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I. Background

The mission of the Hyams Foundation is to increase economic and social justice and power within low-income communities in Boston and Chelsea, Massachusetts.  Under its 2008 – 20012 strategic plan, the Foundation has as one of its three goals to increase access to affordable housing for families of color, extremely low-income (ELI) families and other low-income families.  This includes assistance to local community development organizations that are producing and preserving new and existing affordable housing.  In its new strategic plan, the Foundation also made a commitment to identifying and addressing racial/ethnic disparities.  As documented in The Kirwan Institute’s January 2009 study The Geography of Opportunity: Building Communities of Opportunity in Massachusetts, racial disparities remain in access to housing choice and opportunity, posing significant concerns regarding racial equity in the metropolitan area.  Housing affordability and stability for ELI families also are important to Hyams as these families are over-represented by families of color.  

The Foundation has been supporting five CDCs working to produce significant new affordable housing units in three targeted, geographic areas in Boston and Chelsea:  the Jackson Square transit-oriented development site in Jamaica Plain/Roxbury; transit-oriented development initiatives along the Fairmount Line MBTA commuter rail corridor in Dorchester; and, the Shurtleff-Bellingham neighborhood in Chelsea.  In 2009, the Foundation reassessed this strategy and continued support to these five CDCs through its Geographically Targeted Affordable Housing Initiative. The Foundation also set aside a grant pool of $450,000 for 2010 to meet some critical, emerging needs in the affordable housing field. With these resources, it will support two distinct approaches: 1) to work with proven affordable housing producers to position them for future affordable housing development as the economy improves; and 2) to address the destabilizing effects of the foreclosure crisis while also repositioning the foreclosed properties to keep them in active, productive use. The Foundation anticipates making between five and ten grants total with these resources.  Funding for both approaches will be awarded through this Request for Letters of Interest (LOI).   

The selection criteria for each component are provided below, as is a description of how to submit an LOI to the Foundation. Upon review of these submissions, there will be an invitation-only request for full proposals.  Details follow. 

II. Special Grants for Affordable Housing Producers:

First, based on a competitive application process, the Foundation will support community development organizations with current expertise in producing housing on a large scale, to retain and sustain the organizational capacity as affordable housing producers. Despite the temporary infusion of new resources into the affordable housing finance system through the new federal “TCAP” and tax credit exchange programs, challenges with the Low Income Housing Tax Credit (LIHTC) process remain. 

Objectives of the Special Grants for Affordable Housing Producers are to:

· Assist non-profits with a proven track record in housing production to be better able to weather the current adverse economic conditions, especially those encountering financial challenges as a result of having a ‘stuck’ LIHTC–funded project whose completion was impeded by the recent meltdown in the LIHTC program. 
· Contribute to such organizations’ ability to retain existing staff capacity while they undergo organizational repositioning and until some level of affordable housing production activity by the sector can resume.  Applicants must confront the fact that fees earned from future affordable housing production may be at much lower levels for the next few years given the trends in the LIHTC program, longer timeframes between projects and pressures on the state budget. 

· Extend the window in which non-profits with a proven track record can clarify their real estate strategies in light of the trends in the affordable housing finance system while also allowing them to be thoughtful as they carry out the needed organizational transitions. There is a need for both organizational and sector-wide changes given that the LIHTC crisis and the lack of sufficient public subsidies could mean that fees earned from housing production will be at much lower levels for the next few years.
Selection Criteria. Decisions on which organizations to fund for Special Grants for Affordable Housing Producers will be based on the following criteria:  

1. Organization has entered construction and/or completed construction of at least one major affordable housing development (15 units or more) in Boston in the past three to five years and has prior experience using the LIHTC and other major subsidy programs to fund its projects. 
2. Organization possesses an established track record in affordable housing production in Boston
 and shows evidence it is well-positioned to function as an affordable housing producer for the long term and can effectively compete for development subsidy funds awarded by the state and city.

