A SHARED VISION

How Milwaukee’'s Community Development
Alliance Seeks to Advance Racial Equity
Through Quality, Affordable Housing
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Rapidly rising housing costs have made housing
affordability a top concern throughout the United
States. In communities like Milwaukee with high poverty
rates and stark racial disparities, the problems are
particularly acute. Milwaukee’s homeownership rate
has been low and slowly declining for many years, while
over half of its renters spend more than they can afford
on housing. The data show these issues
disproportionately affect the city’s Black and Latino
populations.

In response to these challenges, Milwaukee’s
Community Development Alliance (CDA) turned its focus
to housing in 2020 and led an effort in 2021 to develop
a collective affordable housing strategic plan. The CDA
is an alliance of area foundations, local and state
government agencies, community and neighborhood
organizations, financial institutions, resident groups,
and other housing allies. The plan sets goals for closing
Milwaukee’s racial disparities in housing over 30 years
by preserving and expanding affordable housing
opportunities in both the homeowner and rental
markets through a range of strategies.

Since the plan’s completion, the CDA has focused on
several strategies designed to boost homeownership
among Black and Latino families, raising $26 million in
grants and equity for its work and leveraging millions

more in development value. It currently is supporting
the construction of 166 entry-level homes by several
partner organizations and has created an $8 million
acquisition fund that is being used to purchase
properties from landlords for sale to homebuyers; to
date, 40 properties have been acquired through that
fund and eight of those have been rehabbed and sold.

In this report, we lay out the process by which the CDA
and its partners developed a collective housing plan.
We discuss key actions, practices, and tools as well as
important lessons learned and ongoing challenges that
leaders in other cities should consider in pursuing
similar efforts. We organized this assessment into three
phases: the initial work that created a foundation for
the planning effort; the planning process itself; and the
work that has occurred since to effectuate the plan.

GROUNDWORK AND PROJECT GENESIS

A number of important developments set the stage for
the pursuit of a collective housing plan in Milwaukee.
During the years preceding the planning project, a
network of local organizations strengthened their
relationships with one another, developed a common
vision for collective impact on housing and racial equity,
and fortified the CDA as a backbone organization with
staff who could provide strategic leadership and

Attendees of the CDA’s 2023 “Forever Affordable” event discuss actions needed to develop and support sustainable affordable housing.
(All photos courtesy of the Community Development Alliance unless otherwise noted.)
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https://www.housingplan.org/_files/ugd/7eff96_b0b4eab26043444ebee08ed34e4e0560.pdf

coordination for their efforts. In this section, we
describe important actions and insights from this
period.

Creating a vehicle for collective impact - Trusting
relationships are key to collaboration on shared
priorities. In Milwaukee, the formation of the CDA in
2013 created a valuable foundation for relationship
building among organizations engaged in or supportive
of community development work. The CDA organized
guarterly convenings of those organizations, with each
meeting focusing on a different topic. This helped to
build connections and trust between many key partners,
including the city of Milwaukee and several local
foundations, community development financial
institutions (CDFIs), and neighborhood organizations. It
also helped the foundations and CDFls understand one
another’s funding priorities and find areas where their
visions aligned.

Generating consensus to focus on housing - For several
years, the CDA continued to facilitate conversations on
varying community development issues, but in 2019
and 2020, leadership transitions at several partner
organizations presented an opportunity for the alliance
to rethink its agenda. Many CDA leaders and
participants wanted the group to have a clearer
direction by focusing on a shared priority issue. It
quickly became evident that housing was their most
tangible common priority.

At the time, local foundations were discussing the need
to understand the scale of the city’s housing challenges
and what it would take to close existing gaps.

Meanwhile, Milwaukee’s mayor had created an initiative

that aimed to support 10,000 affordable housing
opportunities over 10 years with city resources, and
Milwaukee County had set a goal of becoming the
healthiest county in Wisconsin and identified housing as
an important social determinant of health.

Identifying the need for a plan and collective action -
Research played a role in pointing out the need for a
plan to guide Milwaukee’s housing efforts. In 2020, a
Wisconsin Policy Forum report recommended that the
city of Milwaukee consider developing a strategic
housing plan with clear objectives and accountabilities,
which the city lacked at that time. It also concluded that
city leaders and local philanthropic organizations could
seek to work more cooperatively to address mutually
recognized gaps in existing housing efforts. CDA leaders
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say this report was integral to its decision to pursue a
collective housing plan.

Establishing a focus on racial equity - Several factors
led the CDA to commit from the outset to focus the plan
on achieving racial equity. Both the city of Milwaukee
and Milwaukee County had declared racism a public
health crisis, while the Greater Milwaukee Foundation
(a key leader in the CDA) had made racial equity its
overarching priority. Data showed that deep racial
disparities in homeownership rates and other housing
conditions existed in the city and larger metro area. It
was also acknowledged that past discriminatory
practices such as redlining had contributed to
Milwaukee’s racial disparities in housing and wealth.

