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BUDGET HIGHLIGHTS

• Built from the bottom-up with direct input from budget managers.

• Overall revenue grows 16% to $10.3M largely due to new grants (Clare Digs, Repair & 
Grow) and a full year of new or increased 2024 grants (Short-Term Rent, Mortgage, and 
Utility Assistance (STRMU) and other HOPWA grants).  

• In spite of terminating Bloom Lake Flats, Program Income grows 2% on the strength of 
increased CADI, GRH, and HSS residents and a push for higher CADI reimbursement rates.

• Salaries & Benefits reflect a 2% COLA and 2% merit pool plus an incremental 15 FTE’s, 9 of 
which are for Clare Digs and all of which are grant-funded except one.

• Planned Net Operating Income of $31k partially covers Depreciation Expense and leads to 
an overall budgeted $63k reduction in Net Assets.
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HISTORICAL COMPARISON

$000 2021 2022 2023 2024E 2025 25 vs '24

Program Income 2,643      2,874      4,568      5,022      5,110      2%
Grant Income 1,332      1,762      2,040      2,698      4,225      57%
Gifts & Contributions 812          774          911          1,070      901          -16%
Other Operating Income 59            118          47            43            44            2%

Total Revenue 4,845      5,528      7,566      8,833      10,280   16%

Salaries & Benefits 3,500      3,862      4,977      5,494      5,848      6%
Program Expenses 690          912          2,041      2,595      3,457      33%
Professional Services 347          474          398          369          427          16%
Facility Operations 215          203          197          223          261          17%
General & Administrative 202          175          162          198          256          29%

Total Expenses 4,954      5,626      7,775      8,879      10,249   15%

Net Operating Inc/(Loss) (109)        (98)          (209)        (46)          31           nm
Non-Operating Inc/(Exp) 648          (232)        154          184          (94)           nm

Net Change in Assets 539         (330)        (55)          138         (63)          -146%
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CHANGES FROM 11-20 COMMITTEE REVIEW

• CADI:  6 additional residents remain in the budget
– Increased accountability by the Director of Health Programs and

the Sr. Supportive Services Manager coupled with new tracking
and weekly check-ins will mitigate some of this risk.

• Fundraising:  Removed revenue challenge
– No financial impact as both the increased revenue and offsetting expense were removed from the budget.

• Grant Income:  Removed unspecified mental health funding
– $45k was originally included to fund the Mental Health Director position once the DHS grant expires in June.  

Since the source of this funding is currently unidentified, it has been removed from the budget.

• Insurance:  Updated renewal rates are reflected in the budget 
– Directors & Officers and Property & Liability insurance has increased $19k largely due to a more challenging 

insurance market, especially for Human Services providers.
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 CADI  Residents 
Oct

2024
Mar

2025
Jun

2025
Sep

2025
Dec

2025

Clare Apartments 15            16            16            17            19            

Clare Midtown 13            15            17            18            18            

Care Homes 12            12            12            12            12            

Total 40            43            45            47            49            
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		CADI  Residents		Oct
2024		Mar
2025		Jun
2025		Sep
2025		Dec
2025
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CHANGES FROM 11-20 COMMITTEE REVIEW

• Grants:  Impact of 2025 renewals assessed to be low risk; 2026 could become an issue
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Name (Funder)
Total 

Awarded
Grant 
Period Purpose Funder 2025 Renewal Risk Assessment

HINT – Clare Digs 
(HOPWA – HUD) $2,500,000 1/2025 – 

12/2027

Program staff and operating costs for 
low-barrier-to-entry housing and 
support services

Federal
(HOPWA) None Grant has been awarded and will continue through 2027.  After that, program must 

stand on its own.

Clare Midtown (HOPWA - 
HUD) $994,072 6/2023 – 

6/2026

Rental assistance for 23 units and 
general operating expenses (i.e., front 
desk staff)

Federal
(HOPWA) None Grant has been awarded and will continue through 2026.  If it does not renew in 

2026, program will end and residents will shift to GRH.

Clare Apartments 
(HOPWA - HUD) $431,806 2/2024 – 

2/2027
General operating expenses (i.e., front 
desk staff)

Federal
(HOPWA) None Grant has been awarded and will continue through 2026.  If it does not renew in 

2026, program will end.

Clare Marshall Flats 
(HOPWA – City) $83,775 6/2024 –

5/2025 Supportive services staff Federal
(HOPWA) Minimal City’s contract with HUD is through 2026.  If grant is not renewed in 2025, SSM 

position will be unfunded and program’s future will need to be determined.

