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Wisconsin Initiatives in Sustainable Housing, Inc.
Making Long-Term, Affordable Housing for People with Disabilities a Reality.

PART A.  
Description of Organization

1.
Background of Organization

Wisconsin Initiatives in Sustainable Housing, Inc. (WISH) was established in 2002 with a national demonstration grant from the Kennedy Foundation and matching funds from the Wisconsin Council on Developmental Disabilities.  WISH is unique in that it is the only statewide housing organization, dedicated to developing a long-term stock of affordable, community-based, scattered site housing for people with disabilities, so they can be fully included and participating members of their communities.  WISH is unique in the nation, and has become a model for replication in other states, because its approach to developing this long-term stock of housing involves direct partnerships with individuals with disabilities and their families.  These individuals and families typically already have the type of housing described above, but they are looking ways to preserve that housing for the lifetime of the person with a disability who lives in that housing.  

Individuals with disabilities who are homeowners are looking for a way to age-in-place, with the security of knowing an organization is involved that can preserve and maintain their homes when they are no longer able to do this themselves.  Families, particularly aging parents, are looking for a way to ensure the family home (or in some cases, a second home the family has purchased), which is used to provide affordable housing to a family member with a disability, can continue to be used for this purpose, after the parents are no longer living.  WISH answers both of these needs, and in return, individuals with disabilities and families who use WISH commit to leaving their home with WISH, in perpetuity, so WISH can make it available to future generations of low-income people with disabilities who need affordable, community-based housing.  

In addition, WISH can assist individuals with disabilities who are living in small, scattered site rental housing (e.g. single-family homes, duplexes).  Sometimes people with disabilities are able to find good quality, safe, affordable rental housing. Over time, they begin to think of that housing as their home.  When landlords need or want to sell this housing, WISH can ensure the individuals with disabilities are not displaced, by working with the individuals and their families to create a plan for WISH to buy the rental housing, and offer the individuals with disabilities a permanently renewable lease.  With the help of one-time financial contributions from the families or other donors, WISH purchases the property and maintains the rental housing at affordable rates.

Through all of these strategies, WISH is able to develop a permanent stock of affordable, community-based housing that neither congregates nor isolates people with disabilities, and that is created and maintained without large public subsidies which are typical in most affordable housing ventures.  As well, future generations of people with disabilities, who do not have families or resources of their own, will be able to benefit from having access to WISH’s affordable, community-based housing stock.  WISH works closely with support service providers, who assist WISH tenants to live independently.  By collaborating, but not providing support services, WISH ensures that people with disabilities have a choice of service provider, and are not forced to move if they want to change service provider.  

Families and individuals with disabilities can trust WISH because WISH is a parent and consumer-controlled organization. Its board is made up of a majority of individuals who are parents or people with disabilities.  In addition, WISH has two parent organizations:  The Arc-Wisconsin and Movin’ Out, Inc.  Together, these organizations have over sixty years of history serving people with disabilities in Wisconsin.  
2.
Mission and Objectives

The mission of WISH is to provide, finance, manage, maintain or otherwise promote the availability of safe, decent, affordable, accessible, and sustainable housing for people with disabilities and their households.  
WISH strives achieves its larger mission of promoting the availability of safe, decent, affordable, accessible, and sustainable housing for people with disabilities and their households by offering planning and counseling services to anyone who is interested in creating a long-term plan to ensure safe decent, affordable housing is always available to a person with a disability.  These planning and counseling services help people develop the plan, and consider all of the implications of doing so (e.g. issues and choices related to tax and estate planning; disability benefits rules; planning for aging-in-place; and coordinating needed support services when informal sources of support are no longer available).  As a rule, WISH strives to offer people this assistance, regardless of whether they want to involve WISH in implementing that long-term plan.  WISH is presented as one of the options, to ensure people can make an informed decision about what is best for them.