Securing city government’s commitment to a collective
plan - As the largest public sector housing provider in
Milwaukee with the most flexible funding sources, it was
essential to have city government at the table. In
response to the Policy Forum’s report, Milwaukee’s
Common Council passed a resolution in January 2021
directing several city departments that administer
housing programs to create a joint housing plan. The
CDA then advocated for developing a collective housing
plan that would involve numerous public and private
sector organizations and could also serve as the city’s
plan. Some Common Council members initially pushed
back on the idea of private sector involvement but
eventually signed on. The commitment of local
foundations to increase their support for housing made
it more attractive to city leaders to dedicate staff time
and resources to the collective effort.

Taking advantage of funding opportunities - The efforts
were also motivated by rare opportunities to attract
resources in support of Milwaukee’s housing efforts.
With a large tax increment financing (TIF) district slated
to close, city leaders saw an opportunity to take
advantage of a provision in state law allowing such
districts to be extended for one year to support
affordable housing programs and services citywide. This
would provide an infusion of $6.5 million, and local
foundations expressed interest in contributing
additional resources to create a larger impact.

The COVID-19 pandemic also was starting to present
federal funding opportunities, and CDA leaders believed
that having a plan in place could better position
Milwaukee to attract those and other resources. The
October 2021 budget cycle for both the city of
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Milwaukee and Milwaukee County was a driving force
behind the project timeline because it included the
allocation of federal pandemic relief funds.

As one local leader put it, “a key takeaway is that a
crisis can provide a once-in-a-generation opportunity to
address a long-standing problem.” Some noted,
however, that there was a feeling that the CDA’s
planning process was rushed due to pressure to get the
project finished quickly for funding purposes.

Becoming a backbone organization - Planning efforts
take time and energy. To develop a collective housing
plan effectively, the CDA had to mature and hire
dedicated staff. To oversee the development of the
plan, the organization hired a full-time project manager
(now the CDA’s “Chief Alliance Executive.”) The city of
Milwaukee also secured a FUSE fellow whose position
was entirely focused on the project (and who later was
hired as the CDA’s Resident Collaboration Director).
Dedicated staff gave the CDA far more capacity, as
those individuals were not prone to distractions from
competing priorities.

Choosing the right leaders - To manage such a complex
project with many partners, several allies said it was
important to have a leader with high-level project
management skills; a solid understanding of housing
issues; credibility with government, philanthropic, and
community groups; and the ability to navigate politics.
To keep the project and alliance of organizations
moving forward without getting bogged down in internal
disagreements, they said it was also important for that
leader to be willing to make difficult decisions but also
be a good listener who is able to reflect, accept
feedback, and change their approach. The ability to
inspire partners to stretch their ambition and capacity
was also identified as a valuable trait.

The leader the CDA hired as its Chief Alliance Officer
had extensive and relevant experience in both the
public and private sectors, which had given him strong
and wide-ranging skills and connections. He had served
as Milwaukee County’s chief operating officer, where he
worked to eliminate chronic homelessness, and as the
county’s economic development director, where he led
efforts to redevelop a large area of county-owned land
in downtown Milwaukee. He was also a core member of
the leadership team that made Milwaukee County the
first locality in the United States to declare racism a
public health crisis and to develop a strategic plan to
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Milwaukee’s CDA is led by Chief Alliance Executive Teig Whaley-
Smith and Resident Collaboration Director Cordella Jones.

combat racism. In his private sector career, he had led a
firm that developed affordable housing.

In Milwaukee, strong leadership was needed even
before the CDA hired a project manager. It was critical
to have foundation leaders who were committed to the
project and to racial equity, perceived as credible by
many different partners, and willing to take a risk on an
ambitious project that some may otherwise have
perceived as unrealistic. Allies specifically noted the
leadership of the Zilber Family Foundation’s executive
director, Gina Stilp, who served as the CDA’s chair, for
exemplifying these qualities and for her “incredible
balance of patience and urgency.”

While the CDA'’s leadership has been widely lauded,
given the plan’s specific objective of eliminating housing
disparities for the city’s Black and Latino populations,
some allies said it would have been ideal to have a
person of color leading the planning effort. Some allies
expressed concern that the project manager and
foundation leader who were the initial faces of the
planning effort are both white. At the same time, they
said the most important consideration is results.

