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CDFA is not herein engaged in rendering legal, accounting, financial or other advisory 
services, nor does CDFA intend that the material included herein be relied upon to the 
exclusion of outside counsel or a municipal advisor. This publication, report or 
presentation is intended to provide accurate and authoritative general information and 
does not constitute advising on any municipal security or municipal financial product. 
CDFA is not a registered municipal advisor and does not provide advice, guidance or 
recommendations on the issuance of municipal securities or municipal financial 
products. Those seeking to conduct complex financial transactions using the best 
practices mentioned in this publication, report or presentation are encouraged to 
seek the advice of a skilled legal, financial and/or registered municipal advisor.

Questions concerning this publication, report or presentation 
should be directed to info@cdfa.net.
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OUR WHY

The Port of Greater Cincinnati Development Authority

VISION:
To be a trusted partner in tackling the most complex real estate 

challenges in Hamilton County.

MISSION:
To promote and enable equitable development by using unique 

tools to transform unproductive real estate in neighborhoods and 

industrial areas into opportunities for employment and housing.



Impact of Institutional 
Investors

Institutional Investors in Hamilton County, Ohio

In Q2 of 2021

1 in 5 

home 

sales 
were by large 

investors.

Primarily in 

low to moderate 

income areas 
where homeownership is vital for stability & equity

Amidst the COVID-19 pandemic, Vinebrook has 

“provided limited payment plans” and has 

“not granted any direct rent 

reductions” to assist their 

tenants.

These acquisitions are concentrated in 

neighborhoods and communities where 

the Landbank and The 

Port are focused on 

moving blighted vacant 

properties to 

homeownership.

One investor, Vision & Beyond, referred 

to Cincinnati as an 

“eviction friendly 

place.”



CASE STUDY:

A Story of Two 
Homes

Institutional Investors

HAMILTON COUNTY

VINEBROOK

Sale Date: 2/8/2019

Purchase Price: $50,000

Payment Starts*: $300

Rent: $1,445

Income*: $1,145

Sale Date: 9/8/2020

Purchase Price: $142,500

Term: 30 years

Payment Starts*: $800

*Assumptions made for mortgage term and payment 

HOMEOWNER*

$1,445/Month $800*/Month



THE 
OPPORTUNITY
A pathway to 
homeownership for 
current residents

Single-Family Home Portfolio

NEIGHBORHOODS: HOUSING | 
HAMILTON COUNTY | 2022

194 Homes

Utilize Port-Issued Debt

Proactive vs. Reactive

Partnerships across the spectrum 
of needs
• Homeowner training
• Financial coaching
• Property management



FINANCING
Patient, not publicly 
subsidized

Single-Family Home Portfolio

NEIGHBORHOODS: HOUSING | 
HAMILTON COUNTY | 2022

Renovation Account
• $750,000

• $3,965,000

Why Taxable Debt?
• Allow Port to sell homes immediately 

Repayments
• Special Mandatory Redemption

• Special Optional Redemption



FINANCING
Patient, not publicly 
subsidized

Single-Family Home Portfolio

NEIGHBORHOODS: HOUSING | 
HAMILTON COUNTY | 2022

Sources
Taxable Tax Exempt Total

NTR Bonds $        6,050,000 $        9,860,000 $        15,865,000 

Discount $            (95,419) $          (225,005) $            (320,425)

$        5,909,581 $        9,634,995 $        15,544,575 

Uses
Taxable Tax Exempt Total

Project Account $        5,795,000 $        9,455,000 $        15,250,000 

Acquisition $        5,045,000 $        9,455,000 $        14,500,000 

Renovation $           750,000 $                      - $              750,000 

Cost of Issuance $           110,103 $           179,642 $              289,745 

Rounding $                4,477 $                   353 $                  4,830 

$        5,909,581 $        9,634,995 $        15,544,575 



Public Finance

Over $1.5 B
In Bond Financing Projects 

(2012 – 2020) 

5,600
Individuals and families 

purchase a home through 
Down Payment Assistance 

Helped more than

Source: Business Courier

Madison Square | Madisonville 

| 900+ Jobs Anticipated

Source: Business Courier

Uptown Gateway | Avondale | 

2,000 Jobs Anticipated

Source: Business Courier

College Hill Station | College 

Hill | 171 Apartment Units



25%

MBE

30%

SBE

7%

WBE

Commitment to Inclusion

Economic 
Equity

Creating opportunities 
for residents and 
communities to share in 
prosperity



Investor Summit

Two-day national and local 
investor challenge

Presenting investable 
opportunities

Lincoln Land Institute

Selected after national search

Lincoln Land Institute

July 2022 | Cincinnati, Ohio
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Agenda 

● What trends are we seeing in the municipal market?

