
Home, Inc.’s four one-bedroom apartments 
were completed at the end of June, and four 
renters lucked out. They were chosen by lottery 
from among 33 applicants and moved in in July. 

The apartments, each with its own brightly 
colored front door, are part of Home, Inc.’s six-
unit Forest Village Homes project, affordable 
rentals for occupants with special needs of low-
income. Two nearby two-bedroom apartments 
were rented in March. Their occupants were also 
chosen by lottery. 

“Since we promised that everyone who applied 
would be given an equal chance, it was the only 
way we could be completely fair,” said Home, Inc. 
Development Coordinator Brittany Keller. The 
lottery was conducted using a random number 
generator on a computer, she explained. Each 
eligible applicant was assigned a number and the 
computer picked the winners. 

As it turned out, four of the new renters have 
Yellow Springs connections; two are new to 
the village. Cynthia Freppon of Fairborn was 
stunned to find out that her name had come up 
in the lottery. 

“I’ve never been lucky,” she says. “I’ve never 
won anything. I cried for two days.” Freppon was 
not unhappy with her small apartment in Fair-
born, she explains, but she could no longer afford 
the rent. “I looked everywhere in Fairborn and 
elsewhere and was getting really desperate.” 

An internet ad led her to Home, Inc. She 
couldn’t be happier, she says. Her new apartment 
is some 20% bigger than her old one and costs 
less. “And it’s all new. The kitchen is just beauti-
ful.” Freppon regards the whole experience as a 
direct answer to her many prayers.   

Those whose names were not drawn in the 
lottery will remain on a waiting list for Forest 
Village Homes. They will also be invited to ap-
ply for Home, Inc.’s next building project, the 
Glen Cottages pocket neighborhood on Xenia 
Avenue. Glen Cottages, funded partially by a 
local capital campaign, is a mixed pocket neigh-
borhood development that will include six more 
rental units. Groundbreaking for this project is 
scheduled to begin later this year. 

How hard is it to find an affordable, accessible rental in Yellow Springs?
Ask Nick Cunningham, a medal-winning Paralympic athlete and 

the current president of the village’s Human Relations Commission, or 
HRC. Cunningham lived for years with his son, Thomas, in a rental at 
West South College and High Street. But when the landlord died and 
the house was sold, father and son were stuck without a place to live.

News
Home Inc.’s First Multi-Family Rental 
Units Finished and Filled

While Home, Inc. has owned two rentals 
for some years on Xenia Avenue, Forest Vil-
lage Homes was the group’s first foray into a 
multi-family rental project using Ohio Hous-
ing Finance Agency funds. “We learned a lot,” 
Keller says. Home, Inc. had few problems with 
the two-bedroom duplex. The four-unit build-
ing, however was a different story. Considered 
a commercial building, it subjected Home, Inc. 
to a whole new category of building regulations 
calling for such additional costs as special fire 
walls and a multitude of inspections and sign-
offs. “No more fourplexes,” Keller vows.

Nick Cunningham and his Japanese bobtail cat, Manny, in the fully acces-
sible kitchen of Cunningham’s new rental apartment at 511 Dayton St. The 
apartment, one half of a newly built duplex, is part of Forest Village Homes, 
an affordable, accessible rental project developed by Home, Inc. to meet lo-
cal rental housing needs. (Photo by Audrey Hackett, republished with per-
mission, from a story in the Yellow Springs News, 4/18/19)

Continued on page 6
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As the nation’s affordability crisis continues 
to grow and housing costs surge past incomes, 
communities are taking notice of the communi-
ty land trust (CLT) as a strategy for place-based 
affordable housing. With start-up initiatives in 
Dayton, Columbus, and Oberlin, Home, Inc. is 
looked to as a peer expert. The national trade 
group Grounded Solutions Network began pro-
viding technical assistance funding in the form 
of peer consulting grants recently. Over the past 
year, Home, Inc. received funding to provide 
direct support to an exploratory CLT steering 
committee in Dayton and business planning for 
an Oberlin CLT start-up. 

