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5th floor Conference Room / 505 5th Ave 
 

10:00 a.m. 
Public Hearing 

 
10:15 a.m. 

BUSINESS MEETING 
 
Board Members Present: Board Members Absent: 
1. Ena Babic Barnes, Chair 1. Nathan Drew, Vice Chair 
2. TJ Brand, Treasurer 2. Matt McCoy, Secretary 
3. Dan Boes 3. Jill Altringer 
4. Jeff Damman 4. Ajay Kalra 
5. Sara Hopkins 5. Nathan Simpson 
6. Junior Ibarra 6. Jay Singleton 
7. Shawn Leisinger 7. Jodie Stephens 
8. Josh Mandelbaum  
9. Renée Miller  
10. Jeff Nichols  
11. Lindsay Rone  
12. Emily Stork  

 
19 board members; 10 quorum 
 
Staff: 
1. Toby O'Berry, Executive Director  
2. Mark Thompson, Director of Housing Development 
3. Matt Hauge, Director of Communications & Community Outreach 
4. Julian Neely, Director of Advancement & Community Investment 
5. Johnny Alcivar, Director of Planning, Research & Compliance 
6. David Teachout, Office Manager 

 
Toby O’Berry asked Ena Babic Barnes to open the public hearing. 
 

Public Hearing 
 

1. Public Comments on FY27 HAP 
2. Adjourn meeting 
 
Ena Babic Barnes, Chair, called the Public Hearing to order, declaring this is the time and 
the place set for the Public Input on the Polk County Housing Trust Fund’s Housing 
Allocation Plan for Fiscal Year 2027.  The final Plan, along with the Development 
Committee’s recommendation will come before the Board at its meeting on June 5, 2026.  
Notice of this Hearing was published in the Des Moines Register on May 20, 2026 and the 
Business Record on May 22, 2026. 
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Ena asked if there was anyone present or online who wished to address the board 
concerning the plan. Seeing no requests to speak, Ena declared the Public Hearing closed.  
 

BUSINESS MEETING 
 

1. Call to Order 
 
1.1 Welcome 
 
1.2 Roll-Call (David) 
 
1.3 Approve Agenda * 
 
Josh Mandelbaum moved to approve the agenda; seconded by Emily Stork. Motion carried 
unanimously. 
 
1.4 Approve April 2026 minutes * 
 
Dan Boes moved to approve the April 2026 minutes; seconded by TJ Brand. Motion 
carried unanimously. 
 
2. Report of the Finance Committee 
 
2.1 Recommend approval of March and April 2026 financials * 
 
SUMMARY – PCHTF monthly financials 
 
RECOMMENDATION – The Finance Committee recommends the Board approve the 
March 2026 - April 2026 Financial Reports as presented (board packet). 
 
Toby provided an update from the Finance Committee on behalf of TJ, who was unable to 
attend the meeting due to a scheduling conflict. The committee had a productive meeting 
and reviewed the March and April financial statements. 
 
For April, the organization remains in a strong liquidity position. Funds held in the Bankers 
Trust money market account, the interest income account, and the investments and Wells 
Fargo investment accounts are all earning interest while remaining liquid. Effective 
management of these assets is especially important given the organization's relatively 
small budget, as the interest income helps increase the amount of money available to 
distribute within the community. Overall, the financial outlook remains positive. 
 
Toby stated that the organization remains in a strong revenue position, despite revenues 
through April 2026 being below the annual budget. The shortfall is primarily due to the 
timing of projects rather than any reduction in funding. 
 
Two major items account for the variance: the planned $300,000 loan for the Develop the 
Developer Launchpad fellowship project, which is expected to be disbursed in June, and 
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the Work That Impacts Housing contract with Des Moines, which has been delayed as 
positions are posted and the project moves forward. 
 
Toby emphasized that these are timing issues, not losses of funding or decreases in 
revenue. In the meantime, unused funds continue to earn interest, and the organization 
remains in a very strong financial position. 
 
Toby reported that most fixed expenses are tracking closely with the approved budget. 
The main variances are in the program commitment accounts for Develop the Developer 
Launchpad (Account 425) and Work That Impacts Housing (Account 424), where both 
revenues and expenses are lower than budgeted due to project timing. Some of these 
funds are expected to carry over into the next fiscal year. 
 
He noted that the organization is also slightly under budget on staffing costs, which is 
viewed positively and is monitored regularly. Overall, the financial position remains 
strong, and the Finance Committee recommended that the board approve the April and 
May financial statements and invited a motion to do so. 
 
Jeff Damman moved to approve the March and April 2026 financial reports; seconded by 
Shawn Leisinger. Motion carried unanimously. 
 
2.2 Recommend approval of 2026/27 Budget* 
 
SUMMARY – Staff presented its recommendation for the FY2026/27 Budget. The budget 
reflects the recommendations of maximum allocations for the Development and Community 
Investment Committees’ allocations as well as the PCHTF’s Operating Budget for the fiscal 
year. The FY27 budget includes a 13% increase of funding within our Housing Allocation 
Plan for 2027. 
 
Revenue: FY27 Revenues are projected to decrease by $619,113 when compared to the 
prior year, due to a reduction in the grant/fundraising revenue line. The main reason for 
the reduction in revenue is the lack of a DTDL fellow project in FY2027, which would have 
included a $300,000 loan from PCHTF to the project in our budget. We expect the 2nd DTDL 
fellow development project to occur in FY28. 
 
Expenses: When comparing FY27 expenses to FY26, they have increased slightly at 3%, 
which is mainly due to an increase in dollars supporting the FY27 Housing Allocation Plan. 
The budget includes a $10,000 increase for health insurance expense due to the expectation 
that private insurance companies will pass the additional expense mandated by the state to 
customers utilizing private insurance in 2027. 
 
The Budget also includes a 4.5% cost of living increase for existing staff over last year’s 
salaries effective 7/1/2026. Most fixed expenses have only minimally increased from the 
prior year budget. 
 
Net Operating Income: The FY27 budget is forecasted to end the year with $11,134 of 
NOI. 
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Notes: 
 

1) The Budget is consistent with maintaining an approximate $350,000+ cash reserve 
as dictated by the organization’s cash reserve policy with the cash reserves estimated 
at $667,610 as of April 30,2026. 

2) The budget does not include the state and local fiscal recovery funds from Polk County 
held by the organization for allocation and distribution. Those funds are accounted 
for in our monthly financials. 

3) We will collect in a saving account the Pioneer Woods loan repayments to then invest 
those funds every 3-5 years in future affordable housing projects. 

 
RECOMMENDATION – The Finance Committee unanimously recommends the Board of 
Directors adopt the FY2026/27 Budget attached hereto (see matrix below). 
 
POLK COUNTY HOUSING TRUST 
FUND  FY27 FY26 Variance Variance 

  Draft Final $ % 
      
INCOME      

Polk County Investment 301-1 $1,500,000  $1,500,000  $0  0% 
State Housing Trust Fund FY26 302-1 $1,074,980  $1,052,822  $22,158  2% 

Grant/Fundraising 303-1 $403,200  $883,333  ($480,133) -54% 
Program management fees (SHTF) FY26 305-1 $119,442  $116,980  $2,462  2% 

Investment Interest Income 306-1 $5,000  $10,000  ($5,000) -50% 
Earned Interest Income 307-1 $40,000  $267,000  ($227,000) -85% 

Repaid/Recaptured Principal 319-1 $93,400  $35,000  $58,400  167% 
Sponsorships - CI Fundraising 396-1 $10,000  $5,000  $5,000  100% 

Sponsorships - Housing Symposium  $5,000  $0  $5,000  0% 
Misc Income / LHTF Lobby Receipts 399-1 $13,000  $13,000  $0  0% 

Total Receipts  $3,264,022  $3,883,135  ($619,113) -16% 

      
CARRYOVER FOR REALLOCATION      

Unallocated HAP Funds/ Deobligated 
awards from prior years  $260,276  $10,000  $250,276  2503% 

  $260,276  $10,000  $250,276  2503% 

      
TOTAL RECEIPTS/CARRYOVER  $3,524,298  $3,893,135  ($368,837) -9% 

EXPENSES      
      
PROGRAM COMMITMENTS      

Development Program Grants/Loans 401-1 $1,750,000  $1,550,000  $200,000  13% 
Community Investment Reinvestment 

Program Fund / Program Grants 402-1 $277,000  $400,000  ($123,000) 
-31% 

Homeless Point in Time 410-1 $1,050  $850  $200  24% 
Research Projects 422-1 $40,000  $50,000  ($10,000) -20% 

Work That Impacts Housing Pilot 424-1 $175,000  $300,000  ($125,000) -42% 
Develop the Developer Launchpad Pilot 425-1 $31,200  $450,000  ($418,800) -93% 