PLAN DEVELOPMENT PROCESS

Producing a collective housing plan with the
involvement of numerous public and private partners
was a challenging and multifaceted undertaking. Doing
so required defining the project’s objectives and the
roles of various collaborators; designing a structure and
process for developing a plan; and carrying out the
project, from data analysis and strategy development to
writing and publishing the plan and obtaining key
endorsements. Below, we summarize the planning
process and important lessons learned.



https://fuse.org/executive-fellowship/

Utilizing existing tools and frameworks - Rather than
reinventing the wheel, the CDA used collective impact,
racial equity, and public participation tools that already
existed and were widely used nationally. A report by the
Spark Policy Institute and ORS Impact of Seattle was a
key resource for the CDA’s collective impact model,
showing that while the alliance already had several
elements of collective impact underway, two critical
elements (a common agenda and a backbone
organization) had been missing prior to the planning
project. The Government Alliance on Race and Equity’s
(GARE) toolkit provided a lens through with to evaluate
the planning process and the plan’s potential to
improve racial equity.

CDA staff also were trained in the International
Association of Public Participation model, which
stresses collaborating rather than just informing the
community when conducting planning. As explained
further below, however, the CDA initially relied on
existing neighborhood plans rather than engaging in a
new resident collaboration process. Consequently, the
alliance did not pursue direct resident collaboration in a
meaningful way until the plan had been completed and
the focus had shifted to implementation.

Establishing a mission, vision, and project charter - To
get the leaders of CDA-aligned organizations on the
same page about the purpose, goals, and guiding
principles of the planning effort, the CDA developed a
mission (“systemwide collaboration to advance racial
equity in housing”), vision (“advancing racial equity by
providing a quality, affordable home for every
Milwaukeean”), and set of shared values utilizing the
tools noted above. It also created a project charter,
which laid out the structure and process that would be
used to generate the plan, the roles and responsibilities
of key individuals and committees, and a project budget
and timeline.

Creating a project structure and process - To help guide
the planning effort, the CDA developed a number of
committees with different roles and responsibilities.
Since the organization lacked a governance structure
previously, it created an “executive committee”
comprised of high-level representatives of key partner
organizations, including the city of Milwaukee’s
development commissioner and leaders from several
area foundations. Other members of the executive
committee represented residents, nonprofit housing
developers and service providers, and neighborhood
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organizations. The executive committee provided overall
guidance for the project and was ultimately responsible
for approving the project charter and the strategic plan.

A “program committee” made up of staff members who
lead housing programs and initiatives from those same
organizations was created to advise the plan. CDA
leaders said it was critical to involve individuals with
housing expertise in decision making and not just
executive directors.

A “project team” comprised of individuals representing
housing service providers was formed to lead the week-
to-week work of the planning effort, bringing updates
and items that required strategic decision-making to the
program and executive committees.

Four “action teams” were created to bring input into the
plan from a broad set of organizations engaged in
housing services and activities. This was deemed
critical as many of those organizations are involved in
implementing the plan.

A “funder’s council” also formed to allow foundation
partners to coordinate efforts on funding the CDA itself
and their respective support for housing programs and
services.

While each of these groups had defined roles, some
allies said the structure and process was somewhat
confusing and likely could have been streamlined
somewhat, such as by combining the program
committee and project team.

Analyzing the city’s affordable housing challenges - To
ground the planning effort, it was important to
understand the nature and scale of the city’s housing
needs. City staff analyzed data and determined that
approximately 32,000 additional rental units and
32,000 homeownership opportunities were needed
over 30 years to eliminate the city’s racial disparities in
housing. Those housing opportunities had to be at
prices that matched the incomes of Black and Latino
families in the rental and homeowner markets. The
analysis also showed a need for all types of units, from
single occupancy to larger units that could
accommodate families with children.

Having these numbers showed how large the problem
was and also gave CDA partners a clear story to present
to their boards of directors about the project’s goals.
The data made the problem less abstract and gave the
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CDA targets to pursue. It also provided a shared set of
metrics for all of the partners to track.

While having quantitative data was essential, it was also
important to gather input from neighborhood plans and
from community organizations. As one local housing
leader put it, “We needed to understand what we could
learn from data about conditions and opportunities for
improvement in neighborhoods, but without the
community perspective that data was insufficient.”

Deciding when and how to engage residents - Early in
the planning process, a decision was made to rely on
resident input that had been used to shape several
recently completed neighborhood plans rather than
starting over by asking residents for their views on the
city’s overall housing needs. CDA leaders felt it was
clear from those plans that residents wanted action on
housing, and they did not want “to ask them the same
qguestions again.” They also felt some pressure to
complete the plan relatively quickly to help position the
effort to attract federal American Rescue Plan Act
(ARPA) funding that would soon become available.

