
Agenda 
Thursday, May 3, 2007 

8:00 am to 9:30 am 
Mellon New England 

Home Funders • c/o The Paul and Phyllis Fireman Foundation 
186 South Street 4th FL • Boston, MA 02111 

www.homefunders.org 



Founders 
Highland Street 

Foundation 

Paul and Phyllis Fireman 
Foundation 

Boston Foundation 

Hyams Foundation 

Mellon New England/ 
Peter E. Strauss Trust 

Partners 
Bank of America/Fleet 

Butler Family Fund 

Annie E. Casey 
Foundation 

City of Boston 

Commonwealth of 
Massachusetts 

Fannie Mae Foundation 

F.B. Heron Foundation 

Morris & Ester Horowitz 
Family Foundation 

Lynch Foundation 

Vincent Mulford 
Foundation 

Nixon Peabody LLP 

Kenneth Novack 

Oak Foundation 

State Street Bank 
Foundation 

Agenda 

Welcome 
Mari Brennan Barrera, Executive Director, Highland Street 
Foundation 
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Home Funders Overview 
Melinda Marble, Executive Director, Fireman Foundation and 
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Home Funders is a unique partnership of private funders that is using philanthropic dollars to 
address the current crisis in Massachusetts in housing homeless and other extremely low-income 
families.   

This sweeping effort could energize the culture of building affordable housing, 
 sparking new energy, innovation and good examples of how to put housing 
 within everyone’s reach. 
      Editorial, The Boston Globe, October 21, 2003 

Home Funders is seeking $4 million in new grants and Program Related Investments (PRIs) to 
leverage an exciting new $1 million leadership grant from the international Oak Foundation, which 
will be used for lending purposes, and a $3 million pledge in PRIs from the Fireman and Highland 
Street Foundations.  This effort to raise a total of $8 million would put us within reach of our overall 
$26.5 million goal. 

Home Funders has created a new model for developing affordable housing by lowering interest 
rates and speeding financing, which make projects more competitive for public funding.  With $15.5 
million in circulation as loans to affordable housing projects, Home Funders has leveraged over 
$380 million in other public and private resources since 2003 to address the unprecedented crisis 
in affordable housing for extremely low-income (ELI) families in Massachusetts.  This partnership 
of private funders came together based on the belief that all other foundation investments aimed at 
addressing the social, education and economic needs of these families and children are at risk 
when the more basic need for adequate shelter is not fully met.     

Founders of Home Funders include The Paul and Phyllis Fireman Charitable Foundation, The 
Highland Street Foundation, The Hyams Foundation, The Boston Foundation, and the Mellon New 
England Charitable Giving Program/Peter E. Strauss Trust.  Partners currently include Bank of 
America, Kenneth Novack, Nixon Peabody LLP, City of Boston, Commonwealth of Massachusetts, 
Morris & Ester Horowitz Family Foundation, Lynch Foundation, F.B. Heron Foundation, the Vincent 
Mulford Foundation, Butler Family Fund, State Street Bank Foundation, the Annie E. Casey 
Foundation, and the Fannie Mae Foundation.   

The goal of this model program is to create 1,000 units for extremely low-income families (ELI) as 
part of developing 4,000 affordable units by 2013.  To date the fund has raised $19.5 million 
toward a goal of $26.5 million.  

A total of 909 units have been created and 120 more are in the current pipeline awaiting financing 
for a total of 1,029 toward the overall 10-year goal of 4,000.  This includes 250 completed units for 
ELI families.  Home Funders housing is integrated into mixed income housing, rather than being 
segregated from the larger community, supporting our belief that families need strong communities 
in order to thrive.  Home Funders is so well regarded, the collaborative has informed similar efforts 
in New York and San Francisco. 

The creation of these units is critical to establishing new models that address the housing needs of 
ELI families.  While affordable rental housing is generally accessible to those making 50% of area 
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median income (AMI), extremely low income (ELI) families at 30% of AMI, or approximately 
$25,200 per year for a family of four, find it nearly impossible to secure a place to live.  This income 
bracket includes the vast majority of families currently homeless or at risk of homelessness.   

