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DEAR FRIENDS OF INHP,

In 2025, we continued staring down persistent macroeconomic 
pressures and widening affordability gaps that weigh heaviest on 
those we serve. These challenges loomed large. They could have 
halted our progress. They could have made us retreat.

Instead, we stared them down. And we gained ground.

We gained ground with record education class completions, record 
INHP mortgage originations, and a record number of INHP homes 
developed—empowering more families, opening more doors and 
expanding affordable housing when our community needed it most.

We also gained ground toward our long-term vision.

In late 2024, we set a bold goal: raise $25 million in lending and 
development capital. With $17.8 million secured—and $7.2 million  
in our sights—our extraordinary financial institution partners are 
helping us stare down big challenges and gain ground. At the same 
time, we dove into extensive research, analysis and stakeholder 
engagement to understand the evolving landscape and needs of 
those we serve—reaffirming our mission, sharpening our vision and 
laying the foundation for INHP’s 2027–2031 Strategic Plan.

The year ahead will bring new complexities but it will also bring new 
opportunities. INHP is ready for both. We are stronger, more aligned 
and more determined than ever to ensure that Indianapolis remains 
a place where every person lives in a home and neighborhood that 
enables them to thrive.

Together, let’s continue staring down obstacles—and gaining ground 
for the people and places we serve.

Gina Miller,  
President and CEO 
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CONGRATULATIONS to GINA MILLER
2025 Women of Influence recognition by the  
Indianapolis Business Journal (IBJ)

Featured voice in IBJ’s June 2025 Forefront: “What can  
Indiana policymakers do to solve the housing shortage?”
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 INHP MISSION  
Create affordable housing solutions for people with 

low and moderate incomes, and collaborate to 
enhance quality of life in Indianapolis neighborhoods. 

For more than 37 years, the Indianapolis Neighborhood Housing 
Partnership (INHP) has supported tens of thousands of people on their 
journey home. And INHP continues to gain ground with a wide range  
of impactful consumer and community solutions, helping residents so  
they can take each step forward.

Stepping up for 
the people of 
Marion County

$40.5M
in mortgage lending 
through INHP and its 
lender partners

$3.2M
in community  
lending originations

$1.4M
in grantmaking and  
FHLBank Indianapolis’  
Community Multiplier

INHP’S 2025 
 FINANCIAL IMPACT 

OUR AFFORDABLE HOUSING SOLUTIONS
INHP creates affordable housing pathways for the 71% of Marion County households with low and  
moderate incomes. By addressing rising home prices, increasing interest rates and limited supply—amid 
broader challenges like stagnant wages—INHP expands access and delivers lasting housing solutions.

CONSUMER solutions
Objective: Support households 
earning low and moderate  
incomes that may encounter  
challenges accessing 
homeownership through  
the private sector.

COMMUNITY solutions
Objective: Increase the supply  
of affordable housing by 
facilitating effective public-
private-philanthropic partnerships 
and embracing a comprehensive 
approach to addressing challenges.

WHO WE SERVE
Households earning 50% – 120%  

of the Area Median Income (AMI)*

Individuals earning  
$38,000 to $93,000

Family of four earning  
$55,000 to $132,000

Homeownership advising 

Homebuyer & financial  
literacy education

Affordable lending for  
home purchase or repairs

Specialty programs 

Community lending

Land banking for  
transit-oriented development

Grantmaking

Single & multi-family  
home development 

Multi-family property ownership

*Based on 2025 U.S. HUD Income Limits for Marion County
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Guiding  
more  
families 
HOME
CONSUMER SOLUTIONS IN ACTION  

How do INHP’s clients gain financial ground amid a  
challenging housing market? One step at a time. 

A total of 2,394 unique households chose to enroll and 
complete a financial literacy or homebuyer education 
class in 2025—up sharply from 1,317 in 2024. 

Applying that knowledge, families obtained 203 first 
mortgages through INHP and its lender partners. Another 
173 second mortgages—which include home repair loans 
and down payment assistance—set families up for long-
term, sustainable homeownership. 

