INQUILINOS
BORICUAS EN
ACCION

DHCD - Community Investment Tax Credit Program
IBA - Inquilinos Boricuas en Accion
CDC Community Investment Plan (CIP)

SECTION 1: Community or Constituency(ies) to be served by the organization

Established in 1968, IBA — Inquilinos Boricuas en Accidn is a dynamic Community Development
Corporation whose original mission focused on addressing the displacement of low-income
Puerto Rican families due to urban renewal in the South End neighborhood of Boston. Today,
more than fifty years later, IBA has grown into a national model for community development
that cultivates and preserves culturally diverse affordable housing communities and provides
low-income residents with opportunities to reach their full potential through innovative
programmatic offerings.

While IBA has produced more than 1,000 units of housing throughout its history, we currently
own and preserve 667 units of high-quality affordable housing, primarily located in our Villa
Victoria (Victory Village) community in the South End. While ambitious about improving their
situation, our resident constituents (1,162 tenants) often lack the skills and opportunities to
create meaningful changes in their lives. Moreover, persistent poverty hinders the
developmental potential of community members. This affects entire families, from children and
youth that lack access to quality education, to adults who face barriers to achieving financial
and housing stability, to elders who struggle to maneuver through federal and state benefit
programs. With 99% of IBA’s residents classified as low-income, IBA’s services foster the
community’s ability to reach their full potential by securing affordable housing, facilitating
social mobility through empowerment resources, offering access to quality education, and
providing pathways to economic mobility.

Apart from Villa Victoria, IBA has successfully rehabilitated and preserved 44 units of housing
for low-income seniors at the Robert Fortes House in Lower Roxbury and developed 31 units of
affordable housing in Mattapan. We also provide 11 units of supportive housing to formerly
homeless clients of the Department of Mental Health. Finally, IBA successfully acquired 146
units of low-income housing from BHA as part of the West Newton/Rutland Apartments and
secured financing for the project. Renovations began in February 2019 with all work plans
developed in accordance with refinancing covenants; this project is projected to be complete
by April 2022.

In addition to housing, IBA has developed commercial properties including two minority-run

businesses (a bodega and a restaurant), the neighborhood’s US Postal Service Office,
community program facilities, and IBA’s corporate headquarters. While IBA’s Villa Victoria
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Center for the Arts — once New England’s largest Latinx arts center — was closed, IBA is in the
process of rebuilding a new community arts center at the same location on 85 West Newton
Street.

Along with affordable housing and commercial properties, IBA administers five community
programs: Preschool, Youth Development, Financial Empowerment, Resident Services, and Arts.
The majority of our 1,162 community members are Latinx (48%) and Asian (31%), with smaller
cohorts representing Black (14%) and White (3%) populations. Of this population, IBA’s program
participants are primarily from Villa Victoria and the surrounding South End and Lower Roxbury
affordable housing communities. Through education, basic needs services, and empowerment
programming, IBA serves low-income participants in the following age groups:

e Children from 2.9 to 5.5 years old

e Opportunity youth and young adults from 14 to 18 years old

e Adults up to 65 years old

e Senior citizens/elderly from age 65 years and on

Program Descriptions:

e [BA's Preschool Program, the first bilingual Pre-K program in the state of
Massachusetts, delivers early education that fosters the development of children ages
2.9 to 5.5. Participants receive extensive individual support and group instruction
promoting a love of learning and school readiness.

e |BA's Youth Development Program (YDP) prepares 40-50 low-income high school
students for college and professional careers through an employment-based, social
justice-themed curriculum that challenges participants to think critically, excel in school,
grow socially and emotionally, and improve their communities through civic
engagement.

e [BA's Financial Empowerment Program offers participants the opportunity to gain
financial empowerment through 1:1 financial literacy coaching and group financial
education classes.

e IBA's Resident Service Program (RSP) engages IBA's affordable housing residents,
particularly seniors, in case coordination as well as health and wellness, social and
recreational, and self-sufficiency programming that promotes stability, mobility, and
community well-being. The program also connects residents with additional internal and
external programming resources.

e [BA's Arts Program celebrates Latinx arts and culture by forming dynamic cross-cultural
collaborations. The program’s year-round calendar includes a range of performances,
concerts, gallery exhibits, and discussion panels accessible to the entire community.

