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Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

Project Name Kelly Street Restoration Project Location City Bronx State NY
Owner Kelly Street Restoration, LP

Project Use(s) Affordable Housing, Resident Engagement, Inter-generational, Multi-ethnic Community Building and Healthy Living.

Project Size Five Multi-family Residental Buildings Total Development Cost  $17 million

Annual Operating Budget (if appropriate)

Date Initiated Spring 2011 Percent Completed by December 1, 2014 100

Project Completion Date (if appropriate) Project Website (if appropriate)

Attach, if you wish, a list of relevant project dates

Application submitted by:

Name Harold DeRienzo Title President

Organization Banana Kelly Community Improvement Association, Inc.

Address 863 Prospect Avenue City/State/Zip Bronx
Telephone (718 )328_1064 Fax ( )
E-mail hderienzo@bkcianyc.org Website (if appropriate) www.bkcianyc.org
Perspective Sheets:
Organization Name E-mail
Public Agencies NYC Housing Preservation and Development Kimberly Darga dargak@hpd.nyc.gov
Architect/Designer OCV Architects John Coogan jcoogan@ocvarch.com
Developer  Workforce Housing Group John Crotty jac@workforcehousinggroup.com
Professional Consultant  Scott Landscaping Design Laura Scott scottlandscape@aol.com
Community Group Kelly Street Garden Committee Sajata Epps sajatabbt@gmail.com
Other NYC Department of Environmental Protection Marianna Koval mkoval@dep.nyc.gov
Laundromat Project Kemi llesanmi kemi@laundromatproject.org
GrowNYC Julie Walsh 212-788-7900
Kelly Street Garden Committee Carolyn Waring waringcarolyn@yahoo.com

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).

ODirect Mailing O Direct Email O Previous Selection Committee member Oother (please specify)
Oonline Notice [ previous RBA entrant O professional Organization
|:| Social Media D Bruner/Loeb Forum

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, and to post on the Bruner
Foundation websites, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached

materials and to grant these rights and permissions.
» Digitally signed by Harold DeRienzo
DN: cn=Harold DeRienzo, o=Banana Kelly Community Improvement
2 aro e I e n Z O Association, Inc., ou=President, email=hderienzo@bkcianyc.org, c=US December 8, 2014
Signature : Date: 2014.12.08 18:03:45 -05'00' Date
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PROJECT AT-A-GLANCE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

This sheet, the Project Data sheet, and the representative photo will be sent to the Committee in advance as the Project Overview.

Kelly Street Restoration Project
Project Name

916-928 and 935 Kelly Street

Bronx, NY 10459

Address City/State/ZIP

1. Give a brief overview of the project. Approximately 500 words.

Kelly Street Restoration arose from an initial response to a deplorable housing condition and involved fully renovating neglected buildings and turning a
large, garbage-strewn, underutilized open space into a garden and community building asset. Until 2011, the five buildings at 916-928 and 935 Kelly
Street in the South Bronx had over 2,000 building code violations, landing them on New York City’s list of 200 worst buildings. The Kelly Street
Restoration project—a partnership led by Banana Kelly, Workforce Housing Group, and Monadnock Construction—involved rehabilitating the 81 units
in these buildings, creating an 8,227 square foot community garden, and activating three adjacent empty basement apartments to serve and engage
residents in community-building initiatives.

Several organizations came together in a public-private partnership to realize this project. The process was complex: After organizing residents with
Mothers on the Move, Banana Kelly Community Improvement Association, Inc. worked with the city’s Department of Housing Preservation and
Development (HPD) to transfer administrative control of the buildings, by court order, from the slumlord to Banana Kelly’s Executive Director as 7A
Administrator. While Banana Kelly worked to stabilize the properties, eliminating tons of garbage, evicting drug dealers, and repairing dangerous
building conditions, Workforce Housing Group (WHG) acquired the mortgage note, foreclosed on the landlord, and repositioned the units as affordable
housing with 60-year affordability controls. We accomplished this without permanently displacing any residents, except those who left by choice or
were engaged in illegal behavior. The partners formed Kelly Street Restoration, LP, and received support from HUD'’s Neighborhood Stabilization
Program and 9% Low Income Housing Tax Credits , private bank loans and local elected officials. Beyond rehabilitating neglected housing stock and
creating new affordable units, we sought ways to sustain the vibrant social fabric of the neighborhood, which would not only help maintain the
newly-renovated housing but also spill over and have a broader community impact. To that end, Kelly Street Restoration, LP secured additional funding
from the city’s environmental protection agency and a foundation to develop a community garden with integrated stormwater management green
infrastructure.

To say we succeeded is an understatement: we prevented 230 low-income New Yorkers from having to live in, and potentially be ordered to evacuate
from, sub-standard living conditions. This translates into significant monetary savings that otherwise would go to emergency housing or homeless
shelters, funding for emergency repairs, and other public resource drains. Additionally, we were able to preserve and build on the fabric of this
neighborhood, creating opportunities for community engagement and leadership. Kelly Street residents, with support from Banana Kelly, WHG, and
two on-site garden coordinators, established the Kelly Street Garden Committee that manages and operates the garden. The committee has
transformed the garden into their own space, organizing a programs focused on leadership development, gardening skills, healthy eating and exercise,
and community building. Between June and September 2014 alone, residents distributed 415 pounds of fresh produce to their neighbors and logged
415 volunteer hours at the garden’s educational, healthy cooking, and art workshops, with bigger plans for 2015.

2.Why does the project merit the Rudy Bruner Award for Urban Excellence ? (You may wish to consider such factors as: effect on the urban environment;
innovative or unique approaches to any aspect of project development; new and creative approaches to urban issues; design quality.) Approximately 500 words.

Kelly Street Restoration deserves this award because it is an example for future redevelopment projects whose partners seek to rehabilitate decaying
apartments with minimal displacement, ensure affordability for low-income tenants, preserve the neighborhood’s existing social fabric, and create rich
spaces that open opportunities for broader inter-generational, multi-ethnic community-building, civic engagement, education and healthy living. We are
able to impact these multiple issues because we remain committed to two principles: (1) cross-sector partnerships that maximize the reach of our
collective resources, and (2) committing resources for ongoing resident engagement, even after project completion.

1. Cross-sector partnerships that maximize collective resources. The process of transforming the Kelly Street buildings from overleveraged, decaying
structures to affordable, rehabilitated units with green infrastructure and a community garden was complex. Twelve hands shepherded the project
through its various stages: (1) grassroots organizing at the resident level by two nonprofits to stabilize the buildings, (2) government intervention to
provide emergency repairs and payment of utilities, (3) coordinated takeover of the buildings by a private developer to permanently—and proactively—
address housing conditions and affordability, and (4) coordination with several City agencies, three private financial institutions, and one foundation to
secure funding to complete the rehabilitation and develop the green infrastructure and garden components that are the basis for ongoing community
programs. What stands out about this partnership structure is that it was orchestrated so that its various components enhance one another, making the
Kelly Street Restoration Project more than the sum of its parts. For example, Kelly Street Restoration LP conceived of the community garden concept
for the social benefits it could provide to residents, but also saw the strategic advantage in pursuing a City-sponsored green infrastructure grant to
finance portions of the garden, enhancing the project’s overall value through its contribution to the City’s stormwater management objectives.

2. Committing resources for ongoing resident engagement, even after project completion. The redevelopment process began with organizing residents
against a negligent landlord. Residents became advocates for their buildings; many of the most active ones living on the block for at least 30 years.
Kelly Street Restoration LP committed significant resources to honor and sustain the strong existing social fabric among them. First, residents were
temporarily relocated, 67% returning to the rehabilitated buildings at equal or lesser rents. Second, WHG and Banana Kelly pursued additional
financing to develop the garden and dedicated three adjacent basements apartments to complementary uses, including one to house garden
coordinators who assist with day-to-day management. Finally, WHG and Banana Kelly provide ongoing technical assistance to the resident-led Kelly
Street Garden Committee and help build partnerships with local nonprofits to enhance service offerings. In these trying economic times restoring
distressed affordable housing units in a community that has been plagued by blight, neglect, drugs, crime and desperation is a Herculean task.
However, by putting partnerships and people first, the Kelly Street Restoration Project represents a novel approach to redevelopment that maximizes
the project’s positive impact on residents, the surrounding neighborhood, and on the city’s pressing urban challenges.
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PROJECT DESCRIPTION

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

1. Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? Approximately 500 words.

The underlying value of this project is to improve the lives of our residents through high-quality affordable housing and access to community building
mechanisms. To do this throughout a long and complicated development process necessitated building meaningful partnerships with residents and
across sectors. This enabled us to overcome challenges and resource constraints faced by any one stakeholder. This has been evident in the financing
partnership among City agencies, private banks, and Kelly Street Restoration LP that made possible the affordable housing redevelopment, as well as
in the nonprofit partnerships we continue to build to deliver community- and capacity-building services now that rehabilitation is complete. For example,
Kelly Street Restoration LP is partnering with The Laundromat Project to deliver year-round arts programming to the community after some successful
engagements with residents during the summer 2014.

The project’s three main goals are to: (1) improve housing conditions while securing long-term affordability for all units; (2) sustain existing social fabric
by minimizing permanent displacement; and (3) strategically use the properties’ assets to promote community building and social good, with ongoing
resident input. While rehabilitating 81 units and making them affordable for 60 years, we minimized displacement of existing residents and kept the
social fabric of the existing community. Two-thirds of the 42 original tenants returned to Kelly Street; the rest either were unlawful occupants or
permanently relocated of their own volition. And with the development of Kelly Street Garden, the deployment of three ground floor apartments (as a
community room, housing for an on-site garden coordinator, and an artists’ studio, respectively), and the incubation of the Kelly Street Garden
Committee, we are able to provide community space to our residents as well as the opportunity to involve them in the operation and management of
the space.

Clearly, much was accomplished in a short period of time (barely two years). One of the trade-offs we experienced was directly connected to this
timeframe. With many public and private agencies and organizations involved in various aspects of this project, we were not able to engage the
residents in as much of the design and planning process as we would have liked. However, we are actively working on resident engagement to ensure
that the restoration meets residents’ needs into the future. Emerging design requirements (e.g. the need to double the height of some raised beds so
that older residents can comfortably use them) will be a priority when considering how to invest in the garden’s future development, and residents are
already taking charge on physical garden modifications to meet their goals, such as building a greenhouse and low tunnels for winter. We will, of
course, continue to engage with the garden committee, which has taken the lead on garden management and operations.

2. Briefly describe the project’s urban context. How has the project impacted the local community? Who does the project serve?
How many people are served by the project? Approximately 500 words.

The South Bronx experienced massive disinvestment and destruction in the 1970s. Bronx Community Board #2 (CB 2), where this project is located,
lost about 70% of its housing stock and population in the years between 1975 and 1980. In the intervening years, through public investment and the
redevelopment efforts of local groups, including WHG and Banana Kelly, the area was rebuilt. This is a community that has excellent infrastructure,
being served by three subways lines; provides easy access to surrounding areas through the Bruckner and Cross Bronx Expressways; is surrounded
on the southeast by the Bronx River; and has a vast array of supportive service agencies and organizations.

Still, our residents live in the poorest Congressional District in the United States. In CB 2, median household income is $19,443 (dead last in the city).
The area has one of the lowest home ownership rates in the city at 6.5% (an accepted measure of transient population). The poverty rate is over 46%;
unemployment is at 16%. Nearly 30% of the population is foreign born. The area is home to successive waves of immigrants, mostly from the
Caribbean, Central/South America, and Africa. From an educational perspective, South Bronx students continue to under-perform other students from
around the city, state, and nation. Our high school graduation rate consistently hovers around 40 to 50%; our dropout rate lies in the 50 to 60% range.

Our target audience is comprised of current and future residents of all ages whose ethnic backgrounds mirror the surrounding South Bronx, specifically
African-Americans and Latinos, including recent immigrants who are largely from Mexico, South America, the Dominican Republic, and Africa. Among
residents in the Kelly Street Restoration project buildings, median income was $26,357 in June 2014. Thirty-seven percent were African American and
60% were Hispanic. Direct beneficiaries include the residents in the 81 affordable housing units along Kelly Street, of course, but also the residents
from the entire neighborhood. To demonstrate the diversity of impact, 32% percent of visitors to the garden’s programs lived in one of 81 units, 34%
lived in other buildings on the block, and 15% were from outside the local area.

While our Congressional District may have the highest poverty rate in the country most of the people of our district are working as hard as they can not
only to survive, but also to provide their children with opportunities for the future. If a person does not have a decent place to live other social issues
will be affected: poor nutrition, access to healthy food choices, a stable living environment. Taken together, other community goals we are broadly
addressing—and which will be impacted by this project—include: elimination of blight, tenants’ right to return to their own homes, long-term
affordability, resident engagement and involvement, environmental sustainability and healthy living. By addressing these issues, Kelly Street
Restoration will positively affect the residents of these buildings, our community and the entire South Bronx neighborhood.
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PROJECT DESCRIPTION conrp)

3. Describe the key elements of the development process, including community participation where appropriate. Approximately 400 words.

To overcome financial and administrative challenges of dealing with some of the most deteriorated buildings in the City, the project required enduring
commitment and courage from individuals, agencies and institutions. Key elements of our approach—maximizing building assets, forging strong
partnerships to take advantage of collective resources, and empowering residents to shape the development—are not context-specific. The first key
element occurred in 2011 when then-Public Advocate Bill de Blasio included the five buildings on the City’s list of worst multifamily buildings. HPD
placed the buildings in the Alternative Enforcement Program and helped make emergency repairs. Banana Kelly’s president was appointed 7A
administrator, giving license to clean buildings, evict drug dealers, restore heat and hot water, and dissolve liens on the buildings, which would have
dramatically increased rehabilitation costs. It was critical to involve Workforce Housing Group, which specializes in repositioning distressed assets as
affordable housing. WHG negotiated purchase of the distressed mortgage from Ridgewood Savings Bank and foreclosed on the landlord.

Kelly Street Restoration, LP was formed and consisted of partners Banana Kelly, WHG, and Monadnock Construction to take joint control of buildings.
The partnership hired architects to draft concept plans, including the community garden. WHG put together the financing deal, working collaboratively
with HPD. This included creative deployment of Affordable Housing Preservation Fund and HUD Neighborhood Stabilization Program funds to finance
acquisition and construction, in addition to 9% Low Income Housing Tax Credits syndicated by National Equity Fund. Chase provided construction
lending and a first mortgage. Finally, local elected officials assisted with the needed tax exemptions, coordinating city agencies, and pushing the tax
exemption legislation through the city council.

This process took two years, but we successfully closed on financing. By January 2013, gut renovation was complete and two-thirds of the original
residents returned to their apartments, without facing rent increases. The remaining tenants left of their own volition or had been unlawful occupants.
The project was not complete, however. With assistance from the NYC Department of Environmental Protection, we improved the environmental
footprint of the development with a green infrastructure project. A grant from TD Charitable Foundation financed the garden. GrowNYC helped recruit
garden coordinators and consulted on garden details. Coordinators and interested residents initiated the Kelly Street Garden Committee and began
planning events, forging relationships with other local nonprofits; now run their own events; they will spearhead future community building initiatives.