Events - Education and Outreach 407-1 $27,500  $27,500  $0  0% 
Program Total  $2,301,750  $2,778,350  ($476,600) -17% 
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POLK COUNTY HOUSING TRUST 
FUND  FY27 FY26 Variance Variance 

  Draft Final $ % 
      
OPERATIONAL EXPENSE      
      
Professional Fees      

Misc Professional Fees 501-1 $3,000  $3,500  ($500) -14% 
Accounting Services 502-1 $20,000  $20,000  $0  0% 

Audit Fees 503-1 $22,000  $22,000  $0  0% 
Total Professional Fees  $45,000  $45,500  ($500) -1% 

      
Staff Costs      

Salaries 511-1 $660,244  $632,242  $28,002  4% 
Health Insurance 512-1 $65,000  $55,000  $10,000  18% 

Payroll Taxes 514-1 $60,000  $60,000  $0  0% 
Retirement Plan 515-1 $60,000  $60,000  $0  0% 

PTO Payout 518-1 $20,000  $20,000  $0  0% 
Student Interns / Graduate Research 516-1 $12,000  $20,000  ($8,000) -40% 

Total Staff Costs  $877,244  $847,242  $30,002  4% 

      
Insurance      

Property 521-1 $0  $0  $0  0% 
Terrorism 522-1 $0  $0  $0  0% 

D&O Insurance 523-1 $0  $0  $0  0% 
Liability Insurance 524-1 $0  $0  $0  0% 

Workers Compensation 525-1 $0  $0  $0  0% 
Financial Institution Bond 526-1 $0  $0  $0  0% 

Total Insurance 520-1 $14,000  $13,800  $200  1% 

      
Office Expense      

Office Materials and Supplies 531-1 $4,000  $3,000  $1,000  33% 
Office Rent 532-1 $61,000  $61,000  $0  0% 

Copier 533-1 $2,800  $2,600  $200  8% 
Telephone/Internet 534-1 $6,000  $7,000  ($1,000) -14% 

Filing Fees 535-1 $900  $350  $550  157% 
Postage 536-1 $500  $500  $0  0% 

Printing/letterhead 537-1 $500  $500  $0  0% 
Bank Fees 538-1 $5,000  $4,500  $500  11% 

Total Office Expense  $80,700  $79,450  $1,250  2% 

      
Technology      

Equipment Maintenance Agreement 541-1 $15,500  $15,000  $500  3% 
Neighborly Software 545-1 $16,900  $16,100  $800  5% 

Equipment Replacement 543-1 $5,000  $3,000  $2,000  67% 
Total Technology Expense  $37,400  $34,100  $3,300  10% 

      
Fundraising      

Supplies/Design/mailing/food/events 552-1 $14,800  $12,300  $2,500  20% 
Total Fundraising Expense  $14,800  $12,300  $2,500  20% 

      
Education/Advocacy      

LHTF Housing State Lobbyist 561-1 $15,000  $15,000  $0  0% 
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POLK COUNTY HOUSING TRUST 
FUND  FY27 FY26 Variance Variance 

  Draft Final $ % 
      

Advertising/Marketing/Collateral 573-1 $14,750  $14,500  $250  2% 
Technology Hardware/Equipment 564-1 $6,000  $4,000  $2,000  50% 

Tickets/Tables/Sponsorships 580-1 $8,520  $8,520  $0  0% 
Total Education/ Advocacy Expense  $44,270  $42,020  $2,250  5% 

      
Staff and Board Development      

Dues Subscriptions & Membership 581-1 $16,100  $15,100  $1,000  7% 
Continuing Education 

(fees/transportation/lodging/food) 582-1 $27,000  $27,000  $0  
0% 

Board/Committee/Staff 
Meeting Expenses 583-1 $1,500  $4,000  ($2,500) 

-63% 

Total Board and Staff Development  $44,600  $46,100  ($1,500) -3% 

      
Total Operational Expense  $1,158,014  $1,120,512  $37,502  3% 

      
Total Organizational Budget  $3,459,764  $3,898,862  ($439,098) -11% 

      
Revenue Over (Under) Expenses  $64,534  ($5,727) $70,261  -1227% 

      
Back Out Pioneer Woods 

Loan Payments  $53,400     
Revenue Over (Under) Expense  $11,134     

 
Toby presented an overview of the FY 2026–2027 budget for the Finance Committee. On 
the revenue side, grant and fundraising income is projected to decrease compared with 
the prior year, largely due to the timing of projects and because fundraising needs are 
lower for the upcoming year. 
 
Toby highlighted line item 319, Repaid/Recaptured Principal, which represents repayments 
from loans previously made by the organization. Historically, the organization expects 
about $80,000 annually in repayments but typically budgets for only half that amount 
because some projects, particularly Low-Income Housing Tax Credit developments, do not 
always generate expected cash flow. Improved annual invoicing and reminders to 
developers have increased repayment collections. 
 
The FY27 budget includes a higher repayment amount because a loan with Anawim 
Housing for the Pioneer Woods project will begin repaying in January after being extended 
and refinanced into a 10-year amortizing loan with monthly payments. The budget 
assumes six months of repayment from this loan. 
 
Rather than incorporating these repayments into general operations, the organization 
plans to place the Anawim repayments into a dedicated savings account. Over the next 
three to five years, the board and Development Committee will determine how best to 
reinvest these funds, which is why the budget includes a separate line item to track the 
Anawim repayments. 
 



POLK COUNTY HOUSING TRUST FUND 
BOARD OF DIRECTORS 

Friday, June 5, 2026 
 

7/17/2026 Page 7 of 31 
 

Toby reported that projected FY 2027 revenue is $3.2 million, which is lower than the 
previous year but consistent with the agency's typical funding levels. 
 
A key item is the carryover for reallocation within the Housing Allocation Plan (HAP). In FY 
2026, approximately $117,000 in HAP funds went unspent because some projects did not 
require their full awards or because not all available funds were allocated. These unspent 
dollars have been carried forward into FY 2027, resulting in the new HAP having about 
$200,000 more funding than the previous year's plan. 
 
Toby explained that the carryover amount, reflected in line item 260, is significantly larger 
this year but tends to fluctuate from year to year. The agency routinely carries unused 
funds forward and reallocates them in subsequent years, ensuring the dollars remain 
available for housing initiatives. As a result, Toby expects the carryover amount in the 
next fiscal year's budget may be smaller. 
 
Toby explained that the FY 2027 budget increases funding for the Housing Allocation Plan 
(HAP) to $1.75 million, up from $1.55 million in FY 2026. The increase reflects the 
redeployment of unspent funds carried over from the prior year. 
 
Toby also discussed the Develop the Developer Launchpad program, a $300,000 initiative 
that provides loan funding for development projects that typically span 12 to 18 months. 
Because no new round of the program is scheduled for FY 2027, the related program 
commitment is expected to occur in FY 2028 instead. 
 
As a result, some budget categories show decreases from FY 2026 to FY 2027. Toby 
emphasized that these changes are primarily due to the timing of projects and funding 
cycles rather than reductions in the agency's overall commitments or priorities. 
 
Toby reported that the FY 2027 operating budget remains largely consistent with prior 
years, with fixed costs remaining stable. 
 
Within staffing costs, the budget includes a 4.5% cost-of-living adjustment for employees 
as well as a projected increase in health insurance expenses. Toby noted that recent 
actions by the state legislature may shift costs to private insurers, such as Blue Cross Blue 
Shield, to help address shortfalls in managed care organizations. Anticipating higher 
premiums, the budget includes a placeholder increase of $10,000 for health insurance 
expenses. Toby emphasized that the actual amount is uncertain due to many variables 
but wanted the budget to reflect a potential increase. 
 
Other operating expense categories—including professional fees, technology, fundraising, 
education and advocacy, and organizational development—are expected to remain 
straightforward and largely unchanged. 
 
Toby also noted that the organization's office lease expires in April of the next fiscal year. 
While the organization hopes to remain in its current space, future rent costs are 
uncertain and could increase or decrease depending on lease negotiations. No changes to 
office rent have been included in the FY 2027 budget at this time, but Toby wanted the 
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board to be aware that this is a potential variable moving forward. 
 
Toby noted that both revenues and expenses in the FY 2027 budget are lower than in FY 
2026. The budget shows a projected surplus of approximately $54,000, but Toby clarified 
that this amount is largely attributable to funds from the Pioneer Woods loan repayments 
that the organization intends to hold separately rather than use for operations. 
 
Excluding the Pioneer Woods funds, the organization's operating surplus is much smaller—
approximately $11,000, which Toby described as the organization's coverage ratio or 
operating cushion. 
 
Toby concluded the budget presentation by noting that the Finance Committee was very 
supportive of the FY 2027 budget. Committee members asked numerous questions and 
engaged in productive discussion before endorsing the proposal. 
 