SECTION 2: Involvement of community residents and stakeholders

Governance:
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IBA’s community-controlled Board of Directors reflects our founding principles of active
community inclusion and participation. Our Board, which is usually made up of seventeen
members, is currently comprised of five Villa Victoria residents and eight non-residents due to
limitations caused by the COVID-19 pandemic. For residents to qualify to be part of the Board,
he or she must be 18 years of age or older, be listed on the lease, pay the one-dollar annual
corporation membership fee, and be in good standing with the lease compliance. By having
residents on the Board, IBA remains committed to involving residents in the organization’s
overall operations and having their voices heard. The remaining eight Board members bring
experience in areas that include affordable housing development, asset and property
management, finance, law, program development, education, communications/marketing, and
fundraising.

Of the thirteen Board members, 46% are White Hispanic, 23% are Black Hispanic, and 31% are
White Non-Hispanic. This diverse and dynamic Board is responsible for developing the overall
strategy of IBA, as well as overseeing the organization’s financial performance and
management. The Board hires and supervises the Chief Executive Officer, who oversees as of
IBA’s programs and staff. The Board’s primary committees include Executive, Finance, Real
Estate, and Programs. These committees have distinct roles and responsibilities that make the
work of the Board more efficient. The Board at large meets a minimum of six times a year.
Likewise, the Real Estate, Finance, and Program Committees meet on a bi-monthly basis, while
other committees meet as needed. Board members attend our programs’ end of cycle
celebrations and have also contributed financially or connected us with major institutions that
have led to key grants.

Resident Engagement
In 2021, IBA came to the end of its five-year Strategic Plan, which was originally put forth in
2017. Our strategy was developed with input from Villa Victoria residents, IBA staff, Board and
key stakeholders. IBA’s Strategic Plan provides a roadmap for the provision of services,
advocacy and organizational development, our key strategic priorities are as follows:

e Housing: IBA’s housing is high-quality, affordable, sustainable and safe, and provides a

vibrant place for lower-income families to live and build community.

e Resident services and engagement: IBA residents are core to the organization’s mission
and demonstrate strong leadership throughout the organization and the community.

e Education: IBA’s educational programs will address student needs and individual
development for residents and community members from preschool through
adulthood.

e Arts: IBA’s arts programming will preserve Latinx culture and heritage and will be a
vehicle for building community and for sharing and embracing its diversity.

Residents were included in every aspect of the planning, development, and final approval of
IBA’s Strategic Plan 2017-2021. Residents participated and provided their ideas and opinions via
different avenues, leading to the creation of an inclusive plan. They participated in focus groups
and individual interviews/surveys. Additionally, we created task forces to work on the various
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topic areas, and each group had at least two residents as members. Through these structures,
residents helped lead the Strategic Planning Process and provided critical feedback. We are
currently developing the 2022-2026 Strategic Plan utilizing the same methods and feedback
channels, as well as setting similar goals for our organization and community.

Our day-to-day operations also include resident feedback and involvement. We work closely
with our residents in every aspect of property management and with every renovation project
we undertake. Residents have abundant opportunities to voice their ideas, concerns and
feedback on how to improve our properties and to address management concerns. We do this
via monthly community meetings, and at the individual level through our Resident Services
Program (RSP). Through RSP, we are able to keep a pulse on our residents’ needs, and we
maximize their tenancy by responding to those needs.