It is vital that WISH is able to offer these planning and counseling services for no charge, to encourage families and individuals to do this planning before its too late.  Our experience tells us that for many aging parents, or people with disabilities thinking about their own aging, this planning can be a very difficult process and one that it may be more comfortable to put off.  Some who do not completely avoid it, will often do it with inadequate or incorrect information, because they cannot afford to pay for the services of an attorney.  Still others who use an attorney may end up with plans that make an individual with a disability ineligible for benefits or services, because the attorney did not have sufficient knowledge regarding the rules of these programs.  While WISH’s services cannot replace the services of a qualified attorney, WISH can help families prepare for working with an attorney (ultimately saving them money), and we can provide people with a list of attorneys which are qualified and experienced in this area.  When people don’t plan adequately, what results is either a crisis (because no plan has been developed), or a situation where a plan has to be abandoned because all of the things needed to create a successful plan were not addressed.  WISH helps people find the courage to plan, and helps them to plan wisely.
WISH strives to achieve its mission to provide, finance, manage and maintain a decent stock of housing, through developing partnerships with individuals with disabilities and their families to preserve existing scattered-site, community-based housing that works well for people with disabilities.  The housing is typically of four types: 
a.  Family homes where a family member with a disability resides;

b.  Second homes owned by families and used to provide housing to a family member with a disability;

c.  Homes owned directly by a person with a disability;

The housing is typically located in safe, stable neighborhoods, which provide good access to transportation and support service that people with disabilities need.  The housing is also often able to accommodate two-three individuals who can share support services to enable county governments to provide community-based support in cost-effective ways.  Many times, the housing is also able to accommodate a live-in caregiver in a way that can attract and retain individuals to do this work, and can further contribute to the cost-effectiveness of the services provided with public funding.  

WISH is also involved in some limited efforts with it parent organization, Movin’ Out, Inc. to re-develop suitable housing stock as affordable rental housing for people with disabilities.
3.
Target Groups
The target groups for WISH’s efforts include:
A.  Families, particularly aging parents, individuals with disabilities, who are currently providing a home (either the family home or a second home) for the low-income family member with a disability.  For people with developmental disabilities alone, the estimated numbers are staggering.  Nationally, the number of adults with developmental disabilities that live with family caregivers is nearly two million:  five times the number served by the formal residential care system.  More than half of these individuals are living with family members over age 60.  In the greater Milwaukee area, it is estimated that 20,000 people with significant disabilities are living with family caregivers who are 60 or older.

B.  Individuals with disabilities who are homeowners, particularly those who rely on Medical Assistance (MA), and/or need to rely, either now or in future, on others to help manage and maintain the home.  Homeownership initiatives throughout the country and in Wisconsin are resulting in increasing numbers of people with disabilities becoming homeowners.  As well, existing homeowners sometimes acquire a disability as a result of illness, accident or disease.  Most all of these individuals are likely to rely on MA for support services and healthcare at some point in their lifetimes.

C.  Individuals, and the families of individuals, living in small-scale, community-based rental housing, where that housing has become “home” for these individuals but the current or future sale of that housing may result in displacement.  Most people with disabilities prefer to live in housing that they can control, whether or not they own this housing.  For people with disabilities who don’t own their own homes or live with family caregivers, the ability to find safe, decent, affordable housing they can rent is a challenge.  When this type of housing is obtained, people often lay down roots because such housing is in extremely short supply.  As those who serve people with disabilities strive to promote self-determination, we are moving away from housing that is owned and/or controlled by support service providers (e.g. group homes).  When housing is owned and/or controlled by support providers, this restricts the choices available to the people with disabilities who live in that housing.  For example, if people are dissatisfied with the quality of their support services, they are forced to move in order to change support providers.  In many cases, people end up tolerating poor supports because they don’t want to move.  As well, when residential support providers control housing, they can move people with disabilities around to suit the organization, even if the people with disabilities don’t want to move or would find the move traumatic.  It is important that people with disabilities have options to live in the community in housing that is not owned or controlled by support providers.  