This was a somewhat controversial decision, and some
allies said the CDA's initial approach to resident
engagement should have been different. They said early
engagement of residents is essential to building trust
and noted that neighborhood needs are always
changing and that vulnerable populations most
impacted by the city’s housing problems should have
been surveyed. One suggestion was that at minimum,
the CDA should have engaged residents to share what
they had synthesized from recently completed plans
and research and to ask for their feedback.

CDA leaders acknowledge that their approach to
resident engagement has been a learning process. One
foundation leader said that funders often ask the
organizations they support to provide perspective on
what is happening in the community and equate that
with listening to the community. During the planning
process, community leaders said that was not good
enough.

An important lesson learned was the need for
transparency about how resident input was sought and
used. Based on feedback from collaborators, the CDA
changed how it described the plan from “resident-led”
to “resident-informed” and developed a policy to engage
in “continuous resident collaboration.” Allies said the
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CDA showed commitment to this policy by dedicating
roughly $250,000 to it in its budget.

Identifying strategies to address local housing needs -
Having analyzed the scale of Milwaukee’s housing gaps
for Black and Latino families, the next step was to
identify potential ways to produce the units and
homeownership opportunities needed to close them.
The planning effort was organized into four focus areas
and the CDA created an “action team” for each one.
Two were charged with identifying “defensive”
strategies for preserving existing affordable housing
stock in the rental and homeowner markets, while two
others focused on identifying “offensive” strategies for
producing a greater supply of new affordable housing
opportunities in the rental and homebuyer markets.

Each action team was comprised of 20 to 30
representatives of CDA-aligned organizations with
relevant expertise, and each had a designated chair.
The action teams were facilitated by contracted
individuals who were known and trusted leaders on the
city’s north (predominantly Black) and south
(predominantly Latino) sides. They met weekly for four
weeks to discuss challenges and generate ideas and
potential strategies. Between meetings of the action
teams, the CDA’s project team met to distill their input
and plan the next meetings.

After generating long lists of ideas, the next step was to
narrow them to shorter sets of recommended
strategies. The action teams ranked the strategies they
had identified, and those that rose to the top were
further vetted by the CDA’s program committee for
inclusion in the plan.

Estimating project costs - It was important to break
down the ultimate goal of 32,000 new Black and Latino
homeowners into manageable pieces. Given the
documented loss of roughly 1,000 homeowners of color
per year in Milwaukee during the 2010s, the CDA set a
goal of adding 1,000 new Black and Latino
homeowners per year moving forward. This would
necessitate a 30-year effort, but allies also were
interested in developing a plan for the first 10 years.

Based on Milwaukee’s identified housing needs and the
strategies included in the plan, cost estimates were
made for the first 10 years of plan implementation. For
each strategy, the estimates note both existing
resources that could be used and the amounts needed




from new or expanded funding sources. Estimates were
made using existing reports and plans, project team
experience, and partner engagement.

Securing endorsements from key players - Gaining the
official support of local governments, foundations, and
housing organizations was valuable in showing shared
commitment to achieving the plan’s goals. CDA leaders
said having that support from major partners also
helped to bring in resources for plan implementation.
The city of Milwaukee’s Common Council and the
Milwaukee County Board of Supervisors both passed
resolutions endorsing the plan. The boards of two large
local foundations, two major nonprofit housing
“implementors,” and a local coalition of
homeownership-related service providers also endorsed
it. Allies noted that inviting Common Council members
into the planning process helped to diffuse skepticism
and increased buy-in from city government.

FROM PLAN TO ACTION

Since late 2021, the CDA and its partners have been
working to implement the collective housing plan. After
selecting an initial set of priority strategies, the alliance
has worked to bring in financial resources and direct
them to housing service providers and nonprofit
developers. It also has vastly expanded its resident
collaboration efforts and begun to develop systems for
tracking funding and program data to evaluate
progress. We summarize important steps and lessons
from the first two years of plan implementation below.

Prioritizing strategies - Deciding on how many
strategies to focus on initially was difficult, but CDA
leaders said it was important to choose a relatively
small number to make implementation manageable
and impactful. The alliance’s leadership committees
narrowed the strategies included in the plan to four
initial priorities by considering what already had proven
effective or had potential for immediate action. It was
then important to communicate that those strategies
were the initial priorities but that others could rise to the
top over time.

The CDA’s four initial priority strategies all relate to
homeownership, as opposed to rental housing. This
was, in part, because there appeared to be more
opportunities and support for reducing Milwaukee’s
racial homeownership disparities. Those priority
strategies were expanded homebuyer counseling and
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down payment assistance; efforts to develop new
starter homes on vacant lots; a new “acquisition fund”
designed to purchase homes and sell them to
homebuyers before investors can buy and convert them
into rentals (an issue that had emerged as a local
concern); and alternative lending that allows
homebuyers to access mortgage loans based on their
rental histories rather than credit scores and at higher
debt-to-income ratios.