We also conduct outreach and resident engagement through newsletters, phone calls, emails,
and door-to-door canvasing of our community. This type of outreach is valuable to promote
IBA’s programs, as well as broader initiatives within the City and the State. During the COVID-19
pandemic, we have employed additional mechanisms for outreach and engagement, such as
socially distant outdoor community events and meetings, as well as announcements
throughout the community using a bullhorn, among others. Residents responded positively to
these campaigns and their engagement has remained high during these times of social
distancing. Resident participation and feedback on our programs, services, and property
management is important. Equally important is their feedback on regional, municipal, and
neighborhood plans. We encourage our residents to participate in all at-large community
meetings in areas that affect the neighborhood and their lives, including in-person or virtual
meetings with elected officials and involvement in advocacy days at the Massachusetts State
House and Boston City Council.

A good example of IBA’s commitment to outreach and resident engagement is the
organization’s Community Ambassador Program, which is run by RSP staff. Founded in 2019,
the Community Ambassador Program is a paid work opportunity ($14.25/hour) that empowers
IBA’s affordable housing residents for higher levels of membership, volunteerism, role
modeling, and leadership. All Community Ambassadors are members of IBA’s Villa Victoria
housing community and work as liaisons between the community and RSP staff. Community
Ambassador duties include recruiting neighbors to participate in IBA activities and events,
recommending potential activities and events to RSP staff, and meeting with RSP’s Resident
Services Director on a weekly basis in order to create a community work plan. With the help of
its Community Ambassadors, IBA is able to advertise its programming events and services more
widely as well as receive vital feedback from its community.

As shown, IBA continues to actively engage residents to receive feedback on our current work
and future plans via community meetings, resident surveys, newsletters, phone calls, emails,
and door-to-door community engagement. We remain committed to including our residents
and stakeholders in our Community Investment Plan (CIP) implementation, monitoring, and
evaluation.
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SECTION 3: Plan goals

IBA’s CIP is rooted in our history, our experience, and our vision for the future. Our vision is to
build community power through a comprehensive approach to community development.
Building on over fifty years of experience, we will continue to develop and preserve safe and
culturally diverse affordable housing communities whose residents will have opportunities to
increase their social, educational, economic, and political power, in order to reach their full
potential. We use the arts as an innovative community-building tool to increase cultural pride
and foster cross-cultural connections. Through our work, IBA will continue to serve as a national
model of excellence for the integration of affordable housing with comprehensive community
programming.

To realize our vision, we propose to use Community Income Tax Credits (CITC) to support our
plan’s three main goals: Preserve and develop affordable housing; Develop IBA’s new Center for
Community Action, Self-sufficiency, and the Arts, or The CASA; and Increase equity and
social/economic mobility in our community.

A. Preserve and develop affordable housing

Given the housing crisis in the City of Boston, preservation and development of high-
quality, stable, and sustainable affordable housing is at the core of IBA’s mission and
community development work. One of our priorities is to preserve the current stock of
affordable housing units in IBA’s portfolio. Our plan requires the refinancing of some of
our properties and reinvestment in the care, maintenance, and energy efficiency of the
units.

Additionally, we are looking for opportunities to increase the supply of affordable rental
housing through the redevelopment of two of our properties: 2 San Juan Street and 405
Shawmut Avenue. These projects will yield a total of 40-50 units.

Finally, after successfully acquiring, refinancing, and rehabbing 146 housing units from
the Boston Housing Authority (BHA), we are prepared to engage the BHA in a similar
partnership with Torre Unidad, an elderly and disabled high-rise building in the heart of
the community of Villa Victoria.