Both initiatives are gaining momentum and 
Oberlin is actively planning and fundraising for 
its first CLT home. In Dayton Home, Inc. board 
member Jackie Radebaugh is providing lead-
ership to a steering committee that is actively 
exploring CLTs in a number of city neighbor-
hoods. With each home remaining affordable 
over time from a one-time initial subsidy, the 
CLT is a policy with lasting impact. The CLT is 
also an effective way to stabilize housing markets 
and ensure ongoing inclusion and income diver-
sity. CLTs work in a variety of housing markets. 

In cold markets, CLTs helps homeowners 
weather challenges while acting as a revital-
ization strategy. CLTs stand out for reduced 
risk of foreclosure. Home, Inc. has not had a 
single foreclosure since founding. In emerging 
markets, the CLT is a way to pair placed-based 
affordable housing with other investments so 
that once things get hot, residents aren’t dis-
placed. 

According to Home, Inc. executive director 
Emily Seibel, only strategy I’ve found “of pub-
lic investment in revitalization that just doesn’t 
push poverty from place to place if successful.”  
The CLT is also a way for residents to organize 
and determine the future of their communities 
and neighborhoods by placing land in commu-
nity trust. In hot markets like Yellow Springs, 
the CLT is a means to provide desperately 
needed below market housing options to pro-
mote income diversity, acting as a community 
stabilization strategy. 

Home, Inc. plans to continue supporting 
emerging CLTs. “We hope that more CLTs will 
bring more CLT-oriented programs and poli-
cies at the state level,” says Emily. “Together, 
we’re stronger.” 

Home, Inc. Helps Ohio CLT Start-Ups

Home Repair Program Expanding
Building on last year’s success, Home, Inc. is expanding its home re-
pair program to help more homeowners in the Village. The Carol M. 
Peterson Housing Fund was created by the Federal Home Loan Bank 
of Cincinnati to address critical home repair and accessibility modifi-
cations for homeowners of low income with special needs, including 
seniors. 

In partnership with The Huntington National Bank, Home, Inc. se-
cured approximately $25,000 in grant funds to support five homeowners 
in the Village. Projects include new entry doors, accessible remodeling of 
a shower, roof repair, and more. 

The grant enables Home, Inc. to broaden its impact on the community 
by offering additional opportunities to village homeowners outside the 
organization’s housing portfolio. Of the five senior households who will 
benefit from the grant this year, two do not own Home, Inc. homes. These 
households were selected after completing an application in response to 
an advertisement in the newspaper. 

Home, Inc.’s mission encompasses both cost and quality for improved 
housing affordability. Carol M. Peterson Housing Fund grants will im-
prove the quality of local housing and also increase accessibility, which 
is critical to support aging in place. Home, Inc. plans to continue ex-
ploring collaborative options to expand its repair grant program offer-
ings moving forward. 

In May, long-term resident Jacqueline Waggoner 
and her family closed on their new home becoming 
the newest Home, Inc. homeowners. Jacqueline 
(center) is pictured with her daughter Mychael 
(left) and Home, Inc. executive director Emily 
Seibel (right). Congratulations Jacqueline!



Home, Inc. board member Jacqueline ( Jackie) 
Radebaugh can trace her dedication to work-
er-owned nonprofit groups back to her child-
hood growing up in a ministry just outside of 
Sao Paulo, Brazil. As a minister’s wife, Jackie’s 
mother would bake and sell cakes to help the lo-
cal church buy property to build on. 
Later, her mother made and sold 
ginger candies to local stores which 
helped support her family and the 
ministry. 

As a child, Jackie often accom-
panied her parents into danger-
ous neighborhoods in Sao Paulo, 
but she was never afraid because 
the communities always protected 
the pastors. “Once criminals stole 
sound equipment from the church,” 
Jackie recounted. “But two nights 
later, everything was returned. Another time, 
people stole our candy-making machine. When 
word got out—‘that’s the pastors’ stuff ’—it was 
returned in a car parked in an empty lot.” 