Attracting resources to support plan implementation -
Several Milwaukee leaders said having a plan has
enhanced fundraising efforts. It has helped to attract
new resources, including $15 million in ARPA funds and
a $7.5 million Wealth Opportunities Restored through
Homeownership (WORTH) grant from Wells Fargo. Four
local foundations have begun directing resources to
housing services based on the priorities included in the
plan, as has the city of Milwaukee’s Housing Trust Fund.

Although the plan has helped with fund development,
one local leader suggested that other cities creating
collective housing plans should consider what it means
for a foundation or local government to sigh on as a
supporter. For example, will it guide their funding
decisions? Does it reflect commitment of a certain
dollar amount or percentage of an organization’s total
giving? One option would be to approach plan
implementation like a capital campaign by preparing a
budget and then defining what it means for funding
organizations to sign on based on their size and type.

One challenge CDA leaders have identified is attracting
financial support for the staffing and administration
needed to carry the plan forward, including for fund
development and policy advocacy work. They said

AL

-

In 2022, the CDA received a $7.5 million WORTH grant from
Wells Fargo to help implement Milwaukee’s housing plan.
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An $8 million “acquisition fund” is being used to purchase homes
like these and sell them to homebuyers before investors can buy
and convert them into rental properties. (Photo: Acts Housing)

foundations and some corporations are willing to
provide support for organizations like the CDA, but that
individual donors typically prefer to support specific
programs or projects.

Committing to resident collaboration - The CDA stepped
up its resident collaboration efforts considerably as it
shifted to plan implementation. In 2022, the alliance
contracted with two grassroots organizations to assist in
a series of listening sessions on the city’s north and
south sides, where they introduced the plan and sought
input on how residents would like to see the initial
strategies carried out. In 2023, the CDA hired a full-time
resident collaboration director as its second staff
person and held 33 collaboration sessions with
residents to inform ongoing implementation efforts. An
existing coalition of neighborhood organizations also
became an important partner in the CDA’s ongoing
resident collaboration work.

In 2024, the CDA will shift its approach to resident
collaboration again by launching a “resident council”
that will include representatives from neighborhood
organizations who will meet regularly to discuss the
work of the CDA and its partners and the city’s ongoing
housing needs.

Based on feedback during the planning process, the
CDA is also changing its governance structure in 2024
to add more community voices to its 12-member
executive committee. Under the planned model, two
representatives from the resident council will serve on
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the executive committee along with two each from
neighborhood groups and advocacy groups (see figure
on the following page). The CDA'’s funders council
(foundations), housing investors council (financial
institutions), and housing “implementor” partners
(nonprofit developers and service providers) also will
each have two committee representatives.

Stipends are provided to residents for their participation
in the CDA. Alliance leaders say resident input is
essential, residents are not paid by their employers to
participate (as others who serve on CDA committees
are), and they have many competing priorities, so it is
important to compensate them for their time. They said
it is also crucial to schedule meetings when it works for
residents (generally in the evenings) and to meet in the
neighborhoods where they live or virtually.

Using clear language and storytelling - In both the
housing plan and communications with residents, CDA
leaders have learned the importance of using widely
understandable language. For example, they avoid
jargon like “area median income” and “rent burden”
and instead explain those concepts using dollar
amounts and examples.

Storytelling is another tool that has proven effective in
communicating about housing problems and potential
solutions. For example, the CDA’s Chief Alliance
Executive frequently shares a story about the cost of his
grandparents’ modest starter home relative to their
income in the 1950s, and the financial tools that were
available to them as a white family at that time. He
notes the discriminatory practices that restricted
families of color from accessing those financial tools in

g

The CDA works with several partner organizations to engage
residents on how to implement housing strategies in Milwaukee.
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Beginning in 2024, half of the members of the CDA’s executive committee will be

resident and community representatives.

the past and the sharp growth in the size and cost of
new houses over the past several decades, which has
made homeownership much more difficult to attain for
many Black and Latino families.

Additionally, in 2023, the CDA’s annual conference
included a partnership with Ex Fabula, a local nonprofit
that assists residents in developing and sharing their
own stories.

Sharing data to track progress - Collecting and
analyzing data across multiple organizations is
challenging but necessary for tracking collective impact.
One thing that helped the CDA was a major grant it
received that required all of the organizations it
supported to report on their activities and outcomes.
Several organizations that provide homebuyer
counseling and down payment assistance now share
quarterly updates with a local nonprofit called Data You
Can Use, which synthesizes it to produce reports and
maps.

