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INHS is dedicated

to expanding housing 

opportunities for low- 

and moderate-income 

residents of Cayuga, 

Chemung, Cortland, 

Schuyler, Seneca, 

Tioga, and Tompkins 

Counties.

 It seeks to foster 

communities that 

embrace diversity, 

equity, and sustain-

ability in ways that 

produce lasting 

outcomes.
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INHS staff poses on the Marc Leathers Playground outside of the INHS headquarters in Ithaca. 
Photo: Jon Reis

Front cover: INHS staff 
gathers for a group 
photo in May 2024. 
Photo: Jon Reis
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New Beginnings
Fr o m  t h e  E x e c u t i v e  D i r e c t o r , 

K ate G. de la Garza

As I reflect on my first several 
months with INHS, I am 
continually struck by not just the 
breadth of our community development 
impact, but also the deep commitment and dedication with 
which we undertake all that we do here. 

During recent meetings with residents and community members, 
I have been describing the various INHS business lines as 
foundational to the communities that we serve. No matter 
where you are in life, we want to meet you where you are at. 

Whether exiting homelessness to a new rental apartment; taking 
a class on how to prepare for homeownership; becoming a 
first-time homebuyer; or, needing an emergency repair to your 
existing home, INHS is here for you.  

As we approach our 50th anniversary in 2026, our goal is to 
reflect on the impact the organization has not only had on the 
community, but the impact the community has had on the 
organization. Join us as over the next two years, we dive deep 
into reflection and how we can continue to work together to 
shape the future. 

Without the support of our Board, staff, funders, donors, and 
communities we serve, INHS and the thousands of people we 
help access affordable housing each year wouldn’t be possible.

2023 Annual Report
Fr o m  t h e  P r e s i d e n t, 

 Jeremy Thomas

 2023 was a year of transition for 
INHS. In June, we said goodbye to our 
fearless leader, Johanna Anderson, 
and named Patricia Paolangeli, INHS 
veteran and current finance director, 
as acting executive director while the 
Board of Directors and Search Committee 
worked tirelessly to identify a replacement. 

When the Search Committee came across Kate de la Garza, it 
quickly felt like the right fit. With twenty years of community-
based affordable housing development and finance experience, 
they were placed at the top of our list. We are so grateful that 
Kate so eagerly agreed to become the next INHS executive 
director and began their tenure on January 2, 2024.

The Board would like to extend its sincere thanks to Patricia 
Paolangeli. With over 26 years of service to INHS, Patricia’s 
expertise and knowledge proved critical in ensuring a smooth 
transition of leadership. And also, thank you to the INHS staff 
whose tenacity to keep the organization moving forward so 
effortlessly was remarkable. 

On behalf of the Board, I commend you, our funders, donors, 
partners, and community members for supporting Kate’s arrival 
into the community. We look forward to the next chapter at INHS!
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Building Sustainable Communities
Sustainablity is a core value at INHS, and develops housing 
that consistently exceeds industry green building standards, 
including 85 units that are certified as LEED Platinum, 93 
as LEED Gold, and 77 as LEED Silver. The remainder of 
INHS-developed housing units are built to meet or exceed, a 
variety of other green-building certification requirements.

In 2023, INHS received the Community Climate Champion Award by 
the U.S. Green Building Council® (USGBC®). The recognition is given to 
a group that demonstrates exceptional and unique solutions that address 
carbon neutrality and the climate crisis. 

VILLAGE GROVE   INHS began construction on its greenest project to 
date, Village Grove, in October 2023. The $26 million development in 
the Village of Trumansburg is a residential mixed-use, mixed-income 
project on a nineteen-acre parcel of land. 

It will consist of nine market rate lots, ten affordable for-sale 
townhomes to be sold into the INHS Community Housing Trust, 
and 46 rental units. The project also includes a new facility for the 
Trumansburg Community Nursery School. 

Village Grove will be one of the first affordable housing developments 
in upstate New York to attain Passive House certification and utilize 
ground source heat pumps, and plans to achieve NetZero through the 
purchase of off-site community solar. It has also been named a Phius 
Design Certified Project. 
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Revitalizing Neighborhoods 
INHS takes great pride in renovation projects that 
revitalize properties and neighborhoods. Currently, 
there are two projects underway to support healthier 
and safer places to call home for our communities. 

VERONA VILLAGE  Verona Village in Ovid, NY, a 46-unit senior hou-
sing property acquired by INHS in 2020. The property, built in the 
1980s, is undergoing a $10 million renovation. Renovations inclu-
de replacement of all heating and ventilation systems with elec-
tric air-source heat pumps; replacement of insulation, siding, and 
roofs; expansion of the kitchens and remodeling of the bathrooms 
to increase accessibility for tenants with a mobility impairment; all 
new cabinets, fixtures, lighting, and flooring; and site improvements 
including new patios for each unit and a common gazebo. The first 
phase is complete with full completion scheduled for August 2024.