Additionally, 327 unique households received rental  
bridge assistance, which provides short-term stability  
for families referred by 15 community partners working 
alongside INHP with economic mobility programs.

In all, 2,519 households benefited from an INHP Consumer 
Solution in 2025—a 67% increase compared to 2024.

Connecting the dots

Through meaningful collaborations with organizations  
like Dress For Success, Fathers and Families and 
Indianapolis Urban League, INHP delivered targeted 
financial education and homebuyer advising to connect 
more families to resources that lead to homeownership.

2,519 67%  
increase  
compared 
to 2024

households  
impacted
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66%
BLACK OR 

AFRICAN AMERICAN

6% NONE PROVIDED

28%WHITE

RACE

REPAIR LOANS

IN

COME*

48%
50-80% AMI

52%
UNDER 50% AMI

53%
BLACK OR 

AFRICAN AMERICAN

2% ASIAN

1% NONE PROVIDED

44%WHITE

RACE

10% Hispanic or Latino • 90% not Hispanic or Latino

ETHNICITY

78% not Hispanic or Latino • 22% chose not to respond

ETHNICITY

PURCHASE LOANS

IN

COME* 60%
50-80% AMI

12%
UNDER 50% AMI

28%
81-120% AMI

376

203 first  
mortgages

+173 second  
mortgages

total  
affordable  
loans

INHP DIRECT LENDING DEMOGRAPHICS

IN 2025 CDFI STRATEGIES EMPOWER 
FAMILIES TO GAIN GROUND 

In 2025, INHP leaned into its Community 
Development Financial Institution (CDFI) 
role more than ever. Offering a below-market 
4.99% mortgage interest rate provided 
Indianapolis families with access to an 
affordable home, helping them save money 
over the life of the loan and promoting long-
term financial success. 

INHP also continued to innovate by tailoring 
its Market Expander lending program to 
neighborhoods throughout Marion County—
expanding access to opportunity where it is 
needed most.

These 
INHP 
families 
are now  

after 
making 
big  
strides.

113 INHP loans (an INHP record!) +  
90 private loans (through lender partners)

Tierney, purchased in June 20
25
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250
community 
lending

31
home  
development

INHP’s community 
solutions led to 
the creation or 
preservation of  
438 unique 
affordable homes.*

190
grantmaking

Building up 
the city’s 
affordable 
housing  
system
MORE UNITS FOR MORE FAMILIES

Targeted grants, flexible community lending and 
INHP’s own housing development continue to 
strengthen the city’s affordable housing system. 

In 2025, INHP’s Indianapolis Neighborhood 
Development Initiative (INDI) program awarded 
$900,000 to eight neighborhood-serving 
organizations to provide critical operational 
support to expand affordable housing operations 
in their areas.  

INHP’s Community Lending also originated  
$3.2 million in loans, supplying capital for 
projects that increase housing production, 
preserve affordability and promote long-term 
neighborhood vitality.

2025 was a banner year for housing development. 
Thanks, in part, to the first phase completion of  
Arnold Place (see page 12), INHP added a record  
31 homes in Marion County.

*25 homes supported by more 
than one program. 8 homes are 
Arnold Place market-rate units.
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BUYER SPOTLIGHT
“INHP gave me the tools to kind of look at 
things differently… INHP programming has truly 
given me the confidence to see something that 
I want and the ability to go after it.”

“I love the 
privacy and 
location  
of my house. 
It changed 
my life.” 
Yassine,  
Southport resident  
and INHP homebuyer

Gaining ground  
in Southport 
NEW SPACES TO BUILD IN MARION COUNTY

While INHP has finished development of more than 115 affordable homes 
throughout Marion County since 2017, a new Church Street address marks 
its first home within Southport city limits and first project funded through 
Indiana Housing and Community Development Authority’s HOME Investment 
Partnerships Program. 

The home now belongs to client Yassine, who closed on the home and moved in 
with his family in December 2025. “I love the privacy and location of my house. 
It changed my life,” Yassine says. “And, it was easy and smooth to work with 
everyone at INHP to help us get here.”

The project is helping INHP gain ground in other “excluded city” areas in Marion 
County as land becomes available, including two planned homes in Beech Grove.

