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AGENDA

I. Executive Director Update

II. Amani Homeownership Initiative

III. Selection of Conference Topic

IV. Consent Agenda
A. Approval of DYCU Contract
B. Approval of Athena Contract
C. Approval of December 16, 2025 Minutes
D. Approval of January 25, 2026 Minutes
E. Approval of Q4 2026 Financial Statements

V. Governance
A. Secretary Conversation
B. Board Vacancy Conversation
C. Governance Consultant & Conversation

VI. Communication Agreement

VII.   Adjourn



2025 Highlights15 Early Childhood 
Educator Homes Sold

CDA & RACH 
Advocate at the Capital

Harambee TID 
Approved

We build systems, communities & homes

Resident Council restores 
$1.4 Million in 
Down Payment Assistance

Launch Pad &
Accelerator



Impact Allies

Internal Learning
49/36 Resident Collab.
3/1 National Presentation
335/120 Training Hours

78/80 New Homes
38/80 Acquired Homes

986/926 New Homeowners

2/2 New Funders
1542 Gross Attendance
97% Net Promoter Score

3/2 Process Improvements
6 mos. Op. Reserve

0% Employee Vacancy

2025
Balanced 
Score Card



Collective Objectives
Grow homebuyer counseling & down 
payment assistance (DPA)

Acquisition Fund to combat predatory 
acquisition 

Vacant Lots to 1st Generation Homes 

Alternative lending based on rental 
history and 40 – 60% DTI

Policy to protect families vulnerable to 
displacement.



2022 2023 2024 2025 2026

Grow Down Payment Assistance & 
Homebuyer Counseling by 10%/Year

Build System 
to track

Set Baseline:
765

863/841 986/926 1,018

Vacant Lots to Entry Level Homes: 
develop a sustainable system of 100 
new homes per year

Baseline:
20

42/40 59/60 78/80 100/year

Acquisition Fund: develop a sustainable 
system to acquire 100 homes per year

Build and 
Fund new 

system

Set Baseline:
40

89/60 38/80 100/year

Alternative Lending: develop a 
sustainable system to lend to 200 
families per year on the bench

Develop 
Business 

Plan

36 37 38

Policy to protect families vulnerable to 
displacement.

Collaborate 
on  H.B.O.R

Develop 
Phase I 
H.B.O.R

Implement 
Phase I 

H.B.O.R.

Annual Objectives & Key Results



COLLECTIVE AFFORDABLE HOUSING OKRS: 2026 Q1

Grow DPA Acquisition Fund Entry Level Homes Alternative 
Lending

Policy to protect 
vulnerable families

Long 
Term 
Goal

Grow Down Payment 
Assistance (DPA) & 
Homebuyer Counseling 
by 10% each year for 5 
years

Acquire 100 single family 
homes and duplexes 
every year that would 
otherwise be investor 
owned and sell to 
homeowners

Construct 100 entry level homes 
on vacant lots every year

Create a local 
lending pool 
that lends to 
first time 
homebuyers 
based on rental 
history

Continued evaluation of 
displacement threats and 
the development and 
implementation of policy 
to protect families 
vulnerable to 
displacement.  

Q1 OKR
Update

 Adoption of TID 
extension at state 
level.

 Complete title review 
for all LIHTC 
homeownership 
homes

 Complete Northside 
Initiative I sale to Acts

 Close Harambee Transaction
 Submit Amani TID Application
 Amani Land Sales

 Establish 
Lender’s 
Council

 Connect with City 
and County Sponsors 
Legislative Sponsors

 Present at State 
events

Proposed 
Q2 OKR

 2026 Place Based DPA 
Requests

 2nd Round of Capital 
One Grant

 Complete Northside 
Initiative I sale to Acts

 Submit Amani TID Application
 Location of 2027 TID
 2nd Round of Capital One 

Grant

 Establish 
Lender’s 
Council

 City and County 
legislation introduced 



Communications Resident 
Collaboration

Org. Structure & 
Financial

Legal Data

Long Term 
Goal

Excellent 
communication with 
residents, practitioners 
and funders 

Continuous Resident 
Collaboration 

An organizational 
structure and budget 
that positions CDA to 
maximize collective 
action in housing.

Excellent legal support 
to guide complicated 
policy analysis.