Scattered Site (HOPWA – 
City) $1,020,760 6/2024 –

5/2025
Tenant rental assistance and 
supportive services staff

Federal
(HOPWA) Minimal City’s contract with HUD is through 2026.  If grant is not renewed in 2025, program 

will end.

Care Homes (HOPWA – 
City) $90,765 6/2024 –

5/2025 Community care home manager Federal
(HOPWA) Minimal City’s contract with HUD is through 2026.  If grant is not renewed in 2025, SSM 

position will be unfunded and program’s future will need to be determined.

Clare Terrace (HOPWA – 
City) $247,323 6/2024 –

5/2025
Supportive services staff and one-time 
capital expenses (unit turns, painting)

Federal
(HOPWA) Minimal City’s contract with HUD is through 2026.  If grant is not renewed in 2025, SSM 

position will be unfunded and program’s future will need to be determined.
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CHANGES FROM 11-20 COMMITTEE REVIEW
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Name (Funder)
Total 

Awarded
Grant 
Period Purpose Funder 2025 Renewal Risk Assessment

Bloom Lake Flats (HOPWA 
– City) $94,571 6/2024 –

5/2025
Supportive services staff – in process 
of transitioning to Clare Midtown

Federal
(HOPWA) Minimal Working with city on reallocating funds to Midtown and indications are positive.

Project Cornerstone 
(MHFA) $515,332 10/2023 

– 9/2025
Rental assistance for Project 
Cornerstone units

Federal 
(Housing Trust 
Fund)

Minimal Proposal to renew grant through 2027 is in process and indications are positive.

STRMU Greater MN 
(HOPWA MHFA) $451,336 3/2024 – 

2/2025

Short-term rental, mortgage, and 
utility assistance for Greater MN and 
housing case manager

Federal
(HOPWA) Some Likely to renew, but if not, it is due to outstate HIV numbers being lower than 

anticipated and in that case program will end.

Non-Medical Case 
Management (DHS) $434,745 7/2024 – 

6/2025 Supportive services staffing Federal (HRSA) Minimal
Application to renew through 2027 is in process and indications are positive.  If not 
renewed, case managers will be unfunded and program’s future will need to be 
determined.

Medical Case 
Management (DHS) $97,802 7/2024 – 

6/2025 Nursing staffing Federal (HRSA) Minimal
Application to renew through 2027 is in process and indications are positive.  If not 
renewed, one nurse will be unfunded and program’s future will need to be 
determined.

HIV Supplemental 
Resources (DHS) $174,999 7/2024 – 

6/2025
Mental health program manager, 
consulting services, training

State 
Appropriation Some

One-time only grant.  Budget includes $45k from an as-yet unidentified source to 
cover the remaining 7 months.  If funding is not found, the future of this position will 
need to be determined.

Housing Advocacy (DHS) $125,330 10/2024 
– 6/2025

Housing advocacy and HIV Housing 
Coalition staff Federal (HRSA) Minimal State’s contract with HUD is through 2027.  If not renewed, position will be 

eliminated.

Ryan White – Housing 
Assistance Services – Part 
A (Hennepin County)

$262,008 3/2024 – 
2/2025

Intake services and rental 
assistance/hotel fees Federal (HRSA) Minimal Application to renew through 2027 is in process and indications are positive.  If not 

renewed, program will end.

HUD CoC (Hearth 
Connection) $192,336 8/2024 – 

9/2025
Rental assistance and services for 
scattered site units Federal (HUD) Some Discussions are underway, but if grant is not renewed, program will be end.  Note 

that budget impact on 2025 will be for 3 months.
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CAPITAL SPENDING PLAN
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$000 Funding Source

Care Homes fence repairs and replacements ($5k each) 15 SHORP funds

Damiano deck and ramp repair 10 SHORP funds

Marshall Flats/Midtown firewall replacement ($6k each) 12 SHORP funds

Website upgrade 8 SHORP funds

Subtotal 45

Purchase van 50 Strategic Initiatives Fund

Retrofit van 13 UCare grant

Total 108
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INVESTMENTS

TOTAL

Current Balance 1,000 Current Balance 1,011 Current Balance 1,227 3,238      
Clare V (timing 1-2 years) TBD Purchase van (Q1 2025) (50)        To be determined
Clare YAP (timing 3-5 years) TBD Capacity Building Campaign (25)        

Greater MN Expansion TBD
Mental Health Program TBD

Projected Balance 1,000 Projected Balance 936      Projected Balance 1,227 3,163      

Current Target 1,000  Current Target 500      Current Target 1,100  2,600       
New Target 1,000 New Target 1,000 New Target 1,200 3,200      