Involving an intermediary like Data You Can Use has
been effective, in part, because they are a trusted entity
with whom many organizations feel safe to share data.
One key reason is that they are not a funder, as local
service providers might be more reluctant to share
outcomes data with a funding organization in light of

8 A SHARED VISION | JANUARY 2024

performance indicators. However, its
leaders say that some of the source data
are still incomplete and not yet strong
enough to use in strategic decision
making.

Looking forward, the CDA hopes to play a
liaison role that could make collective reporting,
tracking, and disbursement for its initiatives easier for
its partner organizations. This would involve
organizations reporting to the CDA only, who in turn
would report on behalf of all partners to the foundations
and government organizations that support the work.

Keeping allies informed and engaged - To provide
ongoing updates on its activities and progress in
implementing the housing plan, and to seek input on
emerging challenges, the CDA continues to organize
quarterly virtual meetings for its partners and allies.
Those meetings typically attract dozens of participants
and are open to anyone who wishes to attend. CDA
leaders also frequently give presentations and
participate in discussions throughout the community.

As the CDA selects strategies on which to focus and
organizations to support, it invites scrutiny for its
perceived ability to “pick winners and losers.” To sustain
trust and keep allies engaged, CDA leaders say it is
critical to be transparent about how funding decisions
are made and who is making them.

ADDITIONAL ONGOING CHALLENGES

A number of other issues pose challenges to
implementing certain pieces of Milwaukee’s collective
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Groundbreaking for development of 80 entry-level homes by
Milwaukee Habitat for Humanity in partnership with Milwaukee
County (Photo: Milwaukee Habitat for Humanity)

housing plan, which could be relevant to similar efforts
in other cities. Some pertain to areas where more
engagement or resources are needed, such as:

Bringing in new partners - The CDA identified banks as
a cohort they hoped to engage in supporting housing
plan implementation. Its outreach efforts brought three
of the six largest banks in the area (and one smaller
bank) to the table to provide operating support, but
alliance leaders had hoped for more. In the future, the
CDA’s strategy for bringing in new partners will be cross-
sector and based on who is interested in supporting
work focused on achieving racial equity.

Sustainability of funding support - While the plan
helped to attract one-time resources from both the
public and private sectors, some funding sources (like
ARPA) will run out soon and it remains to be seen
whether the CDA can generate a sustained increase in
financial support for local housing efforts. As one ally
put it, “My concern is that when some of the shine
comes off of the plan, will there be the long-term
commitment to really reach its goals?”

Other challenges pertain to market forces that have
made it more expensive to produce and purchase
houses, including:

The rising cost of a “starter home” - For a variety of
reasons, including increased safety and energy
requirements, higher material costs, and inflation,
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homes are much more expensive to build now than they
were in the 1950s. Even an entry-level home on a small
city parcel costs $250,000 to build in Milwaukee today,
which is more than what homebuyers the CDA is
targeting can afford (typically $125,000 or less). The
supply of contractors and subcontractors in Milwaukee
also may be limiting the city’s collective capacity to
produce new housing at a modest price.

High interest rates - After several years of historically
low interest rates, the average rate on a 30-year fixed-
rate mortgage rose rapidly in 2022 and was 7.76%
nationally as of November 2, 2023. This has made
purchasing a home more expensive for those the CDA’s
partner organizations serve.

The CDA is currently grappling with several other “big
picture” questions about its role and activities to
advance the housing plan, including how it directs
resources.

Role and timing of policy advocacy — The CDA is
considering if and when to advocate on a number of
issues, including landlord and investor regulations, tax
incentives for affordable housing investments, property
tax exemptions for certain properties such as senior
housing, and continued or expanded public funding for
existing housing programs. The alliance is discussing
how much to focus on regulation versus resources to
support the plan’s goals, while accounting for the
political landscape.

Shifting “mental models” - The CDA has helped to shift
public thinking on some housing issues, such as by
providing historical context for how people of color were
excluded from accessing entry-level homes, and by
framing the trend of investors purchasing large
numbers of homes in low-income Milwaukee
neighborhoods for conversion to rentals as “predatory”
acquisition. Alliance leader are considering what its role
is in influencing public awareness and action on other
issues, such as racial segregation in the metro area.

Leadership by people of color - Milwaukee’s housing
plan identifies representation as a core value, stating
that people of color should be represented in all sectors
of leadership that develop and implement housing
solutions. This value was evident in the plan’s
development and in the governance of CDA. At least
50% of the members of the CDA'’s executive committee
and most other planning subcommittees were people of
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color, and the vast majority of residents involved in the
its resident collaboration work are people of color.

However, CDA allies have identified a disconnect
between the leadership of organizations implementing
the housing plan and the alliance’s value of
representation. So far, roughly half of new homeowners
have been supported by one white-led organization,
while the other half have been supported by three other
organizations led by people of color. A white-led
organization also is playing the biggest role in the
production of new and rehabbed homes. Allies say that
systemic advantages have helped white-led
organizations grow larger than those led by people of
color over time, giving them greater capacity for
fundraising, data collection, public relations, and
marketing. This results in more funding opportunities for
white-led organizations, which in turn creates more
capacity and continues an inequitable cycle.