Finally, Toby highlighted the organization's cash reserve calculation, which is reviewed 
annually to ensure sufficient liquidity to fund projects, cover operating expenses, and 
meet financial obligations. Toby reported that the organization is in a strong cash reserve 
position and well-equipped to manage its cash flow needs. 
 
Ena thanked Toby for preparing the FY 2026–2027 budget and invited questions from the 
board and Finance Committee. 
 
TJ asked whether anyone knew of tenants who had renewed their leases since the 
building's new owner took over. Toby responded that they were aware of some tenants on 
their floor who had left but did not know of any recent lease renewals. Matt added that a 
law office on the 10th floor had moved out after merging with another firm rather than 
renewing its lease. 
 
Toby explained that the organization does not know the new owner's financial 
assumptions or leasing strategy. However, current asking rents advertised online for 
space on their floor are approximately $16 to $20 per square foot, while the organization 
currently pays rates in the $13 to $17 per square foot range. Toby noted that, because 
the organization would not require tenant improvements or involve brokerage fees, it is 
likely already within the market range and could absorb a modest rent increase if 
necessary. 
 
Overall, Toby expressed optimism that the new owner, High Properties, would want the 
organization to remain in the building, particularly given the amount of vacant office space 
available both in the building and throughout downtown. However, Toby acknowledged 
that the organization's future lease terms remain uncertain until discussions with the new 
owner take place. 
 
Ena asked Josh whether he was aware of any lease renewals in the building, since his 
organization also occupies space there. Josh responded that his organization had likely 
renewed its lease within the past year, though he was not involved in the negotiations and 
did not know the details. He believed the renewal involved only a modest rent increase. 
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Toby observed that the building is primarily occupied by smaller tenants, which may 
influence the landlord's leasing strategy. Josh agreed, noting that his organization 
occupies a relatively small space consisting of four offices and has not made any tenant 
improvements. 
 
Toby shared that the organization has considered making minor upgrades to its office 
space, such as repainting, if lease renewal discussions proceed favorably. Toby joked that 
staff have discussed reconfiguring the space by repurposing Mark's office to create a 
larger conference room. Overall, Toby emphasized that the current office has served the 
organization well and continues to meet its needs, but the organization remains open to 
exploring other options if circumstances change. 
 
Shawn asked whether the organization had any lease renewal options remaining or if it 
would need to negotiate a new agreement from scratch. Toby explained that the current 
lease does not include renewal options, as previous leases were not structured that way. 
Going forward, Toby said the organization would like to negotiate renewal options—
potentially a five-year lease with one or two additional five-year extension options—to 
provide greater flexibility and long-term stability. 
 
Jeff Damman commented that the new building owner should value the Trust Fund as a 
tenant. Toby jokingly replied that Jeff should join the lease negotiations and simply 
"scowl" at the landlord. 
 
Jeff added that the Trust Fund is in a strong negotiating position because there is a 
significant amount of available office space downtown—potentially hundreds of thousands 
of square feet—that the organization could consider if necessary. Toby agreed, noting that 
the organization has alternatives and is not dependent on staying in the current building 
at any cost. While the outcome of negotiations remains uncertain, Toby expressed 
confidence that the organization has options and leverage as discussions move forward. 
 
Ena asked if there were any additional questions for Toby or the Finance Committee 
regarding the FY 2026–2027 budget. Hearing none, Ena thanked Toby for the thoughtful 
preparation of the budget, specifically recognizing the inclusion of staff cost-of-living 
increases and the proactive budgeting for potential increases in health insurance costs 
despite uncertainty about future expenses. Ena then called for a motion to approve the FY 
2026–2027 budget. 
 
Renée Miller moved to approve the FY 2026/27 Budget; seconded by Josh Mandelbaum. 
Motion carried unanimously. 
 
3. Report of the Development Committee 
 
3.1 FY27 HAP * 
 
RECOMMENDATION – The Development Committee recommends the Board approve 
the FY27 HAP in the amount of $1,750,000. 
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Program FY27 FY26 
Homeless Assistance Programs (Capacity) $150,000  $150,000  
Owner Occupied Repair $400,000  $350,000  
Single Family Home Ownership $100,000  $150,000  
New Rental Development $550,000  $600,000  
Single Family Homeowner ADU $50,000  $0  
Capital Improvement $500,000  $300,000  
Total $1,750,000  $1,550,000  

 
Ena introduced the next agenda item, the 2027 Housing Allocation Plan (HAP), and turned 
the presentation over to Mark. Mark explained that, as Toby had noted earlier, the 
proposed HAP budget increased by $200,000 compared with the previous year. He 
reviewed the proposed funding changes by category: homelessness assistance would 
remain unchanged; owner-occupied repair would increase from $350,000 to $400,000; 
single-family housing would decrease from $150,000 to $100,000; and new rental 
development would decrease from $600,000 to $550,000. He also highlighted the addition 
of a new $50,000 funding category to launch an accessory dwelling unit (ADU) program 
for single-family homeowners. Finally, he noted that funding for capital improvements 
would increase from $300,000 to $500,000 under the proposed plan. 
 
Mark explained that the main change in the 2027 Housing Allocation Plan is the 
introduction of a new accessory dwelling unit (ADU) program. He noted that recent state 
legislation now prevents cities from banning ADUs outright, though local zoning rules like 
setbacks still apply, enabling broader development of small additional housing units on 
residential properties. 
 
The proposal includes $50,000 in funding to pilot homeowner ADU assistance, intended as 
a direct-to-homeowner program rather than funding nonprofits as in past initiatives. The 
Development Committee supported the concept but recommended reducing the maximum 
award from $50,000 to $25,000 per project, effectively allowing funding for two ADUs 
instead of one. 
 
Mark also described proposed program requirements: staff initially suggested a 10-year 
forgivable affordability period, but a committee recommendation shifted this to a 
requirement based on 120 months of actual tenant occupancy. This change is intended to 
ensure continuous rental use rather than allowing units to become vacant after a fixed 
time period. 
 
Josh raised a question about how the program would treat different uses of ADUs, noting 
that ADUs can serve multiple purposes, such as housing an aging family member rather 
than a traditional tenant. Mark clarified that under the proposed program, the ADU would 
still need to be rented, even if the occupant is a family member. Toby added that a formal 
lease would be required and that occupants must qualify at or below 60% of area median 
income (AMI). He explained that while family members could potentially live in the unit, 
the arrangement must still meet affordability requirements and be documented as a rental 
relationship to ensure compliance with the program’s standards. 
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Mark clarified that while homeowners can technically set the rent for an ADU, it cannot 
exceed program limits tied to affordability requirements. Toby added that rent could even 
be set very low (including effectively nominal rent), as long as program rules are met. 
 
Josh asked whether eligibility includes both income and asset testing. Toby confirmed that 
both income and assets are evaluated for tenants, with only a portion of assets counted in 
the determination, and that eligibility is assessed case by case before any award is made. 
Mark added that applicants must qualify under these rules, meaning some potential 
occupants (including family members) may be ineligible if they exceed income or asset 
thresholds. 
 
Josh then asked whether the homeowner’s income is considered in the eligibility process. 
Toby clarified that only the tenant’s income and assets are reviewed, not the homeowner’s 
financial situation. 
 
Mark added several key program rules for the proposed ADU initiative. He stated that 
homeowners would be prohibited from refusing tenants solely because they use housing 
choice vouchers (Section 8). He reiterated the affordability structure tied to a 120-month 
occupancy requirement, a maximum award of $25,000 per ADU, and the requirement that 
homeowners secure all financing before receiving program funding. He emphasized that 
the program is intended as a pilot to test demand and that the rules could be adjusted in 
future years based on outcomes. Mark also noted that this approach represents a shift 
from the organization’s typical model of working with nonprofits or public entities, as this 
program would involve direct engagement with individual homeowners, likely requiring 
more individualized support and oversight. 
 
Ena asked whether, after approval of the Housing Allocation Plan, the ADU program’s 
policies and requirements would be formally documented and shared with the board. Mark 
confirmed that while the organization already has development guidelines for its 
programs, the specific ADU program documentation has not yet been fully written but will 
be developed and shared and will also be incorporated into program contracts. 
 
Toby added that the funding timeline was intentionally structured for the latter half of the 
fiscal year to allow time to build out the application system (including Neighborly) and 
other program infrastructure. Mark noted that the application window is not expected to 
open until February 2027, giving staff time to refine the program and resolve 
implementation details before launch. 
 
Ena expressed appreciation for the thoughtful approach being taken to support 
homeowners through the new ADU program. She noted that while the board is currently 
receiving a lot of new information, it would be helpful to have the program clearly 
consolidated in written form for easier understanding, particularly in a single document 
alongside future guidelines. She acknowledged that formal documentation is not yet 
available since the Housing Allocation Plan has not been fully approved, but suggested 
that producing clear, accessible materials going forward could be a useful practice for both 
the Development Committee and the board. 
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Toby stated that at the next board meeting, he would provide the state legislation 
governing ADUs so the board could review the legal framework. He explained that the 
organization is trying to respond to this new state mandate by treating ADUs as one tool 
among many to address housing needs, though not a complete solution to affordable 
housing challenges. 
 