New Construction Fund Strategic Initiatives Fund New Construction Fund

Investment
Type

 Current 
Balance 

 Current 
Target 

 New 
Target 

Short Term 614            400             500            
Mid Term 1,163       1,000        1,000       
Long Term 425            400             600            
ESG 1,036       800             1,100       

2,600       3,200       Total 3,238       
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Type		Current Balance		Current Target		New Target

		Current Balance		1,000		Current Balance		1,000		Current Balance		1,000		3,000				Short Term		614		400		500
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CHALLENGES & UPSIDES

• Potential Challenges:
– Shifting government priorities may impact funding
– Retaining quality staff as economy improves
– Expanding donor pool and increasing average gift size
– Clare Apartments is in year 19; application for recapitalization is pending

• Potential Upsides:
– Higher-than-planned CADI residents and reimbursement rates
– Use of remaining SHORP funds
– 340b Pharmacy
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2025 VS 2024:  WHAT CHANGED?

2024 Projected Net Operating Loss ($000) (46)     

One-time 2024 gift (250)  

Salary increases (2% COLA + 2% merit pool) (242)  

Increased CADI residents (+6:  40 - Oct 2024 vs 46 - 2025 avg) 339    

Clare Digs (net) 43      

Repair & Grow grant (net) 40      

HOPWA Scattered Site rental assistance grant (net) 48      

Capital Spending funded by SHORP 45      

2024 Bloom Lake operating loss (but budgeted to net $133k) 17      

All Other (net) 37      

2025 Budgeted Net Operating Income 31      
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2025 REVENUE

4.6

5.0 5.1
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2.7

4.2

0.9 1.1
0.9

0.0 0.0 0.0

2023:  $7.6M 2024E: $8.8M 2025:  $10.3M

Program Income Grant Income Contributions All Other
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Program Income
50%

-7.2pp vs 2024

Contributions
9% All Other

0%

Grant Income
41%

+10.7pp vs 2024

2025 Budget:  $10.3M
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CLARE DIGS

• Low-barrier-to-entry housing and support services:
– 4-8 private, safe living spaces with 24/7 onsite services

• Funding:
– Purchase/Renovate Property:  $1.0M federal appropriation
– Operationalize:  $2.5M competitive Housing Interventions to End the HIV Epidemic (HINT) grant 

• Timeline:
– 2024:  Develop program and secure site
– 2025:  Hire staff and recruit residents; June/July targeted opening

• Incremental staffing:
– 9 FTE’s:  Support Services Manager, Health Care Liaison, Case Manager, Compliance Specialist, 

Resident Assistants
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PROGRAM INCOME

• Budget is up 2% vs 2024 (+7% excluding lost Bloom Lake Flats CADI revenue) largely due to 
full year of pass-through STRMU and increased resident counts

• Dedicated leadership-level staff and greater accountability will help ensure resident count 
targets are met

 Services Funding 
Residents 

Oct
2024

Mar
2025

Jun
2025

Sep
2025

Dec
2025

CADI 40            43            45            47            49            

GRH-2 102         106         106         107         105         

HSS 11            20            20            20            20            

None/Pending 89            85            90            97            103         

Total 242         254         261         271         277         

 Rent Funding 
Residents 

Oct
2024

Mar
2025

Jun
2025

Sep
2025

Dec
2025

GRH-1 123         128         129         131         130         

HOPWA 40            50            55            61            67            

Section 8 47            45            44            44            45            

MN Housing 8               12            14            16            16            

All Other 24            19            19            19            19            

Total 242         254         261         271         277         
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		All Other		24		19		19		19		19
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RESIDENT COUNTS*

Residents Occupancy Residents Occupancy

Clare Apartments 32 32 100% 31 97%

Clare Midtown 45 42 93% 43 96%

Marshall Flats 36 33 92% 35 97%

Clare Terrace 36 35 97% 34 94%

Care Homes 12 12 100% 12 100%

Subototal 161 154 96% 155 96%

Scattered Sites* n/a 88 n/a 112 n/a

Total n/a 242 n/a 267 n/a

October 2024 2025 Average Resident
Counts 

Units 
Available

*Does not includes Bridge to Stability (BTS) or Hotel to Housing (HTH) clients (40 as of October 2024).
** Includes Bloom Lake Flats GRH residents.
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		Resident
Counts		Units Available		October 2024				2025 Average

						Residents		Occupancy		Residents		Occupancy

		Clare Apartments		32		32		100%		31		97%

		Clare Midtown		45		42		93%		43		96%

		Marshall Flats		36		33		92%		35		97%

		Clare Terrace		36		35		97%		34		94%

		Care Homes		12		12		100%		12		100%

		Subototal		161		154		96%		155		96%

		Scattered Sites*		n/a		88		n/a		112		n/a

		Total		n/a		242		n/a		267		n/a
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GIFTS & CONTRIBUTIONS