COMPASS  Compass is INHS’s first 
manufactured home community. 
INHS purchased the 51-year-old 
development in 2021 with the 
intention to overhaul its infra-
structure, add amenities, and 
replace dilapidated, abandoned 
units with new high-quality 
homes. Completion for the 
 $7 million project is set for 
 June 2024. 
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Samira: “So happy with my own home”Donna & Mason: “Life or death” support

After cancer and other health problems struck the Gilberts, they 
found themselves falling behind on home repairs. Their entry stairs 

had deteriorated to the point that they could no longer host their young 
granddaughter or other visitors.

The couple tried to shore up the crumbling stairs, but after Donna 
slipped, she’d had enough.” “We’re not people that like to ask for help 
— we’re more the people that give the help,” she explains. She’d seen 
various INHS projects in the community, so she applied for the Minor 
Repair Program. INHS was able to rebuild the steps with a special design 
with shorter stair heights to help minimize Donna’s arthritis pain.

“We have good sturdy steps, and they just look beautiful,” Donna says. 
“It matters a lot for our dignity.” Mason adds, “It was life or death for 
us. I don’t know how else you’d put it.”

Samira rented multiple INHS apartments as her family grew. But 
she yearned for a space of her own. A single mother working as a 

housekeeper, she doubted homeownership was possible. But when she 
saw a “For Sale” sign on the INHS townhomes at Founders Way, she 
stopped to investigate.

Several months later, with INHS’s Homeownership Department guiding her, 
she purchased a townhouse. “I love the place,” she shared.

A native of Morocco, Samira describes her life as “simple … I take care of 
my kids, work, take care of my bills.” Now, that life includes a new sense of 
security for her family.

“ I’ve done something important for me and for my girls,” she said. 
“Something I still don’t believe — I got my own home.”

KT: “INHS reflect my values”

KT never imagined that motherhood would put her housing at
risk. But when she disclosed her pregnancy to her landlord, the 

response was an illegal eviction. Too overwhelmed to fight, she moved 
several times with her baby until she was able to find stable housing —  
a renovated INHS apartment building in downtown Ithaca.

As an immigrant, KT doesn’t have local family support, so reliability 
is important to her. “I’m a single mother with a low income, so I feel 
quite alone,” she explains. “But having an agency that is very solid as 
an organization and knowing that people who work there are very 
supportive and kind just gives me a huge comfort.” KT is grateful for the 
stability that INHS housing has brought her family. 

“When the housing situation is rocky, everything gets rocky,” she says. 
“Having a safe place and comfortable place to live, it’s really huge.”

To preserve KT’s privacy, this photo is a representation of our client.

In 2023,  INHS: Provided a safe, stable home to over 1,000 people with a median income of $12,000 in our 650 rental units. T Made 123 free home repairs for 103 seniors and people with disabilities, 

with a median income of $31,000. T Offered over $628,000 in support to first-time home buyers, empowering 33 households to purchase homes with down-payment assistance of up to $20,000.

Photos: Jon Reis



Empowering Neighbors + Preserving Home

INHS promotes homeownership in the region through helping people
purchase their first home, educating them on how to purchase a 

home and maintain them after purchase, and aiding with projects to ensure that 
homes continue to meet the needs of their owners. 

This is done through down payment assistance programs that offer up to 
$20,000 to eligible first-time home buyers, one-on-one counseling, home buyer 
education classes, and the Minor and Major Repair Programs that help ho-
meowners preserve the integrity and safety of their homes. 

Samira: “So happy with my own home”

Samira rented multiple INHS apartments as her family grew. But 
she yearned for a space of her own. A single mother working as a 

housekeeper, she doubted homeownership was possible. But when she 
saw a “For Sale” sign on the INHS townhomes at Founders Way, she 
stopped to investigate.

Several months later, with INHS’s Homeownership Department guiding her, 
she purchased a townhouse. “I love the place,” she shared.

A native of Morocco, Samira describes her life as “simple … I take care of 
my kids, work, take care of my bills.” Now, that life includes a new sense of 
security for her family.

“ I’ve done something important for me and for my girls,” she said. 
“Something I still don’t believe — I got my own home.”
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In 2023, INHS: Provided a safe, stable home to over 1,000 people with a median income of $12,000 in our 650 rental units. TMade 123 free home repairs for 103 seniors and people with disabilities, 

with a median income of $31,000. T Offered over $628,000 in support to first-time home buyers, empowering 33 households to purchase homes with down-payment assistance of up to $20,000.