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable.  Approximately 400 words.

Kelly Street Restoration consisted of roof replacements, exterior sidewalk/concrete replacement, masonry work, replacement of public hall stairs, joist
replacement, new kitchens and bathrooms, new apartment doors, window replacement, new entrance doors, replacement of the storm drainage
system, plumbing, electrical and lighting upgrade, and new security systems. Residents who occupied apartments in the buildings were temporarily
relocated during construction, and moved back into their newly renovated units when work was complete.

Development costs for Kelly Street Restoration totaled $16,936,500. Acquisition and rehabilitation costs for the housing component made up
$16,539,000 ($285.16 per square foot of building area). Green infrastructure components totaled $297,500 and other garden costs equaled $100,000
for a total $39.39 per square foot cost (including surface area of green roof).

Housing Component: A short term bridge loan from the Affordable Housing Preservation Fund—a $100 million real estate equity fund established by
Citi Community Capital and L+M Development Partners— was used to purchase the debt on the portfolio from Ridgewood Savings Bank. The NYC
Department of Housing Preservation and Development (HPD) provided a $3.4 million acquisition loan through its Participation Loan Program, funded
by HUD's Neighborhood Stabilization Program. JP Morgan Chase provided a $9.28 million construction loan. HPD also awarded WHG 9% Low Income
Housing Tax Credits which yielded $9.28 million in developer equity used to pay additional construction costs and pay down the bank loan to a
supportable level. National Equity Fund, an affiliate of Local Initiatives Support Coalition (LISC), served as tax credit syndicator and Morgan Stanley as
tax credit investor. Additional permanent financing came from developer equity, a loan from the NY City Employee Retirement System, and a first
mortgage from JP Morgan Chase. Finally, Councilmember Arroyo sponsored legislation to provide a necessary tax abatement to ensure the ongoing
affordability of the project. Garden and green infrastructure component: The NYC Department of Environmental Protection provided a $297,500 grant
to finance the storm water management component to feed into the garden and TD Charitable Foundation provided the remaining $100,000 to
complete the Kelly Street Garden.

w

. Isthe project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings? Approximately 400 words.

This project is on the cutting edge of a redevelopment model that combines the talents, hard work, and connections of a local CDC with the resources,
talents, and capital of for-profit housing developers, supplemented with a combination of private funding leveraged against public investments. In terms
of significant urban issues, affordable housing, resident engagement, inter-generational and multi-ethnic community building, and healthy living remain
pressing urban issues. The main goal of the project was to develop high-quality affordable housing that not only offers residents supplemental
resources to help reweave the fabric of the community, but also empowers them to determine what those resources are and how they are delivered.
Our model is unique because: (1) we maximized existing building assets (i.e. outdoor space, rooftop, and basement apartments) to frame what
services we offer residents, and (2) we relied on, and continue to seek, cross-sector partnerships to make the best use of (scarce) collective resources.
These foundations are not context specific and, as such, can be adapted to varying circumstances across a range of urban contexts. Through the
cross-sector partnership we stabilized and took control of deteriorating housing stock in a blighted area—saving City dollars on emergency housing
solutions—through collaborations among MOM, Banana Kelly, WHG, and Monadnock Construction, financing from the Affordable Housing
Preservation Fund, and HPD’s creative use of Neighborhood Stabilization Program funds. We locked in 60-year affordability for families with 50-60%
AMI in one of the most expensive real estate markets in the country. With DEP’s assistance, we installed green infrastructure that meet the City’s
environmental objectives and feeds into a garden, built with support from TD Bank and GrowNYC, meeting demand for no- or low-cost produce and
safe outdoor space. This creates a platform for residents to self-direct neighborhood transformation efforts. This summer the garden fed 117 adults and
children free, wholesome meals featuring garden-grown produce. Through Chef in the Kitchen and other programs, facilitated by residents, the garden
is creating a culture of reciprocal teaching/learning; logging over 415 volunteer hours dedicated to garden maintenance; hosting over 150 visitors at
garden events/workshops; and harvesting/distributing over 450 pounds of fruits and veggies—for free—in an area with limited access to affordable
healthy food. This differs from typical community development corporations that provide housing with wrap around services for low-income populations.
We firmly believe that giving our residents the power to decide not only the objectives to focus on, but also the strategies to pursue and dedicated
personnel to help them get there, is critical to regaining their voice and reclaiming the power to define their community. Groups facing different urban
challenges can adapt this approach to have a strong impact on residents’ experience of their community while addressing their cities' own needs.
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B2Send to Contact COMMUNITY REPRESENTATIVE PERSPECTIVE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond to neighborhood
issues.

Sajata Epps . Kelly Street Garden Committee Member
Name Title

Kelly Street Garden Committee/ Resident of 940 Kelly St. 646 ) 377-2971

Organization Telephone (

923 Kelly St., Apt. 5D

Bronx, NY 10459

Address City/State/ZIP

n/a

Fax ( ) E-mail sajatabbt@gmail.com

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever,
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant
these rights and permissions.

Digitally signed by Sajata Epps

1 ON:cnSajata Epps, o=Kelly Sreet Garden Commitee, ou, emai=sajatabbi@gmai.com, 12/3/2014
Sajata Epps Date

c=Us
Date: 2014.12.05 12:32:09 0500

Signature

1. How did you, or the organization you represent, become involved in this project? What role did you play? Approximately 400 words.

I became involved in this project as a careful observer. Walking home from work | would see flyers for the Kelly Street Garden in the windows of the
buildings. Not seeing the garden at street level led me to ignore the posters for a few weeks. In August the posters were still up and | became more
and more interested in this projects location. One morning | set out to find this garden. After asking the janitor of 924 Kelly Street | finally understood its
location was in the back of the buildings. The garden was a complete surprise to me. | had never seen a community garden hidden in back of
residential buildings before.

Thinking it might be broken up into plot shares | asked Rosabla and Lonny how can | participate. Rosalba kindly informed me that vegetables
harvested from the garden was free for everyone on Kelly Street to enjoy. | was asked to attend the garden committee meetings and so | did. As a
member of the garden committee | not only have a say in what's planted in the garden, | also help plan and execute Kelly Street Garden events like our
first Halloween party. Building our first greenhouse has also been a passion project of mine and the progress of this project has been very rewarding to
me. Our greenhouse will be very instrumental in the production of vegetables during the winter months.

2. From the community’s point of view, what were the major issues concerning this project? Approximately 400 words.
Sustainability was an issue concerning this project. Did we have enough people committed to this garden to keep and maintain it? Through community

leadership and participation | feel like we have overcome this fear and proven not only to ourselves but also to our community that we can sustain a
project of this magnitude for years to come.
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COMMUNITY REPRESENTATIVE PERSPECTIVE conrp)

3. Has this project made the community a better place to live or work? If so, how?  Approximately 400 words.

Kelly Street Garden has impacted the community in a very positive way. This project has created a welcoming place for residents to learn how to
provide their families with healthier food options. This garden has provided information as to where our food actually comes from. Gardening and
leadership skills are gained in the participation of this project. Our cooking classes not only gives us an opportunity to trade recipes but also introduces
residents to new food options, foods they would never cook with due to its unavailability in our community supermarkets.

4. Would you change anything about this project or the development process you went through? Approximately 400 words.

| would have to say no. | would not have changed anything in the development process of this project. Learning how to work and grow together has
been an amazing experience for the Kelly Street community. For years Kelly Street has been famous for run down apartments and hostile residents.
The restoration of these buildings and the development of a garden amenity has been the sunlight this community needed in its growth process. It's

wonderful to see residents young and old work the garden and learn from each other a long the way.
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B3 Send to Contact COMMUNITY REPRESENTATIVE PERSPECTIVE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond to neighborhood
issues.

Carolyn Waring . Kelly Street resident/Garden Committee Member
Name Title
Organization Telephone (652 ) 617-1887
Address 924 Kelly Street, Apartment 4B City/State/ZIP Bronx, NY 10459

Fax ( ) E-mail waringcarolyn@yahoo.com

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever,
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant
these rights and permissions.

Carolyn Waring i e g v

Signature R P Date

1. How did you, or the organization you represent, become involved in this project? What role did you play? Approximately 400 words.
| became involved with the project when | moved back into my apartment after it was renovated. The Management team was very much in favor of

having a garden in the back of the buildings,just like me. | went through the 5 buildings and spoke with residents trying to inform them and get them
involved. Since the beginning I've done whatever was needed.

2. From the community’s point of view, what were the major issues concerning this project? Approximately 400 words.

It took awhile before construction began and it seemed as if the garden was just not going to happen. General thought was that " powers that be were
taking the money".

16
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3. Has this project made the community a better place to live or work? If so, how?  Approximately 400 words.
The completion of the garden has bought a sense of unity, commitment and a sense of accomplishment. It is a place where we meet and plan events
to better our neighborhood,find out information that's helpful, we learn how to garden and how to use the food we have planted. Through our cooking

classes we learn how to prepare different styles of the same vegetables and herbs. We've learned to talk to one another and that we are more alike
than we previously thought.

4. Would you change anything about this project or the development process you went through? Approximately 400 words.

| would have made the garden beds 4'tall because bending down hurts my back. Moving forward, planting in the spring will be fun and exciting.
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B2Send to Contact PUBLIC AGENCY PERSPECTIVE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or public approvals that
affected this project.

Name 'Cimberly Darga Title Assistant Commissioner, Preservation Finance
Organization NYC Department of Housing Preservation & Development Telephane (212) 863-8578

o — 100 Gold Street, Room 9-Q3 City/State/zip New York, NY 10038

Fax ( ) Eirmail dargak@hpd.nyc.gov

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project?
How did your agency participate in making them? Approximately 400 words.

19



Rudy Bruner Award — application for the Kelly Street Portfolio

Public Agency Perspective

Name: Kim Darga

Title: Assistant Commissioner, Preservation Finance
Organization  NYC Department of Housing Preservation & Development
Telephone (212) 863-8578

Address 100 Gold Street, Room 9-Q3, New York, NY 10038

1. What role did your agency play in the development of this project? Describe any requirements
made of this project by your agency (e.g., zoning, public participation, public benefits, impact
statements.) Approximately 400 words.

The NYC Department of Housing Preservation and Development (HPD) is the largest municipal housing
preservation and development agency in the nation. Our mission is to promote housing equality and
create and sustain viable neighborhoods for New Yorkers through housing education, outreach, loan
and development programs and enforcement of housing standards.

The Kelly Street portfolio consists of 916, 920, 924, 928, and 935 Kelly Street in the Hunts Point-
Longwood section of the Bronx. In 1995 the buildings were purchased by an owner who refinanced
them with Ridgewood Savings Bank in 2009, increasing their $3 million original mortgage to $5 million
and getting at least $2 million in cash out of the deal. In December 2010 the owner was held in default
on the mortgage and the portfolio went into foreclosure. All five properties were placed in HPD's
Alternative Enforcement Program (AEP), an initiative to effectively identify and increase the pressure on
the owners of some of the City’s most distressed residential buildings to bring the buildings up to code.
AEP allowed HPD to target the buildings for roof-to-cellar inspections that led to the replacement of
major building systems (e.g., roofs, boilers) and performed emergency repairs to the most hazardous
conditions which the owners were refusing to address. Absent AEP, the properties would have
continued to deteriorate rapidly and pose health and safety risks and, possibly, necessitate orders to
vacate the tenants — leaving the residents without permanent homes and threatening the stability and

integrity of the surrounding neighborhood.

Our concern was to find new owners to acquire and rehabilitate the buildings. We wanted to ensure
that the buildings were made habitable, that residents had high-quality apartments in which to live, and
that the apartments would be affordable for years to come. Our role was to find the right partners to
make this happen and to be the caretakers of these buildings into the future. In addition we provided
significant capital for the project including a $3.4 million acquisition loan through our Participation Loan
Program (PLP) and with the allocation of Low Income Housing Tax Credits (LIHTC).

(344 words)
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2. How was this project intended to benefit your city? What trade-offs and compromises were
required to implement this project? How did your agency participate in making them?
Approximately 400 words.

Affordable housing in New York City is an irreplaceable commodity, and the loss of even one apartment
is felt dearly. Furthermore, in the case of the Kelly Street portfolio, we were facing not just the loss of
apartments affordable to local residents but of an entire block — the impact to the community would

have been devastating.

The City had liens for the emergency repairs to this portfolio for over $1.6 million when Workforce
Housing Group took ownership. In addition to providing direct subsidy to make this a financially viable
project, the City also agreed to forgo payment of these liens by wrapping them into an enforcement
note and mortgage that would only be payable if they violated the City’s required affordability terms.
(122 words)

3. Describe the project’s impact on your city. Please be as specific as possible. Approximately 400
words.

People tend to overlook preservation projects because they are simply not as “sexy” as new
construction: there is no new architectural wonder with the latest bells and whistles, no changes to the
skyline, no “buzz” generated. This work is — by definition —about preserving what is in place. But the
impact is significant, both in terms of improving living conditions and future opportunities for residents,

and also in terms of savings to the City.

The previous ownership of the Kelly Street buildings, after refinancing the properties and incurring an
unsustainable level of debt, allowed them to slide into such a deplorable state that all five were placed
in HPD’s Alternative Enforcement Program (AEP), an initiative that annually targets the 200 most
distressed buildings in the city for remediation. At the time that the buildings were transferred to
Workforce Housing Group, the properties were in foreclosure. They were in severe disrepair, for which
a 7A Administrator had been appointed: In just one of the five buildings, there were over 2,000 NYC
Housing Maintenance Code violations. There are significant costs to all of these interventions:
inspectors, legal fees, court appearances, emergency repairs, etc.

There is also the psychic cost to the city — less quantifiable, for sure, but worth noting. Over the past
three decades, Kelly Street has been emblematic of the struggle of neighborhoods to exist and endure in
up and down markets. In the 1970s, the City nearly lost Kelly Street to the ravages of the economic
crisis and the massive disinvestment that caused the abandonment and burning of thousands of units of
housing. With the eventual rebuilding of the South Bronx and buoyed by the strong pre-2008 economy,
these properties were purchased with unsupportable debt by speculators who let the buildings fall into
extreme disrepair. Through it all, there were tenants who refused to be pushed from their homes
despite many of their neighbors leaving the deplorable conditions. The properties were 40% vacant by
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the time the rehabilitation began. Thanks to HPD’s partnership with Workforce, Monadnock and Banana
Kelly, their homes are once again secure, safe havens in a neighborhood that they helped to save.
(354 words)

4. Did this project result in new models of public/private partnerships? Are there aspects of this
project that would be instructive to agencies like yours in other cities? Approximately 400 words.