D.  Families of any age who wish to assist a family member with a disability to become a homeowner, but who are not able, either now or in the future, to provide all of the day-to-day supports the person with a disability needs to assume the responsibilities that come with homeownership.  Up to this point, many people with significant disabilities have been denied the opportunity of home ownership because there is no one willing or able to assume the significant commitment involved in assisting someone with significant disabilities to own his/her own home.  WISH can assist with this, and help families that want a family member with a disability to have the experience of homeownership to make a plan that will work.

4.
Types of Programs Offered

Information and Referral:  WISH provides information and referral for inquiries related too the following: housing; housing-related services; housing-related funding programs; homeownership; property rehabilitation; benefits issues; general estate planning issues; and issues related to residential services.  WISH also assists organizations in other states that are interested in replicating parts of the WISH program.  

Education and Training:  WISH offers educational workshops and training opportunities for the four target groups to inform them about their options, and to teach them about the importance of having a long-term housing plan.  The education and training sessions help people understand benefits rules and how families can assist people with housing without impacting an individual’s eligibility for needed benefits and services.  The sessions also address the benefits of homeownership and the variety of ways that homeownership can be achieved, or a rental arrangement that includes many of the advantages of homeownership can be developed.  Finally, the education and training sessions link the importance of having a long-term housing plan to other estate and financial planning options that can also benefit people with disabilities (e.g. supplemental needs trusts).
Planning and Counseling:  As described in Section 2. above, WISH offers planning and counseling services to anyone who is interested in creating a long-term plan to ensure safe decent, affordable housing is always available to a person with a disability.  WISH provides this planning in a very personalized way, respecting the privacy of the individual and his/her family, and ensuring the planning process takes into account the unique circumstances of each situation.  WISH can provide sample planning documents, sample housing budgets and other information that can help an individual and his/her family make choices about how their plan to provide long-term affordable housing will work.  WISH also involves representatives from residential support agencies so individuals and families can understand how residential support services will be provided, if they are not already available.  WISH also uses some consulting attorneys, who specialize in estate planning, tax law and Medicaid and Social Security rules.  These attorneys are available to answer specific legal questions families or individuals may have, and they can also review existing legal documents and recommend changes or additions, if these are necessary to achieve the individual’s or family’s goals.  

Property Preservation Studies:  WISH has a consulting inspector and appraiser who is himself the parent of a son with significant disabilities.  He has developed a unique property preservation software program for small-scale housing.  WISH uses his expertise to evaluate all properties it considers owning, and he provides a detailed 30 year property preservation plan for each property which allows us to accurately project the future costs of maintaining a property.  WISH also offers this service, for a reasonable fee, to any person with a disability or family member who thinking of purchasing a property or who is creating a long-term plan to provide affordable housing for a person with disability.  
Housing Trust Ownership Arrangement:  WISH has developed the first pooled, housing trust in the country, dedicated exclusively to holding and managing housing for people with disabilities.  The trust option offers piece of mind to individuals or families transferring property into the trust, and it also offers many advantages for people with disabilities who rely on Medical Assistance or SSI.  The WISH Housing Trust offers many of the advantages of homeownership, without many of the responsibilities and risks. The WISH Housing Trust operates sub-accounts that hold homes for lifetime use by individual beneficiaries with disabilities.  Beyond the lifetime of these individuals, the trust retains the home for use by other people with disabilities who need affordable housing in that community.
4.
Types of Programs Offered  (continued)
Non-Profit Ownership Arrangement:  In addition to the housing trust option, WISH has the ability to assume permanent ownership of single-family homes, duplexes or small multi-family properties in order to preserve them as affordable housing for people with disabilities.  WISH can either receive title to the properties, or accept cash contributions to help with purchasing the property from a third party owner.  WISH creates a single-member LLC to own the property.  Individuals living in the property receive a permanently renewable lease.  WISH commits to maintaining affordable rents, providing disability-sensitive property management, and providing housing-services to help people maintain their tenancies.
Property Management Services:  In some cases, WISH can help homeowners with disabilities with specific property management tasks they need assistance with.  For example, if someone buys a condominium, WISH can help with property management needs that the condo association does not address.  As well, where parents are acting as property managers, WISH can help by providing back-up for emergencies if the parent is ill or goes on vacation.
5.
Number of Staff