He emphasized that the initiative is intended to align with and leverage state policy while 
encouraging local adoption. Toby noted that ADUs have historically been rare in the 
community, and this program represents an initial effort to stimulate development by 
providing funding and support. He acknowledged that the program is experimental, with 
the expectation that adjustments may be needed if participation is low or outcomes differ 
from expectations. Overall, he framed the effort as a first step toward actively funding 
and promoting ADU construction. 
 
Shawn asked whether additional outreach or marketing would be needed to ensure people 
are aware of the new ADU program. Toby agreed that outreach would be important and 
said staff would need to develop a communication strategy, including potential use of 
social media. He also noted that cities could play a key role in awareness, since 
homeowners often contact municipal permitting or development offices first when 
exploring ADUs. In those cases, cities could refer applicants to the program. Overall, Toby 
acknowledged that promoting awareness and making the program visible to potential 
participants will be an important part of implementation. 
 
Renée asked about typical costs for building an ADU and whether there is an expected 
size or standard for the program. Toby explained that state law limits ADUs to 1,000 
square feet or half the footprint of the primary home, whichever is larger, which helps 
constrain size. He noted the program is initially focused on detached ADUs, which are 
generally more expensive than attached units. 
 
Toby estimated construction costs at roughly $100,000 to $175,000, potentially up to 
$200,000 depending on finishes and design. He added that garage conversions or similar 
attached configurations could be less expensive if structurally feasible. He emphasized 
that the program’s funding would only partially offset total costs but could help incentivize 
homeowners who are already considering building an ADU. He concluded that the 
initiative is exploratory, with uncertainty about demand and outcomes, and will be 
evaluated as it develops. 
 
The discussion clarified that the proposed ADUs are much larger than typical tiny homes. 
Jeff Nichols noted that, at up to 1,000 square feet, they are about two to three times the 
size of most tiny homes he has seen. Mark explained that the intent is for these units to 
function more like "granny flats," providing a full living space. Toby added that they are 
essentially designed as one-bedroom apartments, although Mark noted they could also 
accommodate two bedrooms. Mark also raised an unresolved question about whether 
basements are allowed and, if so, whether basement living space would count toward the 
maximum permitted square footage. 
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Jeff Nichols asked whether the ADU policy had been approved by every city in the county 
or by the state legislature, and whether each city would need to adopt its own regulations. 
Toby explained that the state passed the mandate, but each city is required to amend its 
local code to comply. He added that the new law standardizes ADU regulations across 
cities, replacing the wide variation that previously existed while still allowing municipalities 
to update their ordinances. 
 
Josh explained that Des Moines had already implemented an accessory dwelling unit 
policy before the new state law. Initially, ADUs were allowed only within a quarter mile of 
a transit route, later expanding to within three-quarters of a mile, which covered most—
but not all—of the city. The new state mandate simplifies the process by requiring a more 
uniform approach. Josh noted that despite Des Moines having an ADU policy for three or 
four years, relatively few units have been built. Matt added that some suburban 
communities technically allowed ADUs as well, but restrictive regulations made 
construction impractical, and only about eight ADUs have been developed in Des Moines. 
 
Toby explained that the state's ADU law removed several barriers that had previously 
discouraged development. The new policy limits local parking requirements, preventing 
cities from mandating excessive off-street parking for ADUs, and eliminates owner-
occupancy requirements, allowing property owners to rent both the primary home and the 
ADU. He said these changes create new opportunities for homeowners and landlords, such 
as adding a rental unit to a single-family property with sufficient space. Toby also noted 
that financing had been another obstacle because lenders often did not consider projected 
rental income from an ADU during underwriting, though that issue has begun to improve. 
While ADU construction has remained limited so far, he expressed optimism that as these 
regulatory and financing challenges are resolved, more ADUs will be built over the next 
five years. 
 
Ena remarked that attendees at the housing symposium had learned that "tiny homes" 
should instead be referred to as "cozy cottages," suggesting the term is more appealing. 
Matt jokingly responded, "Noted," and Ena added that the phrase had been repeated 
several times by Charles Marohn during the symposium. 
 
Josh suggested that, rather than expanding the program immediately, a future pilot 
initiative could use the organization's limited funding to match incentives offered by cities 
for ADUs. He proposed partnering with municipalities by providing matching funds, even if 
the amount was relatively small, to encourage ADU development. Toby responded that 
the idea could be worth considering as the program evolves but noted that the current 
budget is very limited. He explained that any new incentive program would require either 
additional funding or reductions in other areas of the budget. 
 
Josh expanded on his earlier proposal by suggesting that matching municipal incentives 
could increase the impact of the organization's limited funding. He noted that with a 
$50,000 budget and an estimated incentive of about $25,000 per unit, the program could 
support only two units. Instead, he proposed offering up to $10,000 per ADU to match a 
city's $10,000 contribution, which could increase the number of supported units to about 
five while also encouraging cities to promote the program. He presented the idea as a 
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potential consideration for the following year, and Toby agreed that it was a good 
suggestion worth exploring. 
 
Mark questioned whether cities would be willing to provide financial incentives for ADUs, 
noting that many municipalities had only adopted ADU policies because they were 
required to do so by the state legislature. Josh responded that he was uncertain whether 
cities would participate but believed there was a reasonable case to be made for such a 
partnership. Mark agreed that city participation would be beneficial but remained skeptical 
that many municipalities would be willing to subsidize ADU development. 
 
Josh suggested that properties developed through Invest DSM could be strong candidates 
for ADUs, particularly if additional incentives were available. He noted that some Invest 
DSM properties might already qualify for the proposed funding and that combining 
incentives could further encourage ADU construction. Josh also observed that several 
recently built garages could have been designed as ADUs but were not. Toby responded 
that they would have to see how the program develops and whether such opportunities 
emerge. 
 
Jeff Nichols asked whether anyone knew the cost of the "cozy cottages" built by Joppa, 
estimating they might cost around $20,000 or less. Matt responded that Joppa's tiny 
homes serve a very different purpose than ADUs. He explained that Joppa's units are 
designed as transitional housing for people experiencing homelessness, while ADUs are 
intended to function as permanent apartments. Because ADUs are meant to compete in 
the conventional rental market, they must be built to a higher standard, with designs and 
amenities comparable to other one-bedroom rental units in the surrounding neighborhood. 
Matt emphasized that this is essential to ensure homeowners can successfully rent the 
units over the long term, which is also why ADUs are significantly larger than Joppa's tiny 
homes. 
 
Julian noted that Matt had produced a video several years earlier, available on the 
organization's website, showcasing existing ADUs in the community. He suggested that 
anyone interested in learning more could view the video to see examples of what ADUs 
look like. Matt thanked Julian and added that Invest DSM had partnered with Home Inc. 
on an ADU project. He also explained that because the new ADU program will launch later 
in the year, staff plan to meet with cities beforehand to raise awareness, coordinate 
implementation details, and prepare for the February application opening. 
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FY2027 Housing Allocation Plan 
 

# Program & 
Available Funds 

Objective Applicant Uses Population Loan/ 
Grant 

Underwriting 

1 Homelessness 
Assistance 
Programs 
(Centralized Intake 
or PSH) 
 
$150,000 

Support 30% MFI or less 
individuals/ families 
experiencing 
homelessness 

Non-profits Programs that support 
homeless individuals 
either by Centralized 
Intake or PSH 
initiatives in Polk 
County. All program 
expenses are allowed 
to be covered by this 
grant, including rental 

100% ≤ 30% 
MFI   

1 yr Grant 
(paid over 
12 months) 

Experience of Applicant  
 
Applicant track record 
 
Number served (centralized 
intake) / Number housed 
(PSH) 

2 Owner Occupied 
Repair 
 
$400,000 

Sustain aƯordability & 
viability while 
maintaining safe & 
environmentally healthy 
housing stock 

Local governments 
and non-profit 
housing entities  

Repairs, preventative 
maintenance, and 
deferred 
maintenance; and 
may include Lead 
Base Paint 
remediation 

SF homeowners  
@ ≤ 80% MFI 
who reside in 
Polk County; 
Preference 
given to 
projects serving  
≤ 30% MFI units 

Grant Program experience; 
Program needs; Financial 
Feasibility; 
≥ 50% of open PCHTF 
grants must be committed 
to projects before applicant 
is eligible to apply in new 
round. 