The Kelly Street effort was the result of a series of complex and committed public-private partnerships,
and the nature of these partnerships and variety of players involved are instructive beyond New York
City. They say that it takes a village to raise a child; at Kelly Street, it took more than a dozen public and
private organizations and many more community leaders and residents to save five buildings.
e the new owners: Workforce Housing Group (WHG) and Banana Kelly Community Improvement
Association
¢ the contractors: Monadnock Construction
e the financing partners:
o government agencies including HPD through our Participation Loan Program, and the US
Department of Housing and Urban Development (HUD) Neighborhood Stabilization
Program. JP Morgan Chase provided a $9.37 million construction loan
o equity raised through the sale of Low Income Housing Tax Credits (LIHTC) for a total of
$9.28 million that helped pay additional construction costs and pay down the bank loan
to a supportable level. Morgan Stanley served as Tax Credit Investor
o developer equity and a first mortgage from JP Morgan Chase
¢ Inaddition, WHG was able to purchase the debt on the portfolio from Ridgewood Savings Bank
with a short-term bridge loan from the New York Affordable Housing Preservation Fund (NYAH),
a $100 million real estate equity fund created by Citi Community Capital and L+M Development
Partners.
e elected officials including the local City councilwoman and then City Council president, the local
congressman, and state representatives
e community organizations, including Banana Kelly and Mothers on the Move
e current and former residents

What kept this project on track despite the involvement of what could have proved to have been an
unwieldy number of partners was a shared commitment to bringing these buildings back online as
homes for low-income New Yorkers. Throughout the portfolio, the apartments are affordable to
families earning no more than 50% Area Median Income (AMI) or $41,500 for a family of four, and 60%
AMI or $49,800 for a family of four.

(323 words)

5. What do you consider to be the most and least successful aspects of this project? Approximately
400 words.
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The most successful aspect of this project was — simply put — that we were able to save a total of 81
units and the community they housed. This was a transformative project, touching interiors, exteriors,
tenants, neighbors, and public spaces. The portfolio also had a number of HASA tenants, people living
with HIV and AIDS, and other high risk tenants. Those families needed support through the relocation
and rehabilitation process, so a social services/case management reserve was included in the budget to
provide tailored social services to Kelly Street’s tenants. And, in addition to aiding in the rehabilitation of
the buildings and providing social services to tenants, the funding provided by HPD includes regulatory
agreements that ensure the apartments remain affordable to low-income households for at least 60

years.

The challenge of efforts like this is that they take a long time — which could be considered the “least
successful aspect of this project.” It took 16 months to perform the repair work on the entire Kelly
Street portfolio. The rehabilitation of the buildings was extensive and included roof replacement,
exterior sidewalk/concrete replacement, masonry work, replacement of public hall stairs, joist
replacement, new kitchens and bathrooms, new apartment doors, window replacement, new entrance
doors, replacement of the storm drainage system, plumbing, electrical and lighting upgrade, and new
security systems. Moreover, pulling together all of the partners (as detailed in Question #4 above) was
difficult. Everyone wanted to see this project through to completion, but that meant that everyone
needed to come to the table, and each relationship had to be developed in its own time.

(263 words)
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1. What role did your agency play in the development of this project? Describe any requirements made of this project by your agency
(e.g., zoning, public participation, public benefits, impact statements). Approximately 400 words.

The New York City Department of Environmental Protection offers a Green Infrastructure Grant Program for private property owners in combined
sewer areas of New York City. The minimum requirement is to manage 1" of stormwater runoff from the contributing impervious area, and funds must
be used only for design and construction of the green infrastructure projects.

The NYC Department of Environmental Protection (DEP) awarded $297,506 to Workforce Housing Group for the design and construction of a
stormwater management system at the Kelly Street project under the Green Infrastructure Grant program. New York City, like other older urban
centers, is largely serviced by a combined sewer system carrying stormwater and wastewater through a single pipe. During heavy storms, the system
can exceed its capacity, and must discharge a mix of stormwater and wastewater—called a combined sewer overflow, or CSO—into New York Harbor.
Green Infrastructure grants are awarded annually to projects on private property in combined sewer areas of New York City. The grant program
supports the City’s Green Infrastructure Program, aimed at capturing the first inch of rainfall on 10 percent of the City’s impervious surfaces by 2030,
and is aligned with long-term objectives for improving local waterways outlined in PlaNYC, the City’s long-term sustainability and resiliency blueprint.

DEP selected Workforce Housing Group in 2012 among 10 other winners. The project won our approval because its concept went beyond the
minimum requirements of capturing one inch of rainfall on private property in a combined sewer area to address many of our other departmental
priorities, including: (1) securing matching funds (in a $100,000 grant from TD Bank which funded the garden component of the project); (2) including
strong and multiple community partners, who provided letters of support, in the design and implementation phases (i.e. GrowNYC, Banana Kelly
Community Improvement Association, Inc.); (3) providing public access to, and ecological benefits within, the space; and (4) presenting ongoing
opportunities for community involvement, stewardship, ecological benefits, and gardening/farming.

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project?
How did your agency participate in making them? Approximately 400 words.

The project, from DEP’s perspective, was intended to benefit the city by incentivizing a private landowner to implement a cost-effective system to
capture an inch of stormwater runoff before it reaches the combined sewer system while offering community co-benefits. The strategy of reaching
private landowners is important because it facilitates implementation of green infrastructure solutions on land which the City does not own.

DEP had fairly straightforward involvement in the project. The stormwater management component met our eligibility criteria and, as mentioned

previously, provided additional co-benefits to the local community. To the extent compromises and tradeoffs were necessary, those occurred on the
housing finance portion of the project.
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3. Describe the project’s impact on your city. Please be as specific as possible.  Approximately 400 words.

The Kelly Street project’s positive impact stems from the integration of cost-effective stormwater management in the Bronx and contributes to cleaner
waterways for the larger citywide community. Specifically, the project is capturing an inch of stormwater runoff, which is enough to divert 250,000
gallons of stormwater runoff annually, some of which will irrigate the garden. The green roof may also lower building energy costs, and by greening the
outdoor space, the project is expected to lower summer temperatures and clean the air.

The project also has a much broader community impact—a priority for DEP—in fully integrating the system into the community garden component.
This integration is apparent in a few areas: the eight 750-gallon cisterns productively divert the captured stormwater to irrigate the garden, and local
residents have ongoing opportunities to learn how the stormwater management system in their garden contributes to better environmental stewardship.
As evidence of this, residents point out the cisterns and green roof to garden visitors and newcomers, indicating attention to and local pride in the
system.

Attention to stewardship has also resulted in more recent on-site developments including a compost management system and resident-led construction
of a low tunnels and a small green house to extend the growing season.

The project’s impact extends beyond the environmental education and stewardship components when the garden’s other uses are considered. The
redevelopment has beautified an open space and attracted residents to grow their own fresh produce, learn more about health and nutrition, and
engage in other community-building initiatives in the garden’s adjoining spaces.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to agencies like yours
in other cities? Approximately 400 words.

This project resulted from a confluence of City-administered grant programs and an affordable housing redevelopment project that, although they
usually operate independently, came together to create a project that offers more than the sum of its parts. The Kelly Street Restoration project
amounts to a new model of public/private partnership insofar as the private developers remained committed to maximizing the impact of the property at
each turn (i.e. creating affordable housing, providing community garden and indoor space, and installing green infrastructure components to enhance
sustainability), taking advantage of existing programs that foster public-private partnerships to achieve public interest goals. Workforce Housing Group
brought the affordable housing expertise to undertake complex repositioning of distressed assets, Banana Kelly brought knowledge of tenant
organizing and social service delivery, and City agencies, including DEP, assisted in providing financing and administrative support to push through
capital construction/redevelopment in a distressed area that would otherwise be unprofitable to work in.

Aspects of this project that may be instructive to similar agencies include the structure of DEP’s Green Infrastructure Grant, which advances long term
environmental policy goals (in this case, cleaning up waterways) by involving private landowners and further incentivizing well-designed projects that
deliver community co-benefits, like affordable housing and community spaces. Another exemplary aspect of the project was the integration of several
components (affordable housing, stormwater management, garden, indoor community space, educational programs, and social programs) that
reinforce one another and collectively address multiple issues in the public interest. These include blight reduction; scarce affordable housing for
low-income households; the need for more well-maintained green space, especially in low-income communities; leveraging private funding for public
infrastructure objectives; and developing spaces that can be the base for programs and services that deliver additional social, environmental, and
health benefits to local communities.

5. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

The most successful aspect of the Kelly Street project is the integrated approach to addressing urban concerns in a single project, as detailed above in
Question 4.

The least successful aspect of the Kelly Street project is the garden’s limited visibility from the street level, since it is located behind the four adjacent

buildings at 916-928 Kelly Street. Improved signage in the future may attract more visitors and encourage broader participation outside of existing
outreach efforts.
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1. What or your organization play in the development of this project? Approximately 400 words.

with Workforce Housing Group to provide technical assistance in the form of urban horticultural expertise to design and develop a
8,227 foot community managed garden (including up to 1,500 square feet of growing space for edibles), education and recreation space for the
the Kelly Street residents We helped identify green infrastructure building elements that could be incorporated to maximize sustainability e.g.
rainwater collection, green roofs, permeable pavement Once a plan had been approved, we assisted with materials sourcing, developing a
programmatic and maintenance schedule including a series of tenant workshops, a growing season work plan, helped to recruit an on-site project
manager/garden coordinator, advised on best practices for establishing a tenant led garden committee and suggested various avenues for possible
grant funding.

2. Describe the project’s impact on its community. Please be as specific as possible. Approximately 400 words

Thanks to the establishment of this green space, Kelly Street residents (81 units), as well as their neighbors, now have access to literally home grown
fresh produce — up to 5,000 Ibs that are yielded in a typical growing season from raised beds featuring a variety of leafy greens, tomatoes, peppers,
herbs, berries, root crops and more. This is a critical need in this low income food desert area where double digit rates of obesity and other diet related
disease exist. This type of backyard access increases consumption of healthy foods and decreases monthly food costs — both factors (ease of
obtaining and cost) are frequently cited as make or break in healthy lifestyle choices. Caring for and sharing this food producing garden also increases
a sense of community and well being for residents while encouraging positive peer to peer behaviors Programming monthly workshops for residents
ensures that the garden and its output do not exist in a vacuum but instead residents are educated on a variety of topics including how good food
equals good health, nutrition education, cooking workshops, sustainability practices like composting, recycling and rainwater collection. A 6,000 gallon
capacity rain water collection system diverts a substantial amount of rainfall — a practice that is of vital importance in cities like NYC where we have
Combined Sewer Overflows that are quickly overwhelmed in rain events allowing sewage to be swept into adjacent bodies of water — in the case, the
very vulnerable Bronx River. Additionally rainwater collection allows for a sustainable and renewable watering source for the garden. Educational
signage about the green infrastructure ensures that residents and visitors learn about these practices.
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3. How might this project be instructive to others inyour profession?  Approximately 400 words.

This is a very replicable model for other developers looking to equip housing stock with sustainability practices, increase quality of life and increase
overall property values. The use of green infrastructure including green roofs, permeable paving, and rainwater harvesting can reduce costs over time.
In densely populated cities like NYC, proponents of greening, sustainability and best environmental practices have come to realize over time that we
need to speak to the broadest audience possible and working with housing developers is an excellent way to maximize our mission impact.

4. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

Workforce Housing Group was an extremely receptive, open and cooperative partner who whole heartedly embraced the concepts put forth. As
mentioned above, working with housing developers to include as many sustainability aspects as possible is a win/win for all concerned. Significant
thought and development on the front end of project including drafting agreements that explicitly spelled out resident rights and responsibilities with
regard to the use and care of the green space ensured that use of the space was optimized and regulated.

The only drawback to the project is logistical — the garden space and green infrastructure elements are located behind the buildings' facades and thus
are not visible as a passive visual education component for the larger community. Management is working to address this by expanding garden
membership and encouraging visits from the larger community.
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1. What role did you or your organization play in the development of this project? Approximately 400 words.

Scott Landscape Design, Inc. was the landscape contractor responsible for all the excavation, installation of gravel drainage areas, retaining wall,
permeable pavers, and garden planters on the ground floor and installation of the green roof. We installed the sprinkler system for the green roof and
the rain water capture system which feeds the gardens.

2. Describe the project’s impact on its community. Please be as specific as possible. Approximately 400 words.

The impact on the community is obvious. The former rear yard was an unusable hazardous lot. It has now been reclaimed and transformed into a
community garden that not only produces thousands of dollars of fresh organic vegetables, it offers a safe retreat from urban living. Many people today
who have never experienced the growth of vegetables from seed to the kitchen table, now have that available to them.

In addition, the installation of the storm water runoff capture system—made up of the green roof, the eight 750-gallon cisterns, permeable pavers,
gravel drainage areas, and garden beds—diverts over one inch of storm water from the combined sewer system.

There is an obvious strategic advantage to combining these two components. The storm water capture system diverts a significant volume of rain

water and puts it to use irrigating the raised garden beds, while the garden space itself gives Kelly Street residents access to fresh, organic produce in
a well-designed green space that was previously neglected.
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3. How might this project be instructive to others in your profession?  Approximately 400 words.

In designing urban landscape projects, there are many opportunities to not only bring beauty to a city environment but to also provide an area to
reconnect residents to what the earth provides. Community gardens bring an opportunity for residents to meet their neighbors to work outside and
encourages more to nurture the plants to bring fresh vegetables to their tables. In our industry, there is a tendency to fill an area with lawn, ground
cover or plantings. Installing raised gardens is an option that our profession might consider more.

4. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

The most and least successful aspects are in my opinion:

MOST - Scott Landscape Design has developed many landscape projects both residential and commercial, but the most successful aspect of this
project was seeing young children in this community getting involved to work in the soil for perhaps the first time ever. Seeing them experience the real
fruits of their labor by planting seeds, seeing them grow and tasting perhaps that tomato that came from their personal efforts was successful indeed.

LEAST - The least successful aspect is the commitment to the garden which is a never ending labor of love. This endeavor requires ongoing care and
engagement with local residents. The thought of the garden not producing due to future lack of interest would be sad indeed, but it remains to be seen
whether the garden leadership is successful in drumming up sustained support.
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1. What role did you play in the development of this project?

Incorporated in 2005, The Laundromat Project (The LP) brings art, artists, and
arts programming into laundromats and other everyday spaces, thus
amplifying the creativity that already exists within communities to build
community networks, solve problems, and enhance our sense of ownership in
the places where we live, work, and grow.

We bring socially relevant and socially engaged arts programming to
laundromats and other everyday community spaces in order to reach as many
of our neighbors as possible. We are particularly committed to long-term and
sustained investment in communities of color as well as those living on
modest incomes.

For the past two years, we have worked with various partners and community
spaces in Hunts Point/Longwood in the South Bronx. In summer 2014,
through our five Create Change artist fellows, we worked with Workforce
Housing (WHG) and the Kelly Street Garden Committee (KSGC) to program a
neighborhood block party in August and The LP’s annual Field Day, a festival
of neighborhoods, in September. In each instance, our Fellows worked with
Kelly Street residents to provide free and highly participatory arts and health
workshops, garden tours, community story circle, and other community-
focused activities.

Our five diverse fellows engaged the KSGC, led by six amazing Black women
who are longtime residents and leaders in this neighborhood. The Fellows
attended committee meetings, brainstormed, made connections, painted tree
guards and otherwise worked in deep collaboration with residents and WHG.