WISH has one full-time staff person who is the Executive Director.  In addition, WISH has two consulting attorneys, and one consulting appraiser and inspector.  WISH benefits from a very active and involved Board of Directors, which offers much hands-on support to the Executive Director.  As well, WISH benefits from generous technical assistance provided free-of-charge by a very experienced property management company.  At the state level, WISH has committed allies, willing to offer their expertise, at WHEDA, the Bureau of Housing, and the Department of Health and Family Services.    

6.
Current Annual Operating Budget:  July 1, 2004 to June 30, 2005
*Note:  Organization is in process of changing from calendar fiscal year to July 1-June 30. This budget reflects what the current operating budget would be with the new fiscal year.


Reserve





Expense
Permanently Restricted
$


Executive Director
$68,440

Temporarily Restricted
$


Legal Services
$11,945

Unrestricted


$13,413

Property Inspection
$  5,000


 Sub-Total Reserve:
$13,413

Closing Costs

$  3,350








Insurance

$     800
Revenue





Telephone

$     460
Grants



$70,250

Conference Calls
$  2,000

Contracts


$10,000

Travel


$  2,070

Fee-for-Service

$  7,810

Printing

$  2,220

Developers Fees:

$11,270

Postage

$     745

Donations:


$       50

Office Supplies
$     610

Sub-Total Income:
$99,380

Internet-Email

$     180








Audit


$  1,500








Staff Training

$  1,000




Total:
$112,793

Evaluation

$  1,785








General Operating
$10,688










Total:
$112,793

PART B.
Complete Program Description

1. 
Need for Project and How Need Determined
The proposed project would involve offering a combination of education and training, and planning and counseling services to individuals with disabilities and their families, where there is interest in creating a long-term plan for housing, and where there is interest in using private resources (an existing home or cash assets) as part of that plan.  The primary target groups would be those described on Page 3. of this proposal.  

Research suggests that the greater Milwaukee area is home to an estimated 40% of the state’s population of people with disabilities.  It is estimated that in the greater Milwaukee area, over 20,000 individuals with significant disabilities are living with aging family caregivers.  In addition, there are currently significant numbers of people with disabilities leaving institutions like nursing homes and state facilities to return to live in the communities of the greater Milwaukee area.  These circumstances will create a tremendous and imminent demand for community-based housing for people with disabilities over the next decade.  People with disabilities not only need decent, safe housing:  they need affordable housing.  Individuals with disabilities are overwhelmingly low-income, and this is the case across our four target groups.  People with disabilities are three times more likely to live in poverty than the average American citizen.  Their ability to find and keep safe, decent, community-based housing is significantly impeded by their poverty.  The 1998 study “Priced Out” revealed that a person living on SSI is priced out of every single major rental housing market in the nation.  
The greater Milwaukee area has seen significant increases in the cost of housing over the last decade and there is little sign this will change in the near future.  As a result, people with disabilities are being forced into increasingly unsafe and marginalized areas, as they chase affordable rents wherever they can find them.  The wait for a unit of public housing is significant.  For people with disabilities, the wait for an accessible unit of public housing is three times as long.