At age 17, Jackie entered law school in Brazil 
with the aim of becoming a public defender. But 
after closer consideration of the dangers of po-
litical corruption, especially after the local mayor 
was murdered, she chose the safety of corporate 
tax law. While she enjoyed the hunt for tax loop-
holes, she soon grew tired of this work. 

Next stop: France, where she eventually com-

pleted a master’s degree at the Sorbonne in so-
ciology of religion and then another in political 
science and public law. This led to a job as an 
adviser on religious regulations for the French 
Ministry of the Interior and, later, as legal coun-
sel for the French Evangelical Alliance. 

Eventually life brought her to 
the U.S. and legal service work for 
a community development entre-
preneurship program in Austin, 
Texas. There she grew to love work-
ing with community land trusts 
and embraced the “plain language” 
movement. “When we make legal 
language accessible to people of low 
income,” Jacqueline pointed out, 
“we help them find self-reliance.” 

She now provides legal counsel to 
emerging community organizations 

that want to build worker cooperatives and 
community land trust models in lower income 
Dayton neighborhoods, working with Advo-
cates for Basic Legal Equality (ABLE inc.). 
Jackie described her excitement for this work, 
“I love to see the light bulbs go on when com-
munity groups see how they can move from res-
ignation to action.” 

Jackie brings all the expertise from this 
groundwork to the board of Home, Inc. “I can 
approach our programs from different angles 
because of my story.”

Jacqueline Radebaugh 
brings community land 
trust legal expertise 
and groundwork to the 
board of Home, Inc.

Community Land Trust Legal Expert Joins Board

Erin Brown is the newly appointed AmeriCorps 
VISTA for 2019 to 2020. Originally from the 
Dayton area, Erin recently gradu-
ated from Capital University in Co-
lumbus with a degree in Econom-
ics and Political Science. She also 
worked for the past year at the Pub-
lic Utilities Commission of Ohio as 
an intern with the Federal Energy 
Advocates and Forecasting team. 

 Her time in school, internships 
with the PUCO, the German Vil-
lage Historical Society, the Ohio 
Democratic Party, and the Ohio 
Student Association have resulted 
in a passion for public service and economic de-
velopment, which is what drew her to join the 

Home, Inc. team. Starting in June, Erin hit the 
ground running and has already helped with 

documentation and formatting for 
a half million dollar grant for af-
fordable housing. 

Thanks to the Ohio CDC Asso-
ciation, Home, Inc. is able to ben-
efit from the AmeriCorps VISTA 
program. VISTAs are full-time vol-
unteers who pledge a year of service 
to help build capacity for mission 
growth at nonprofits who are work-
ing to alleviate poverty in Ameri-
ca. In exchange for their service,  
VISTAs receive hands-on nonprof-

it experience, a monthly stipend, benefits, and 
an end of service award. 

AmeriCorps VISTA 
Program Highlights 

Last year’s full-time 
AmeriCorps VISTA 
was Kineta Sanford, 
who contributed 
significantly to the 
Home, Inc. mission 
through a year of 
dedicated service. 

Highlights from her 
time with Home, 
Inc. from 2018–2019 
include the follow-
ing capacity-building 
team achievements: 

• $200,000+ in cash 
and in-kind re-
sources secured for 
affordable housing 
efforts

• $7,500 of in-kind re-
sources secured to 
assist with housing 
counseling efforts

• 18 new households 
received afford-
able housing and 
financial coaching 
services 

• 29 engagement and 
marketing tools 
created 

Erin Brown is a new 
member of the Home, 
Inc. team, serving as an 
AmeriCorps VISTA

AmeriCorps VISTAs Bring Capacity to Mission
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Forest Village Homes
Home, Inc.’s pilot multifamily affordable rental proj-
ect, Forest Village Homes, was completed in June. 
The more than $1 million project resulted in six 
fully accessible/adaptable one- and two-bedroom  
affordable rentals for residents with special needs. 
The energy efficient garden cottages provide a 
blueprint for future rental projects. 