3 New Rental 
Development 
 
$550,000 

Support and fund 
additional safe, well-built 
aƯordable rental housing 
units in Polk County  

Non-profit 
developers, for-
profit developers  

New construction or 
rehabilitation, 
acquisition, 
conversion, 
renovation/ relocation 
of vacant properties 

≤ 80% MFI with 
preference 
given to 
projects 
providing  
≤ 30% MFI units 
as part of their 
total unit mix 

Loan with 
3% interest 
+ ballon 
payment   

Project must be able to 
cash flow with DCR of 
1:15+; project location, 
Demonstrated need, 
Applicant track record & 
experience, unit cost, 
aƯordability of units, # of 
units, secured funding 



POLK COUNTY HOUSING TRUST FUND 
BOARD OF DIRECTORS 

Friday, June 5, 2026 
 

7/17/2026 Page 16 of 31 
 

# Program & 
Available Funds 

Objective Applicant Uses Population Loan/ 
Grant 

Underwriting 

4 Single Family Home 
Ownership 
 
$100,000 

Assist low-moderate 
income residents in 
buying safe, well built, 
aƯordable single family 
housing units in Polk 
County 

Non-profit or for-
profit entities 

New Construction or 
acquisition & 
rehabilitation of 
vacant single-family 
properties  

< 80% MFI 
Individuals or 
families 
 
Preference 
given to 
projects serving  
≤ 30% MFI units 

Forgivable 
0% interest 
10-year 
Loan 

Applicant Track Record; 
Market Feasibility; Financial 
Characteristics; Supportive 
Services; Density; Outside 
of DSM.  
Preference given to higher 
density projects or lower 
MFI  
Applicants may only have 2 
open contracts to be 
eligible for additional 
funding 

5 Single Family Home 
Owner ADU 
Program 
 
$50,000 

Assist single family home 
owners or single family 
property owners with the 
creation of 1 detached 
ADU on their property 

Single family 
homeowners or 
property owners 
that rent single 
family homes 

New Construction or 
rehabilitation/ 
renovation of existing 
or new structure to 
establish an ADU 

ADU must serve 
tenants below 
60% MFI 

Forgivable 
0% interest 
Loan 

Project location, MFI level 
of tenant, readiness to 
proceed (funding in place) 

6 Capital 
Improvement of 
Existing Rental 
Housing 
 
$500,000 

Sustain the aƯordability 
and viability of rental 
units for households at or 
below 60% MFI. 

Non-profit or for-
profit entities 

Capital repairs, 
replacements, 
upgrades to building 
(may include lead-
based paint 
remediation). 

≤ 60% MFI with 
preference 
given to 
projects 
providing 
≤ 30% MFI units 
as part of their 
total unit mix. 

Forgivable 
3% interest 
15-year 
Loan 

Applicant Track Record; 
Financial Characteristics; 
Readiness to proceed; 
Project cash flow, 
aƯordability of units, 
number of units, number or 
% of 30% MFI units 
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FY2027 Housing Allocation Plan 
(continued from prior page) 

 
# Program & 

Available Funds 
Terms/Conditions Application 

Open Date 
Application 

Due Date 
Board 

Approval 
1 Homelessness 

Assistance Programs 
(Centralized Intake or 
PSH) 
 
$150,000 

See application. 
 1 Year grant period 
 Contract runs July 1st – June 30 
 PSH Programs must use CI for all referrals. 
 CI provider must be under contract with Homeward Iowa to provide CI services 

in Polk County 

June 11th 
 2026 

July 9th 
2026 

August 
2026 

2 Owner Occupied Repair 
 
$400,000 

Maximum Funding Restrictions: 
 $10,000 per home. Lead programs $15,000 per home 
 Grants are secured on projects over $7,500 through a 5-year lien to ensure 

aƯordability guidelines are enforceable; or as required by federal rules 
 A 1:1 leverage match is required 
 Maximum 15% of award used for admin expenses 

Sept 24th 
2026 

Oct 30th 
2026 

December 
2026 

3 New Rental Development 
 
$550,000 

Funding Restrictions: 
$500,000 maximum project award for projects 31%-80% MFI 
No maximum award limit for projects serving only ≤ 30% MFI 
 A 1:4 leverage match is required. 
 Developers will not deny tenant applications due exclusively to use of housing 

choice vouchers 
 Rents and AMI calculated annually using HUD guidelines 
AƯordability restriction 15+ yrs 

Dec 3rd 
2026 

Jan 7th 
2027 

February 
2027 

4 Single Family Home 
Ownership 
 
$100,000 

Funding Restrictions: 
Income levels, housing type, construction costs. 
 Forgivable loans are secured through a lien enforceable for 10+ yrs. 
 Forgiveness starts at the time of homeowner closing / mortgage 

commencement and is prorata over the 10 years 
 A 1:1 leverage match is required; sources negotiable. 
 Funds awarded at or after homeowner closing preferred or at time of 

construction with mortgage 
 Maximum 15% of award used for admin expenses 
 Projects receiving funds from PCHTF will not deny tenants for the only reason 

due to use of housing choice vouchers 

Dec 3rd 
2026 

Jan 7th 
2027 

February 
2027 
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# Program & 
Available Funds 

Terms/Conditions Application 
Open Date 

Application 
Due Date 

Board 
Approval 

5 Single Family Home 
Owner ADU Program 
 
$50,000 

 Homeowner creating ADU may not decline tenant applications for the sole 
reason of the tenant usage of housing choice vouchers 

 AƯordability restriction 10 years 
 Forgivable loans are secured through a lien with loan forgiven after 120 months 

of rental occupancy of the ADU. 
 Homeowner must have all financing secured prior to award being funded 
 Maximum loan award is $25,000 
 Tenant must have a lease and pay rent for ADU 

Feb 1st 
2027 

March 4th 
2027 

April 
2027 

6 Capital Improvement of 
Existing Rental Housing 
 
$500,000 

 Funding Restrictions:  
Secured with lien to ensure aƯordability for 15+ years. 

 Single Family: Maximum award for one address of $25,000 during a 10-year 
period. 

 Multi-Family: Maximum award for one unit of $15,000 and no more than 
$500,000 for a MF project during a 10-year period. 

 Projects receiving funds from PCHTF will not deny tenants for the only reason 
due to use of housing choice vouchers 

 Funded projects that include HVAC equipment must complete the 
MidAmerican Energy EƯiciency Rebate Program application prior to start of 
Capital Improvement Project work 

 Rents and AMI calculated annually using HUD guidelines 

Feb 1st 
2027 

March 4th 
2027 

April 
2027 

Total HAP For FY2027 - $1,750,000 
 
 
Josh Mandelbaum moved to approve the FY 2027 Housing Allocation Plan; seconded by Jeff Nichols. Motion carried 
unanimously. 
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3.2 Revolving Loan Application * 
 
RECOMMENDATION - The Development Committee recommends the Board approve 
$1,500,000 in awards to 1 project – Kingman Place Townhomes. 
 
The award is contingent on PCHTF being in 2nd position on the property and the award will 
occur at the time of closing on the land. A payback schedule will be created that a portion 
of proceeds from each townhouse sale will pay down this revolving loan award balance.   
 

Project Applicant Amount 
Requested 

Intended use of 
Revolving Loan 

Number of Affordable Units 

Kingman Place 
Townhomes 

(2026)  

Home Inc (w/ 
Cutler Dev.) 

$1,500,000 Construction 20 
(12 - 2BR & 8 - 1BR) 

 
Units by AMI / Special populations 

4 units reserved  60% AMI  
16 units reserved for those 80% AMI  

    0  Market rate units 
 

special populations:   
10 units reserved for special needs populations (physically, developmentally or mentally disabled, elderly, or 
recovering from physical, alcohol or drug abuse)  
 
4 units reserved for veteran populations in addition to these population and income levels 
 
All homeowners will have access to homebuying empowerment services offered by HOME, Inc. 

 
 

Total 
Number of Units 

Requested amount 
per affordable unit 

Development Committee Recommendation 

20 
(12 - 2BR & 8 - 

1BR)  

$75,000 Staff Recommendation for current application: 
$1,500,000  

with the conditions set forth below 

 
Recommended Loan Terms & Conditions: 

 Term of the loan: three years 

 Interest rate: 3%   

 Loan to be repaid in installments following each sale of a unit to homebuyers. 
Specifically, $80,000 in principal will be repaid upon the sale of each two-bedroom 
unit and $67,500 upon the sale of each one-bedroom unit 

 Banker’s Trust must agree to PCHTF’s loan being paid after the sale of each unit as 
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described above 

 All necessary funding must be committed by November 1, 2026  

 PCHTF’s mortgage must be in second position 

 All necessary zoning variances or exemptions must be in place by November 1, 
2026 

Ena introduced the agenda item on the revolving loan application, and Mark explained 
that the Kingman Boulevard project by Home Inc. and Cutler Development had previously 
been awarded a $1.5 million revolving loan, contingent on securing Federal Home Loan 
Bank funding. The project initially failed to obtain that funding, leading the Trust Fund to 
deallocate the award. 
 