In Massachusetts, 118,831 households earn less than 30% of AMI and pay more than 50% of their 
income towards rent and utilities.  Because so many are close to the edge, every night 1,400 
Massachusetts families are living in homeless shelters and motels  at an annualized cost of 
$38,000 per family.  One third of these are working families.  In total, Massachusetts spends $250 
million annually on homelessness, primarily on this shelter network.  We must shift resources away 
from crisis management to prevention and permanent solutions. 

Despite the tremendous need, each year only a handful of permanent rental housing units are 
created for very low-income and homeless families – approximately 130 per year - and the reasons 
are many – the extremely tight housing market; financing challenges; lack of resources, particularly 
operating subsidies; and the lack of incentives for developers to serve this population.  

Home Funders is changing the affordable housing financing equation by lowering the cost and fast 
tracking development loans to speed acquisition of public financing.  Home Funders lends money 
at low interest rates to projects that set aside at least 20% of units for ELI families.  Flexible loans 
and a streamlined process provide an incentive for not-for-profit developers to secure operating 
subsidies to serve ELI families and reduce development time and costs that help these developers 
compete in the marketplace.  To date, Home Funders has brought an average of 65 ELI units 
online each year, a 50% increase over the state’s yearly average under the 10% ELI requirement 
for publicly financed affordable housing projects. 

Home Funders carries out lending activities through two very experienced housing finance 
intermediaries, the Community Economic Development Assistance Corporation (CEDAC) and the 
Massachusetts Housing Partnership (MHP), who serve the many not-for-profit housing developers 
in the community that are interested in reaching these families.  As a result, our loan funds are 
easily accessed and readily combined with available public resources. 

At the same time, Home Funders is working to create more state resources for housing through a 
new kind of public/private partnership.  By bringing new money to the table, Home Funders is in a 
unique position to influence public policy in the area of housing and homelessness.  By working in 
coalition with other organizations, our advocacy and public education efforts have resulted in 
resources that are more targeted toward homeless and ELI families.   

Contributions to Home Funders take three forms: 

·  Grants to fund the loan pool for housing financing over 10-20 years; and 
·  Program Related Investment (PRI) loans at 1% interest for 5-20 years 
·  Grants to fund transitional services for ELI families, public education and public policy 

advocacy; loan loss reserves; administrative infrastructure; and evaluation. 

An extensive pipeline of projects is waiting for new funding.  Home Funders can speed the process 
and bring more housing on line to dramatically improve the lives of ELI families.  This proven model 
needs greater investment to reach our 4,000 and 1,000-unit goals and spread the word to inspire 
similar efforts around the state and nationwide.  With $4 million in new grants and pledged PRIs, 
Home Funders stands within reach of our overall goal.  Please join us in creating real solutions to 
the unprecedented housing crisis in our state.  To learn more about Home Funders, please visit 
our website at www.homefunders.org. 
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The Home Funders (HF) collaborative was 

created to address the unprecedented crisis in 

affordable housing for very low income 

families in Massachusetts.  
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MISSION
Founders
Highland Street 
Foundation

Paul and Phyllis Fireman
Foundation

Boston Foundation
Hyams Foundation
Mellon New England/
Peter E. Strauss Trust

Partners
Bank of America/Fleet
Butler Family Fund
Annie E. Casey 
Foundation

City of Boston
Commonwealth of
Massachusetts

Fannie Mae Foundation
F.B. Heron Foundation
Morris & Ester Horowitz
Family Foundation

Lynch Foundation
Vincent Mulford
Foundation

Nixon Peabody LLP
Kenneth Novack
Oak Foundation
State Street Bank
Foundation

GOAL

$26 Million Funding Pool

4,000 Affordable Housing Units including

1,000 Extremely Low Income Units
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� Uses and improves existing 

financing mechanisms rather than 

“reinventing the wheel.”

� Foundations leverage knowledge 

and connections to increase 

homelessness awareness, raise 

funds and create units.

