of educational, research, and clinical excellence, PHS is UICOMP’s HIV and primary care program serving Central Illinois. The program provides comprehensive medical, behavioral health, case management, nursing, outreach, and pharmacy support services to approximately 1,500 active patients and is the region’s leading HIV care provider. Through its multidisciplinary model, PHS addresses both the medical and social drivers of health by integrating primary, specialty, and HIV care with behavioral health resources, pharmacy services, case management, and outreach support. This coordinated approach improves medication adherence, patient retention, continuity of care, and overall health outcomes for vulnerable patient populations. In addition to its clinical mission, PHS serves as a critical educational and training site for UICOMP learners. The clinic functions as an Early Longitudinal Immersion Interprofessional Team Experience (ELI2TE) student training location, a continuity clinic for residents pursuing careers in infectious diseases, and an elective rotation site for medical students and residents in internal medicine, medicine-pediatrics, family medicine, and obstetrics and gynecology. Through direct participation in an interdisciplinary model of care, learners gain experience managing HIV and other complex medical conditions while addressing the social drivers that affect health outcomes. As UICOMP launches its recently approved Infectious Diseases Fellowship Program, PHS will serve as an essential clinical training site, providing fellows with comprehensive exposure to outpatient HIV medicine, primary care, population health, behavioral health integration, and team-based care.
		The proposed site offers opportunity for strategic investment in the future delivery of these integrated services throughout Central Illinois. PHS has experienced sustained growth across both its HIV specialty care and integrated primary care service lines. Since 2016, the primary care program has more than doubled in size, reflecting increased demand for accessible, coordinated healthcare services that address health disparities and provide inclusive care environments. Patient volume is expected to increase by more than 80 percent over the next decade, driving demand for additional clinical exam rooms, behavioral health offices, patient counseling spaces, pharmacy services, laboratory functions, outreach operations, and administrative support areas. The proposed facility provides sufficient capacity to accommodate these projected growth trends while preserving operational flexibility and maintaining high-quality, patient-centered care.
		PHS has operated its off-campus medical clinic in 14,704 square feet of leased space at 222 NE Monroe St., Peoria, IL, since 2016. The current lease expires on June 30, 2027. Continuing occupancy at this location is not a viable option. The proposed relocation is necessary to address significant operational, patient care, and facility-related risks while supporting future growth, as the building’s deteriorating condition and space limitations no longer meet the needs of a growing healthcare operation. Key concerns include persistent HVAC failures, recurring water damage, inadequate restrooms, poor common-area maintenance, parking structure safety hazards, and insufficient space for clinical, behavioral health, staff, and patient support functions. Since these issues increase the risk of service disruptions, reduced patient satisfaction, staff inefficiencies and attrition, unexpected expenses, and potential impacts to federally funded healthcare services, it is in the university’s best interest to relocate. 
		In 2023, the university conducted a comprehensive real estate search to identify a long-term facility solution for PHS. After evaluating available properties across the Peoria market, the proposed location was determined to be the only site capable of meeting the program’s clinical, operational, geographic, privacy, and security needs, resulting in a Request for Information (RFI) waiver in February 2025 for specialized space available at only one location under 30 ILCS 500/40-15.
The proposed site offers 24,669 square feet of exclusive occupancy by UICOMP, supporting privacy, accessibility, continuity of care, and full control over physical security and circulation, operational workflows, and patient access. The site offers a unique opportunity to consolidate clinical and administrative functions for operational efficiencies and provides for main-level clinical, drive-through pharmacy, and laboratory services, onsite behavioral health and case management, as well as ample parking, accessibility via interstate and public transportation, and proximity to local hospitals and the UICOMP campus. The facility allows UICOMP to expand patient access, support staffing growth, and improve operational efficiency, as well as establish a stable operational platform capable of supporting projected growth to more than 2,750 patients by 2034, while preserving institutional flexibility and minimizing long-term risk. 
		The landlord is 2018DT South Beloit, LLC. The term of the proposed lease is ten (10) years commencing on substantial completion of the tenant improvements (TI) and includes two five-year (5) options to renew at negotiated rents. Recent legislative changes (30 ILCS 500/40-25 Sec. 40-25 Length of leases) allow lease terms exceeding ten (10) years when capital improvements exceed $100,000. The opportunity to extend the term for a total of twenty (20) years is in the best interest of the university because capital improvement costs to fit out the space will exceed $100,000. The costs of relocating to and fitting out a new space at the end of the initial lease term would be substantial.
The financial structure was intentionally designed to minimize institutional risk, preserve liquidity, and maintain flexibility while leveraging existing program resources and favorable lease economics. The project includes approximately $5.2 million in tenant improvements, funded through a combination of PHS reserves of $3.7 million landlord contribution of $413,373, and amortized TI reimbursements of approximately $1,080,000 over the initial term of the lease. The proposed base rent is initially $10.50 per square foot, with 2 percent annual escalations, for a total initial-term base rent of $2,835,305. The first year includes three months of rent abatement of $64,765, reducing first-year base rents to $194,296 and generating immediate transition-year savings. The proposed rate is substantially below the current lease rate of $16.80 to $17.45 per square foot. 
The university will be responsible for limited routine repairs, services, and maintenance to the premises typical of sole tenancy, including its own utility usage, telephone, internet, waste removal, janitorial, landscape maintenance/mowing, and snow removal, as well as routine parking lot sealcoating and striping, currently estimated to be around $6.83 per square foot. The landlord will remain responsible for costs of all capital improvement, including installation of new HVAC units for the building; repairs to all building structural and underground components; and repair costs exceeding $1,500 for electrical, plumbing, and HVAC system repairs.
The landlord’s costs for insurance and taxes will be passed through, with such costs estimated to begin at $1.75 per square foot, or approximately $42,720 per year. The property is located within the Northwoods Mall Tax Increment Financing (TIF) Redevelopment District, creating the expectation of tax-increment-related rebates to offset the landlord’s future real estate tax pass-throughs to the university. While the university anticipates the City will offer a beneficial rebate structure, the amount, timing, and structure of any TIF benefit will be finalized in a redevelopment agreement between the City of Peoria and the landlord, so PHS’s current financial plan does not rely on TIF rebates to support the lease or build-out. Approval of the proposed lease aligns with the university’s clinical, financial, community health, and operational priorities. The project addresses immediate facility deficiencies, protects critical federally funded healthcare services, supports projected growth, and secures a long-term facility solution at favorable economic terms. 
The Board action recommended in this item complies in all material respects with applicable State and federal laws, University of Illinois Statutes, The General Rules Concerning University Organization and Procedure, and Board of Trustees policies and directives.
The president of the University of Illinois System concurs.