2. Describe the impact that this project has had on the your community.
Please be as specific as possible.

Following this successful summer partnership, WHG and the garden
committee invited The LP to activate a vacant apartment next to the Kelly
Street Garden with community building programs. We are very excited to
begin this conversation about a long-term partnership.

In other words, the impact has been incredible. As an organization, we have
now embarked on a mutually beneficial partnership that promises to evolve in
wonderful ways. The LP believes resourcing artists to activate communities
ensures our collective ability to hone the renewable resource of creativity that
resides in each of us—encouraging imaginative thinking that moves beyond
problem identification and into the realm of creative problem solving—and
leading to an improved quality of life for all.

We see our work on Kelly Street as an opportunity to ignite, amplify, and
revitalize the local assets of the Hunts Point/Longwood community through
cultural strategies rooted in local values and priorities. With the goal of



promoting a thriving community, the project aims to deepen communal bonds,
cultivate creative community leaders, and help address local issues—such as
environmental concerns, economic revitalization, health and safety, etc.

In addition, here is a quote from one of our summer Fellows regarding how
their experience has impacted them:

“This experience has changed me. | have grown as an artist, as a cultural
organizer, and as a person. While we worked towards a wonderful weekend of
Field Day events on Sept 20th, it is what happened the other 100 plus days of
the fellowship that pushed me to bring my values into my everyday life and my
artistic practice through my relationships and actions. That deepened my
understanding of what it means to practice a life that aims to build our
individual and collective capacity to access our creativity and work for health
and wellbeing.”

We look forward to continuing to build on this impact for both our artists and
our organization.

3. What trade-offs and compromises were required during the development of
the project? Did you participate in making them?

Time is often the greatest enemy in collaborations like the one described
above. Our Fellows wanted more time to listen to and work with Kelly Street
residents and WHG. While the block party and Field Day were quite
successful, additional time would have allowed us to develop more programs,
find more partners, and tailor activities even more closely to the needs of the
community.

For this reason, the prospect of a deeper and longer partnership that allows us
to continue working in the community is an incredible opportunity. We could
not be more excited about developing this fruitful partnership, further engaging
and learning from this vibrant community, and providing opportunities to
productively mesh artists’ creative energy with community concerns.

4. What do you consider to be the the most and least successful aspects of
this project?

Most successful: Our work on Kelly Street was truly collaborative and
community building. It allowed WHG, the residents, our artists, and The LP to
each bring our full strengths to the fore (art making, community connections,
etc).

Kelly Street has endured over a decade of frayed neighborhood ties. In our
time there , we learned that the 2014 establishment of the community garden
has been transformative—leading to the formation of a garden committee as
well as rejuvenation of the block association and block party. The LP was right
there alongside residents as this renewal occurred—Ileading art activities and



engaging residents; who responded thusly: “I was touched by our family spirit,
it brought me back to when | was a young girl... So let’s just keep this going. |
look at this as a new beginning,” and “Look what [The LP artists]

accomplished in 4 months! Could you imagine what they could do in a year?”

We look forward to continued partnership in this vein.
Least Successful: Not initially having a clear path to continue this important

work and having to say goodbye to the community. Our budding long-term
partnership addresses this issue.
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In the South Bronx, Blight Returns to a
Rehabilitated Block

By DAVID GONZALEZ

The four-story wreck that is 920 Kelly Street is a South Bronx time machine for Harry De
Rienzo. Its broken windows, garbage-choked halls, mold-mottled rooms and smoky stench
remind him of what much of the area looked like nearly 35 years ago, when he first arrived to
work at a settlement house.

Back then, 920 was among a handful of tidy buildings maintained by a landlord who was
struggling against the arson and abandonment encroaching all around. His pluck inspired Mr.
De Rienzo to organize the block and its beleaguered residents into the Banana Kelly
Community Improvement Association, which renovated three crumbling buildings on the
street and started Mr. De Rienzo on a career providing housing for poor and working people.

Half a lifetime later, Mr. De Rienzo is back on the block. But this time he is trying to save 920
and four neighboring buildings, which have fallen into such disrepair that they are considered
among the city’s worst, with more than 2,000 housing code violations among them.

If Kelly Street was once an outpost of hope, Mr. De Rienzo and others worry that it may now be
a harbinger of trouble for the South Bronx and beyond. In the feverish real estate speculation
of the past decade, buildings like these were passed back and forth among landlords and banks.
But since the bubble burst, the properties have fallen into financial limbo; many owners cannot
keep up on mortgage payments, much less repairs.

“This is a real big problem,” said Mr. De Rienzo, 57, a plain-spoken, streetwise New Yorker who
is now chief executive of Banana Kelly. “They thought they could always cash out their equity
and flip the property. But when the recession hit, that kind of predatory investing stopped —
and the tenants got stuck.”

Back in 1976, the fires that would incinerate so much of the South Bronx had 1
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Cooling down after games, he chatted with residents about the neighborhood, where a near-
bankrupt city was taking over scores of tax-delinquent and abandoned buildings, but doing
little to make them livable.

He befriended Leon Potts, whose father, Frank, a hard-working jack-of-all-trades, owned
several buildings on Kelly, living with his family in one of them.

“Potts was totally at variance with everything that was going on in the South Bronx at the
time,” Mr. De Rienzo said. “Here was a landlord who was staying put. He used to wake up at 5
in the morning to go to work on the trucks in Hunts Point. Then he’d come back and work on
his buildings. He’d be so tired, sometimes I saw him sitting on the stoop, too tired to walk up
three steps to his apartment.”

It was wrenching for Mr. De Rienzo to watch adjoining buildings go vacant, but he saw them as
an opportunity.

“The city had written off the area,” he said. “Landlords had run away. So all we could do was
sweat equity and do it for ourselves, since nobody else was going to do it.”

By the end of the 1970s, the three buildings that prompted the formation of Banana Kelly had
been renovated and were being run by tenants. The organization expanded into social services
and education. Mr. De Rienzo went to law school, and then to work for a foundation that
supported community-based housing groups. And Mr. Potts, long the mainstay of his block,
sold his buildings and moved away.

Today, to tour the blocks around Kelly Street is to see a world transformed. On Longwood
Avenue, neat brick town houses line the wide street. Modest apartments have risen from empty
lots. Even Little Korea, a stretch of Fox Street notorious for its murders, looks suburban with
its boxy white homes.

Banana Kelly, the group that helped with the rebirth, did not fare so well. Mr. De Rienzo and
others watched with alarm throughout the 1990s as the group sought international attention
for its ideas on urban development while neglecting the housing that had been its original
mission. In 2002 the state attorney general, spurred by complaints of mismanagement, forced
out the group’s leadership.

As part of the deal, Mr. De Rienzo was coaxed into returning temporarily to get the group back
on solid financial ground. He wound up staying on.

This year, conditions in the old Potts properties became so bad that two advocacy groups,
Mothers on the Move and the Urban Justice Center, began speaking with tenants and city
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officials. In recent years, the city had placed four of the five buildings in a program that made
emergency repairs and then billed the landlord.

Mr. De Rienzo began inquiring about the buildings after he noticed several boarded-up
apartments while walking on his old block. A few weeks ago, he joined Mothers on the Move on
an impromptu inspection and was alarmed by what he saw — particularly because a number of
tenants have H.I.V. or AIDS.

Visitors to 935 Kelly Street have to step over a pool of water formed by drips from a gaping hole
in the ceiling. A pile of garbage and liquor bottles fills a corner of the lobby. In one of the 32
apartments, Victoria Rosario has laid out brick-size rat traps — she has caught 12 so far — and
sealed the holes in the walls with plywood.

At 920 Kelly, doors to empty apartments swing open to reveal garbage and feces-smeared
rooms where windows have been knocked off their frames. A smoky odor wafts from the
burned-out apartment next to Hector Claudio’s fourth-floor home. Inside, his walls are gray
from mildew and soot.

“I threw out my sofa,” Mr. Claudio said in a raspy voice that rose barely beyond a whisper. “I
had to throw out my clothes. I have asthma, fatigue and H.I.V. It’s too much. This has to stop.”

Just who owns the buildings is uncertain. While city records identify the owner as John
Abraham, the city’s housing agency can find no deed in his name. Tenants said they had been
dealing with owners at an office on Washington Avenue, but the people who work there said
they no longer managed the building because Mr. Abraham had refused to pay for repairs.

Mr. Abraham did not respond to phone messages, and a letter sent by messenger to the
address listed in city records was returned as undeliverable.

Ridgewood Savings Bank holds a $5 million mortgage on the buildings. Mr. De Rienzo said he
would try to force the bank to either repair the buildings or assign ownership to his community
group.

Joseph T. Curcio, the bank’s vice president and marketing director, said that the properties
were in good repair when the mortgage was issued “several years ago,” and that he had no idea
of their current state. When told of the worst violations, he said, “Oh, my God.”

Mr. Curcio said the bank had begun foreclosure proceedings. “We’re left holding the bag as
much as these poor tenants,” he said. “It’s unconscionable the landlord allowed these
conditions to exist.”
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The city, which continues to make repairs on the buildings, is now in discussion with Banana
Kelly to see if the group can take over the buildings and avail itself of loan and repair programs.
City officials have also been talking with banks to alert them to loans they have made to owners
of similarly distressed properties in other neighborhoods.

For Mr. De Rienzo, who helped Kelly Street rebuild itself brick by brick, his latest crusade is
about a much more personal debt.

“After more than 30 years dealing with this block, these people are like friends and family to
me, so I can’t just walk away,” he said. “I'm not looking to save the world. I'm just looking to
build something that will last beyond me.”
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Foreclosures Rescued

By Bendix Anderson

o]
2

BRONX, N.Y.—Built a century ago, sold and sold
again to speculators in the real estate boom, and

foreclosed during the crash—five walk-up buildings
on Kelly Street are on their way back up.

By the end of 2011, developers will close a $16.5
million deal to fix up these apartments and keep > x
them affordable.

“We've generated some real momentum," says
John Crotty, a partner with affordable housing
developer Workforce Housing Advisors, one of the
partners behind the Kelly Street rehab.

Once the pride of the neighborhood, five walkup
apartment buildings on Kelly Street were bought by a

speculator who lost them to foreclosure during the So far, Workforce Housing has taken possession of

h i h. Now, th bei habbed int . - . .
ousing crash. HMow, fney are being rehabbed ino eight buildings, including the five on Kelly Street, DECOISmEs B
affordable housing.

and is negotiating to claim five more—for a total of

DEALER.COM

370 apartments. A Daslerime Technalogiss® Solution

But the problem is much larger. More than 100,000
apartments in New York City are at risk of foreclosure, all because speculators took out mortgages larger
than the economic value of the properties based on income.

“Most will resolve as distressed properties,” says Harold Shultz, a housing researcher and senior fellow with
the Citizens Housing and Preservation Council.

Affordable housing officials and developers are trying to keep these apartments affordable, but, even after
the crash, they must bid against speculators to buy them.

“There is still crazy money out there," says Shultz. Speculators are often willing to pay more for distressed
apartments than community developers, because the speculators often have no plans to perform significant
renovations.

“On every deal, there is a cover bid, another bidder stalking away,” says Crotty. Often the other bidder is a
schill representing the same speculator who lost the building to foreclosure. The owner, who many times
would no longer be paying the mortgage, would continue to collect rent for months until the property was
finally seized. That would add up to a substantial war chest for the previous owner to attempt the
repurchase.
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What happened?

Encouraged by easy money during the finance boom, speculators aggressively bid for apartment buildings
in New York City.

These buyers often overestimated the power of gentrification and underestimated the power of New York's
rent stabilization laws, which effectively act as an eviction protection ordinance.

Speculators, or “predatory equity" buyers, targeted some huge, famous affordable housing properties, such
as Starrett City, Stuyvesant Town, and Peter Cooper Village. But most of New York City's overleveraged
properties are much smaller.

At the Kelly Street properties, there are just 79 apartments and two supers' units. Whole window bays had
no glass, apartments lacked working plumbing, and one of the front doors had been sealed with concrete.

Legitimate residents still lived in roughly half the apartments, while squatters had taken over many of the
rest.

The five buildings on Kelly Street had a mortgage on them with an unpaid balance of $5 million—about
average for a foreclosed predatory equity property in the city. Workforce Housing paid $3.4 million.

The total development cost is expected to come to $16.5 million, or $208,860 per apartment. The
development partners plan to pay for that with a mix of $9 million from the sale of 9 percent low-income
housing tax credits to National Equity Fund, Inc., a $3.6 million first mortgage from JPMorgan Chase, and a
$3.4 million second mortgage through the federal Neighborhood Stabilization Program.

Most of the renovated apartments will be reserved for residents earning less than 60 percent of the area
median income, with a handful reserved for residents earning 50 percent or less.

A revived neighborhood nonprofit, Banana Kelly Community Improvement Association, Inc., partnered with
Workforce Housing to save the Kelly Street property. In the 1970s, Banana Kelly renovated the same
buildings, making them the centerpiece of its work in the neighborhood. But its former development partner
eventually passed away, and the buildings were sold.

Now Banana Kelly is back as emergency manager, working to make the walk-ups habitable for the people
who live there as the deal prepares to close.

» OO @ o O o

ADVERTISEMENT KEYWORDS

Subject
Distressed Assets, Affordable Housing, Apartments,
Local Markets, Urban Development

Location
New York-Northern New Jersey-Long Island, NY-NJ-PA

Organization
St. Louis Metalworks Company

View more keywords

MORE FROM HOUSING FINANCE KD
AFFORDABLE HOUSING APARTMENTS DISTRESSED ASSETS LOCAL MARKETS
Development Helps to Historic Mall Blooms  Land Acquisition Developer Teams with

http://mww.housingfinance.com/distressed-assets/foreclosures-rescued.aspx


http://www.housingfinance.com/find-articles.aspx?subjects=Distressed+Assets
http://www.housingfinance.com/find-articles.aspx?subjects=Affordable+Housing
http://www.housingfinance.com/find-articles.aspx?subjects=Apartments
http://www.housingfinance.com/find-articles.aspx?subjects=Local+Markets
http://www.housingfinance.com/find-articles.aspx?subjects=Urban+Development
http://www.housingfinance.com/find-articles.aspx?location=New+York-Northern+New+Jersey-Long+Island%2c+NY-NJ-PA
http://www.housingfinance.com/find-articles.aspx?organization=St.+Louis+Metalworks+Company
http://www.housingfinance.com/find-articles.aspx?subjects=Affordable+Housing
http://www.housingfinance.com/affordable-housing/development-helps-to-meet-arlingtons-housing-need_o.aspx
http://www.housingfinance.com/affordable-housing/development-helps-to-meet-arlingtons-housing-need_o.aspx
http://www.housingfinance.com/find-articles.aspx?subjects=Apartments
http://www.housingfinance.com/affordable-housing/historic-mall-blooms-into-apartments_o.aspx
http://www.housingfinance.com/affordable-housing/historic-mall-blooms-into-apartments_o.aspx
http://www.housingfinance.com/find-articles.aspx?subjects=Distressed+Assets
http://www.housingfinance.com/land/land-acquisition-strategies_o.aspx
http://www.housingfinance.com/land/land-acquisition-strategies_o.aspx
http://www.housingfinance.com/find-articles.aspx?subjects=Local+Markets
http://www.housingfinance.com/affordable-housing/developer-teams-with-church-on-housing-project_o.aspx
http://www.housingfinance.com/affordable-housing/developer-teams-with-church-on-housing-project_o.aspx

7/9/2014 Foreclosures Rescued - Housing Finance

Meet... into... Strategies Church on...