The photos on the left show drone photos of both 
buildings. The photos below show the interior 
spaces of the rental units.
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Yellow Springs Home, Inc. celebrated the comple-
tion of its first multifamily rental project, Forest 
Village Homes, with community members, future 
residents, funding agencies, board and staff at a re-
cent open house. Festivities included music by fu-
ture resident Eugene “DJ Clean Gene” Lohman, a 
ribbon cutting ceremony, guest speakers, refresh-
ments, and open house tours. 
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Annual Meeting
Home, Inc. celebrated 20 years of commu-
nity impact at its 20th anniversary Annual 
Meeting on May 5 at Antioch’s Herndon 
Gallery.  

Antioch alumnus keynote speaker Larry 
Pearl provided an overview of the his-
tory of Fair Housing, which turned 50 in 
2018. Larry is pictured (above, center) with 
Home, Inc. staff.

Each year the board chooses a recipient 
for the Tony Bent Affordable Housing 
Award, which recognizes individuals for 
their significant contributions to advanc-
ing affordable housing in Yellow Springs. 

Home, Inc. board president Christopher 
Bongorno (above, left) presented this 
year’s award to Walter “Wally” Sikes, 
which was accepted by his wife Evelyn 
Sikes and their two daughters. Wally, we 
are forever grateful for your wisdom and 
guidance.

At the meeting Home, Inc. also celebrated 
executive director Emily Seibel’s 10 year 
anniversary at the organization with a 
surprise ceremony. Over the last 10 years, 
Emily has dedicated her career to taking 
Home, Inc. to new heights and propelling 
the mission of bringing affordable and sus-
tainable housing and financial empower-
ment services to Villagers. The Home, Inc. 
board and staff recognized her commit-
ment and service to Yellow Springs and 
Home, Inc. through a drawing of the True 
Service Tree in a heartfelt celebration.

Being disabled in Yellow Springs is tough,” 
Cunningham, who uses a wheelchair, said in a 
recent interview. 

They stayed with a friend in Fairborn for eight 
months, “trying every avenue” to find a place to 
rent in Yellow Springs, according to Cunning-
ham. 

“I wanted to get back here,” he said. “It’s what 
I know, what my son knows.”

Cunningham’s luck turned when his appli-
cation was accepted late last year for a two-
bedroom apartment in Forest Village Homes, a 
new Yellow Springs Home, Inc. rental project 
on Dayton Street with six units on two sites, just 
a half-mile from downtown.

Cunningham’s previous rental had a ramp out 
front, but no other specific accommodation for 
a person in a wheelchair. His new Forest Village 
Apartment is different, he said. 

Equipped throughout for a person in a wheel-
chair, the space features lowered kitchen coun-
ters and cabinets, closet shelves, sinks, and other 
fixtures. There is a roll-in shower, a front-load-
ing washing machine and a stove with knobs on 
the front. 

“Just to be able to wheel into the bathroom 
and close the door—that’s a big deal for people 
in wheelchairs,” Cunningham said.

Forest Village Homes is designed to be acces-
sible and adaptable for people with disabilities. 
Cunningham signed his lease March 1 for his 
new two-bedroom digs. A couple of days later, 
serious medical issues landed him in the hospi-
tal for an extended stay. With housing in place 
and his health on the mend Cunningham hopes 
to return soon to his job as a personal trainer at 
the Dayton YMCA, as well as continuing his 
service locally with the HRC.

“All the paperwork melts away when you see 
the profound impact [stable housing] has on 
people’s everyday lives,” [Home Inc. Director] 
Emily Seibel said. “It can really change some-
one’s life and impact the community.”

As for Cunningham, he said he’ll feel fully at 
home when he retrieves his racing wheelchair. 
And then he’ll get back to training. 

“I’ve got work to do,” he said. 