Excellent data to guide 
strategy

Q4 OKR
UPDATE

  Branding Session
 Annual report
 Amani Newsletter
 Mural Unveiling
 Media Training

 RACH Nominations
 Townhome 

engagement

Launch Lender’s 
Council

 Launch Policy 
Council

 Begin 2025 audit

 Explore Tax-Exempt 
Bonding.

 Lease-to-own 
contracts

 Year in Review Data
 Beta Displacement 

Data
 Amani TID Maps

Proposed 
Q1 OKR

Bus Tours   RACH 
Orientation/Retreat

2027 TID engagement

Launch Lender’s 
Council

Launch Public 
Investors Council

2025 Audit Complete

 Membership 
Transfer Agreements

 Beta #2 
Displacement Data

ORGANIZATIONAL OKRS – 2026 Q1



CAE Evaluation, Board Assessment, Board Orientation/Agreement, 
Fundraising Plan, Staff Onboarding, Volunteer Management

Succession Plan, Evaluation Plan

DRAFT
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IV. Consent Agenda
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Amani Homeownership Initiative

Amani Homeownership Initiative Update

Overview: This initiative will build over 90 homes in the 
Amani neighborhood. These homes will be sold at 
affordable prices to create local homeownership.

Background: After community led planning, the City 
adopted the Fond du Lac & North plan in 2021. 
Residents said they want more homeownership and to 
promote stable and affordable rental housing.



• Housing Tour of exclusively Amani residents to comment on design and 
different ownership structures (4/12/2024)

• Presentation to Housing Committee (8/7/2024); 
• Amani residents attended national Reclaiming Vacant Lots Conference 

(10/8/2024); 
• Update and input from Amani United Housing Meeting (approx. 10 residents 

(11/6/2024); 
• Amani residents attend Next Gen Bus Tour (4/2025)
• Updates and direction from Amani United Housing Meeting (6/4/2025) 
• Presentation table at Amani Harvest Fest (10/2025); 
• Tour exclusively Amani residents including Emem Homes tax credit model 

(10/27/2025); 
• Continued meetings with Amani United Housing Committee (11/2025)
• Meet the Developers Meeting (2/16/2026)
• Meet the Developers Meeting #2 (weather postponed)
• Bi-weekly project team meetings including Amani United and DC leaders, 

virtually available to all
• Monthly Newsletter and Website

Resident Collaboration



Mural by Tia Richardson

Amani Homeownership 
 Initiative

Dec 2025: WHEDA 
Project Concept 

Application 
Deadline 

(Emem Group)

Feb 2026: WHEDA 
Response

Mar 2026: Submit 
Tax Incremental 

District (TID) 
Application with the 

City

Summer 2026: 
Construction Begins

Dec 2026: 
Resubmit WHEDA 
Application if not 

selected this cycle

2026-2028: 
Additional 

Construction

2024 Pre-Events
4/12/2024 Bus Tour - 
NextGEN Home Amani

8/7/2024 Dominic Center - 
Homeowners Bill of Rights 
Sessions

10/8- 10/2024 5 attendees’ 
registration, hotel & flight

11/6/2024 Amani United 
Housing Meeting

2025 Pre-Events
6/4/2025 Amani United 
Housing Meeting

10/27/2025 Bus Tour - 
NextGEN Home Amani 

2026 Expanded Resident 
Engagement

Amani Homeownership Initiative Timeline
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Amani Homeownership 
 Initiative

Amani Homeownership Initiative 
Proposed TID Map
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Amani Homeownership 
 Initiative

Habitat for Humanity and Emem Group will build most of the homes



Measuring Displacement

- # of Mortgages 
Issued

- # of 
Homeowners

- # of Vacant Lots
- # of Vacant Homes
- # of Housing Units

- # of Families by 
Income

- # of Families by Race

- # of High Value 
Mortgages

- Change in Assessed 
Value

- Change in Rent

DEVELOPMENT 
WITHOUT 

DISPLACEMENT



Displacement by Abandonment

Displacement by Abandonment = The transfer of a property over time to absentee landlords that deplete a property of 
rent without making investments, eventually leading to abandonment of property and displacement of the last family 
that lived in the home.  

Homeowner Builds 
Home
(Circa 1950)

Homeowner sells to 1st 
landlord that depletes 
property of rent without 
making improvements
(Circa 1970)

Subsequent 
landlords continue 
the process until 
property is 
abandoned or 
demolished

Last family renting 
is displaced 
through landlord 
neglect, 
abandonment or 
foreclosure.