COMMENTS

Please read our Content Guidelines before posting.

Posta new comment

Login Ewd.. ~

0 Comments

Ads by Google

Post

RSS | Subscribe

Modern Boutique Apts
2BR From $3400 - 1st Month OP $1000 Broker Bounty, Apt 3G
astoriaathalletscove.com

NO FEE 1 Bedroom Rental
Great Kitchen, Bathroom & Terrace. Empire State Building Views.
www.livinggotham.com/atlas

Want To Publish A Book?
Learn How To Get Published Today. Claim Your Free Publishing Guide.
www.iuniverse.com

Naked Apartments ™
10,000+ NYC Apartment Rentals. Photos, Maps, Reviews and More.
www.nakedapartments.com

Don't Get Hosed
By Manhattan Real Estate This Summer
www.solariariverdale.com

Switch to Scottrade®
$7 Online Stock Trades - No Share Limit. Open A Brokerage Account.
www.scottrade.com

MANAGEMENT & OPERATIONS FINANCE POLICY & LEGISLATION DEVELOPMENTS _

hanleyywood
About | Hanley Wood Contacts | Private Policy | Careers | Advertise

Hot Topics: Hall of Fame | Readers' Choice
Services: AHF 50 | AHF Survey| Events

HOUSING FINANCE: Affordable Housing Finance | Apartment Finance Today | Subscribe |
Newsletter | Advertise | Contact Us

Q  Site Map

HOUSING FINANCE Relevant Sites: Architect | EcoBuilding Pulse | Metrostudy | JLC Online | Multifamily Executive | Professional Deck Builder | residential architect

http://mww.housingfinance.com/distressed-assets/foreclosures-rescued.aspx

Copyright © 2014 Hanley Wood Media, Inc. All rights reserved.

3/3


https://www.google.com/url?ct=abg&q=https://www.google.com/adsense/support/bin/request.py%3Ftrunc%3D1%26contact%3Dabg_afc%26url%3Dhttp://www.housingfinance.com/distressed-assets/foreclosures-rescued.aspx%26gl%3DUS%26hl%3Den%26client%3Dca-pub-7954275097912366%26ai0%3DCFdwSz3K9U7jeNIuLpgO_1YCACJHp44kF-e_lncMBwI23ARABIOqYix8oBlDSlL__A2DJhqSLwKTYD8gBAagDAaoEnwFP0FjwcKRDJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeSDVzgL5cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqGuSGYqAB-HolTE%26ai1%3DCBnjlz3K9U7jeNIuLpgO_1YCACK_A38wF_6iXl3nAjbcBEAIg6piLHygGUOnAiqcCYMmGpIvApNgPoAGhrfjUA8gBAagDAaoEnwFP0AiqM6RAJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeRkoHjL5cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqGWjapOIBgGAB8fShys%26ai2%3DCcqFsz3K9U7jeNIuLpgO_1YCACJq777kFytj4xUbAjbcBEAMg6piLHygGUMaf8rP6_____wFgyYaki8Ck2A-gAZzxvf8DyAEBqAMBqgSiAU_QeNWsvVoc6NZOYar1KERCgTl7yTUV04xTYsxMqZI3dQPPwTH9DG4m7tl7kvtyMxw7Bh-0Ltrwz8oejP9CgLxhonoKgYF0ZrFBe1uiWjcNI37VDT01zK_FFpGsTpz2WV1SIYl2E36QV1TdLCGMAEuyj9yTqTq9_N2IolItoSgn9PzU0emB6DZXO_-cEFe76-_EKTe9GwPoum2urGl0vmQjZYgGAYAHzI5C%26ai3%3DC2E1Nz3K9U7jeNIuLpgO_1YCACODU5eEE2OKKlGeg-qPrywEQBCDqmIsfKAZQ1uOIg_7_____AWDJhqSLwKTYD6ABsPSL6gPIAQGoAwGqBKIBT9AIxCWkRifQZP12y_UoHQSGI33TMhzSg1Rtw0Gv2Xp5AXgaedwQbiKkzHvK-3JqWjwcGa4p0_HAzRGD8kTL8W2gOEGMm3Ngpld7TaMTex8jaMQKYXzFstIQnq9SmvFOSwx-nmADaIBWHpI-IoT4sbJOXpRg8Dfe1R9LuacB6czqCT_VG3frNlf_zmqT17PzCjJKWrAb9h65baiqiZIKYnB2iAYBgAe4i_QV%26ai4%3DCvhe_z3K9U7jeNIuLpgO_1YCACM7P-dsF_qKXnbwBwI23ARAFIOqYix8oBlCEqtJeYMmGpIvApNgPoAHixtv6A8gBAagDAaoEnwFP0Cj-Y6RHJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeP3Rdj75cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqESsQLyIBgGAB4a5pAU&usg=AFQjCNHQCUgUoXUElSdATJ8AiK0ZisL7AA
http://googleads.g.doubleclick.net/aclk?sa=L&ai=CFdwSz3K9U7jeNIuLpgO_1YCACJHp44kF-e_lncMBwI23ARABIOqYix8oBlDSlL__A2DJhqSLwKTYD8gBAagDAaoEnwFP0FjwcKRDJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeSDVzgL5cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqGuSGYqAB-HolTE&num=1&sig=AOD64_1D7SSw4MBtiQvGr56a5p8mP_mi1A&client=ca-pub-7954275097912366&adurl=http://www.astoriaathalletscove.com/%3Futm_source%3DGoogle%2520AdWords%26utm_medium%3DPPC%26utm_campaign%3DAstoria%2520at%2520Hallet%27s%2520Cove
http://googleads.g.doubleclick.net/aclk?sa=L&ai=CFdwSz3K9U7jeNIuLpgO_1YCACJHp44kF-e_lncMBwI23ARABIOqYix8oBlDSlL__A2DJhqSLwKTYD8gBAagDAaoEnwFP0FjwcKRDJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeSDVzgL5cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqGuSGYqAB-HolTE&num=1&sig=AOD64_1D7SSw4MBtiQvGr56a5p8mP_mi1A&client=ca-pub-7954275097912366&adurl=http://www.astoriaathalletscove.com/%3Futm_source%3DGoogle%2520AdWords%26utm_medium%3DPPC%26utm_campaign%3DAstoria%2520at%2520Hallet%27s%2520Cove
http://www.googleadservices.com/pagead/aclk?sa=L&ai=CBnjlz3K9U7jeNIuLpgO_1YCACK_A38wF_6iXl3nAjbcBEAIg6piLHygGUOnAiqcCYMmGpIvApNgPoAGhrfjUA8gBAagDAaoEnwFP0AiqM6RAJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeRkoHjL5cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqGWjapOIBgGAB8fShys&num=2&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_1iQ9NwE2HGpH2lj9ML5cGWAKAnSg&client=ca-pub-7954275097912366&adurl=http://www.livinggotham.com/atlas
http://www.googleadservices.com/pagead/aclk?sa=L&ai=CBnjlz3K9U7jeNIuLpgO_1YCACK_A38wF_6iXl3nAjbcBEAIg6piLHygGUOnAiqcCYMmGpIvApNgPoAGhrfjUA8gBAagDAaoEnwFP0AiqM6RAJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeRkoHjL5cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqGWjapOIBgGAB8fShys&num=2&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_1iQ9NwE2HGpH2lj9ML5cGWAKAnSg&client=ca-pub-7954275097912366&adurl=http://www.livinggotham.com/atlas
http://www.googleadservices.com/pagead/aclk?sa=L&ai=CcqFsz3K9U7jeNIuLpgO_1YCACJq777kFytj4xUbAjbcBEAMg6piLHygGUMaf8rP6_____wFgyYaki8Ck2A-gAZzxvf8DyAEBqAMBqgSiAU_QeNWsvVoc6NZOYar1KERCgTl7yTUV04xTYsxMqZI3dQPPwTH9DG4m7tl7kvtyMxw7Bh-0Ltrwz8oejP9CgLxhonoKgYF0ZrFBe1uiWjcNI37VDT01zK_FFpGsTpz2WV1SIYl2E36QV1TdLCGMAEuyj9yTqTq9_N2IolItoSgn9PzU0emB6DZXO_-cEFe76-_EKTe9GwPoum2urGl0vmQjZYgGAYAHzI5C&num=3&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_3zIdxJ5awe-vjVuBwbcwthciC09g&client=ca-pub-7954275097912366&adurl=http://www.iuniverse.com/LP02F01C003.aspx%3FCat%3DPPC%26LS%3DSearchEngine%26SRC%3DGoogle%26KW%3DBook%2BPublishing%2BDN%26GKW%3DHow%2BTo%2BPublish%2BText%2BAds%26utm_source%3DGoogle%26utm_medium%3Dcpc%26utm_campaign%3DBookPublishingDN%26utm_content%3DHowToPublishTextAds
http://www.googleadservices.com/pagead/aclk?sa=L&ai=CcqFsz3K9U7jeNIuLpgO_1YCACJq777kFytj4xUbAjbcBEAMg6piLHygGUMaf8rP6_____wFgyYaki8Ck2A-gAZzxvf8DyAEBqAMBqgSiAU_QeNWsvVoc6NZOYar1KERCgTl7yTUV04xTYsxMqZI3dQPPwTH9DG4m7tl7kvtyMxw7Bh-0Ltrwz8oejP9CgLxhonoKgYF0ZrFBe1uiWjcNI37VDT01zK_FFpGsTpz2WV1SIYl2E36QV1TdLCGMAEuyj9yTqTq9_N2IolItoSgn9PzU0emB6DZXO_-cEFe76-_EKTe9GwPoum2urGl0vmQjZYgGAYAHzI5C&num=3&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_3zIdxJ5awe-vjVuBwbcwthciC09g&client=ca-pub-7954275097912366&adurl=http://www.iuniverse.com/LP02F01C003.aspx%3FCat%3DPPC%26LS%3DSearchEngine%26SRC%3DGoogle%26KW%3DBook%2BPublishing%2BDN%26GKW%3DHow%2BTo%2BPublish%2BText%2BAds%26utm_source%3DGoogle%26utm_medium%3Dcpc%26utm_campaign%3DBookPublishingDN%26utm_content%3DHowToPublishTextAds
http://www.googleadservices.com/pagead/aclk?sa=L&ai=C2E1Nz3K9U7jeNIuLpgO_1YCACODU5eEE2OKKlGeg-qPrywEQBCDqmIsfKAZQ1uOIg_7_____AWDJhqSLwKTYD6ABsPSL6gPIAQGoAwGqBKIBT9AIxCWkRifQZP12y_UoHQSGI33TMhzSg1Rtw0Gv2Xp5AXgaedwQbiKkzHvK-3JqWjwcGa4p0_HAzRGD8kTL8W2gOEGMm3Ngpld7TaMTex8jaMQKYXzFstIQnq9SmvFOSwx-nmADaIBWHpI-IoT4sbJOXpRg8Dfe1R9LuacB6czqCT_VG3frNlf_zmqT17PzCjJKWrAb9h65baiqiZIKYnB2iAYBgAe4i_QV&num=4&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_0K5LHpFqm3EQv39GPvMpTWBkYdng&client=ca-pub-7954275097912366&adurl=http://www.nakedapartments.com/campaign/nyc-apartments
http://www.googleadservices.com/pagead/aclk?sa=L&ai=C2E1Nz3K9U7jeNIuLpgO_1YCACODU5eEE2OKKlGeg-qPrywEQBCDqmIsfKAZQ1uOIg_7_____AWDJhqSLwKTYD6ABsPSL6gPIAQGoAwGqBKIBT9AIxCWkRifQZP12y_UoHQSGI33TMhzSg1Rtw0Gv2Xp5AXgaedwQbiKkzHvK-3JqWjwcGa4p0_HAzRGD8kTL8W2gOEGMm3Ngpld7TaMTex8jaMQKYXzFstIQnq9SmvFOSwx-nmADaIBWHpI-IoT4sbJOXpRg8Dfe1R9LuacB6czqCT_VG3frNlf_zmqT17PzCjJKWrAb9h65baiqiZIKYnB2iAYBgAe4i_QV&num=4&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_0K5LHpFqm3EQv39GPvMpTWBkYdng&client=ca-pub-7954275097912366&adurl=http://www.nakedapartments.com/campaign/nyc-apartments
http://www.googleadservices.com/pagead/aclk?sa=L&ai=Cvhe_z3K9U7jeNIuLpgO_1YCACM7P-dsF_qKXnbwBwI23ARAFIOqYix8oBlCEqtJeYMmGpIvApNgPoAHixtv6A8gBAagDAaoEnwFP0Cj-Y6RHJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeP3Rdj75cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqESsQLyIBgGAB4a5pAU&num=5&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_3Zk9_wLO1ALJG2_WvSgpY3p-_0_A&client=ca-pub-7954275097912366&adurl=http://www.SolariaRiverdale.com
http://www.googleadservices.com/pagead/aclk?sa=L&ai=Cvhe_z3K9U7jeNIuLpgO_1YCACM7P-dsF_qKXnbwBwI23ARAFIOqYix8oBlCEqtJeYMmGpIvApNgPoAHixtv6A8gBAagDAaoEnwFP0Cj-Y6RHJ9Bk_XbL9SgdBIYjfdMyHNKDVG3DQa_ZenkBeBp53BBuIqTMe8r7cmpaPBwZrinT8cDNEYPyRMvxbaA4QYybc2CmV3tNoxN7HyNoxAphfMWy0hCer1Ka8U5LDH6eYANogFYekj4ihPixskZeP3Rdj75cuopSLTXpzPAUP9LudC_DVLs7YQMiuIPyMSqisxsDG7mNqESsQLyIBgGAB4a5pAU&num=5&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_3Zk9_wLO1ALJG2_WvSgpY3p-_0_A&client=ca-pub-7954275097912366&adurl=http://www.SolariaRiverdale.com
http://www.googleadservices.com/pagead/aclk?sa=L&ai=CF8Njz3K9U7jeNIuLpgO_1YCACKev1NAFn939qKEBwI23ARAGIOqYix8oBlDEsdiL_f____8BYMmGpIvApNgPoAGhrL7yA8gBAagDAaoEoAFP0Eihyb5aGejWTmGq9ShEQoE5e8k1FdOMU2LMTKmSN3UDz8Ex_QxuJu7Ze5L7cjMcOwYftC7a8M_KHoz_QoC8YaJ6CoGBdGaxQXtbolo3DSN-1Q09NcyvxRaRrE6c9lldUiGJdhN-kFdU3SwhjAAzsY-Uk381fRS3MCqTxiscJ_TmydHudOvyoji7aRvHTuCfPCpXRRgDHb9tTqyiOW_miAYBgAfH08EN&num=6&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_0DxEC6I5qTMjVng69yptAEY9GhYw&client=ca-pub-7954275097912366&adurl=http://sftrack.searchforce.net/SFConversionTracking/redir%3Fjadid%3D43302850591%26jaid%3D33186%26jap%3Dnone%26jk%3Dtradeking%26jkId%3Dgc:a8a8ae4cd448a93ef0144911df56a4be9:t8_:k_tradeking:pl_www.housingfinance.com%26jp%3Dwww.housingfinance.com%26js%3D1%26jsid%3D24739%26jt%3D3%26jr%3Dhttps%253A%252F%252Fwww.scottrade.com%252F%253Fppc%253Dtrdr2014%2526camID%253DTRDR2014_Search%2526sctr%253D24739%257CTradeKing%257Ctradeking%257Cwww.housingfinance.com%257C8_%2526visid%253Dgc%253Aa8a8ae4cd448a93ef0144911df56a4be9%253At8_%253Ak_tradeking%253Apl_www.housingfinance.com
http://www.googleadservices.com/pagead/aclk?sa=L&ai=CF8Njz3K9U7jeNIuLpgO_1YCACKev1NAFn939qKEBwI23ARAGIOqYix8oBlDEsdiL_f____8BYMmGpIvApNgPoAGhrL7yA8gBAagDAaoEoAFP0Eihyb5aGejWTmGq9ShEQoE5e8k1FdOMU2LMTKmSN3UDz8Ex_QxuJu7Ze5L7cjMcOwYftC7a8M_KHoz_QoC8YaJ6CoGBdGaxQXtbolo3DSN-1Q09NcyvxRaRrE6c9lldUiGJdhN-kFdU3SwhjAAzsY-Uk381fRS3MCqTxiscJ_TmydHudOvyoji7aRvHTuCfPCpXRRgDHb9tTqyiOW_miAYBgAfH08EN&num=6&cid=5Gj3Eod_d5hchZBXCcGY4GIj&sig=AOD64_0DxEC6I5qTMjVng69yptAEY9GhYw&client=ca-pub-7954275097912366&adurl=http://sftrack.searchforce.net/SFConversionTracking/redir%3Fjadid%3D43302850591%26jaid%3D33186%26jap%3Dnone%26jk%3Dtradeking%26jkId%3Dgc:a8a8ae4cd448a93ef0144911df56a4be9:t8_:k_tradeking:pl_www.housingfinance.com%26jp%3Dwww.housingfinance.com%26js%3D1%26jsid%3D24739%26jt%3D3%26jr%3Dhttps%253A%252F%252Fwww.scottrade.com%252F%253Fppc%253Dtrdr2014%2526camID%253DTRDR2014_Search%2526sctr%253D24739%257CTradeKing%257Ctradeking%257Cwww.housingfinance.com%257C8_%2526visid%253Dgc%253Aa8a8ae4cd448a93ef0144911df56a4be9%253At8_%253Ak_tradeking%253Apl_www.housingfinance.com
http://www.housingfinance.com/affordable-housing/development-helps-to-meet-arlingtons-housing-need_o.aspx
http://www.housingfinance.com/affordable-housing/historic-mall-blooms-into-apartments_o.aspx
http://www.housingfinance.com/land/land-acquisition-strategies_o.aspx
http://www.housingfinance.com/affordable-housing/developer-teams-with-church-on-housing-project_o.aspx
http://comments.us1.gigya.com/comments/rss/6218651/Articles/1471704
http://www.housingfinance.com/about/content-guidelines.aspx
http://www.housingfinance.com/news/
http://www.housingfinance.com/management-and-operations/
http://www.housingfinance.com/finance/
http://www.housingfinance.com/policy-and-legislation/
http://www.housingfinance.com/developments/
http://www.hanleywood.com/
http://hanleywood.com/default.aspx?page=about
http://hanleywood.com/default.aspx?page=contact
http://hanleywood.com/default.aspx?page=privacy
http://hanleywood.com/default.aspx?page=careers
http://www.housingfinance.com/about/advertise.aspx
http://www.architectmagazine.com/
http://www.ecobuildingpulse.com/
http://www.hanleywood.com/services/metrostudy
http://www.jlconline.com/cgi-bin/jlconline.storefront
http://www.multifamilyexecutive.com/
http://www.deckmagazine.com/filereader/1.html
http://www.residentialarchitect.com/
http://www.housingfinance.com/hall-of-fame.aspx
http://www.housingfinance.com/readers-choice.aspx
http://www.housingfinance.com/ahf-50/
http://go.hw.net/2012AHFSurvey
http://www.housingfinance.com/events-calendar.aspx
http://www.housingfinance.com/toc/affordable-housing-finance-magazine.aspx
http://www.housingfinance.com/toc/apartment-finance-today-magazine.aspx
http://www.housingfinance.com/about/subscribe.aspx
http://www.housingfinance.com/about/subscribe.aspx
http://www.housingfinance.com/about/advertise.aspx
http://www.housingfinance.com/contact-us.aspx
http://www.housingfinance.com/sitemap.aspx
http://www.housingfinance.com/articles/about/copyright-notice/copyrightnotice.aspx