However, after another competing project fell through, the developers were later invited 
to reapply. The revised proposal, now called Kingman Boulevard Townhomes, differs from 
the original condominium plan by converting to townhomes and reducing the total unit 
count by nine. Those removed units were market-rate, while the number of affordable 
units remained unchanged. 
 
Despite the revisions, the project still delivers high-density, for-sale housing, aligning with 
the Trust Fund’s goals. Toby added that the updated design includes larger units better 
suited for families, strengthening the project’s overall community benefit. 
 
Mark summarized the revised Kingman Boulevard Townhomes proposal, which includes 20 
affordable homeownership units—12 two-bedroom and 8 one-bedroom townhomes. Of the 
total units, 4 will be reserved for households earning 60% or less of Area Median Income 
(AMI), while the remaining 16 will serve households earning 80% or less of AMI. The 
revised project no longer includes any market-rate units. 
 
The development will also prioritize several special populations. Ten units will be reserved 
for individuals with special needs, including those with physical, developmental, or mental 
disabilities, older adults, and people recovering from alcohol or drug abuse. An additional 
four units will be reserved for veterans. All purchasers will participate in Home Inc.'s 
homebuyer education and empowerment program. 
 
Based on the project's 20 units, the requested revolving loan totals $1.5 million, or 
$75,000 per unit. Mark noted that staff recommended approval of the funding request and 
that the Development Committee also approved the recommendation. 
 
Mark explained that the Development Committee recommended several conditions for the 
$1.5 million revolving loan. As each townhome is sold, the developer must repay $80,000 
for each two-bedroom unit and $67,500 for each one-bedroom unit toward the Trust Fund 
loan. Because the existing first mortgage documents from Bankers' Trust do not currently 
allow these repayments, the loan is contingent upon the bank modifying its loan 
documents. 
 
Additional conditions require the developer to secure all necessary project funding and 
obtain any required zoning variances or exemptions by November 1. The Trust Fund loan 
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must also be in second lien position behind Bankers' Trust. The loan will carry a 3% 
interest rate with a three-year term, consistent with the Trust Fund's short-term revolving 
loan program. 
 
Mark also noted that the revolving loan program is functioning as intended, with $175,000 
expected to be repaid by Habitat in the coming month, replenishing funds for future 
projects. 
 
Shawn asked whether the Bankers' Trust first mortgage also requires repayment when 
each townhome is sold. Mark responded that he believes it does, although he has not 
reviewed the bank's loan documents and could not confirm. He explained that the original 
loan terms appeared to prohibit repayments to other lenders until Bankers' Trust had 
been paid in full. However, Mark noted that Jeff Damman had recently spoken with a 
representative from Bankers' Trust, who may be able to clarify the bank's position. 
 
Jeff Damman reported that he discussed the financing structure with the lead loan officer 
at Bankers' Trust and explained that the Trust Fund is willing to provide the $1.5 million 
revolving loan needed to complete the project's financing but expects to receive 
repayments as the townhomes are sold rather than waiting until the bank's loan is fully 
repaid. Although the Trust Fund will remain in second mortgage position, it would receive 
$80,000 from the sale of each two-bedroom unit and $67,500 from each one-bedroom 
unit. 
 
Jeff explained that the Trust Fund loan serves as a bridge until Federal Home Loan Bank 
funds become available. Because the Home Loan Bank assistance is provided as down 
payment assistance when individual homes are purchased, the Trust Fund's repayment 
schedule is intended to mirror those proceeds as closely as possible so that the revolving 
loan is fully repaid by the time the final unit is sold. 
 
While expressing strong support for the project, Jeff noted one concern: the combination 
of affordability requirements and set-asides for veterans and other special populations 
narrows the pool of eligible buyers. However, he also observed that the substantial down 
payment assistance available through the project could generate strong demand among 
qualified buyers, making the homes attractive despite the eligibility restrictions. 
 
Matt asked for clarification about the Trust Fund's role in monitoring long-term compliance 
for the project. He noted that, unlike other Trust Fund programs, this revolving loan is 
repaid before any long-term affordability or occupancy requirements take effect, so the 
Trust Fund is not responsible for ongoing compliance. 
 
Jeff Damman confirmed that long-term affordability restrictions will instead be enforced 
by the Central Iowa Community Land Trust, which will oversee compliance after the 
homes are sold. Matt agreed, emphasizing that this revolving loan program is distinct 
from the Trust Fund's rental housing program because the Trust Fund's investment is only 
temporary. Since the loan is repaid as units are sold, long-term monitoring and 
enforcement are handled by other organizations rather than the Trust Fund. 
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Toby emphasized that the affordable for-sale condo/townhome project is a rare and 
valuable opportunity for the community. He said the Trust Fund is eager to support its 
success over the next 18 months and hopes it will serve as a model that encourages other 
developers to pursue similar affordable homeownership projects. 
 
He noted that Des Moines has not historically had strong demand or urgency for condo 
development, but this project offers a strong affordability structure that makes it 
particularly attractive. Toby concluded that the Trust Fund wants to both support and 
actively promote this type of development as a viable tool for expanding affordable 
homeownership options in the community. 
 
Josh Mandelbaum moved to approve the revolving loan application funding; seconded by 
Shawn Leisinger. Motion carried unanimously. 
 
Note: Emily Stork abstained from voting. 
 
4. Report of Advancement Committee & Community Investment Committee 
 
4.1 FY26 Stable Steady Strong Campaign Update 
 
4.2 Recommend Approval of FY27 Community Investment (CI) Allocations with 
Matrix * 
 
SUMMARY – See attached matrix 
 
RECOMMENDATION – The Committee unanimously recommends the PCHTF enter 
Community Investment Contracts with the Providers and for the amounts indicated in the 
attached matrix (see below) for FY27. 
 
Ena transitions the meeting to the next agenda item and introduces Julian to present 
updates on the Community Investment program funding recommendations. 
 
Julian explains that the committee is prepared to present its funding recommendations 
and hands the discussion back to Chair Ena for presentation and board consideration. He 
notes that committee members Lindsay Rone and Renée Miller are also present on the call 
and available to answer any questions regarding the recommendations. 
 
Ena reports that the Community Investment Committee is recommending a total of 
$277,000 in funding for six community organizations selected from 14 applications to the 
Polk County Housing Trust Fund grant program. 
 
She explains that while the requested funding amounts were higher than what is being 
awarded, the committee is constrained by limited available resources. The recommended 
organizations were chosen based on strong application scores, demonstrated impact, and 
prior successful use of grant funds. 
 
The funded programs focus on essential housing-related services such as permanent 
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supportive housing, case management, resident services, and workforce development—
services aimed at helping people remain housed and maintain housing affordability. Ena 
emphasizes that these service-oriented programs differ from brick-and-mortar 
development projects and are considered critical to community stability. 
 
She notes the committee used past performance reports and prior funding history to 
inform their decisions and concludes by inviting additional input from Renée and Lindsay. 
 
Renée states that the applicants were well-prepared and effectively addressed the 
committee’s questions. She adds that the organizations’ prior funding history helped 
validate the outcomes reported in their applications, allowing the committee to connect 
past performance with proposed services. Overall, she describes the discussion as strong 
and productive. 
 
Lindsay Rone follows by stating she has nothing additional to add and simply echoes 
Renée’s comments. 
 
Toby asks Julian to brief the committee on the organization’s first-time use of the 
Neighborly platform and how the selection and scoring process worked. He specifically 
requests an explanation of why Neighborly was chosen and how it supports the 
Community Investment program in managing applications, evaluating proposals, and 
scoring projects. Toby’s intent is to help committee members understand the practical 
benefits and workflow improvements associated with using the system. 
 
Ena describes the adoption of the Neighborly system as a major efficiency improvement 
over the previous process. She contrasts it with the prior method of managing multiple 
Excel spreadsheets, which was cumbersome and prone to technical issues. 
 
She explains that Neighborly consolidates everything into a single platform, allowing users 
to complete tasks quickly and more easily—both for applicants and committee members. 
Grantees benefit from having a centralized space to complete applications and identify 
missing information, while committee members can log in and efficiently review and score 
submissions. Overall, she characterizes the system as a significant improvement over past 
workflows. 
 
Julian expresses strong enthusiasm for the adoption of Neighborly, describing it as a 
major improvement in efficiency and overall workflow for the organization. 
 
He acknowledges some initial implementation challenges, particularly around onboarding 
users and setting up accounts, but notes that these issues were expected with a new 
system and were resolved quickly. He highlights strong technical support responsiveness, 
referencing prompt issue resolution within hours. 
 