GOALS:

1. Refinance and rehab the following existing properties in IBA’s portfolio: South End
Apartments, Casas Borinquen, Robert Fortes House

2. Redevelop 405 Shawmut Avenue to a maximum of 6-7 units of affordable rental
housing

3. Redevelop 2 San Juan Street to at least 40 units of affordable rental housing

4. Work with the BHA to preserve units of affordable rental housing at Torre Unidad

IBA’s CIP 2022-2024 5



B. Develop IBA’s new Center for Community Action, Self-sufficiency, and the Arts, or The
CASA
IBA manages and develops high-quality affordable housing for low and moderate-
income individuals and families. It has become a national model for integrating
culturally responsive programs and bilingual services with housing to empower and
engage residents to advance their social and economic stability and mobility. IBA has
grown to include eight different housing developments with 667 units for nearly 1,200
residents. This expansion, coupled with the rising cost of living in Boston, has meant an
increase in the need for our resident services, education, and arts programming. The
CASA will enable IBA to effectively meet these demands by increasing and improving the
space we currently have available to serve our community and support our staff.

In 2020, we lost Villa Victoria Center for the Arts, a 152-year-old church which housed
our arts program and other community gatherings. We planned to renovate this
building, but we discovered it was structurally unsound. The cost to renovate far
outweighed the cost to rebuild. The CASA will not just replace the building that once
stood at 85 West Newton Street. IBA will develop a dynamic community center with
expanded and more functional spaces to best fit our needs today and well into the
future. The CASA will:

e Strengthen IBA’s service delivery and create greater work efficiencies by
centralizing our programs and staff under one roof. (Except for the Preschool
Program, which will retain its current location.)

e Expand IBA’s education programs, outreach, and community gatherings that
foster equity by increasing classroom and meeting spaces.

e Enhance IBA’s Arts Program through flexible performance spaces, the addition of
art galleries, and by increasing the variety and frequency of our arts education
offerings.

e Deepen IBA’s commitment to advance and share our culture by creating a
definitive home in Boston for Latinx art, music, and literature.

GOAL:
1. Redevelop the 85 West Newton Street parcel as IBA’s new CASA

C. Increase equity and social/economic mobility in our community
For more than five decades, IBA has provided a comprehensive collection of community
empowerment programs and services that help increase the economic, educational,
social, and political power of our residents and the individuals that we serve. These
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programs are part of IBA’s holistic vision for a safe, vibrant, and diverse community that
has access to equitable opportunities. Our community building programs include our:
Preschool Program, Youth Development Program, Financial Empowerment Program,
Resident Services Program, and Arts Program (see detailed descriptions of our programs
under Section 1). These programs open opportunities for our residents and participants
and help close the economic, educational, and social gaps that persist in our society.
Through these programs, individuals access important tools to increase their resiliency
and create a path towards self-sufficiency.

GOALS:

1. Preschool Program will prepare children for Kindergarten

2. Youth Development Program will engage 50 youth and provide stipend jobs for 50
teens in order to equip them with the skills needed to succeed at school, work, and
beyond

3. Financial Empowerment Program will offer 85 clients asset building classes and
personalized financial education coaching as they pursue financial goals

4. Resident Services Program will provide direct case coordination, referrals, and
educational workshops that promote the well-being of our residents, in particular
our community elders.

5. Arts Program will execute year-round arts and cultural programming, including
special events such as the Tito Puente Latin Music Series and Festival Betances, all of
which will be accessible to low-income residents

SECTION 4: Activities to be undertaken

A. Preserve and develop affordable housing

Activities related to this goal include:

1. Securing financing for three properties in IBA’s portfolio: South End Apartments,
Casas Borinquen, and Robert Fortes House

2. Creating renovation and rehabbing plans for the above properties in accordance
with refinancing covenants

3. Engaging residents and the community in renovation designs, construction plans,
and timelines

4. Developing strong plans and communication with residents in case they are
temporarily relocated during construction to minimize disruption to households to
the extent possible

5. Securing financing for the redevelopment of 405 Shawmut Avenue and 2 San Juan
Street properties, and engaging Villa Victoria and South End residents in the design
and development of these properties
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6. Engaging the BHA in conversations about the conversion of Torre Unidad

IBA employs a strong and experienced team of real estate, affordable housing,
architectural, and asset management professionals and consultants who work through
the complex and copious details that are associated with the refinancing, acquisition,
renovation, preservation, and management of affordable housing. This team, including
our contract with Maloney Properties, will conduct and perform the activities that will
lead to the successful achievement of our CIP goals in this area.