7/9/2014

DAILY NEWS

With help from city, development group lands dollars to renovate five horrible slums on Kelly St. in Bronx - NY Daily News
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With help from city, development group
lands dollars to renovate five horrible slums
on Kelly St. in Bronx

Workforce Housing Advisors gets $16 million to rehab Bronx slums

BY DANIEL BEEKMAN W Follow
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Lonnie Brice inside her apartment she rent on Kelly St in the Bronx.

The front door at 916 Kelly St. had no lock Wednesday. Yellow paint peeled off
the walls in the lobby and a skinny kitten mewed outside an abandoned
apartment.

The Longwood walkup is among the worst slums in the Bronx, with broken
windows, leaks and no heat - but it won't be a slum much longer.

It and four other rundown Kelly St. buildings are slated for a multi-million dollar
makeover, following a city crackdown on their previous landlord.

New landlord Workforce Housing Advisors has closed a $16 million public-
private financing deal to renovate 916, 920, 924, 928 and 935 Kelly St. The
buildings, with 80 units between them, boast hundreds of dangerous housing
code violations.

"I'm just hoping the new company is better," said tenant Gamaliel Morales, 59,
breaking into a relieved smile. "I've been through hell with this building."

During the 1970s, when the Bronx was burning, the five Kelly St. tenements
were the only well-kept buildings in Longwood. But they changed hands during
the 1990s and began to decay. The buildings were left for dead soon after their
landlord took out a bloated $5 million mortgage, just as the housing market
collapsed.

Now four years of lawsuits and enforcement by the city Department of Housing
Preservation and Development have paid off, said HPD Commissioner Matthew
Wambua. "Kelly St. has been emblematic of the struggle of neighborhoods to
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exist and endure in up and down markets," he said, vowing the buildings will
become "secure, safe havens" for low-income tenants.

The buildings were named among the 200 worst in the city by HPD starting in
2007 and the agency spent hundreds of thousands of dollars on emergency
repairs there. Last January, Workforce bought the debt on the slums and local
community group Banana Kelly was appointed to manage the abandoned
buildings.

VIOREL FLORESCU FOR NEW YORK DAI

Lonnie Brice inside her apartment she rent on Kelly St in the Bronx.

PROMOTED STORIES

Workforce foreclosed on the buildings and then bought them at auction in
August. Now the firm, led by ex-city developers, has cobbled together a
financial package to rebuild the block.

With loans of $3.4 million from HPD Chase bank and $9.28 million generated by
low-income housing tax credits, Workforce will install new windows, walls and
doors, and new plumbing, heat and electrical systems.

Workforce partner John Crotty called the deal a model for how the city can
combat property neglect by speculators in the aftermath of the real estate bust.
"We applaud everyone who demonstrated the courage necessary to make this
renewal occur," he said.

Workforce is moving the Kelly St. tenants to other Bronx buildings during the
project, which Crotty said would last roughly 18 months. When the work is

complete, Banana Kelly will provide social services to the tenants.

When they move back, the tenants will keep their old rents and new tenants will
benefit from low rents for 60 years.

"I'm happy, because my apartment has so many problems," said tenant
Vickiana Suniel, 27. "l had rats bigger than my dog."

dbeekman@nydailynews.com
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Man, 27, gunned
down after getting
into fight in Brooklyn

The man had justdropped
off a backpack at a friend's
apartment on Willoughby
Ave. near Throop Ave. in

1in 3 city schools
overcrowded: audit

Ashocking one-third of the
city's nearly 1,500 public
school buildings were
overcrowded during 2012,
yet school officials

Spicy Lanka:
Restaurant review
Sri Lankan cuisine, fiery
and complex, gets a rare
and welcome foothold in
Queens.

Insurance rating
agency under probe
for causing Brooklyn
factory to close

State officials have
launched a probe into how
an obscure insurance

Astorino starts anti-
Common Core ballot
line

Republican Rob Astorino,
seeking to capitalize on
parents’ ire over the
Common Core curriculum,

Car-hailing app Lyft
to launch in NYC
without TLC
permission
Car-hailing app Lyft will
launch in New York this
week without permission

City Human Rights
Commission handing
out 10G anti-bias
stickers

City anti-discrimination
watchdogs are handing out
10,000 stickers to

THE SON of notorious self-
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Devernon Legrand will

'Bishop' Legrand's
son settles suit of
busts years after
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Is a Whole New Level of HOT
(PHOTO)
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« Jay Z to headline Global Citizens’ Festival in Central
Park: No Doubt, fun. to perform

+ J.K. Rowling publishes new Harry Potter story, details
adult lives of Hogwarts friends
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« Talks between MTA, LIRR union officials break down
Tuesday without a deal

* Arizona law that denies driver licenses for immigrants
illegal: Judge
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| hope someone is taking care of the little kitten. Who ever reported

on this article was there & | hope they got hold of the kitty to

help it & get him/her a good home. :-)
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With help from city, development group lands dollars to renovate five horrible slums on Kelly St. in Bronx - NY Daily News

dad's crimes

pocket $27,500 to settle his
federal lawsuit stemming
from raids bvthe NYPD on
Black, Latino
defendants more
likely to be held on
bail, denied release:
study

Black and Latino
defendants are more likely

De Blasio, City
Council devote
$210M to help
NYCHA

Avyear after spending the
night ata public housing
project, Mayor de Blasio

SAT,
PREMIER EVENT
The Dirty Dash

BRONX EVENTS

WEDNESDAY, JULY 9 >

The Bronx
Defenders' Annual
Community Block

Sunset Hatha Yoga

Sunset Music: Jann
Klose & His Trio

Westchester
Premiere of Boyhood

< ADD EVENTS VIEW FULL CALENDAR >

FREE CITIZENSHIP APPLICATION
ASSISTANCE

CUNY/NYC Citizenship Now Corps Volunteers
will assist permanent resident parents of
children currently enrolled in New York City
Public Schools with their citizenship
applications. This eventis sponsored by the
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Side Street

Renovations and Hope on a Block Once Marked by
Blight

By David Gonzalez

April 5, 2013 11:07 am

You do not want to mess with Arnaldo Rivera on Kelly Street. He had heard
plenty about this crescent-shaped block off Intervale Avenue in the South Bronx.
Drug dealers and addicts had holed up in filthy, crumbling apartments scattered
among five buildings that were among the city’s worst. He was ready. He had a
gun.

Side Street

David Gonzalez reports from corners of the city in words and pictures.

A caulking gun.

Mr. Rivera is the new super for these five newly renovated buildings on
Kelly Street, a block that had earned its place in South Bronx lore for having
spawned a generation of urban homesteaders who took abandoned buildings in
the 1970s and turned them into homes for working people. More recently, that
block was infamous for the five buildings that had been ravaged by fire, drugs
and squatters while rent-paying tenants lived in sooty apartments with mold the
size of mice and rats the size of cats.

Not anymore.

“I heard this was not a good area,” admitted Mr. Rivera, who became the
super three months ago. “But thank God I'm working here now. The
neighborhood changed a lot. And I have to say, the tenants are good. You can
see. I talk to them and say, I provide a service, but you have to help, too. We all
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live here.”

The transformation is almost impossible to believe. To Harry De Rienzo, it’s
just another page in the block’s history. He has been working with tenants here
since he was fresh out of college. He helped organize them as they took over and
fixed several buildings that became the foundation for the Banana Kelly

Community Improvement Association.

After a stint running a housing-related foundation, he returned to Banana
Kelly as president, tackling the problems on five buildings that had gone from
being owned by Frank Potts, a live-in landlord, to being pawns in a mortgage
flipping binge after he sold them in the mid 1990s. He said the mortgages on the
buildings had gone from $800,000 at the time to $5 million in 2010.

The landlords — a series of owners who appeared on paper but hardly in
person — did little with that money. Fires broke out in some of the apartments.
In others, fuzzy black mold covered cracked walls. In 935 Kelly Street, human
waste had pooled in the basement, garbage sat in the lobby while five pitbulls
were cooped up around the clock in one apartment. In the other buildings, entire

windows were missing, as was heat, hot water and the super.

“The tenants were basically under siege,” said Mr. De Rienzo. “I never saw
any evidence of the landlord’s investment. Maybe he did do something — I think
this guy became a millionaire off the misery of the people living there.”

Mr. De Rienzo — who had been brought in by weary tenants to administer
the buildings — partnered with the city’s housing agency, private developers and
financiers to fix the mess. That was all Carolyn Waring and her brother Willie

needed to know. Their stepfather was Mr. Potts, who had raised her and her
siblings to work with Harry in the old days.

Willie said like all of the Potts family members — many of whom still live on
the block, although he recently retired to Delaware — he grew up fixing things
rather than letting it slide. He helped put a new roof on one building decades

ago. His sister learned how to unclog seriously backed-up basement drains.

“Pop believed in each one, teach one,” Ms. Waring said. “So whenever he
did work in the building we did too.”
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That carried over to the bad days, when her nominal landlord did nothing

but collect rent. She cleaned her hallway, swept the sidewalk and even paid for
hallway lights.

While the building was being renovated, she stayed with her sister down the
block, keeping an eye on the progress. The day she spied new appliances being
delivered, she could barely contain herself.

(1324

It was like Christmas morning,” she said. “I wanted them to hurry. But I
also wanted them to take their time and do it right. But the kid in me was

excited!”

When she got the keys to her new, four-bedroom apartment, her own
daughter was so excited, she slept on blanket spread out on the new living room
floor. Ms. Waring has since joined her, marveling at the little things: a well-
lighted hallway, a modest bedroom closet, and a pass-through to the kitchen —
the first time this building had a hole in the wall that was done on purpose. And
just like Pop taught her, she’s bringing a friend to the next meeting of the block’s
garden club.

She plopped herself down on her new sofa and beamed.

“I got the best of it,” she said. “I got to see history being made here. I was
part of the devastation and the rehabilitation. We were living in the depths of
hell. Now it’s bright and airy. It’s so new. And hopeful.”