Displacement by Abandonment

Neighborhood Variable 2013 
Estimate

2023 
Estimate

2013 - 2023 
Significant?

Amani Total Housing Units 3,522 3,037 TRUE
Amani Vacant Housing Units 979 878 FALSE
Amani Occupied Housing Units 2,543 2,159 TRUE
Amani Owner-Occupied Housing Units 825 690 FALSE
Amani Renter-Occupied Housing Units 1,718 1,469 FALSE

Neighborhood Variable 2013 Estimate 2023 Estimate 2013 - 2023 
Significant?

Amani Total 2,543 2,159 TRUE
Amani Less than $50,000 2,052 1,505 TRUE
Amani $75,000 to $99,999 113 164 FALSE
Amani $50,000 to $74,999 316 350 FALSE
Amani $150,000 or more 44 62 FALSE
Amani $100,000 to $149,999 18 78 TRUE



Development without 
Displacement

Neighborhood Variable 2013 
Estimate

2023 
Estimate

2013 - 2023 
Significant?

Amani Total Housing Units 3,522 3,037 TRUE
Amani Vacant Housing Units 979 878 FALSE
Amani Occupied Housing Units 2,543 2,159 TRUE
Amani Owner-Occupied Housing Units 825 690 FALSE
Amani Renter-Occupied Housing Units 1,718 1,469 FALSE

Neighborhood Variable 2013 Estimate 2023 Estimate 2013 - 2023 
Significant?

Amani Total 2,543 2,159 TRUE
Amani Less than $50,000 2,052 1,505 TRUE
Amani $75,000 to $99,999 113 164 FALSE
Amani $50,000 to $74,999 316 350 FALSE
Amani $150,000 or more 44 62 FALSE
Amani $100,000 to $149,999 18 78 TRUE



Development without Displacement

https://www.urbandisplacement.org/wp-content/uploads/2021/08/19RD018-Anti-Displacement-Strategy-Effectiveness.pdf
https://www.urbandisplacement.org/


Development without Displacement

“. . . we found that both market-rate 
and subsidized housing development 
can reduce displacement pressures, 
but subsidized housing is twice as 
effective as market-rate 
development at the regional level.”

https://www.urbandisplacement.org/wp-content/uploads/2021/08/udp_research_brief_052316.pdf


What’s next on displacement

• National data suggests that the best way to mitigate displacement is by building more subsidized 
housing, in our case more subsidized homeownership opportunities.  Research also suggests, 
however, that subsidized housing by itself may not be enough to mitigate displacement caused by 
other market conditions.  

• Local data shows that subsidized homeownership opportunities (e.g. Habitat) have increased in 
value by 3.9% per year, where as the city’s residential average is 6.22% growth, so it is unlikely that 
subsidized homeownership is causing increased assessments, but we don’t have the tools to 
measure at the neighborhood level yet.

• CDA is working with Data You Can Use to build a neighborhood based tool to identify whether 
residents are being displaced by Divestment, Abandonment, or Gentrification.

• Habitat Homes are protected by a Right of First Refusal, MCLT has protections, and other CDA 
sponsored homes are protected by an Affordable Deed Restriction that restricts the appraised and 
resale value.

• A broader conversation about offering Affordable Deed Restrictions to other homeowners should be 
discussed.



Informational Materials





DRAFT Resolution # 2026-3 

The Chief Alliance Executive (CAE) is authorized to execute all documents on 
behalf of CDA, that the CAE deems necessary to implement the Amani 
Coordinated Backbone TID.  This includes without limitation:
A. Grant agreements with philanthropic donors;
B. Impact investment agreements with impact investors or lenders, 

including without limitation, a $1.9 million loan agreement with a lender.  
C. Developer Agreements and related documents with the City of 

Milwaukee; and
D. TID Contribution Agreements, including without limitation a $1.4 Million 

contribution to Milwaukee Habitat for Humanity, a $1.8 Million 
contribution to Emem Group its subsidiaries or affiliates, a contribution of 
$40,000/home constructed for Milwaukee Community Crossroads, and a 
contribution of $40,000 to Ezekial Community Development Corporation.
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• Developing a coordinated 
political roadmap for 
constitutional change

• Discuss language and 
mechanics to identify barriers

Pros: Consistent momentum
Cons: Repetitive, Requires a state 
audience.