● What noteworthy examples are we seeing? 

● What work are we doing in this space? 



Select Municipal Market Trends 
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Select Municipal Market Trends 



Select Examples 



Sector Based Activity & Select Examples 

● Enterprise Community Loan Fund
(Affordable Housing)

● Education Example: The Equitable 
School Revolving Fund
(Education)

● State SRF Water/Sewer 
Revolving Funds 
(Environment) 

 



Racial Equity Bonds CDFI Issuance 
● In 2021, Minneapolis-based U.S. Bank and Enterprise Community 

Partners sold a racial equity bond to support BIPOC developers 
building multifamily affordable housing. 

● Enterprise is a nonprofit focused on investing in affordable housing; 
the organization also owns and operates 13,000 affordable homes.

● The $30 million bond was issued by Enterprise Community Loan 
Fund, Enterprise’s Community Development Financial Institution 
(CDFI). 

● The money will support developers through Enterprise’s Equitable 
Path Forward program. Enterprise will use the bond proceeds to 
finance loan capital to people of color-led community-based nonprofit 
organizations and mission-aligned for-profit developers. The loans are 
primarily for multi-family housing and community facilities. The loans 
themselves will vary in both type and stage of project development, 
including acquisition, construction, mini-perm, permanent and 
predevelopment.



Equitable School Revolving Fund 

● The Equitable School Revolving Fund has issued bonds to finance 
low-cost, long-term, fixed-rate loans to high-performing charter 
schools that serve predominantly low-income communities and 
underserved students. 

● Past bonds have a use of proceeds strategy focused on expanding 
access to Essential Services (Education) and Socioeconomic 
Advancement and Empowerment for target populations that include 
children and adolescents who are economically disadvantaged or 
vulnerable, underserved by the US education system, and/or 
identify as Black, African American, Latinx, or of mixed races.



State Water & Sewer Revolving Funds 
● The Infrastructure Investment & Jobs Act (IIJA) passed in November, 

2021 reauthorizes Drinking Water State Revolving Loan Funds 
(DWSRF), an incredibly important program for underwriting essential 
public services for small to mid-size cities.

● It enables $48.4 billion over the course of five years for drinking water 
and wastewater spending at the U.S. Environmental Protection Agency, 
but it also increases the minimum percentage of additional subsidies 
designated for disadvantaged communities from 6% to 12%.

● The IIJA broadens the discretionary authority of states to assist 
disadvantaged communities with grants, negative interest loans, 
forgiveness of principal, and loan forgiveness for DWSRF revolving loan 
fund programs.

● States are empowered to buy, refinance, or restructure the debt of a 
disadvantaged community, which can act as a powerful tool that can 
result in meaningful support for the hardest-hit communities that need to 
finance essential services while operating with diminished resources.



Our Work 
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WHERE THE FIRE OF SOCIAL JUSTICE 
MEETS FINANCIAL MARKETS



Chelsea McDaniel, Senior Fellow, Activest 
Chelsea McDaniel is a Senior Fellow with Activest. 
She has experience in corporate ESG policy, 
municipal finance, and economic development in 
the US and internationally. She has an MBA from 
Duke University.



ABOUT ACTIVEST

Activest is a voice for fiscal justice, which we define as the equity of municipal budgets. 

We believe that cities and communities that treat their residents better realize stronger fiscal 

outcomes. 

Our approach blends economic modeling, financial analysis, and social policy research to advance 

racial justice in municipal finance. 



WHERE THE MUNICIPAL MARKET GOES WRONG



WHERE THE MUNICIPAL MARKET GOES WRONG

What’s Missing? 
● Predatory Revenues
● Social Unrest 
● Lawsuits
● Economic Decay 
● Climate Change
● Tax Abatements
● Public Health



Key Findings: Fiscal justice is a measurable financial risk.

A 2022 academic study out of The Wharton School of the 

University of Pennsylvania concludes that, “Of particular 

substantive importance are a set of factors related to racial 

justice including inequality in racial exposure to toxic waste, 

expenditures on public safety, and inequality in housing 

prices.”—all of which are indicators within our Fiscal Justice™

methodology.

Black cities have historically been mispriced, accessed the market 

through unnecessary insurance or been underbooked or 

undersubscribed in order to access capital. Consequently, these 

cities are paying a premium for capital.