A version of this article appears in print on 04/06/2013, on page Al4 of the NewYork
edition with the headline: Hard Work and Pride Alter A Block’s History of Blight.

© 2014 The New York Times Company
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New Garden in the Bronx 'Creates a Community'
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Residential Garden Provides Food, Community Space to Residents of Middle-, Low-Income Housing
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By WILL HUNTSBERRY
June 18,2014 9:12 p.m. ET

A view of the courtyard behind 920 Kelly St. in the Bronx that is set to open as a garden. Craig Warga for
The Wall Street Journal

Shattered bottles, bags of trash and a broken cinder-block wall distinguished the
derelict courtyard behind 920 Kelly St. in the South Bronx nearly three years ago when
new developers took it over. Today, raised growing beds are home to sprouting
tomato plants, cabbage, squash, collard greens and many other herbs and
vegetables.

The garden, which was scheduled to officially open Thursday, is part of a growing
number of residential gardens that provide food and community space to residents of
middle- and low-income housing.

"In the past five years, we've seen it boom," said Gerard Lordahl of Grow NYC, an
environmental nonprofit organization that worked with developer John Crotty to land
more than $300,000 in grants to create the garden. While Grow NYC has specialized
for the past 40 years in community gardens that are open to the public, the Kelly
Street Garden is the biggest residential cultivation space the group has helped open.
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The entire reclaimed space is about 8,500 square feet—about a fifth of an acre—
including 2,000 square feet covered by the 11 growing beds.

Grow NYC estimates the Kelly Street Garden will produce $43,000 worth of produce
for the 81 units in five buildings that will have access to it. That amounts to a savings
of roughly $500 a family (if all units are occupied). The garden will be watered with
250,000 gallons of rainwater that will be captured each year.

"I think this can be a model for low-income developments across the city," Mr. Crotty
said.

A residential committee has been established to manage the garden. Mr. Crotty's
partners brought on two caretakers to help ensure diligent oversight.

Mr. Crotty's development company, Workforce Housing Group, used federal money to
rehabilitate four buildings along Kelly Street into affordable apartments.

Jennifer Foster and granddaughter Anlya Tittle, 3, in the garden. Craig Warga for The Wall Street Journal

Carolyn Waring, who has lived on Kelly Street since 1967, said the renovations and
garden had made things better around the complex. "Before, this place was below
zero. Let's be real," said Ms. Waring, as she watered plants. "The garden creates a
community that cuts across age and culture."

The building's tenants are largely African-American and Latino, and they have found a
new opportunity to bond in the garden. It comprises traditional herbs and vegetables
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from Latin cooking, such as epazote and serrano peppers, as well as those from
African-American cuisine, such as collard greens and squash.

The garden provides a secure food source, which is badly needed in the South Bronx,
but it also gives the residents something to organize around, which Ms. Waring said
was even more important.

"Lots of people around here are being priced out and this gives us a chance to talk
about those issues as well," she said. "It's more than a garden "
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But who's going to eat this 'produce'?

Let's remember that that part of Kelly Street was one of the more 'popular’ streets
of the Bronx during the infamous "War Years" of arson and crime....and illegal
dumping....during the 1970s. Unless they dug up ALL the dirt from behind those
buildings and entirely replaced the soil, there's no guarantee that anything that
grows there will be safe.

These "community gardens" make a lot of people 'feel good,' but common sense
and a lot of caution is most certainly needed before "produce” is....produced.
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Kelly Street Restoration Project

Visual Representation for Rudy Bruner Award for
Urban Excellence



AERIAL SHOT: KELLY STREET RESTORATION PROJECT

Joint Open Area
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Figure 1: Aerial Shot of Kelly Street Restoration Project outlined in red. Adjacent buildings 916-928 Kelly St.
(right) share a common backyard space where the Kelly St. Garden is located. 935 Kelly St. is shown at left.



HOUSING CONDITIONS

Before

Figure 2: Before picture of 935 Kelly Street apartment complex hallway in disrepair. Photo is Courtesy of
Workforce Housing Group.

After

Figure 3: After picture of 935 Kelly Street Apartment renovated that includes new hardwood floors. Photo is
Courtesy of Workforce Housing Group.



Before

Figure 4: Hallway staircase with graffiti and broken window made it intimidating and challenging for residents
to feel safe in their own homes.

After

Figure 5: A light warming yellow hallway staircase welcomes residents to their homes.



GRAND OPENING

Figure 6: Renovation of five buildings is completed in the Spring of 2013. Photo is courtesy of NYC Department
of Housing Preservation and Development (HPD).

Figure 7: In front of the newly renovated 935 Kelly Street building, long standing resident Carolyn Waring, city
officials and community partners cut the ribbon to celebrate the completion of the 5 renovated buildings (916,
920,924, 928, and 935 Kelly St.).



THE KELLY STREET GARDEN: INFRASCTUTURE

Before

Figure 8: The space behind 916-928 largely underutilized was described by residents on Kelly Street as a place
filled with "trash" and "rats". Photo is courtesy of Workforce Housing Group.

After

Figure 9: After months of construction, the space behind 916-928 Kelly St. is converted into a garden. The
garden includes a 1,864 square foot green roof, 8,227 square foot community garden with raised planters, 1,975
square feet of stone dust, 875 square feet of permeable pavers, and eight water storage barrels. Photo is
courtesy of the New York City Department of Environmental Protection



Figure 10: Community Garden Floor Plan. In this image the garden is shown to the right of the renovated buildings (916, 920, 924, and 928 Kelly St.)



THE KELLY STREET GARDEN: GARDEN ACTIVITIES

Figure 11: First seeding workshop in April 2014 resulted in 450 seeds being planted by two local residents on
Kelly Street & garden caretakers. Photo is courtesy of Rosalba Lopez Ramirez

Figure 12: After learning from garden coordinators how to building a sub-watering pot, Kelly Street residents
(daughter and mother) complete the final stage of building a sub-irrigated planter by watering a Serrano pepper
during the sub-irrigated workshop. Photo is courtesy of Rosalba Lopez Ramirez.



THE KELLY STREET GARDEN: GREENING NYC

Figure 13: On June 19th, 2014 the Department of Environmental Protection (DEP), Workforce Housing Group
(WHG), GrowNYC, Banana Kelly Community Improvement Association, the Department of Housing Preservation
and Development (HPD) and partners celebrate the completion of the Kelly Street Green garden by planting
plants. Photo is courtesy of New York City Department of Environmental Protection.

Figure 14: A rain harvesting system is tucked away in the garden between 924 and 920 that is capable of
capturing up to 13,500 gallons of water at a time or as much as 250, 000 gallons annually, helping to reduce
runoff into the East River. Photo is courtesy of New York City Department of Environmental Protection.
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THE KELLY STREET GARDEN: CHEF IN THE KITCHEN

Figure 15: Under the supervision of adults children mix up locally grown kale and vegetables ingredients during
first Chef in the Kitchen cooking class. Photo is courtesy of Rosalba Lopez Ramirez

Figure 16: Special Chef Guest Harry B. McNeary from the Urban Rebuilding Initiative a local non-profit working
with at risk youth in the Bronx shares with residents how to cook a nutritious recipe with broccoli leaves as well
shares resources with residents. Photo is courtesy of Kelly Street resident.
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Figure 17: Garden Committee member Sonya writes down her special recipe for Cobb salad using fresh
ingredients from the garden while being filmed by videographer from the Five Borough Farm Project. Photo is
courtesy of Rosalba Lopez Ramirez.

Figure 18: Kelly Street residents take a group picture after a successful cooking class in which they participated
in making a Peruvian main course meal during the second Chef in the Kitchen cooking class. Photo is courtesy of
Harry B. McNeary III.
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THE KELLY STREET GARDEN: COMMUNITY BUILDING

Figure 19: Young boys living on Kelly Street work alongside Alex, a volunteer from The New School, to build a
tree guard on the block. Photo is courtesy of Lonnie Brice.

Figure 20: Residents take a moment to celebrate the completion of the first tree guard on Kelly Street built by
their efforts and support of local Bronx volunteers. Photo is courtesy of a Kelly Street resident.
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Figure 21: This handmade poster was one of 32 posters made by residents. The illustration was created by an
eight-year-old girl living on Kelly Street and it was posted on the tree guard built by residents in the summer of
2014.

Figure 22: On Saturday, June 14th, 2014 the garden officially opened to Kelly Street residents and alongside
Garden Coordinators, Rasheed (right) and Rosalba (left) they endeavor to plant over 1500 edible vegetables and
herbs in the garden. Photo is courtesy of a Kelly Street resident.
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Figure 23: Resident Carolyn (left) and Hopey (right) work with their 3 year old granddaughter Anaya to plant
the first batch of purple and green cabbages on a warm summer day. Photo is courtesy of Rosalba Lopez
Ramirez.

Figure 24: Young garden participants weigh and take note of the weight of the cherry tomatoes they harvested.
Photo is courtesy of Rosalba Lopez Ramirez.
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THE KELLY STREET GARDEN: BUILDING LEADERSHIP

Figure 25: The Calixto family. From left, 11 year-old Yazmin, 9 year-old David and their mother Rosa take a
snapshot after assisting Rosalba, a Garden Coordinator (right), with two cooking demos during the 11th annual
Hunts Point Fish Parade at Barretto Point Park. Photo is courtesy of Yvette Ramirez.

Figure 26: Garden Committee member Lonnie conducts a workshop on how to build a sub-irrigated planter at
Hostos Community College in the Bronx after learning and building three sub-irrigated planters in the Kelly
Street Garden.
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Figure 27: Garden Committee member Faye Bonas sitting near the mural she helped paint. Photo is courtesy of
Rosalba Lopez Ramirez.

Figure 28: A camera crew interviews Carolyn Waring about her personal experience with the garden which is
compiled into a short video along with the perspectives of 4 other garden participants. Photo is courtesy of
Rosalba Lopez Ramirez.
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THE KELLY STREET GARDEN: 2014 SUMMER

Figure 29: Garden Coordinator Rasheed and Malayka Rios (not pictured) conduct a hands-on workshop and
build a trellis for cucumbers alongside Kelly Street residents.

Figure 30: Two art installations were created by young people during a hands-on painting workshop that took
place on the block and was facilitated by visiting artist Mauro Carrera (far right). Photo is courtesy of Kelly
Street Resident.



Figure 31: The garden acted as a meeting space for a community of residents who worked alongside Banana
Kelly Community Improvement Association organizers to plan and organize a summer block party for the
community. Photo is courtesy of Rosalba Lopez Ramirez.

Figure 32: Sunflowers in full bloom and growing corn stalks in the summer welcome families member on a
weekday morning to harvest and play in the garden. Photo is courtesy of Rosalba Lopez Ramirez.
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Figure 33: On a Saturday afternoon young garden participants Tiana (left) and Isiah (right) share a couple of
hip-hop dance moves after a long day of harvesting in the garden. Photo is courtesy of Rosalba Lopez Ramirez.

Figure 34: A view of the Kelly Street block during the community-organized summer block party. Photo is
courtesy of Banana Kelly Community Improvement Association.



Figure 35: The summer block party invites residents on the block to gather and convene on the stoop of 928
Kelly Street, one of the buildings that were renovated through the Kelly Street Restoration Project. Photo is
courtesy of Sasha Phyars-Burges

Figure 36: A street that caters to motor vehicles is transformed for one afternoon into a performance space in
which adults and children engage in dance and physical exercise during the summer block party. Photo is
courtesy of Sasha Phyars-Burgess.
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Figures 37a,b: (Left) Set and ready to go, a young child holds a garden tour sign to invite garden visitors to
experience and learn about the crops and endeavors taking place in the Kelly Street garden during "Field Day" a
community engagement event. Photo is courtesy of Sasha Phyars-Burges. (Right) Garden Committee member
Lonnie provides a tour in early fall to visitors from the New York City Department of Housing Preservation and
Development (HPD). Photo is courtesy of Rosalba Lopez Ramirez.

Figure 38: All smiles! After a community dialogue, residents, visiting artist and supporters of the Kelly Street
Garden take a moment to take group picture on “Field Day”. Photo is courtesy of Sasha Phyars-Burgess.
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Figure 39: Children are instructed by their guest yoga instructor Mary Anne to reach for the sun as part of their
first free yoga class that took place in the garden in the summer. Photo is courtesy of Priscilla P. Stadler.

Figure 40: The Kelly Street Garden joined over 300,000 activists for the People’s Climate March as members of
the New York City Environmental Justice Alliance. Photo is courtesy of Rosalba Lopez Ramirez
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THE KELLY STREET GARDEN: 2014 FALL/WINTER

Figure 41: Firefighters from the Fire Department of New York (FDNY) provide a workshop on fire safety in the
Kelly Street community room. Photo is courtesy of Rosalba Lopez Ramirez

Figure 42: Good: food,
company and a poetry reading
made our first "Friendsgiving"
a memorable night in which
25 residents and volunteers
mingled and celebrated the
harvest of the garden and
community. Photo is courtesy
of Rosalba Lopez Ramirez.
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Figure 43: The first family Halloween party held in the garden drew 80 residents from Kelly street to enjoy fun
activities including breaking the pifiata, watching Beetle juice, and free food. The event was entirely organized
by The Kelly Street Garden Committee and residents on the block who gave their time and made financial
contributions to make the Halloween party possible. Photo is courtesy of Rosalba Lopez Ramirez.

Figure 44: Children wait to win a raffle prize as part of the Halloween party.
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Figure 45: Garden committee member Sajata Epps (right) and Volunteer Randolph (left) work together to build
a greenhouse for the garden. Photo is courtesy of Rasheed S. Hislop.

Figure 46: Garden Committee Member Sajata Epps (left) gives a thumbs-up as the green house nears
completion.
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	Overview Date: December 8, 2014
	At-a-Glance Name: Kelly Street Restoration Project
	At-a-Glance Address: 916-928 and 935 Kelly Street 
	At-a-Glance Question 1: Kelly Street Restoration arose from an initial response to a deplorable housing condition and involved fully renovating neglected buildings and turning a large, garbage-strewn, underutilized open space into a garden and community building asset.  Until 2011, the five buildings at 916-928 and 935 Kelly Street in the South Bronx had over 2,000 building code violations, landing them on New York City’s list of 200 worst buildings. The Kelly Street Restoration project—a partnership led by Banana Kelly, Workforce Housing Group, and Monadnock Construction—involved rehabilitating the 81 units in these buildings, creating an 8,227 square foot community garden, and activating three adjacent empty basement apartments to serve and engage residents in community-building initiatives.
  