Aging in Community
Advancing Constitutional 

Protections for Our 
Neighbors

• Sharing data, with particular focus 
on Displacement through 
Abandonment and incomes of 
neighborhoods we serve.

• Identifying barriers to supporting 
lower income buyers and begin 
solutioning

Pros: Vital to resolve in order to 
implement most of our strategies; 
Involves all allies
Cons: Could be perceived as de-
emphasizing constitutional efforts

Thriving in Place
Advancing Homebuyer 
Support for Stronger 

Neighborhoods

• Developing a coordinated political 
roadmap for more housing funds 
in the next state budget.

Pros: Vital to resolve in order to 
implement most of our strategies; 
Involves all allies
Cons: Requires a state audience, 
uncertainty around elections that will 
influence strategy.

Building 
Momentum

Mobilizing State Resources 
for Housing



0

200

400

600

800

1000

1200

1400

1600

$10,000 -
$19,999

$20,000 -
$29,999

$30,000 -
$39,999

$40,000 -
$49,999

$50,000 -
$59,999

$60,000 -
$69,999

$70,000 -
$79,999

$80,000 -
$89,999

$90,000 -
$99,999

$100,000 or
more

Who is moving from counseling to ownership?

Still in Counseling New Homeowners

Amani
$28.5K

Metcalfe
$28.5K

Sherman 
$44.5K

Clarke 
$44.5K

Midtown
$25.6K

Harambee
$31.5K

Lindsay H
$30.3K

Muskego 
$41.2K

Wash Park
$38.3K

Via 
$46.2K



DRAFT Resolution # 2026-4 

The CDA 2026 annual conference will be 
____________________________.
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DRAFT Resolution # 2026-5 

Consent Agenda
A. Approval of DYCU Contract
B. Approval of Athena Contract
C. Approval of December 16, 2025 Minutes
D. Approval of January 25, 2026 Minutes
E. Approval of Q4 2026 Financial Statements

The board approves the consent agenda items.  



AGENDA

I. Executive Director Update

II. Amani Homeownership Initiative

III. Selection of Conference Topic

IV. Consent Agenda
A. Approval of DYCU Contract
B. Approval of Athena Contract
C. Approval of December 16, 2025 Minutes
D. Approval of January 25, 2026 Minutes
E. Approval of Q4 2026 Financial Statements

V. Governance
A. Secretary Conversation
B. Board Vacancy Conversation
C. Governance Consultant & Conversation

VI. Communication Agreement

VII.   Adjourn



PROPOSALS RECEIVED

• Proposal 1 – Spectrum Nonprofit Services.  $225/hour, Est. $6,750. 
• Proposal 2 – Chaska Consulting. $200/hour, est. $8,000 - $11,000. 
• Proposal 3 – One Grove Strategies.  No hourly rate listed, est. $8,000 - 

$12,000.
• Proposal 4 – RBJ Community. No hourly rate listed, est. $4,000



DRAFT Resolution # 2026-6 

• The Board allocates $______ from the CDA Operating Reserve to 
engage a consultant on governance items identified by the ad hoc 
Governance Committee.  The committee is authorized to make a final 
selection on the consultant and scope.



AGENDA

I. Executive Director Update

II. Amani Homeownership Initiative

III. Selection of Conference Topic

IV. Consent Agenda
A. Approval of DYCU Contract
B. Approval of Athena Contract
C. Approval of December 16, 2025 Minutes
D. Approval of January 25, 2026 Minutes
E. Approval of Q4 2026 Financial Statements

V. Governance
A. Secretary Conversation
B. Board Vacancy Conversation
C. Governance Consultant & Conversation

VI. Communication Agreement

VII.   Adjourn



COMMUNICATION AGREEMENT

Guiding Principles & Agreements
• Our communication is centered on five core agreements that foster trust, respect, 

and mutual understanding across diverse cultures and time zones.
• Stay Engaged: Actively participate and remain attentive to the task or discussion
• Speak Your Truth: Share honest opinions while ensuring information is validated 

before sharing.
• Listen for Understanding: Strive to fully understand others’ viewpoints before 

responding.
• Honor Confidentiality: Respect the privacy of sensitive information shared within 

the team or in a professional context.
• Be Transparent: Communicate openly about decisions, challenges, and progress 

to maintain trust and accountability.
These agreements are the foundation for every interaction and are vital to the 
health of our team and the integrity of our mission.  
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