• Overall budget is $901k, reflecting Development team’s plan

– Down 16% from 2024 (projected $1,070k), but up 10% after excluding $250k one-time gift

• Development plan for 2025 is in progress and will reflect potential shortfalls from 
key donors

• Development committee and staff are considering capacity building campaign to 
increase donor pool and average gift size

– Budget does not reflect potential revenue from campaign
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2025 OPERATING EXPENSES

5.0

5.5
5.8

2.0

2.6

3.5

0.4 0.4 0.4
0.2 0.2 0.30.2 0.2 0.3

2023:  $7.8M 2024E: $8.9M 2025:  $10.2M

Salaries & Benefits Program Expenses Professional Services
Facility Operations General & Administrative

Salaries
& Benefits

57%

Professional 
Services

4%

Facility 
Operations

3% General & 
Administrative

2%

Program 
Expenses

34%

2025 Budget:  $10.2M
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DIRECT STAFFING STRUCTURE

Clare Apartments 1.00 1.25 1.00 - - 5.10 8.35

Clare Midtown 1.00 1.25 1.00 1.00 - 5.40 9.65

Marshall Flats 1.00 0.25 0.50 1.00 - 4.60 7.35

Clare Terrace 1.00 0.25 0.50 1.00 - 4.50 7.25

Care Homes 1.00 - - - 0.50 16.40 17.90

Scattered Sites 1.00 - - 6.00 - - 7.00

Bridge to Stability (BTS) - - - 1.00 - - 1.00

Hotel to Housing (HTH) - - - 1.25 - - 1.25

Clare Digs (effective 7/1) 1.00 - 1.00 1.00 1.00 5.10 9.10

Total 7.00 3.00 4.00 12.25 1.50 41.10 68.85

Compliance 
Specialist

Resident 
Assistants/ 
Caregivers Total

 FTE's by
Location 

Support 
Services 
Manager

Registered 
Nurse

Health Care 
Liaison

Case
Manager
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		FTE's by
Location		Support Services Manager		Registered Nurse		Health Care Liaison		Case
Manager		Compliance Specialist		Resident Assistants/ Caregivers		Total



		Clare Apartments		1.00		1.25		1.00		-		-		5.10		8.35

		Clare Midtown		1.00		1.25		1.00		1.00		-		5.40		9.65

		Marshall Flats		1.00		0.25		0.50		1.00		-		4.60		7.35

		Clare Terrace		1.00		0.25		0.50		1.00		-		4.50		7.25

		Care Homes		1.00		-		-		-		0.50		16.40		17.90

		Scattered Sites		1.00		-		-		6.00		-		-		7.00

		Bridge to Stability (BTS)		-		-		-		1.00		-		-		1.00

		Hotel to Housing (HTH)		-		-		-		1.25		-		-		1.25

		Clare Digs (effective 7/1)		1.00		-		1.00		1.00		1.00		5.10		9.10

		Total		7.00		3.00		4.00		12.25		1.50		41.10		68.85
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SHORP FUNDS

Total Funds Provided ($000) 311      

2024 Disbursements:
Clare Apartments HVAC improvement (22)        
SHORP audit expense (8)           

Funds Currently Available 281      

Planned 2025 Uses:
Clare Apartments reserve (100)     
Care Homes fence repairs/replacements (15)        
Damiano deck and ramp repair (10)        
Marshall Flats/Clare Midtown firewall replacement (12)        
Website upgrade (8)           

Remaining Funds Available 136      

Stable Housing Organization Relief Program (SHORP)

• Administered by MN Housing
and created in 2023 to provide
unrestricted, supplemental
funding to housing owners
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		Total Funds Provided ($000)		311

		2024 Disbursements:

		Clare Apartments HVAC improvement		(22)

		SHORP audit expense		(8)

		Funds Currently Available		281

		Planned 2025 Uses:

		Clare Apartments reserve		(100)

		Care Homes fence repairs/replacements		(15)

		Damiano deck and ramp repair		(10)

		Marshall Flats/Clare Midtown firewall replacement		(12)

		Website upgrade		(8)



		Remaining Funds Available		136
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KEY FINANCE PRIORITIES

JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Financial/Single Audits (timing TBD)Year-End

Payroll System Conversion/Time Tracking

Financial Policies Review

2026 Budgeting

Billing/Payments    •    Cash Management    •    Month-End/Financial Projections    •    Process Improvement/Cost Savings    •  Ad Hoc Support/Analysis

Financial Plan by Location

Budget Reviews

Staffing ConfigurationPerformance Management Tracking
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