Moving in at  
Arnold Place
PHASE ONE COMPLETE 

Throughout 2025, new homeowners began moving into the first 20 of 
33 total townhomes at Arnold Place. As a mixed-income development, 
Arnold Place reflects the Reagan Park neighborhood’s desire to 
transform underused properties into vibrant, community-anchoring 
assets. It’s also INHP’s largest affordable homeownership development 
to date, intentionally built to gain ground in producing “missing middle” 
affordable housing in Marion County. 

Arnold Place 
received a 2025 
Monumental 
Award of Merit 
for Neighborhood 
Revitalization  
from the Indy 
Chamber

Brandon, purchased in M
ay 20

25
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These investments not 
only transform households 
but also drive long-term 
community revitalization  
and economic growth.

Poised and ready  
for more progress
ADDING CRITICAL CAPITAL AND SUBSIDY

Strategic timing and the strength of trusted local and national partnerships positioned INHP to 
successfully leverage low-cost capital, New Markets Tax Credits (NMTC), and Housing Tax Increment 
Financing (HOTIF) to amplify its affordable housing solutions. The significant infusion is already enabling 
hundreds of families to access down payment assistance and below-market rate mortgages and 
financing the construction of new, quality homes. 

$10.8M
in low-cost capital

$1.7M
in development  

subsidy

$2.6M
generated  

through a HOTIF 

INHP raised this low-cost capital by partnering with five financial 
institutions and leveraging the FHLBank Indianapolis’ CDFI Rate 
Buydown Advance program. Participating banks included First 
Internet Bank, First Merchants Bank, Lake City Bank, Old National 
Bank and The National Bank of Indianapolis.

The program offered subsidy to “buy down” interest rates on  
funds borrowed by participating FHLBank Indianapolis’ members 
who agreed to re-lend the funds to a CDFI at low or no cost. 

INHP was awarded its fourth NMTC allocation to support the 
development of more affordably priced homes for low and 
moderate income residents of Marion County.

With this award, INHP has now secured more than $5.7 million  
in development subsidy through NMTC over the past nine years, 
stretching all-too-scarce other subsidy sources to produce more.

INHP gained support for a site-specific HOTIF district at Arnold 
Place, designed to fund down payment assistance for buyers of 
affordable townhome units. In addition, the City of Indianapolis 
expanded the use of HOTIF to support broader, community-wide 
investments across the Reagan Park neighborhood, leveraging 
the fund as a flexible tool to address evolving needs, accelerate 
revitalization, and strengthen long-term neighborhood stability 
beyond the immediate development.
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More 
progress 
means  

families 
finding 
their way 
home. 
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PAVING STEPS TOWARD TOMORROW:  
CHICAGO COMMUNITY FOUNDATION (CCF) FUNDS 

INHP is excited to announce its plan to strategically allocate $7 million in funding from 
philanthropist Mackenzie Scott, through CCF. This funding award represents a powerful vote 
of confidence in INHP’s vision and impact, fueling bold innovation, meeting diverse housing 
needs and introducing programming that moves more families toward long-term stability. 

$7M 
funding award

$1 MILLION for current Consumer Solutions

INHP is providing down payment assistance and  
affordable home repair loans to eligible consumers.

$3 MILLION for Consumer Solutions innovations 

INHP is testing new ways of increasing housing affordability 
with a pilot shared-appreciation program. Under the 
program, buyers receive a standard first mortgage paired 
with a non-interest bearing, non-amortizing second 
mortgage to expand their buying power. Buyers agree to 
share part of the home’s increased value when a repayment 
event occurs.