B. Develop IBA’s new Center for Community Action, Self-sufficiency, and the Arts, or The
CASA
Activities related to the development of IBA’s CASA include:
1. Finalizing all development design and continuing high community engagement
2. Securing all permitting and zoning approvals
3. Creating a strong capital campaign plan to raise necessary philanthropic funds for
this project

IBA has put together an extremely experienced and knowledgeable team of architects,
engineers, construction professionals, consultants, and attorneys who, with our internal
expertise and community input, will support our goal of creating this important
community space.

C. Increase equity and social/economic mobility in our community
IBA’s holistic approach to community development is anchored in the belief that a
strong, safe, vibrant, and diverse community is more than housing and facilities. We
believe that living in a healthy environment is a fundamental right, which is
strengthened by education, social and financial empowerment, and arts programming.
This is why our team, together with residents, neighbors, sponsors, foundations, friends,
and volunteers join efforts to support our programs, which help individuals access
services, build skills, gain knowledge, and embark on paths to self-sufficiency.

We propose doing this by continuing to support and sustain IBA’s holistic programs.
IBA’s Resident Services Program acts as the point of contact for tenants in need of
additional services. They make internal referrals to our programs and external referrals
as needed while facilitating stable housing, food access, and health and wellness
programming. Through our Preschool Program, we ensure that children are ready to
enter Kindergarten, which is pivotal for their success in their academic careers. Similarly,
the Youth Development Program provides opportunities for teenagers to learn and
practice skills needed to be successful at school and in the workforce. The Financial
Empowerment Program provides vital financial education to both youth and adults.
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Finally, IBA’s Arts Programs promotes local and international Latinx artists while offering
access to high-quality arts programming to low-income residents.

SECTION 5: How success will be measured and/or evaluated

A. Preserve and develop affordable housing
We will measure success by keeping track of our current real estate affordable housing
timeline for each of the properties that are under consideration in this plan. IBA has
created a dashboard to track our progress on our housing goals. This has proven
successful as demonstrated by our success in achieving the goals of our previous CIP,
and IBA’s five-year Strategic Plan. We plan to conduct the refinancing of South End
Apartments and Casas Borinquen first in 2022-2023; followed by the refinancing of
Robert Fortes House in 2025. We will work on redevelopment plans (financing, design,
approvals) for 2 San Juan and 405 Shawmut in 2025-2026. Construction will commence
in 2026. Meeting these goals is not only complying with our work plan, but rather living
up to our mission. Affordable housing was the main objective for the creation of IBA and
it is still our main reason for existence.

B. Develop IBA’s new Center for Community Action, Self-sufficiency, and the Arts, or The
CASA
Since May of 2021, IBA has been diligently working with a joint venture between two
M/WBE architectural firms, Studio ENEE and Ann Beha Architects, in designing our
multipurpose space that will become our new home. We have a detailed plan and
timeline for the design, cost estimating, permitting, approvals, and construction. We
plan to break ground in early 2023 and complete construction in late 2024. We will
measure success against said timeline that has been vetted and approved by our Board
of Directors. Additionally, we have created a synchronized capital campaign plan that
will be implemented alongside the development and construction phases of the
building.

C. Increase equity and social/economic mobility in our community
IBA uses Salesforce, a cloud-based database to provide descriptive statistics about the
participants we serve with special attention to attendance, participation, success, social
involvement, and progress (qualitative and/or quantitative). Salesforce eases reporting
processes, increasing our ability to assess our programs, report on outputs and
outcomes to funders, and adjust our programs accordingly to have a greater impact.