Overall, Julian emphasizes that Neighborly centralizes grant and loan management, 
reduces document management issues, improves clarity, and streamlines processes. He 
concludes that it is a valuable investment for both the organization and its funding 
programs. 
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Renée reiterates strong support for the Neighborly system, noting that even as a first-
year reviewer she recognizes its value based on broader experience reviewing applications 
in other contexts. She emphasizes that having all materials centralized is a significant 
improvement and reflects a meaningful organizational investment. 
 
Julian adds a light anecdote from a housing conference in Dallas, where he thanked a 
Neighborly representative and specifically praised their support staff (Heaven Smith) for 
excellent responsiveness and service. 
 
Renée and Ena both express appreciation for the board’s support in adopting the system 
and confirm that the process has gone smoothly overall. Ena then concludes the 
discussion on community investment allocations and moves to seek a motion for approval 
of the recommended funding decisions. 
 
Ena provides a confidentiality reminder regarding the proposed funding allocations. She 
instructs that the information shown remains confidential and should not be shared 
outside the meeting, including with any individuals connected to the listed agencies. 
 
She notes that the agencies will be formally notified within the next 10 days and requests 
that committee members refrain from discussing or disclosing the decisions until official 
announcements are made. She indicates she will personally handle outreach and 
notification to the selected organizations. 
 

FY 2027 Community Investment 
Organization 

Name Program Name 
Funding 
Priority 

Avg 
Score Priority 

Funding 
Requested 

Funding 
Recommendation 

Anawim Housing 
PSH 2026 

Permanent 
Supportive Housing PSH 29 PL4 $75,000 $25,000 

YMCA of Greater 
Des Moines Graduate Program PSH/ASH 29 PL4 $20,000 $20,000 

Families Forward 
The Home 
Connection 

Case 
Management 30 PL4 $30,000 $30,000 

Primary Health 
Care, Inc 

Client Assistance & 
Landlord Mitigation 

Case 
Management 30 PL4 $75,000 $70,000 

YSS - IHYC 
At-Risk Youth Rapid 
Rehousing 

Case 
Management 28 PL4 $85,000 $67,000 

Oakridge 
Neighborhood 
Services 

Family and 
Workforce Services 

Resident 
Services 31 PL4 $70,000 $65,000 

Total     $355,000 $277,000 
 
Jeff Damman moved to approve the FY27 Community Investment Allocations; seconded 
by TJ Brand. Motion carried unanimously. 
 
 
4.3 Staff Update 
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Julian reported on Advancement and Community Investment updates, noting that 10 out 
of 19 board members have donated as of Monday, which represents an increase from the 
previous year (though no exact comparison was provided). He highlighted progress 
toward achieving 100% board giving participation. Committee giving data was not 
available at the time due to capacity constraints but could be provided later if needed. 
 
Julian provided an update on the soiree event, thanking attendees and noting estimated 
attendance of about 130–140 people, out of a possible 175 based on sponsor ticket 
allocations. The event secured 20 confirmed sponsors, including five at the top “housing 
architecture” level ($5,000+), with Newbury Living contributing the highest single 
sponsorship at $6,500. 
 
Total fundraising from tickets, sponsorships, and day-of donations came to approximately 
$48,000, boosted by nearly $3,000 in additional contributions collected during the event. 
While this fell short of the $75,000 target—largely due to the absence of a major 
presenting sponsor similar to Wells Fargo’s contribution last year—Julian characterized the 
event as successful given that it was still comparable to the prior year’s total revenue. 
 
Julian reported that total expected donations for the fiscal year are approximately 
$750,000. This includes about $161,000 still pending from sponsorships and a $100,000 
grant from the Principal Foundation designated for the HOPE initiative, which supports 
both the “Develop the Developer” and “Work That Impacts Housing” programs with 
flexible allocation between them. 
 
He noted that actual cash on hand is just under $600,000 and invited any questions 
regarding the financial update. 
 
Toby offered feedback on the soiree, praising Julian for organizing the event and noting 
positive attendee reactions to the Highland Park venue, especially since many guests had 
not previously been there. He highlighted the venue choice as a strong way to showcase 
the space. 
 
He also appreciated Supervisor Altringer’s remarks at the event, particularly her comment 
that she chose to continue serving on the agency in her second year due to its impact on 
affordable housing. Toby interpreted this as validation of the organization’s work and 
expressed encouragement that elected officials are actively choosing to engage with their 
efforts. 
 
Julian used this portion of the meeting to recognize and celebrate award recipients tied to 
the “Housing for All” work, including a collective impact award and an individual 
leadership award given to former board member and vice chair Kris Schechinger-Camper. 
 
He specifically acknowledged Bankers Trust’s long-standing involvement with the 
organization, noting their continued presence since the early stages of the Trust Fund 
through board and committee participation. He expressed appreciation for their ongoing 
commitment and partnership. 
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Emily Stork from Bankers Trust responded with thanks for the recognition, and Julian 
reiterated that the awards were well deserved. 
 
Julian concluded the Advancement update by stating that the current fundraising 
campaign is closing and preparations for the FY2027 campaign will begin. Any donations 
received on or after July 1 will be counted toward FY2027. 
 
He also clarified that the approximately $2,800 in day-of event revenue will be allocated 
to FY2027, and therefore is not included in the current community investment program 
recommendation figures, though sponsorships are included in those calculations. 
 
Julian provided an update on grant activity and upcoming funding changes. He noted that 
the organization was awarded a $2,500 Aureon Community Development Award and will 
soon host Aureon representatives to discuss their services and partnership with the Iowa 
Economic Development Corporation. 
 
He also outlined several upcoming grant opportunities, including US Bank (due 
immediately), Bank of America (upcoming within a month), and Nationwide (forthcoming), 
indicating continued active pursuit of funding. 
 
Finally, he flagged an important structural change for FY2027: one current grant that has 
been supporting the Community Investment Program will no longer be eligible for that 
program and would instead shift to “Work That Impacts Housing” if renewed. This 
reallocation could create an estimated $60,000 funding gap unless it is replaced through 
other sources, and he emphasized the importance of the board being aware of this 
potential shortfall. 
 
Ena closed the discussion by thanking Julian and asking for any questions. She 
encouraged board members who have not yet donated to the Polk County Housing Trust 
Fund to do so, noting that donations can be made via check or online through Julian. 
 
She emphasized the importance of board participation in fundraising efforts, explaining 
that strong board giving—ideally 100% participation—strengthens credibility with external 
funders by demonstrating leadership commitment to the organization’s mission. 
 
Julian provided a brief update on donation methods and planned improvements. He noted 
that the organization is working toward accepting donor-advised fund (DAF) contributions, 
responding to increased interest in that giving channel. 
 
He also shared that the online donation page now supports Apple Pay and Google Pay to 
streamline the giving process, making it easier for donors to contribute. He added that 
Cash App and Venmo are not currently supported. 
 
Julian provided an update on the “Work That Impacts Housing” program, noting that the 
City Council approved the agreement with the City of Des Moines on May 4th, enabling 
the program to move forward in partnership with local trades, contractors, and community 
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organizations. 
 
He reported strong early interest, with over 51 applications received in about a week and 
a half. After screening and coordination with City HR, approximately 14–16 candidates 
advanced to interviews, many of whom reside in the targeted neighborhoods. Interviews 
have been underway throughout the week and into Monday. 
 
He highlighted immediate positive outcomes: two applicants impressed interviewers 
enough that contractor partners offered them direct employment outside the program, 
with one potentially starting work the following Monday. Julian emphasized the program’s 
early success in creating transformative job opportunities and expressed gratitude to 
partners and stakeholders for enabling the initiative, noting strong positive feedback from 
interviewers and participants. 
 
Julian provided an update on the “Develop the Developer Launchpad” program, noting 
that the next multifamily cohort will begin on September 14. Applications will open in the 
coming weeks, following the program’s practice of opening enrollment three months in 
advance, and applicants will be able to complete a pre-eligibility quiz before registering. 
 
He stated the program fee is $500 and reported strong demand, with a current waitlist of 
about 28 people. The cohort will have 30 available spots, an increase from last year’s 20, 
and he anticipates it will likely fill fully. 
 
He also briefly updated on the fellowship program, noting agreements are being finalized 
for an equity loan and additional investment in development projects. A more detailed 
update on fellowship project progress is expected in July. Ena concluded the segment by 
thanking Julian. 
 