$3 MILLION for Community Solutions innovations 

INHP is exploring new forms of lending and investing 
opportunities for multifamily developments.
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1%
OTHER REVENUES

$782,954

2%
INVESTMENT INCOME

$1,327,038 2%
LOAN INTEREST INCOME

$1,028,185

56%
LENDING & 

DEVELOPMENT CAPITAL
$31,831,527

8%
GOVERNMENT GRANTS

$4,335,516

14%
REAL ESTATE SALES

$8,140,500

17%
CONTRIBUTIONS

$9,556,960

SOURCES

$

16%
REAL ESTATE OPERATIONS

AND COST OF SALES
$9,414,335

13%
REAL ESTATE ACQUISITION 

AND DEVELOPMENT
$7,538,131

5%
COMMUNITY LENDING

$3,209,611

51%
CONSUMER 

LENDING
$29,998,621

6%
SUPPORTING SERVICES

AND RESEARCH
$3,637,663

6%
HOMEOWNER 
DEVELOPMENT

$3,460,942

3%
GRANTMAKING

$2,064,169

USES

2026 ADVISORY MEMBERS

JENNIFER BARTENBACH
Chief Executive Officer
Central Indiana Community 
Foundation

BROOKE DUNN
Corporate Counsel
Faegre Drinker

JONATHAN EHLKE
Founder and Principal
Gratus Development

PASTOR DAVID GREENE
Senior Pastor
Purpose of Life Ministries 
Concerned Clergy of  
Indianapolis, Inc.

BRANDON TAYLOR 
Executive Director 
LISC 

2026 BOARD OF DIRECTORS

MICHAEL ASH
Regional President, 
Greater Indiana Gateway Region
Fifth Third Bank

BRUCE BAIRD
Retired (RDOOR Housing 
Corporation)

YVONDA BEAN 
Chief Executive Officer 
Indianapolis Housing Agency  

JOE BOWLING 
Executive Director 
Englewood Community Development 
Corporation  

LINDA BROADFOOT* 
Nonprofit Executive 

KIAMESHA-SYLVIA G. COLOM* 
Partner 
Taft Law 

DEVON DAVIS 
Vice President 
Bose Public Affairs Group 

MICHAEL A. FRITTON 
Principal 
CBIZ Somerset 

JENNIFER FULTS 
Deputy Director 
Department of Metropolitan 
Development, City of Indianapolis 

JUAN GONZALEZ
President, Business Sales  
Leader — IN, MI & NW OH
KeyBank Central Indiana

DR. DAWN HAUT
Chief Executive Officer
Eskenazi Health Centers

EMMY HILDEBRAND
Chief Executive Officer
Helping Veterans and Families 
(HVAF)

JOHN HIRSCHMAN*
President & Chief Executive Officer
Browning

GURINDER KAUR
Chief Executive Officer
Immigrant Welcome Center

MARK KUGAR
Commercial Banking | Market 
Executive
BMO Harris Bank 

NICOLE S. LORCH*
President & Chief Operating Officer
First Internet Bank

GINA MILLER*
President & Chief Executive Officer
INHP

ANDY NIÑO*
Chief Financial Officer
Shalom Health Care Center, Inc.

J. DANIEL PHILPOTT
Executive Director Private Bank
JPMorgan Chase Greater Indianapolis

SCOTT RANSBURG
Senior Vice President, 
Business Banking Market Manager
Huntington National Bank

ARYN SCHOUNCE*
Senior Policy Advisor
City of Indianapolis

J. ALBERT SMITH
Retired (JPMorgan Chase)
Lifetime Director

SHELLEY SPECCHIO 
Chief Executive Officer 
MIBOR REALTOR® Association 

MICHAEL STEWART
President
First Merchants Bank

COREY WILSON*
Senior Vice President  
of Community Engagement
Pacers Sports and Entertainment

Executive Director
Pacers Foundation

MARSHAWN WOLLEY**
President & Chief Executive Officer
Black Onyx Management, Inc.

*Executive Committee    **Board Chair

FINANCIAL OVERVIEW

As a consumer loan fund, community loan fund and housing developer, 
INHP advances its mission across a wide range of strategies. The 2025 
financial overview highlights how this comprehensive model—and its 
complex capital structure—supports the local affordable housing system.

94 cents of every dollar disbursed 

DIRECTLY SUPPORTS PROGRAMS AND SERVICES

SOURCES TOTAL:

$57,002,680 

USES TOTAL:

$59,323,472 

INHP received inaugural 2025 Nonprofit of the Year  
Distinguished Recognition from IBJ Media.