'�
�
�����
������0�
�
����������0���
�����������
�� �0��������������������'����



�����&�-���1��&,� ����&��
��#
������
���
��������
���
��������������������	������ �����������������������������

� In Massachusetts, 118,831 households earn less than 
30% of Area Median Income (AMI) and pay more than 
50% of their income towards rent and utilities.  

� Each night 1,400 families in Massachusetts are in 
shelters

� “Affordable” housing is generally available to families at 
60% of AMI - $44,000 in Boston.  Affordable rent at this 
level is $1,100.

� Extremely low-income (ELI) households earn $25,200 for 
a family of 4.  ‘Affordable’ rent at this level is $700. Many 
families need even lower rent.

� Average rent in Boston is $1,350 for 2 bedrooms.
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STATEWIDE THOUSANDS OF FAMILIES 
ARE HOMELESS OR AT RISK
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WHY ISN’T MORE HOUSING BEING 
PRODUCED FOR HOMELESS AND 
EXTREMELY LOW INCOME (ELI) FAMILIES?

� Tight housing market – rents rose 60% from 1995-

2000.

� Financing to serve homeless/ELI households is 

challenging, complex and scarce.

� Reductions in federal resources, particularly operating 

subsidies, means fewer units.

� Not-for-profit developers lack incentives to serve this 

population.
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� Home Funders lends at 1% to experienced 
intermediaries – Community Economic Development 
Assistance Corporation (CEDAC) and Massachusetts 
Housing Partnership (MHP); 

� CEDAC and MHP identify and screen high quality 
project prospects  that include at least 20% ELI units.

� CEDAC and MHP identify public financing to package 
with Home Funders loans.

� Home Funders loans reduce development time and 
costs, and help not-for-profit developers to compete in 
the marketplace.

A NEW APPROACH TO CREATING VERY
AFFORDABLE HOUSING FOR OUR FAMILIES.
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� $19.5 million raised  in PRIs and Grants       

(including $4M challenge).

� $15.5 million at work in loans or commitments to 

affordable housing projects 

� To date Home Funders has created 909 affordable 

units, with 250 for ELI families.

� Through coalition advocacy, public resources are 

more targeted to homeless and ELI families.
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HOME FUNDERS IS PRODUCING RESULTS
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� Significant progress is made toward producing 1,000 
new ELI housing units as a part of 4,000 new affordable 
units over 10 years.

� Rents in these units are affordable for ELI families.

� Other public and private resources have been 
leveraged.

� Awareness of the impact of homelessness has 
increased, resulting in more public resources devoted 
to the creation of ELI housing.

� Families thrive in mixed income environments with 
stable housing and economic opportunity.
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$4 MILLION IN MATCHING FUNDS 

� A $1M Oak Foundation grant plus 

$3M in loans from the Highland Street 

and Fireman Foundations will match 

$4M in new grants and loans dollar for 

dollar.

� An extensive pipeline of projects is 

waiting for new funding, with 120 units 

ready to go immediately.
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Any investment we 
make in children and 
families (education, 
recreation or 
services) is at risk if 
they are not housed.
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It was a partnership Ñ innovative, creative, and
trusting Ñ that transformed a dilapidated school
building that had been vacant for seven years into a
dozen new affordable homes for low-income families
and community services and programming for the
Acushnet Heights neighborhood of New Bedford,
Mass.

With a track record as a regional nonprofit developer
stretching back a quarter of a century, the WomenÕs
Institute for Housing and Economic Development,
Inc., had been aware for several years of the devel-
opment potential for the vacant Kinyon-Campbell
School. NorthStar Learning Centers (NSLC) is a local
social service agency that also was aware of the
schoolÕs potential but did not have the expertise to
gain control of the building on its own. Together,
however, the WomenÕs Institute and NSLC were

able to provide housing for low-income families
while expanding employment opportunities for
those families through on-site job training, counse l-
ing, parenting workshops, and instruction in other
life skills that lead to self-sufficiency.

WhatÕs more, whatÕs better, is that this development
has led to the revitalization of the entire neighbo r-
hood. Community programs are flourishing, market-
rate condominiums are being developed, and the
local neighborhood association has increased mem-
bership sixfold.