The CDA and its allies are committed to improving
representation in the plan’s implementation. Current
strategies include joint fundraising, in-kind data support
and technical assistance, and elevating organizations of
color through media campaigns. The CDA has adopted a
robust procurement policy to maximize its utilization of
vendors of color and has adapted its requests for
proposals to remove institutional bias. It also has
committed to tracking and reporting on its partnerships
with organizations led by people of color to monitor
progress and inform future strategies.

CONCLUSION

Our assessment highlights the many important building
blocks that contributed to the creation and initial
implementation of Milwaukee’s housing plan. The effort
was built on a shared vision for confronting the area’s
racial disparities through housing interventions, with
numerous public and private sector organizations
engaged in a collaborative effort that no individual
entity could fully carry out on its own.

While still a work in progress with many ongoing
challenges, Milwaukee’s story highlights a number of
lessons that leaders in other cities can learn from and
use in developing similar housing plans or pursuing
collective impact efforts on other priority issues.

10 A SHARED VISION | JANUARY 2024




	Additional ongoing challenges


<<

  /ASCII85EncodePages false

  /AllowTransparency false

  /AutoPositionEPSFiles true

  /AutoRotatePages /None

  /Binding /Left

  /CalGrayProfile (Dot Gain 20%)

  /CalRGBProfile (sRGB IEC61966-2.1)

  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)

  /sRGBProfile (sRGB IEC61966-2.1)

  /CannotEmbedFontPolicy /Error

  /CompatibilityLevel 1.4

  /CompressObjects /Tags

  /CompressPages true

  /ConvertImagesToIndexed true

  /PassThroughJPEGImages true

  /CreateJobTicket false

  /DefaultRenderingIntent /Default

  /DetectBlends true

  /DetectCurves 0.0000

  /ColorConversionStrategy /CMYK

  /DoThumbnails false

  /EmbedAllFonts true

  /EmbedOpenType false

  /ParseICCProfilesInComments true

  /EmbedJobOptions true

  /DSCReportingLevel 0

  /EmitDSCWarnings false

  /EndPage -1

  /ImageMemory 1048576

  /LockDistillerParams false

  /MaxSubsetPct 100

  /Optimize true

  /OPM 1

  /ParseDSCComments true

  /ParseDSCCommentsForDocInfo true

  /PreserveCopyPage true

  /PreserveDICMYKValues true

  /PreserveEPSInfo true

  /PreserveFlatness true

  /PreserveHalftoneInfo false

  /PreserveOPIComments true

  /PreserveOverprintSettings true

  /StartPage 1

  /SubsetFonts true

  /TransferFunctionInfo /Apply

  /UCRandBGInfo /Preserve

  /UsePrologue false

  /ColorSettingsFile ()

  /AlwaysEmbed [ true

  ]

  /NeverEmbed [ true

  ]

  /AntiAliasColorImages false

  /CropColorImages true

  /ColorImageMinResolution 300

  /ColorImageMinResolutionPolicy /OK

  /DownsampleColorImages true

  /ColorImageDownsampleType /Bicubic

  /ColorImageResolution 300

  /ColorImageDepth -1

  /ColorImageMinDownsampleDepth 1

  /ColorImageDownsampleThreshold 1.50000

  /EncodeColorImages true

  /ColorImageFilter /DCTEncode

  /AutoFilterColorImages true

  /ColorImageAutoFilterStrategy /JPEG

  /ColorACSImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /ColorImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /JPEG2000ColorACSImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /JPEG2000ColorImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /AntiAliasGrayImages false

  /CropGrayImages true

  /GrayImageMinResolution 300

  /GrayImageMinResolutionPolicy /OK

  /DownsampleGrayImages true

  /GrayImageDownsampleType /Bicubic

  /GrayImageResolution 300

  /GrayImageDepth -1

  /GrayImageMinDownsampleDepth 2

  /GrayImageDownsampleThreshold 1.50000

  /EncodeGrayImages true

  /GrayImageFilter /DCTEncode

  /AutoFilterGrayImages true

  /GrayImageAutoFilterStrategy /JPEG

  /GrayACSImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /GrayImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /JPEG2000GrayACSImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /JPEG2000GrayImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /AntiAliasMonoImages false