In addition, each program has its own measurement tools appropriate to the area they
service. For instance, under educational opportunities: our Preschool Program uses the
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industry’s gold-standard assessment tools such as: Focus on Pre-K, Boston Public
Schools’ nationally acclaimed curriculum for three- and four-year-olds; ASQ-3 — Ages
and Stages Questionnaires; and Environment Rating Scales, among others.
Furthermore, IBA recognizes that good evaluations start with the use of the right tools.
For example, in the Preschool, the integration of Teaching Strategies’ Creative
Curriculum allows teachers to keep track of our students’ performance since goals and
objectives are clearly defined.

SECTION 6: Collaborative efforts to support implementation

IBA manages a collaborative network of community partners to help support our efforts to
increase stability, mobility, and the wellbeing of local residents, families, and the community at
large. To help ensure long-term programmatic and financial sustainability, IBA is intentional in
establishing multi-year partnerships that, among many others, include state and city agencies;
neighborhood organizations; universities; and other non-profits. Self-sustaining and mutually
beneficial, our partnerships allow us to be more consistent with the highest quality
programming and less reliant on fundraising to meet programmatic needs. They also allow us to
share resources and best practices, while ensuring that we do not replicate services when it is
not necessary. We focus on creating partnerships with agencies that share our vision of
supporting healthy families and building a harmonious community.

State and City Agencies are critical in supporting IBA’s plan. Through funding, technical
assistance, certifications, and professional development, the following state departments and
agencies support us in implementing our plan: Department of Housing and Community
Development, Department of Early Education and Care, Department of Public Health, Office of
the Attorney General, Office of the Secretary of State, and the Massachusetts Cultural Council.
Similarly, city departments and agencies that support our efforts include the Department of
Neighborhood Development, Boston Planning and Development Agency, South End Landmarks
District Commission, Boston Housing Authority, Boston Police Department, Boston Parks &
Recreation Department, Boston Department of Youth Employment and Engagement, Boston
Centers for Youth and Families, Boston Public Schools, Boston Public Library — South End
Branch, Mayor’s Office of Food Security, and the Age Strong Commission. Resources and
funding support from these government entities enhance IBA’s plan, its effectiveness, and its
implementation.

As a South End neighborhood staple, IBA engages and collaborates with other Neighborhood
Organizations and Groups that align with our plan, including the South End Business Alliance,
Washington Gateway, Foodie’s Market, South End Community Health Center, United South End
Settlements, the Blackstone Community Center, and local restaurants, among others. We also
work closely with neighborhood associations, such as Blackstone/Franklin Squares
Neighborhood Association, Rutland Square Neighborhood Association, Pilot Block Association,
Friends of O’Day Playground, Union Park Neighborhood Association, Ellis Neighborhood
Association, and South End Forum, among others. These collaborations build bridges between
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our residents and our neighbors, and increase a sense of trust and partnership. For example,
our partnership with Friends of O’Day Playground enables collaboration on the park’s cleanup
and activities for the community at-large, such as the Tito Puente Latin Music Series and Bikes-
Not-Fights, among others. These collaborations increase the safety of the park and reduce drug
and violent activity in the same.

Collaborating with other Nonprofits helps us sustain our objectives while collectively
responding to the needs of the community. Our partners include Sociedad Latina, Hyde Square
Task Force, JumpStart, Fair Foods, Fresh Truck, Cooking Matters, Latinos for Education, YMCA of
Greater Boston, The BASE, Boston Builds Credit, Timothy Smith Network, FriendshipWorks,
Action for Boston Community Development (ABCD), Institute of Contemporary Art, and the
Dana Farber Cancer Institute. Additional important partners in our plan are institutions of
higher education, such as Berklee College of Music, BU Medical Center, Cambridge College,
Northeastern University, Harvard University, and MassArt.

Furthermore, we collaborate with Private Donors interested in investing in and strengthening
our communities for our wellbeing. These include Bank of America Foundation, Barr
Foundation, Clipper Ship Foundation, Comcast Foundation, Dana Farber Cancer Institute, John
Hancock Foundation, Liberty Mutual Foundation, National Endowment for the Arts, State Street
Foundation, The Boston Foundation, Schrafft Charitable Trust, Yawkey Foundation, Eastern
Bank Foundation, Adelard & Valeda Roy Foundation, and the United Way.