INHP.ORG/AR2025 19 18 INHP 2025 ANNUAL REPORT



OUR MISSION

We create affordable housing solutions for people with 
low and moderate incomes, and collaborate to enhance 
quality of life in Indianapolis neighborhoods.

LEGACY BUILDERS CIRCLE 
$1,000,000+
Lilly Endowment Inc.

BLUEPRINT LEVEL 
$50,000 TO $999,999
Federal Home Loan Bank of Indianapolis

Housing Partnership Network

Huntington Bank

KeyBank & KeyBank Foundation

AFFORDABLE HOUSING CHAMPION LEVEL 
$10,000 TO $49,999
AES Indiana

Black Onyx Management Inc.

BMO

Citizens Energy Group

Everwise Foundation 

First Financial Bank

First Internet Bank

First Merchants Bank

MIBOR REALTOR® Association

Thorpe and Gina Miller

National Community Reinvestment Coalition

OneAmerica Financial & OneAmerica Financial Foundation

State Farm

The Indianapolis Foundation

Union Savings Bank

Special thanks  
to our 2025 
donors
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SUPPORTING INHP

Your generosity helps expand our mission—allowing us 
to serve more families, build more homes and finance 
more projects. Together, we are making our city a place 
we can all be proud to call HOME.

CORNERSTONE LEVEL 
$5,000 TO $9,999
Ascension St. Vincent

Robert Bowen

Fifth Third Bank

Joe and Stacey Hanson

Jeffrey Harrison

Indiana Farm Bureau Insurance

JPMorgan Chase & Co.

Klapper Family Foundation, Inc.

Mary K. Lisher

Nicholas H. Noyes, Jr.,  
Memorial Foundation

Dan and Elizabeth Philpott

Regions Bank

Samerian Foundation

Maribeth and Al Smith

HOMEOWNER LEVEL  
$1,000 TO $4,999
Michael Ash

Barnes & Thornburg LLP

Bose McKinney & Evans LLP

Buckingham Foundation

Care Institute Group, Inc.

Coca-Cola Consolidated, Inc

Kiamesha Colom

James Delise

Eastern Star Church/JEWEL 
Human Services

Faegre Drinker Biddle  
& Reath LLP

Glick Philanthropies

Goelzer Investment 
Management, Inc.

Greg and Donna Fennig

Forvis Mazars

Michael A. Fritton

John and Barbara Gallina

Jeff and Judy Good

Dr. Dawn Haut

John Hirschman

Indiana Members Credit Union

Sam and Kim Laurin

LISC Indianapolis 

Nicole S. Lorch

Matt and Andrea Kleymeyer

Mark and Jennifer Kugar

Joy and Tony Mason

Gavin and Marin Miller

John Krauss and Marnie Maxwell

Tina Morris

The National Bank  
of Indianapolis

NFP

PNC Bank

Scott and Deborah Ransburg

Michael J. Stewart

Stock Yards Bank & Trust Co.

Jeffrey Stumpf and Tricia  
Riveire Stumpf

Nichole and Corey Wilson

Marshawn Wolley

MaryBeth Wott

Zink Family Foundation

BUILDER LEVEL 
$500 TO $999
Barb Armbruster

Bill Bower

Laura and Greg Cochran

Juan Gonzalez

JQOL, Inc

Jennifer and Jeffery Meeker

Trevor and Martita Meeks

Old National Bank

Jeff and Julie Qualkinbush

Anna Scott

Tanya Searcy

Justin Sufan

Steve and Tina Sullivan

Ruth Wooden

GIFT-IN-KIND
Crew Carwash

District Tap

Easley Winery

Flatwater Restaurant

Freije Brands

Hyatt Regency Indianapolis

Indianapolis Marriott Downtown 

Java House

Mack Architects

Microsoft

LEGACY GIFTS
The Carlstedt Family

Susan McDermott

Jeff and Julie Qualkinbush

Andrea Riquier

Maribeth and Al Smith

2025 DONORS CONTINUED

Donate online at INHP.org/give or by scanning the QR code.
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2960 N. Meridian St. 
Suite 300 
Indianapolis, IN 46208

INHP.org