3. Organization was working on a LIHTC-funded project but lacked an investor owing to the 2008/2009 economic crisis which therefore slowed the construction start on the project or had a project receiving a LIHTC award after 2008 and has been unable to obtain a LIHTC investor

4. Agency demonstrates that it has one or more “ready” affordable housing projects (feasible development opportunities) in which the organization has site control in place. The project(s) is on a path to enter construction or the expiring-use project would be preserved as affordable housing within the near term and the applicant can document that project(s) will achieve major milestones in a defined timeframe.  

5. Organization has an active pipeline of affordable housing production and preservation projects underway.

6. Agency articulates an approach to addressing racial equity concerns and, where appropriate given the neighborhood context, includes Extremely Low-Income housing units in its production plan.
 
7. Organization has the opportunity and ability to make substantial progress in repositioning itself as a housing producer, given changes in the economic environment. The successful applicant will be able to demonstrate the ability to use resources to strengthen and/or sustain the organization’s capability to conduct affordable housing production and to also move toward a financially sustainable model for its affordable housing production activity.

8. Organization has clearly specified needs for financial resources and, if provided, financial support would enable the organization to sustain an existing staff capacity in the affordable housing area. Project-specific costs such as architects, clerk of the works, construction managers are not eligible uses of the grant.  

III. Funds for Foreclosed Property and Neighborhood Stabilization Activities: 

Boston also is confronted with the effects of widespread foreclosures: vacant buildings, neighborhood decline, and displaced residents. Possible tools that can be employed by mission-driven organizations that want to turn around the destabilization of neighborhoods and meet housing needs include: the National Community Stabilization Trust ‘First Look’ program; bulk note purchases of mortgages at risk of foreclosure; the U.S. Treasury Department’s HAMP (Making Homes Affordable) program; SoftSecond and other homebuyer programs; the energies of local non-speculative developers; and, employing various sources of institutional credibility as a mechanism for encouraging servicers to yield control of REOs and/or mortgages at risk of foreclosure.  The federal Neighborhood Stabilization Program is often mentioned; however, the need far outstrips the current supply of these resources. 

The Foundation is interested in hearing ideas for stabilizing neighborhoods impacted by high levels of foreclosures and abandonment.  Foreclosures are clustered in neighborhoods of color where a foreclosure affects individuals’ and neighboring owners’ wealth-building opportunities.  New strategies are needed to capture foreclosed housing units at scale. Hyams hopes to identify non-profits’ most promising ideas for addressing the continuing crisis through the current LOI process.  Based on the letters it receives, the Foundation will invite proposals from a small number of non-profits for their work to stabilize foreclosed properties and neighborhood generally as described below.

Selection Criteria /Desired Elements.  While it is too early to outline final criteria, it is likely that successful applicants will evidence strong capability to stabilize foreclosed properties and neighborhoods, in general alignment with the following goals and objectives: 

1. The Foundation is aware that some properties are being rehabilitated through federally awarded Neighborhood Stabilization Program (NSP1 and NSP2) resources, which typically range from $60,000 per dwelling unit of investment. Organizations that demonstrate a willingness to explore and test strategies not requiring allocations of major public funding awards are of interest to Hyams, as the current NSP1 and NSP2 funds available through the Department of Neighborhood Development or through MHIC are short of the scale of the need. Scalability is an interest, given the overall number of foreclosures in the neighborhoods that are adversely impacted by the continuing foreclosure crisis.  

2. Addressing the de-stabilizing effects of foreclosures through entering partnerships with private small scale and non-speculative developers.  While private developers have the advantages of nimbleness, experience upgrading and repairing small properties, and working with realtors, some may have gaps in their ability to handle record-keeping and compliance requirements or financial liquidity gaps and could partner with non-profits in some circumstances as they go to scale.  

3. Working in tandem with private small scale and other non-speculative developers/ purchasers to track and interact with the private loan servicing firms and their real estate brokers to identify the key foreclosed properties and pursue their acquisition.

4. Re-using foreclosed and at risk properties in some cases as scattered site affordable rental units and in others, for affordable and/or sustainable homeownership opportunities, potentially working in concert with partners to do this effectively. 