SECTION 7: Integration of activities/consistency with community strategy and vision

IBA’s plan for preserving and developing affordable housing, building The CASA, and supporting
our programs is directly related to Mayor Wu's plans to preserve affordable housing in Boston
and increase equity for low-income families of color. Through our programs, our plan also
addresses the widening income gap between communities of color and white households by
providing services that support underserved families by increasing access to opportunities to
improve their quality of life.

Moreover, our plan is a direct response to the challenges that our neighborhood faces, such as
gentrification. The South End suffers a tremendous need for more affordable housing,
particularly workforce/middle income housing. Likewise, we are in need of units that will
address the greatest demand, which are two- and three-bedroom apartments/condos. CITC
funds will help us advance our goals and activities that will help mitigate these challenges. Our
vision is to maintain the vibrancy of our neighborhood as we support their path towards
economic development and the self-sufficiency of our residents and program participants.

SECTION 8: Financing strategy

IBA has multiple revenue streams to assist in funding the operations and programs stated in
this CIP and to provide financial stability for the organization, and in turn, the community. We
believe that a strong financial portfolio is one that is as diverse as our community. Over the past
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three years, we have been successful in creating an endowment for IBA. These investments
have grown exponentially since their inception, allowing us the operational flexibility to create
a strong foundation for the implementation of the CIP, which will be buttressed by CITC donors.
We constantly search for and identify potential donors that will support our CIP and that will
maintain the health, vitality, and well-being of our community. IBA projects that the following
revenue sources will help fund its CIP:

e Service fees from the real estate portfolio, including Ground Leases, Partnership &

Management fees

e Investment returns

e Commercial rental revenues

e Funding from United Way

e Contracts and grants from State & City agencies

e Preschool parent fees

e Grants from foundations and corporations

e |ndividual donations

These sources are stable year after year, and we have demonstrated our ability to ensure that
these revenue streams are secured by having a sound fiscal management of our real estate
property and cash assets, and by cultivating and engaging our various funding opportunities.
Additionally, and as part of IBA’s budgeting process, the organization estimates the number of
funds to be received and/or secured through prior history and the likelihood of anticipated
funding applied for at the time of budget preparation. This has been an effective method over
the years for ensuring the sustainability of the organization. IBA is in a strong financial position
and the organization’s Month’s in Net Assets ratio is 4.71, which would essentially allow the
organization to continue operations for 5 months if funding were to cease.

The general operating revenue breakdown by percentage for CY 2021 included: Earned Fee
Income (37.6%), Foundation/Corporations/Individuals (23.6%), Contracts (20.7%), Rental
Revenue (11.4%), United Way (1.6%), Parent Fees (2.4%) and Other (2.7%).

SECTION 9: History, track record, and sustainable development

History

In 1968, a group of predominantly Puerto Rican community activists stared down Boston’s
urban renewal bulldozers and organized to gain control over the development of their
neighborhood. Forming IBA, these activists developed Villa Victoria (Victory Village), an
affordable housing community in the city’s South End neighborhood. Over the course of the last
fifty years, IBA has been at the forefront of the community development field. The
development of Villa Victoria is an accomplishment considered a seminal moment in the history
of affordable housing, civil rights, and community organizing in Boston, making IBA a national
model for the integration of housing and community programs. Our holistic approach to
community development goes well beyond bricks and mortar to include comprehensive and
integrated resident services, education, financial empowerment, and arts programming.
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American and Puerto Rican scholars, as well as and international groups from France, Spain,
Japan, and Ireland have studied our comprehensive approach to community development.