5. Executive Director Agency Update 
 
5.1 Board Members stepping down 
 
 a. Jodie Stephens, FHLB 
 b. Ajay Kalra, CBRE 
 
5.2 2026 MFI Chart (Median Family Income / AMI (Area Median Income) 
 
5.3 Axios Article on Site of Opportunity 
 
Toby announced that two board members are stepping down before the usual board 
cycle: Jodie Stephens of Federal Home Loan Bank is retiring, and Ajay Kalra of CBRE is 
leaving due to increased work responsibilities. Their seats will remain open until February, 
when all new board members traditionally join. The governance committee will manage 
the recruitment process, including considering district representation following supervisor 
elections and meeting with potential candidates. Toby also expressed appreciation for 
Jodie and Ajay’s service and ongoing support of the agency. 
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Toby highlighted an article included in the board packet from Axios that features the Sites 
of Opportunity project, led by Johnny and Matt. He noted that Johnny would provide 
additional information about the initiative and that the board can expect more updates on 
the project at future meetings. Toby also praised Axios for its coverage of the project. 
 
Toby reported that he participated in a Habitat for Humanity Affordable Housing 
Roundtable with Scott Turner and Zach Nunn. Although the event was highly scripted and 
included significant media and security presence, he said it was a valuable opportunity to 
highlight the work of the Housing Trust Fund. Toby discussed the Trust Fund's Yes In 
God's Backyard (YIGBY) efforts and the Sites of Opportunity initiative, which Secretary 
Turner expressed interest in learning more about. While the roundtable conflicted with the 
organization's bus tour, Toby was pleased to represent the agency at the event and noted 
that it received social media coverage. 
 
6. Report of Planning/Research/Compliance Update 
 
6.1 Staff Update 
 
Johnny reported that the Sites of Opportunity report was officially released at the 
symposium in April and has received positive media attention. Interest in the project is 
growing, with the cities of Urbandale and West Des Moines scheduling meetings to learn 
more about the initiative. He encouraged board members to review the report beginning 
on page seven of their board packet and noted that he will provide a more detailed 
presentation at the next board meeting, joking that there will be a "test." 
 
Johnny shared that the Regional Housing Dashboard is also generating positive interest 
among local communities. After presenting the dashboard at the Metro Advisory Council 
meeting in May, several cities expressed interest in discussing the dashboard and the 
regional goal of achieving 10% affordable housing units within their communities. In 
addition to meetings with Urbandale and West Des Moines, the team plans to meet with 
Windsor Heights and Clive. Johnny explained that these meetings will cover both the Sites 
of Opportunity project and the Regional Housing Dashboard, allowing the team to discuss 
both initiatives efficiently with each city. 
 
Johnny provided an update on compliance activities, reporting that the first three projects 
scheduled for compliance monitoring this year have completed the review process and are 
generally in good standing. One project still needs to submit additional documentation this 
month, but overall the projects are meeting the Housing Trust Fund's compliance 
requirements. 
 
He also announced the launch of a new annual certification process for all active projects. 
Developers and property managers will be asked to complete a certification form each 
year confirming they remain in compliance with their contractual obligations. The process 
will initially begin with paper forms, but the team plans to transition it into the Neighborly 
software platform after collecting the initial information. This will allow automated 
reminders, electronic submissions, and more efficient recordkeeping, reducing the need 
for manual mailings. Johnny said the new process will be rolled out during the summer 
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and fall to familiarize project partners with the annual certification requirements. 
 
Johnny concluded his update by inviting questions from the board and reminding 
members that he will provide a more detailed presentation on the Sites of Opportunity 
initiative at the next meeting, where additional discussion can take place. Ena thanked 
Johnny for his update and recognized the strong media coverage the project received, 
commending both Johnny and Matt, along with the rest of the team, for their work. 
 
7. Report of Marketing Committee & Communications/Outreach Update 
 
7.1 Staff Update 
 
Matt announced that the recent Iowa Finance Authority low-income housing tax credit 
funding awards included two Polk County projects. The Urbandale Thriving Communities 
Project, now named The Enclave, received tax credits and will be located across from 
Fireplace Superstore on Douglas Avenue, marking Urbandale's second active LIHTC 
project. The second award went to the Baker Creek townhome development in northeast 
Des Moines, a 15-unit project led by Anawim and Hubbell. Matt noted that receiving two 
awards in Polk County exceeded expectations and credited the projects' unique 
characteristics and scoring strengths. He added that the Trust Fund is already involved in 
The Enclave and may also have the opportunity to support the Baker Creek development. 
 
Matt reported that the Greater Des Moines Supportive Housing Project, led by Emily 
Osweiler and her team, continues to make progress. The Urbandale site received 
unanimous rezoning approval from the Urbandale City Council. The West Des Moines site 
is scheduled to go before the city's quasi-judicial Zoning Board of Adjustment around June 
17 to consider a parking variance, which is the project's primary remaining regulatory 
hurdle. Josh reminded board members not to engage in ex parte communications 
regarding the matter. Matt noted that the Trust Fund has already approved revolving loan 
funding for the project. 
 
Matt shared a development update, noting that additional affordable housing projects 
could receive funding later this year through the increasingly competitive 4% Low-Income 
Housing Tax Credit program administered by the Iowa Finance Authority. He expects to 
learn more after IFA's July meeting, with awards anticipated in November. Matt 
mentioned that a project in Des Moines' Market District may be a candidate for funding, 
along with other potential developments, and said more information will become available 
in the coming months. 
 
Matt reported that staff recently participated in the HUD Thriving Communities Technical 
Assistance Project and highlighted renewed collaboration among regional partners, 
including the Trust Fund, DART, and the Des Moines Area MPO. He noted successful joint 
efforts such as an MPO housing development workshop attended by staff from about 30 
communities, MPO sponsorship of the Housing Symposium, and a DART bus tour 
celebrating the launch of the new transit system. Matt was encouraged by strong 
participation from local elected officials, including representatives from Urbandale, Clive, 
West Des Moines, and Des Moines, and expressed appreciation for Mayor Connie Boesen's 
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participation. He concluded by encouraging everyone to explore the new DART transit 
system and celebrated the completion of its long-planned redesign. 
 
Matt praised DART's successful launch of its redesigned transit system, noting that 
completing such a comprehensive overhaul within a year is considered unprecedented 
nationally. He commended DART staff for their extraordinary efforts, including personally 
installing new bus stop signs throughout the region. Matt also highlighted that the tour 
included a stop at Star Lofts, where Johnny presented information on the Iowa Zoning 
Atlas and Sites of Opportunity initiative. He emphasized that these efforts are intended to 
align housing strategies with and support the long-term success of the regional transit 
network. 
 
Toby commended Matt for organizing the Housing Symposium and other recent events, 
noting the positive feedback received, particularly regarding keynote speaker Charles 
Marohn and Matt's leadership. Matt reported that approximately 275 people attended the 
symposium, a strong turnout for a free event, and said staff are leaning toward hosting it 
again next year. He highlighted the junior ballroom as a successful venue and emphasized 
that the symposium serves as the Trust Fund's primary forum for discussing emerging 
housing issues. Matt encouraged board members to suggest future topics and speakers to 
keep the event relevant, mentioning Ena had already recommended a new housing-
related book and potential speaker. Johnny also praised Matt for producing the 
informational booklet included in the board packet, noting that the printed version is 
especially well done. 
 
Matt shared a personal story about his father, who worked for the Iowa Department for 
the Blind, to illustrate how critical public transit is for people who depend on it. He 
explained that changes to bus routes can have life-changing impacts for riders without 
access to a vehicle or driver's license, noting that 61% of DART riders fall into those 
categories. Matt emphasized that proximity to transit has long been an important 
consideration in the Trust Fund's housing funding decisions because many residents rely 
on public transportation every day. He concluded by sharing an interaction during the 
DART tour, where a restaurant employee thanked and hugged DART staff because she 
depends on the service daily, underscoring the importance of the agency's work and 
congratulating DART on successfully implementing its system redesign. 
 
Ena thanked Matt for his personal remarks and his work organizing the DART tour and 
preparing the board booklet. Reflecting on her own recent experience obtaining a driver's 
license, she emphasized that public transit is essential for many people and deserves 
continued investment and improvement. Josh encouraged board members to remind their 
local elected officials about the importance of supporting public transit, noting that many 
policymakers do not use it regularly and may not fully appreciate its impact. Ena agreed, 
thanking Josh for the reminder. 
 
8. Other Business 
 
9. Adjournment 
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Ena asked whether there were any additional business or questions before concluding the 
meeting. Hearing none, she thanked the board members for their time, expertise, and 
commitment to the Housing Trust Fund, as well as the staff for their work representing 
the organization in the community. She also reminded members who had not yet made 
their board donation to connect with Julian after the meeting or beginning Monday. Ena 
noted that the meeting concluded on schedule and wished everyone a wonderful weekend, 
stating that the board would reconvene in August. 
 
Renée Miller moved to adjourn; seconded by Jeff Damman. Motion carried unanimously. 
 
The meeting was adjourned at approximately 11:29 a.m. The next meeting of the Polk 
County Housing Trust Fund is Friday, August 7, 2026, at 10:00 a.m. 
 
Respectfully submitted David Teachout, Office Manager 
Polk County Housing Trust Fund 
 
 
Action Item * 