  /CropMonoImages true

  /MonoImageMinResolution 1200

  /MonoImageMinResolutionPolicy /OK

  /DownsampleMonoImages true

  /MonoImageDownsampleType /Bicubic

  /MonoImageResolution 1200

  /MonoImageDepth -1

  /MonoImageDownsampleThreshold 1.50000

  /EncodeMonoImages true

  /MonoImageFilter /CCITTFaxEncode

  /MonoImageDict <<

    /K -1

  >>

  /AllowPSXObjects false

  /CheckCompliance [

    /None

  ]

  /PDFX1aCheck false

  /PDFX3Check false

  /PDFXCompliantPDFOnly false

  /PDFXNoTrimBoxError true

  /PDFXTrimBoxToMediaBoxOffset [

    0.00000

    0.00000

    0.00000

    0.00000

  ]

  /PDFXSetBleedBoxToMediaBox true

  /PDFXBleedBoxToTrimBoxOffset [

    0.00000

    0.00000

    0.00000

    0.00000

  ]

  /PDFXOutputIntentProfile ()

  /PDFXOutputConditionIdentifier ()

  /PDFXOutputCondition ()

  /PDFXRegistryName ()

  /PDFXTrapped /False



  /CreateJDFFile false

  /Description <<



    /BGR <>

    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000410064006f006200650020005000440046002065876863900275284e8e9ad88d2891cf76845370524d53705237300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>

    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef69069752865bc9ad854c18cea76845370524d5370523786557406300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>

    /CZE <>

    /DAN <>

    /DEU <>

    /ESP <>

    /ETI <>

    /FRA <>

    /GRE <>



    /HRV (Za stvaranje Adobe PDF dokumenata najpogodnijih za visokokvalitetni ispis prije tiskanja koristite ove postavke.  Stvoreni PDF dokumenti mogu se otvoriti Acrobat i Adobe Reader 5.0 i kasnijim verzijama.)

    /HUN <>

    /ITA <>

    /JPN <FEFF9ad854c18cea306a30d730ea30d730ec30b951fa529b7528002000410064006f0062006500200050004400460020658766f8306e4f5c6210306b4f7f75283057307e305930023053306e8a2d5b9a30674f5c62103055308c305f0020005000440046002030d530a130a430eb306f3001004100630072006f0062006100740020304a30883073002000410064006f00620065002000520065006100640065007200200035002e003000204ee5964d3067958b304f30533068304c3067304d307e305930023053306e8a2d5b9a306b306f30d530a930f330c8306e57cb30818fbc307f304c5fc59808306730593002>

    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020ace0d488c9c80020c2dcd5d80020c778c1c4c5d00020ac00c7a50020c801d569d55c002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>

    /LTH <>

    /LVI <>

    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken die zijn geoptimaliseerd voor prepress-afdrukken van hoge kwaliteit. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)

    /NOR <>

    /POL <>

    /PTB <>

    /RUM <>

    /RUS <>

    /SKY <>

    /SLV <>

    /SUO <>

    /SVE <>

    /TUR <>

    /UKR <>

    /ENU (Use these settings to create Adobe PDF documents best suited for high-quality prepress printing.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)

  >>

  /Namespace [

    (Adobe)

    (Common)

    (1.0)

  ]

  /OtherNamespaces [

    <<

      /AsReaderSpreads false

      /CropImagesToFrames true

      /ErrorControl /WarnAndContinue

      /FlattenerIgnoreSpreadOverrides false

      /IncludeGuidesGrids false

      /IncludeNonPrinting false

      /IncludeSlug false

      /Namespace [

        (Adobe)

        (InDesign)

        (4.0)

      ]

      /OmitPlacedBitmaps false

      /OmitPlacedEPS false

      /OmitPlacedPDF false

      /SimulateOverprint /Legacy

    >>

    <<

      /AddBleedMarks false

      /AddColorBars false

      /AddCropMarks false

      /AddPageInfo false

      /AddRegMarks false

      /ConvertColors /ConvertToCMYK

      /DestinationProfileName ()

      /DestinationProfileSelector /DocumentCMYK

      /Downsample16BitImages true

      /FlattenerPreset <<

        /PresetSelector /MediumResolution

      >>

      /FormElements false

      /GenerateStructure false

      /IncludeBookmarks false

      /IncludeHyperlinks false

      /IncludeInteractive false

      /IncludeLayers false

      /IncludeProfiles false

      /MultimediaHandling /UseObjectSettings

      /Namespace [

        (Adobe)

        (CreativeSuite)

        (2.0)

      ]

      /PDFXOutputIntentProfileSelector /DocumentCMYK

      /PreserveEditing true

      /UntaggedCMYKHandling /LeaveUntagged

      /UntaggedRGBHandling /UseDocumentProfile

      /UseDocumentBleed false

    >>

  ]

>> setdistillerparams

<<

  /HWResolution [2400 2400]

  /PageSize [612.000 792.000]

>> setpagedevice