5. Increasing the organization’s ability to, or establishing a collaboration to effectively bargain the price with foreclosing lenders for REOs on a post-foreclosure basis, obtain control of properties via the National Community Stabilization Trust’s ‘First Look’ program, or test new methods for obtaining control of properties such as bulk note purchases of mortgages at risk of foreclosure or similar strategies. 

6. Applying multiple approaches to stabilize clusters of foreclosed properties either for resale to owners and/or reuse as rental units. The Foundation is most interested in how the organization could create a larger effort; it does also recognize that continued work on one-by-one properties is also needed to stabilize neighborhoods. 

7. Acquiring and repairing the most distressed and abandoned foreclosed buildings to spur the neighborhood’s recovery. However, this approach requires relatively larger levels of subsidy, the supply of which is quite limited. 

The above captures the Foundation’s current thinking and welcomes other suggestions. Depending on the strength of the LOIs received, the Foundation would set aside funds for this work. Your willingness to share your ideas is appreciated. Hyams will share a list of specific criteria with the organizations it invites to submit full proposals under the foreclosed properties component during the coming months. These would likely be two-year grants.   

IV. Reporting and Evaluation

Organizations selected for The Special Grants for Affordable Housing Producers would be required to use The Foundation’s special Hyams Grant Report form for its Geographically Targeted Housing Production/Preservation Strategy that can be found at its web site: www.hyamsfoundation.org. Organizations selected for foreclosed properties work will use the standard Hyams Foundation reporting form also on the web site.  

VI: Letter Submission and the Proposal: 

Applying for funding under either the Special Grants for Affordable Housing Production or the Foreclosed Properties /Neighborhood Stabilization component is a two-part process.  Applicants interested in either component will first submit a Letter of Interest indicating under which component funds are being sought and briefly discuss their plans or ideas.  Letters will be reviewed according to the Selection Criteria outlined in Section II and III above.  Strong Letters of Interest will be invited to submit a full proposal.  Letters are due by April 30, 2010, and should be addressed to Abrown@hyamsfoundation.org.  Letters can be sent via email (preferred method).  Attachments that are not available electronically can be mailed to The Hyams Foundation, Inc., 50 Federal St., 9th Floor, Boston, MA 02110. 

Format for Letter of Interest

1. Please complete The Hyams Foundation cover sheet (found on the Foundation website: www.hyamsfoundation.org).

2. In a letter not to exceed five pages (total), please address the following questions:

1. What is the mission of your organization or collaboration?

2. What is your vision for meeting the overall outcome of the component you intend to use? Please respond to either the Special Grants for Affordable Housing Production or the Foreclosed Properties /Neighborhood Stabilization components, not both. What type of housing interventions and strategies do you plan to use?

3. How would the proposed activity meet the Foundation’s criteria and/or aims outlined above? See sections II and III.  

4. If applicable, with whom do you envision collaborating on this effort?  What has been your past relationship with that entity/organization?

5. In what ways does your organization address or incorporate a focus on racial and ethnic disparities?

6. If invited to submit a full proposal, what would your grant amount request be?  What are the general categories of costs that would be covered by this request?  

VII.  TIMELINE
RFP Released and distributed to non-profits




April 7, 2010

Letters of Interest Due (all)






April 30, 2010

Invitation to Submit Full Proposal sent to invitee (Housing


May 14, 2010 
Producers only)

Full Proposals Due (Housing Producers)




June 4, 2010


Grants Awarded (Housing Producers)



June 25, 2010
Invitation to Submit Full Proposal sent to invitee (Foreclosed

Properties /Neighborhood Stabilization component)



July 9, 2010

Full Proposals Due (Foreclosed Properties)




August 6, 2010

Grants Awarded (Foreclosed Properties)



September 24, 2010
Format For Full Proposals (submit by invitation only)

A. Special Grants for Affordable Housing Producers – submission requirements: 
Once invited by the Foundation to submit a full proposal, organizations should include the following items:

The Hyams Foundation cover sheet (found on the Foundation website: www.hyamsfoundation.org). 