Good things happen when organizations like the
WomenÕs Institute for Housing and Economic
Development and NorthStar Learning Centers base
their partnership on a shared commitment to
empowering low-income residents and a shared
vision of community revitalization.

SIXTEENTH ANNIVERSARY

2006

WomenÕs Institute for Housing 
and Economic Development, Inc.
Boston, Mass., and Hartford, Conn.

Acushnet Commons
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MOST INNOVATIVE PARTNERSHIP

WomenÕs Institute for Housing and
Economic Development, Inc.

SPONSORING ORGANIZATION

The WomenÕs Institute for Housing and Economic

Development, Inc., was founded in 1981 to help

provide safe and secure environments for low-

income women and families through innovative

affordable housing projects and economic devel-

opment programs. The WomenÕs Institute has

formed strong and effective partnerships with

other community-based organizations to develop,

sustain, and replicate successful projects that cre-

atively incorporate family supports and that have a

positive impact on the lives of low-income women

and families. Maintaining this vision for 25 years,

the WomenÕs Institute has helped thousands of

individuals and families establish a path to eco-

nomic security and self-sufficiency. 

FUNDING FOR 
ACUSHNET COMMONS

¥ City of New Bedford

¥ Community Economic Development

Assistance Corporation

¥ Home Funders

¥ Massachusetts Department of Housing and

Community Development

¥ Massachusetts Housing Equity Fund

¥ Massachusetts Housing Investment

Corporation

¥ Massachusetts Housing Partnership Fund

¥ Sponsor Equity

OTHER ACCOMPLISHMENTS
OF THE WOMENÕS INSTITUTE

¥ Acushnet Commons is a 2006 recipient of the

J. Timothy Anderson Award for Excellence in

Historic Rehabilitation, sponsored by the

National Housing and Rehabilitation

Association.

¥ Soromundi Commons, developed by the

Women's Institute in partnership with the

YWCA of the Hartford Region and Chrysalis

Center, recently received the Enterprise

Innovative Ventures Award. 

¥ Featured as one of several model community

organizations, the WomenÕs Institute was pro-

filed in a recent report, funded by the Annie E.

Casey Foundation, that assesses the impact

and importance of providing support services

along with affordable housing. 

BOARD LEADERSHIP

President: Susan T. Connelly

Clerk: Deborah Clarke

Treasurer: Nancy Sampson

STAFF LEADERSHIP

Executive Director: Lisa A. Wong

Project Lead: Anne Gelbspan

Project Lead: Loni Willey 

CONTACT INFORMATION

WomenÕs Institute for Housing and

Economic Development, Inc. 

14 Beacon Street, Suite 608

Boston, MA 02108

Phone: (617) 367-0520 

Fax: (617) 367-1676

Web site: www.wihed.org

4000 Wisconsin Avenue, NW
North Tower, Suite One
Washington, DC 20016-2804
t: 202.274.8000 f: 202.274.8100

www.fanniemaefoundation.org
www.knowledgeplex.org

In 1988, to commemorate Fannie

MaeÕs 50th Anniversary, the Fannie

Mae Foundation announced the

Awards of Excellence Program,

which seeks to encourage and 

recognize nonprofit organizations

working to develop and maintain

housing for low-income Americans.

The program also is intended to

encourage more corporations and

foundations to be involved as

funding and/or investment part-

ners. The Awards were renamed in

honor of David O. Maxwell, who

retired in 1991 after 10 years of

service as chairman and chief

executive officer of Fannie Mae

and the Fannie Mae Foundation.

For the Sixteenth Anniversary 

of the Maxwell Awards Program,

the Foundation is awarding

$50,000 to each of four nonprofit

organizations.

The Fannie Mae Foundation 

creates affordable homeownership

and housing opportunities

through innovative partnerships

and initiatives that build healthy,

vibrant communities across the

United States. The Foundation is

specially committed to improving

the quality of life for the people of

its hometown, Washington, D.C.,

and to enhancing the livability of

the city's neighborhoods.

The Foundation, a private non-

profit organization supported 

solely by Fannie Mae, has regional

offices in Chicago; Dallas; and

Pasadena, Calif.