45 	first-time 		
home buyers

32 	home rehabs

123 	free home 		
		 repairs

210 	households 	
took a home 	

		 buyer educa-	
		  tion course

	262 households 	
participated 	
in one-on-one 	

		 counseling

In 2023 
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Power of 
Community 

INHS is incredibly grateful of its staff 
and board, partners, donors, and 

community members who turn up for 
INHS in a variety of ways, whether 
it’s through volunteerism, donations 
of materials or funds, or the power of 
sharing positive stories and interacti-
ons with INHS.

This past year, INHS hosted a Fall 
Volunteer Cleanup. Over twenty people 
devoted their time to weeding, cle-
aning up litter, removing brush and 
debris from properties, and planting 
flowers. In total, over 40 hours of ser-
vice were donated to make sure INHS 
properties were beautified. On Giving 
Tuesday, a global day of giving the 
Tuesday after Thanksgiving, sixteen 
donors raised $1,100 in one day to sup-
port the heart of INHS’s mission, the 
Minor Repair Program. The program 
provides free health and safety repairs 
and upgrades to homeowners aged 60 
and over and those with disabilities. 
The funds raised covered the cost of 
a wheelchair ramp installation for a 
client.

Donor Funding 
Proves  
Life-Changing 

When the Simmons 
family sought state 

modification assistance to 
install a needed wheelchair 
ramp on their home in the 
Compass Manufactured 
Home Community, they 

were denied due to the condition of the home. While INHS is working to 
assist with major repairs to the home in the future, the family couldn’t 
wait for a ramp. Their ability to safely enter and exit their home depend-
ed on replacing steps with a more accessible means of entrance.

Many low-income homeowners face the challenge of being unable 
to afford upkeep or repairs to their homes. And, once a home is in a 
dilapidated condition, it can be difficult to secure grant funding aimed at 
smaller issues. For homeowners who may need modifications to continue 
aging in place, that can leave them with few options.

INHS stepped in to solve the problem for the Simmons by using generous 
donor funding from the Community Foundation of Tompkins County and 
the Legacy Foundation to purchase and install a sturdy, portable aluminum 
ramp. When major repairs are made in the future, the ramp can easily be 
disassembled and reinstalled, ensuring access for years to come.

“This work matters,” said INHS Director of Homeown-
ership Delia Yarrow. “We are thrilled to be able to offer 
such a life-changing improvement for these neighbors.”
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Shaping the Future

In June 2023, INHS said goodbye to 
Johanna Anderson, INHS executive 

director since 2017. The Board and a 
Search Committee began its search 
for her replacement and identified 
Kate de la Garza as the organization’s 
next leader. Kate, a seasoned commu-
nity development professional, with 
over 20 years of community- based 
affordable development and finance 

experience, started their tenure at 
INHS in January 2024, and has quick-
ly become acclimated with INHS. 

Kate’s focus has been getting to know 
staff, neighbors, and community 
members while diving headfirst into 
shaping INHS’s future endeavors. 

On the Horizon

We are looking forward to what 
2024 and beyond has in store! 

INHS currently has 247 rental units 
in development and 19 homes in the 
Community Housing Trust pipeline. 
This growth equates to more 
resources, and more ways to meet  
our mission in the years to come.

2024 will also bring the (near) 
completion of Village Grove in 
the Village of Trumansburg 
and Wheat Street Apartments 
in the Village of Cayuga, and 
the complete revitalization of 

Compass Manufactured Home 
Community and Verona Village. 
Our homeownership team will be 
focusing on expanding the Minor 
Repair Program into Tioga County, 
and accessing more funds to help 
hopeful home buyers purchase their 
first home. We will also be busy 
preparing to celebrate INHS’s 50th 
anniversary in 2026!

A huge thank you to our staff for 
their continued dedication, support, 
and hard work. None of this is 
possible without you!

Kate G. de la Garza,  new INHS executive director 
Photo: Ithaca Times/Ken Waterhouse

 2 0 2 3  D a t a

650 rental units
in Schuyler, Seneca,  
& Tompkins Counties

247 rental units
in development

19 CHT homes
in the pipeline
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summary

2 0 2 3
FY

ASSETS		 OPERATIONS		                  ALL FUNDS

Total Cash & Equivalents	 1,052,663	 5,887,612 
Total Acc. Receivable	  644,511  1,625,112 
Total Loan & Note Receivables	
Total Construction in Progress	
Total Fixed Assets-Net	  356,496 

- 25,204,702
- 2,039,238
- 5,680,094
-       TOTAL ASSETS 2,053,670 47,223,402 

LIABILITIES & NET ASSETS

Total Accounts Payable	 249,107  2,177,500 
Total Other Liabilites	  81,712  81,712 
Total Long-Term Liabilities	 - 2,973,105
Total Net Assets & Equity	 1,722,854 41,991,085
TOTAL LIABILITIES & NET ASSETS  2,053,670  47,223,402 

Complete financial statement is available for inspection at INHS, 115 W. Clinton St., Ithaca, NY  14850 607-277-4500

INHS Financial for Audit Report
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