A Program Narrative of up to ten pages that addresses the following questions.  Proposal should be no longer than 10 pages in length (not including attachments).  

1) The Foundation is interested in opportunities to promote access to housing for families of color, Extremely Low-Income and other low-income families. Should it have development opportunities where so doing would be appropriate, does the organization intend to create housing for extremely low-income families (families earning less than 30% of the Area Median Income)? Briefly describe the organization’s vision for inclusion of racially and economically diverse households as part of its work.

2) Please comment on how the agency’s work addresses or incorporates a focus on racial and ethnic disparities. The Foundation is also interested in ways in which affordable-housing and mixed-income housing production/preservation can address racial/ethnic disparities. 

3) Please describe the affordable housing production activities your agency has completed the past three years, making sure to define the key milestones achieved. Briefly describe the organization’s work during the past three years competing for and acquiring or assembling privately held properties where site control was required. What have been the recent challenges encountered and learnings by the organization during the recent past in assessing potential sites and making strategic choices? 

4) What are the organization’s 2010 - 2012 planned activities and outcomes for affordable housing production and preservation? Specify the number of affordable housing units to be produced and/or preserved in the next twelve months including any ‘stuck’ LIHTC or other projects receiving a recent LIHTC allocation. Please include projects and properties for which the non-profit executed a purchase and sale agreement or acquired fee ownership of the site. In the case of publicly held properties, include projects where the non-profit has received formal developer designation from a governmental entity. 
5) How long will it be until the projects receive the necessary awards of public funds from the Department of Housing and Community Development and other sources at which point the project can be considered fully funded? Please provide this information via completion of appropriate sections of the enclosed Attachment A (an excel spreadsheet to be provided).
6) If awarded, would the use of grant resources enhance and/or retain an existing affordable housing production capacity within the organization? How? In what ways would the grant contribute to the agency’s approach to conducting affordable housing work or its overall organizational effectiveness? 

7) What are the qualifications and experience of key staff responsible for the management, coordination and delivery of the affordable housing development program? 

8) Do you have any formal partnerships with other for-profit or non-profit organizations to undertake its housing production?  If this is a partnership among organizations, please describe all the partners who will be involved, explaining what kind of relationship already exists and how the collaboration will be managed.  

9) Please describe your agency’s efforts in recent years to promote a diverse board and staff. What has the organization done to procure goods/services from diverse vendors, construction contractors, consultants or others involved in the development process? Are there specific plans to procure goods/services from diverse vendors in the future? Any plans to promote the diversity of the vendors’ workforces (i.e. with construction contractors)? 

10) Please describe how increased organizational diversity has impacted the effectiveness of your agency’s operations and programs.

Appendix to include:

a. Current Internal Revenue Service determination letter which states that the organization is tax-exempt under section 501 (c)(3) and is “not a private foundation” under section 509(a) of the Internal Revenue Code.

b. If the organization has never applied to the Foundation, proof of incorporation as a charity.

c. Board approved operating budget for year for which funding is requested.

d. Organization’s year to date financial statement showing expenditures and sources of revenue.

e. Financial audit for previous fiscal year for applicant and for fiscal sponsor, if applicable.

f. Letters of understanding (if applicable) from partnering organizations.

g. Hyams Foundation Board of Directors Form (on Foundation website).

h. Hyams Foundation Agency Diversity Form (on Foundation website).

i. If one has not already been provided, enclosed a completed Hyams Grant report for the most recent grant from the Foundation. 

B. Foreclosed Properties / Neighborhood Stabilization.

NOTE: Once invited by the Foundation to submit a full proposal the submission requirements will be provided to LOI respondents. 

� Hyams is already funding Chelsea Neighborhood Developers, the only significant housing producer in Chelsea.


� The foundation understands that specific efforts to create ELI housing units will depend upon sites that are appropriate given the market needs and opportunities of their target area and the affected neighborhood.
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