Several organizations came together in a public-private partnership to realize this project. The process was complex: After organizing residents with Mothers on the Move, Banana Kelly Community Improvement Association, Inc. worked with the city’s Department of Housing Preservation and Development (HPD) to transfer administrative control of the buildings, by court order, from the slumlord to Banana Kelly’s Executive Director as 7A Administrator.  While Banana Kelly worked to stabilize the properties, eliminating tons of garbage, evicting drug dealers, and repairing dangerous building conditions, Workforce Housing Group (WHG) acquired the mortgage note, foreclosed on the landlord, and repositioned the units as affordable housing with 60-year affordability controls.  We accomplished this without permanently displacing any residents, except those who left by choice or were engaged in illegal behavior.   The partners formed Kelly Street Restoration, LP, and received support from HUD’s Neighborhood Stabilization Program and 9% Low Income Housing Tax Credits , private bank loans and local elected officials. Beyond rehabilitating neglected housing stock and creating new affordable units, we sought ways to sustain the vibrant social fabric of the neighborhood, which would not only help maintain the newly-renovated housing but also spill over and have a broader community impact. To that end, Kelly Street Restoration, LP secured additional funding from the city’s environmental protection agency and a foundation to develop a community garden with integrated stormwater management green infrastructure.

To say we succeeded is an understatement: we prevented 230 low-income New Yorkers from having to live in, and potentially be ordered to evacuate from, sub-standard living conditions.  This translates into significant monetary savings that otherwise would go to emergency housing or homeless shelters, funding for emergency repairs, and other public resource drains.  Additionally, we were able to preserve and build on the fabric of this neighborhood, creating opportunities for community engagement and leadership.  Kelly Street residents, with support from Banana Kelly, WHG, and two on-site garden coordinators, established the Kelly Street Garden Committee that manages and operates the garden. The committee has transformed the garden into their own space, organizing a programs focused on leadership development, gardening skills, healthy eating and exercise, and community building. Between June and September 2014 alone, residents distributed 415 pounds of fresh produce to their neighbors and logged 415 volunteer hours at the garden’s educational, healthy cooking, and art workshops, with bigger plans for 2015.
	At-a-Glance City/State/Zip: Bronx, NY 10459
	At-a-Glance Question 2: Kelly Street Restoration deserves this award because it is an example for future redevelopment projects whose partners seek to rehabilitate decaying apartments with minimal displacement, ensure affordability for low-income tenants, preserve the neighborhood’s existing social fabric, and create rich spaces that open opportunities for broader inter-generational, multi-ethnic community-building, civic engagement, education and healthy living. We are able to impact these multiple issues because we remain committed to two principles: (1) cross-sector partnerships that maximize the reach of our collective resources, and (2) committing resources for ongoing resident engagement, even after project completion.

1. Cross-sector partnerships that maximize collective resources. The process of transforming the Kelly Street buildings from overleveraged, decaying structures to affordable, rehabilitated units with green infrastructure and a community garden was complex. Twelve hands shepherded the project through its various stages: (1) grassroots organizing at the resident level by two nonprofits to stabilize the buildings, (2) government intervention to provide emergency repairs and payment of utilities, (3) coordinated takeover of the buildings by a private developer to permanently—and proactively— address housing conditions and affordability, and (4) coordination with several City agencies, three private financial institutions, and one foundation to secure funding to complete the rehabilitation and develop the green infrastructure and garden components that are the basis for ongoing community programs. What stands out about this partnership structure is that it was orchestrated so that its various components enhance one another, making the Kelly Street Restoration Project more than the sum of its parts. For example, Kelly Street Restoration LP conceived of the community garden concept for the social benefits it could provide to residents, but also saw the strategic advantage in pursuing a City-sponsored green infrastructure grant to finance portions of the garden, enhancing the project’s overall value through its contribution to the City’s stormwater management objectives. 

2. Committing resources for ongoing resident engagement, even after project completion. The redevelopment process began with organizing residents against a negligent landlord. Residents became advocates for their buildings; many of the most active ones living on the block for at least 30 years. Kelly Street Restoration LP committed significant resources to honor and sustain the strong existing social fabric among them. First, residents were temporarily relocated, 67% returning to the rehabilitated buildings at equal or lesser rents. Second, WHG and Banana Kelly pursued additional financing to develop the garden and dedicated three adjacent basements apartments to complementary uses, including one to house garden coordinators who assist with day-to-day management. Finally, WHG and Banana Kelly provide ongoing technical assistance to the resident-led Kelly Street Garden Committee and help build partnerships with local nonprofits to enhance service offerings. In these trying economic times restoring distressed affordable housing units in a community that has been plagued by blight, neglect, drugs, crime and desperation is a Herculean task. However, by putting partnerships and people first, the Kelly Street Restoration Project represents a novel approach to redevelopment that maximizes the project’s positive impact on residents, the surrounding neighborhood, and on the city’s pressing urban challenges.
	Project Description Question 1: The underlying value of this project is to improve the lives of our residents through high-quality affordable housing and access to community building mechanisms.  To do this throughout a long and complicated development process necessitated building meaningful partnerships with residents and across sectors. This enabled us to overcome challenges and resource constraints faced by any one stakeholder. This has been evident in the financing partnership among City agencies, private banks, and Kelly Street Restoration LP that made possible the affordable housing redevelopment, as well as in the nonprofit partnerships we continue to build to deliver community- and capacity-building services now that rehabilitation is complete. For example, Kelly Street Restoration LP is partnering with The Laundromat Project to deliver year-round arts programming to the community after some successful engagements with residents during the summer 2014. 

The project’s three main goals are to: (1) improve housing conditions while securing long-term affordability for all units; (2) sustain existing social fabric by minimizing permanent displacement; and (3) strategically use the properties’ assets to promote community building and social good, with ongoing resident input.  While rehabilitating 81 units and making them affordable for 60 years, we minimized displacement of existing residents and kept the social fabric of the existing community.  Two-thirds of the 42 original tenants returned to Kelly Street; the rest either were unlawful occupants or permanently relocated of their own volition. And with the development of Kelly Street Garden, the deployment of three ground floor apartments (as a community room, housing for an on-site garden coordinator, and an artists’ studio, respectively), and the incubation of the Kelly Street Garden Committee, we are able to provide community space to our residents as well as the opportunity to involve them in the operation and management of the space.  

Clearly, much was accomplished in a short period of time (barely two years). One of the trade-offs we experienced was directly connected to this timeframe.  With many public and private agencies and organizations involved in various aspects of this project, we were not able to engage the residents in as much of the design and planning process as we would have liked. However, we are actively working on resident engagement to ensure that the restoration meets residents’ needs into the future. Emerging design requirements (e.g. the need to double the height of some raised beds so that older residents can comfortably use them) will be a priority when considering how to invest in the garden’s future development, and residents are already taking charge on physical garden modifications to meet their goals, such as building a greenhouse and low tunnels for winter. We will, of course, continue to engage with the garden committee, which has taken the lead on garden management and operations.  

	Project Description Question 2: The South Bronx experienced massive disinvestment and destruction in the 1970s. Bronx Community Board #2 (CB 2), where this project is located, lost about 70% of its housing stock and population in the years between 1975 and 1980.  In the intervening years, through public investment and the redevelopment efforts of local groups, including WHG and Banana Kelly, the area was rebuilt. This is a community that has excellent infrastructure, being served by three subways lines; provides easy access to surrounding areas through the Bruckner and Cross Bronx Expressways; is surrounded on the southeast by the Bronx River; and has a vast array of supportive service agencies and organizations.

Still, our residents live in the poorest Congressional District in the United States. In CB 2, median household income is $19,443 (dead last in the city).  The area has one of the lowest home ownership rates in the city at 6.5% (an accepted measure of transient population).  The poverty rate is over 46%; unemployment is at 16%.  Nearly 30% of the population is foreign born. The area is home to successive waves of immigrants, mostly from the Caribbean, Central/South America, and Africa.  From an educational perspective, South Bronx students continue to under-perform other students from around the city, state, and nation.  Our high school graduation rate consistently hovers around 40 to 50%; our dropout rate lies in the 50 to 60% range.  

Our target audience is comprised of current and future residents of all ages whose ethnic backgrounds mirror the surrounding South Bronx, specifically African-Americans and Latinos, including recent immigrants who are largely from Mexico, South America, the Dominican Republic, and Africa. Among residents in the Kelly Street Restoration project buildings, median income was $26,357 in June 2014. Thirty-seven percent were African American and 60% were Hispanic. Direct beneficiaries include the residents in the 81 affordable housing units along Kelly Street, of course, but also the residents from the entire neighborhood.  To demonstrate the diversity of impact, 32% percent of visitors to the garden’s programs lived in one of 81 units, 34% lived in other buildings on the block, and 15% were from outside the local area. 

While our Congressional District may have the highest poverty rate in the country most of the people of our district are working as hard as they can not only to survive, but also to provide their children with opportunities for the future.  If a person does not have a decent place to live other social issues will be affected: poor nutrition, access to healthy food choices, a stable living environment.  Taken together, other community goals we are broadly addressing—and which will be impacted by this project—include:  elimination of blight, tenants’ right to return to their own homes, long-term affordability, resident engagement and involvement, environmental sustainability and healthy living. By addressing these issues, Kelly Street Restoration will positively affect the residents of these buildings, our community and the entire South Bronx neighborhood.


	Project Description Question 3: To overcome financial and administrative challenges of dealing with some of the most deteriorated buildings in the City, the project required enduring commitment and courage from individuals, agencies and institutions. Key elements of our approach—maximizing building assets, forging strong partnerships to take advantage of collective resources, and empowering residents to shape the development—are not context-specific. The first key element occurred in 2011 when then-Public Advocate Bill de Blasio included the five buildings on the City’s list of worst multifamily buildings. HPD placed the buildings in the Alternative Enforcement Program and helped make emergency repairs. Banana Kelly’s president was appointed 7A administrator, giving license to clean buildings, evict drug dealers, restore heat and hot water, and dissolve liens on the buildings, which would have dramatically increased rehabilitation costs. It was critical to involve Workforce Housing Group, which specializes in repositioning distressed assets as affordable housing. WHG negotiated purchase of the distressed mortgage from Ridgewood Savings Bank and foreclosed on the landlord.

Kelly Street Restoration, LP was formed and consisted of partners Banana Kelly, WHG, and Monadnock Construction to take joint control of buildings. The partnership hired architects to draft concept plans, including the community garden. WHG put together the financing deal, working collaboratively with HPD. This included creative deployment of Affordable Housing Preservation Fund and HUD Neighborhood Stabilization Program funds to finance acquisition and construction, in addition to 9% Low Income Housing Tax Credits syndicated by National Equity Fund. Chase provided construction lending and a first mortgage. Finally, local elected officials assisted with the needed tax exemptions, coordinating city agencies, and pushing the tax exemption legislation through the city council.

This process took two years, but we successfully closed on financing.   By January 2013, gut renovation was complete and two-thirds of the original residents returned to their apartments, without facing rent increases. The remaining tenants left of their own volition or had been unlawful occupants.  The project was not complete, however.  With assistance from the NYC Department of Environmental Protection, we improved the environmental footprint of the development with a green infrastructure project. A grant from TD Charitable Foundation financed the garden. GrowNYC helped recruit garden coordinators and consulted on garden details. Coordinators and interested residents initiated the Kelly Street Garden Committee and began planning events, forging relationships with other local nonprofits; now run their own events; they will spearhead future community building initiatives.
	Project Description Question 4: Kelly Street Restoration consisted of roof replacements, exterior sidewalk/concrete replacement, masonry work, replacement of public hall stairs, joist replacement, new kitchens and bathrooms, new apartment doors, window replacement, new entrance doors, replacement of the storm drainage system, plumbing, electrical and lighting upgrade, and new security systems. Residents who occupied apartments in the buildings were temporarily relocated during construction, and moved back into their newly renovated units when work was complete. 

Development costs for Kelly Street Restoration totaled $16,936,500. Acquisition and rehabilitation costs for the housing component made up $16,539,000 ($285.16 per square foot of building area). Green infrastructure components totaled $297,500 and other garden costs equaled $100,000 for a total $39.39 per square foot cost (including surface area of green roof).

Housing Component: A short term bridge loan from the Affordable Housing Preservation Fund—a $100 million real estate equity fund established by Citi Community Capital and L+M Development Partners— was used to purchase the debt on the portfolio from Ridgewood Savings Bank. The NYC Department of Housing Preservation and Development (HPD) provided a $3.4 million acquisition loan through its Participation Loan Program, funded by HUD’s Neighborhood Stabilization Program. JP Morgan Chase provided a $9.28 million construction loan. HPD also awarded WHG 9% Low Income Housing Tax Credits which yielded $9.28 million in developer equity used to pay additional construction costs and pay down the bank loan to a supportable level. National Equity Fund, an affiliate of Local Initiatives Support Coalition (LISC), served as tax credit syndicator and Morgan Stanley as tax credit investor. Additional permanent financing came from developer equity, a loan from the NY City Employee Retirement System, and a first mortgage from JP Morgan Chase. Finally, Councilmember Arroyo sponsored legislation to provide a necessary tax abatement to ensure the ongoing affordability of the project. Garden and green infrastructure component: The NYC Department of Environmental Protection provided a $297,500 grant to finance the storm water management component to feed into the garden and TD Charitable Foundation provided the remaining $100,000 to complete the Kelly Street Garden.  

	Project Description Question 5: This project is on the cutting edge of a redevelopment model that combines the talents, hard work, and connections of a local CDC with the resources, talents, and capital of for-profit housing developers, supplemented with a combination of private funding leveraged against public investments. In terms of significant urban issues, affordable housing, resident engagement, inter-generational and multi-ethnic community building, and healthy living remain pressing urban issues.  The main goal of the project was to develop high-quality affordable housing that not only offers residents supplemental resources to help reweave the fabric of the community, but also empowers them to determine what those resources are and how they are delivered. Our model is unique because: (1) we maximized existing building assets (i.e. outdoor space, rooftop, and basement apartments) to frame what services we offer residents, and (2) we relied on, and continue to seek, cross-sector partnerships to make the best use of (scarce) collective resources. These foundations are not context specific and, as such, can be adapted to varying circumstances across a range of urban contexts. Through the cross-sector partnership we stabilized and took control of deteriorating housing stock in a blighted area—saving City dollars on emergency housing solutions—through collaborations among MOM, Banana Kelly, WHG, and Monadnock Construction, financing from the Affordable Housing Preservation Fund, and HPD’s creative use of Neighborhood  Stabilization Program funds. We locked in 60-year affordability for families with 50-60% AMI in one of the most expensive real estate markets in the country. With DEP’s assistance, we installed green infrastructure that meet the City’s environmental objectives and feeds into a garden, built with support from TD Bank and GrowNYC, meeting demand for no- or low-cost produce and safe outdoor space. This creates a platform for residents to self-direct neighborhood transformation efforts. This summer the garden fed 117 adults and children free, wholesome meals featuring garden-grown produce. Through Chef in the Kitchen and other programs, facilitated by residents, the garden is creating a culture of reciprocal teaching/learning; logging over 415 volunteer hours dedicated to garden maintenance; hosting over 150 visitors at garden events/workshops; and harvesting/distributing over 450 pounds of fruits and veggies—for free—in an area with limited access to affordable healthy food. This differs from typical community development corporations that provide housing with wrap around services for low-income populations. We firmly believe that giving our residents the power to decide not only the objectives to focus on, but also the strategies to pursue and dedicated personnel to help them get there, is critical to regaining their voice and reclaiming the power to define their community. Groups facing different urban challenges can adapt this approach to have a strong impact on residents’ experience of their community while addressing their cities' own needs.