FISCAL JUSTICE HYPOTHESIS CONFIRMED

This figure shows how average county values across 
the statistically significant (p<0.10) ESG variables 
predicted higher or lower yield for select counties.

https://papers.ssrn.com/sol3/papers.cfm?abstract_id=4035995


KEY ISSUES: TRANSPARENCY

Scale of fiscal injustices become more complex to 
define when issuers do not report items related to 
the fiscal justice methodology (ex. Tax abatements). 
Activest recommends more transparency and 
reporting so there is a real sense of an asset’s risk.

For example, GASB 77 requires cities to report tax 
abatement allocations yet only 28.9% comply—
according to Good Jobs First.

https://www.goodjobsfirst.org/local-government-gasb-77-reporting-rate


LOCAL GOVERNMENT FISCAL IMPACTS

While state and local taxes only equal 1.8% of a corporation’s cost structure, abatements can 

account for significant losses of local government revenue.  

Local Gov Per Capita
Direct & Passive 
Revenue Losses

General Fund 
Revenue

% Gen Fund 
Revenue

New York, NY $401 $3,389,468,000 $79,339,507,000 4.3%

Chicago, IL $220 $596,599,000 $3,682,612,000 16%

Greenville, SC $211 $13,248,017 $91,018,295 15%

Kansas City, MO $190 $89,811,000 $538,306,000 17%

Kenosha, WI $181 $18,032,574 $62,770,779 29%

DeKalb, IL $177 $7,657,438 $33,034,444 23%

Glendale, CA $171 $33,814,000 $181,764,000 19%

Denver, CO $162 $107,244,000 $1,189,450,000 9%
2016 data for select cities



Fiscal Justice



This approach works to address the critical shortcomings of municipal finance systems and restructure these systems 

to be accountable to and provide better service for disempowered residents. 

THE FISCAL JUSTICE PROCESS

Change Municipal 

and Investor Behavior
03

Promote open-sourced, community-contextualized 

financial research that shifts investor behavior. Using a 

combination of facts (data), narrative change (research), 

and mobilization (investor and movement groups).

Measuring Risk02
We use this novel information to quantify social risk (the 

cost of racial injustice) for community stakeholders 

using traditional and new methods of accounting and 

credit analysis.

Community-Sourced 

Intelligence
01

Activest’s approach changes the fundamental nature of 

analysis, by moving it from the hands of the few financial 

analysts at major agencies, to sourcing data and insights 

directly from the community. 

04
As this new analysis is applied and adopted, we highlight 

solutions that shift power to disempowered communities 

who have given the most and received the least from 

municipal financial systems.

Shift Capital & Power 

to Communities



MUNICIPAL ADVISORY: FISCAL JUSTICE FOR CITIES

✔ Budgeting for Equity Framework: Data will reveal gaps and disparities 

in resident outcomes when disaggregated by race, class, and 

neighborhood. A thorough data analysis sets up cities to conduct a more 

thorough root cause analysis of the forces and trends underlying and 

maintaining negative outcomes.

✔Measuring for Equity Framework: For each municipal strategy or 

program, participants estimate the net fiscal benefit (positives minus 

negatives) as well as the equity benefits or drawbacks. Equity benefits 

might include the number of people served, or the expected positive or 

negative social ROI from a particular intervention (increased graduation 

rates, decrease in public benefits consumption, or an increase in arrest 

rates). 



HOW WE WORK WITH COMMUNITIES

Our approach centers the lived experiences, 
insights, and perspectives of BIPOC residents and 
local organizing allies. We will work with 
organizers with strong histories of resident 
engagement and leadership to train resident 
teams to formulate their own city credit analysis, 
local budget and policy analysis, and articulate a 
vision for reinvestment and reallocation of 
resources.



FISCAL JUSTICE RESEARCH: Louisville, KY

Lost Tax Revenues
● Occupational Taxes: -$43,000,000
● Tax Abatements: -$11,700,000

Additional Expenses
● Average Annual Police Settlements: $7,215,886
● TIF West End Investment Allocation: $30,000,000

Campaign: #StoptheWestEndTIF
● Economic development solution to social issues
● Largest historic Black neighborhood
● Unfunded bond revenues
● 80% of tax above the base rate diverted to TIF



Submit your questions by 
using the chat function!

Audience Questions



Intro Public-Private Partnership (P3) Finance WebCourse
June 29 - 30, 2022 // Daily: 12:00 - 5:00 PM Eastern

CDFA Virtual Summer School
August 1 - 4, 2022 // Daily: 12:00 - 5:00 PM Eastern

CDFA National Development Finance Summit
November 2 - 4, 2022 // Denver, CO

Upcoming Events at CDFA

CDFA TRAINING INSTITUTE

We offer 17 courses in development
finance designed for all skill levels.

Learn more and register today at
www.cdfa.net
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