Because there is already a significant shortage of safe, decent, affordable housing people with disabilities, it is expected that over the next ten years, the influx of people with disabilities in need of this housing, as a result of leaving an institution or losing a family caregiver that provided them with a home, will surely create a housing crisis.  Unfortunately, if nothing is done, many people may be forced to remain in institutions and some people who’ve lived with family caregivers all of their lives may find themselves in institutions because of the lack of housing.  Recognizing the importance of developing solutions to avert this crisis, not only in Milwaukee but across the country, the Kennedy Foundation provided the national demonstration grant for WISH to develop its approaches to preserving family homes and homes owned by people with disabilities.  These homes offer an excellent stock of housing for people with disabilities, and the significant equity in homes owned by aging parents and older homeowners with disabilities often means that these homes can be made available to persons with disabilities at very low rent.  

WISH has developed a planning and counseling process to help families and individuals in a variety of situations and who have a variety of goals.  While preserving existing homes is a central part of what WISH can help families and individuals do, WISH can also help create plans around rental housing and long-term homeownership by a person with a disability or family member.  Without plans, housing needs are often ignored or overlooked.  As a result, the unaddressed need can quickly turn into a crisis.  The goal of WISH is to help individuals with disabilities and their families to make the plans to avoid a crisis, to utilize private resources where these are available, and to leave a legacy of affordable housing for future generations of people with disabilities in their communities.  

2.
Expected Results of Project

The expected results of the education and training component of the project are:

· Families will have a more accurate and thorough knowledge of how they can utilize their resources to provide for the long-term needs of a family member with a disability.  In particularly they will have a more accurate and thorough understanding of how their resources (including property) can be used to provide for the long-term housing needs of a family member with a disability.

· Individuals with disabilities who are homeowners will learn about estate recovery laws and the options they have to avoid estate recovery in order to preserve their homes for future generations of people with disabilities to use.  

· Families and homeowners with disabilities will learn about ways they can arrange for assistance with owning and managing a home used to provide affordable housing for a person with a disability.  

· Families and individuals with disabilities will learn about the WISH Housing Trust, and the benefits of using a pooled trust to hold and manage a home for a disabled person.

· Families interested in preserving or creating rental housing as permanent housing for a people with disabilities will learn about the ways they can contribute to a long-term model of rental housing that offers many of the benefits of ownership to individuals with disabilities for whom direct ownership is not possible or advantageous.  

· Families and individuals with disabilities will learn about the benefits of homeownership by people with disabilities, and the services that WISH can provide to assist homeowners with disabilities who cannot independently assume all of the responsibilities of ownership.

· Ultimately, at least 30 family members and individuals with disabilities (25% of the 120 who participate in the education and training component of the project) will go on to become involved in the planning and counseling part of the project.

The expected results of the planning and counseling component of the project are:

· 30 families and individuals with disabilities will choose to utilize the planning and counseling services offered by WISH.

· These families and individuals will create a long-term plan for housing, and will earmark private resources (e.g. a home or other assets) to help achieve this plan.  

· At least 6 families and individuals (20% of the total involved in the planning and counseling process) will make a long-term plan for housing that involves a permanent transfer of cash assets or property to WISH or the WISH Trust.  Each transfer will benefit a specific individual with a disability for his/her lifetime, and beyond the lifetime of this individual, the assets transferred will be retained and used to provide affordable housing to future generations of people with disabilities in the greater Milwaukee area.

For every dollar the Bader Foundation invests in funding WISH, we project an estimated sixteen dollars in private resources of families and homeowners with disabilities will be permanently committed to WISH for the purpose of building a permanent stock of affordable housing for people with disabilities in the greater Milwaukee area.  

3.
Means for Measuring Project Results

Project results will be measured by:

· Quantifying number of family members, individuals with disabilities and their trusted allies who participate in the education and training sessions (Target = 120);

· Evaluations of education and training sessions completed by participants (Goal = positive evaluations that demonstrate people learned things they did not know and are motivated, as a result of the education and training session, to take specific steps to develop and put a long-term housing or estate plan in place for the benefit of an individual with a disability);

· Quantifying the number of families and individuals with disabilities who seek planning and counseling services from WISH (Target = 30).