Excerpted, with permission, from a story in the  
Yellow Springs News, 4/18/19 

UPDATE: Cunningham has resumed his ac-
tive role on the Human Relations Commission 
and went back to his job at the Dayton Y in 
June. He’s also been reunited with his racing 
wheelchair and is working out strenuously to re-
gain the muscle he needs to get back into racing.

Nick Cunningham is Home Again continued from page 1
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2019 Progressive Dinner 

Home, Inc. invites  
you to attend the  

2019 Progressive Dinner fundraiser 
Saturday, November 2, 6 pm 

The Wellness Center  
at Antioch College

Tickets are $65 
Includes appetizers, wine, dinner at  

a member’s home in the Village,  
and homemade desserts while  

supporting the Home, Inc. mission 

For information and to purchase tickets,  
visit www.yshome.org 

Now Accepting  
Homebuyer  
Applications 

for the Glen Cottages  
Pocket Neighborhood

For more information please visit  
www.yshome.org or contact us at  
937-767-2790 or info@yshome.org

Clink for a Cause
Please join the Home, Inc.  

board and staff 
Thursday, August 22, 7-9 pm

at the Yellow Springs Brewery 
A dollar from each beer purchased will  

go to support Home, Inc. programs

Yellow Springs  
Senior Housing  
Update 
Home, Inc. applied in February of 2019 for 
Low Income Housing Tax Credits through a 
highly competitive process administered by the 
Ohio Housing Funding Agency. The develop-
ment partners St. Mary and Home, Inc. learned 
in April that the project received a perfect score 
and moved into the tiebreaker competition. In 
late May, the news was received that the project 
didn’t make it through the second tiebreaker to 
receive funding in the 2019 round. The partners 
now look to 2020. 

According to Home, Inc. executive director 
Emily Seibel, “We see this as a step in the pro-
cess, not as a setback. Many tax credit projects 
are not funded on the first try and go on to be 
funded in year two or three. We planned to go 
in more than once if needed.” 

Home, Inc. thanks all of the people and orga-
nizations—nearly 40 in all—who wrote letters 
or came to support re-zoning, which ultimate-
ly received unanimous support from Village 
Council. While the next funding round isn’t 
until February of 2020, the development part-
ners are already hard at work. While currently in 
draft form, the new tax credit Qualified Alloca-
tion Plan has some major changes from 2019. 

“There is an entirely new scoring system this 
year and we are in the initial phases of evalu-
ating our competitiveness,” says Emily. “We 
gained a lot of momentum from the 2019 ap-
plication that we plan to apply to 2020. We 
are in this for the long haul and are dedicated 
to creating community-oriented, affordable 
and accessible housing for seniors in Yellow 
Springs.” A five-year loan from the Morgan 
Family Foundation allows for plenty of chanc-
es to do just that. 

STAFF MEMBERS
Emily Seibel
Executive Director
Brittany Parsons Keller
Development  
Coordinator 
Christopher Hall
Program Manager 
Kineta Sanford
Outreach and  
Fundraising Manager
Erin Brown
AmeriCorps VISTA
Tavanell Dodd
Miller Fellow
Yabome Kanu
Miller Fellow 
Windom Mesure
Miller Fellow

BOARD MEMBERS
Jackie Anderson
Christopher Bongorno
Anthony Fife
Kevin McGruder
Steve McQueen
Jacqueline Radebaugh
Alex Scott
David Seitz
Cathleen Tong
Malte Von Matthiessen
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RETURN SERVICE REQUESTED

Scott Geisel (left) led a volunteer painting project 
at the Forest Village Homes rental units with stu-
dents as part of the first Yellow Springs Communi-
ty Foundation Nonprofit Leadership Institute. Over 
the course of several days, students and Encore 
Miller Fellows helped with landscaping, site main-
tenance, and painting.

More photos of the Forest Village Homes project 
and recent open house and ribbon cutting celebra-
tion are inside.

Visit us online at www.yshome.org or www.facebook.com/yellowspringshomeinc8