· Documenting the qualitative and quantitative outcomes of the planning and counseling process for each of the 30 families and individuals who utilize these services.  These outcomes include the plans made, legal mechanisms utilized to formalize these plans, amount of assets set aside to benefit a person with a disability for his/her lifetime, and amount of assets committed to WISH to help build a permanent stock of affordable housing for people with disabilities in the greater Milwaukee area.  

· Quantifying the number of referrals to WISH, which result directly from the publicity and exposure for WISH that is generated by this project.

4.
Plans and Timetable for Implementation (Revised to 18 months)
A.  December 1, 2005 to February 28, 2006
1. Create schedule for offering education and training sessions in early spring, 2006.

2. Approach and secure commitment of co-sponsoring organizations that can assist with publicizing these sessions.

3. Secure locations for holding education and training sessions.

4. Develop customized publicity materials for greater Milwaukee area.

5. Work with co-sponsoring organizations to publicize education and training sessions to target groups.

6. Update, as necessary, and finalize training materials to be used.

7. Develop education and training evaluation form for participants to fill out.

B.  March 1, 2006 to June 15, 2006
1. Offer education and training sessions to 120 participants from target groups. 

2. Collect completed evaluations.

3. Begin fielding request for planning and counseling services.

4. Determine list of 30 families or individuals who will receive planning and counseling services.

C.  June 15, 2006 to June 30, 2006
1. Tabulate evaluations from education and training sessions.  

2. Do progress report to Bader Foundation on outcomes of education and training sessions.

3. Set up individual planning files and prepare initial planning strategies for each of the 30 families and individuals who will be receiving planning and counseling services.

D.  June 30, 2006 to April 15, 2007

1. Conduct planning and counseling process with 30 families and individuals identified.

2. Involve attorney consultants, representatives of residential support agencies, and consulting property inspector where necessary.

3. Identify families and individuals interested in making a permanent transfer of cash assets or property to WISH or the WISH Trust.

4. Work closely with families and individuals interested in making a contribution, through WISH, to build a permanent stock of affordable housing.  Assist with finalization of plans and execution of legal documents to ensure intentions are formalized.
E.  April 15, 2007 – May 31, 2007

1. Evaluate project.

2. Prepare summary of outcomes for Bader Foundation

3. Produce annual report for WISH that incorporates key success stories from this project.

4. Identify potential sources of funding to replicate project in other parts of state and pursue those sources in partnership with local allies interested in seeing WISH undertake a similar project with families and individuals in their area.  

5.
Staffing Requirements

To ensure the success of this project, the WISH Executive Director (who is the primary provider of education and training, and planning and counseling services) will base herself in the city of Milwaukee for two days per week during the grant period.  In addition, attorneys from the greater Milwaukee area, who already have a relationship with WISH, will be used to provide specific consults to families and individuals, and to assist with delivering education and training sessions as needed.  Finally, the consulting property inspector will be used where WISH is being asked to consider the acquisition of particular properties.  Since the focus of the project involves such specialized knowledge and skills, there is no plan at this time to hire new staff to undertake this project.  However, staff of organizations co-sponsoring education and training sessions, and case managers working with individuals and families who pursue the planning and counseling services, will be encouraged to attend training sessions and planning meetings (with permission of individuals and families involved) so that they can increase their knowledge along with the families and individuals who are the primary target groups of this project.  An additional desired outcome of this project is to locate a disability professional in the greater Milwaukee area who is interested in contracting with WISH to become the local contact for WISH, beyond the period of this project.
6.
Project’s Projected Revenues and Expenditures for the Project Period
Revenue





Expense
Bader Foundation


$30,000
Executive Director

$30,720

Greater Milwaukee Foundation
$20,000
Legal Services

$  7,000





Total:
$50,000
Property Consultations
$  3,000







Telephone


$     500






Travel



$  4,050








Printing


$  1,000








Postage


$     800








Office Supplies

$     430








Administration


$  2,500










Total:
$50,000

PAGE  
10