Our goal is to provide affordable housing and a safe, healthy, and vibrant environment that
promotes the highest quality of life for low and moderate-income families and elders. We have
refinanced our properties to keep them affordable for the foreseeable future by using Low-
Income Tax Credits (LIHTC), among other mechanisms. This strategy helped us build on our
equity to address our properties’ short- and long-term maintenance needs. In addition, we use
funds generated by the properties financial structure to fund resident services and security, as
well as part of our community development strategy and CIP. These two items — resident
services and security — have proven to be an important line item in our budget that is highly
valued by our residents.

Finally, IBA has sought ways to maintain our affordable housing units by setting up a reserve
pool of funds that will allow the rents to be subsidized in case Section 8 or other government
subsidies phase out and are no longer available to provide a bridge of funds until another long-
term solution is secured. We are not concerned about expiring use of our units and will
continue to find the proper vehicles for the preservation of affordability for all of our units into
the future.

We believe that having safe, well-kept and vibrant housing units, common areas, and open
spaces are important for our residents and for our neighborhood at large. We strongly believe
in keeping our units and community safe, clean, comfortable, and well-maintained. We know
that our residents not only expect us to do so, but they fully deserve it. Therefore, we will
achieve our housing affordability outcomes by following our successful model of keeping up
with the maintenance and capital needs of our properties. We do this by ensuring that we have
an updated capital needs assessment and that we prepare financial forecasts and create capital
reserves that allow us to adequately plan capital renovation phases for the near future.

Working collaboratively with Villa Victoria residents, IBA has developed over 1,000 low and
moderate-income apartments in the past 50+ years. These include:
e ETC & Associates (1971-1972) — Project consists of 13 buildings containing 71

apartments units and approximately 5,000 square feet of commercial space located on
Tremont Street and Shawmut Avenue. This project was developed as an urban renewal
project under M.G.L. Chapter 121A and was originally financed under HUD’s Section 236
program and by equity contributed by a syndicate of individual limited partners in
return for tax benefits then available under the federal tax law. Seventy of the project’s
71 units are affordable and receive project-based Section 8 rent subsidies.

e Torre Unidad (1973-1974) — This is a 201-unit elderly housing high rise building at 80
West Dedham Street that IBA developed for the Boston Housing Authority as a turnkey
project.
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e Viviendas Associates (1975) — This project consists of five (5) wood frame buildings and
one (1) seven-story mid-rise building containing 181 apartment units and approximately
5,00 square feet of commercial space located on Shawmut Avenue, West Brookline
Street, West Dedham Street, San Juan and Aguadilla Street in Boston’s South End. This
project was developed under M.G.L. Chapter 121 A and financed under HUD’s Section
236 program and by equity contributed by a syndicate of individual’s limited partners in
return for tax benefits. All of the project’s units are affordable and receive project-based
Section 8 rent subsidies.

e Borinquen Associates (1976-1977) — This project consists of nine (9) buildings
containing 36 apartment units located on Tremont Street, Shawmut Avenue, West
Brookline and Upton Street. This project was developed under M.G.L. Chapter 121 A and
financed through MassHousing and by equity contributed by a syndicate of individual
limited partners in return for tax benefits. All of the project’s units are affordable and
receive project-based Section 8 rent subsidies.

e Victoria Associates (1980) — This project consists of 15 wood frame row buildings and
two brick and wood frame row houses containing 190 apartment units and
approximately 6,000 square feet of commercial/community space located on West
Newton Street, Tremont Street, Drapers Lane, Newland Street, Upton Street, Pelham
Street, West Dedham Street, and Shawmut Avenue in the South End. This project was
developed under M.G.L. Chapter 121 A and financed under HUD’s Section 221(d)(4)
program, HUD’s Section 11 (b) tax-exempt bond program, and by a syndicate of
individual’s limited partners. All of the project’s units are affordable and receive
project-based Section 8 rent subsidies.

e South End Apartments (1981) — This project consists of three (3) brick buildings
containing 28 apartments units located at St. Cyprians Place and Cunard Street in the
lower Roxbury area. IBA acquired the project directly from HUD with mortgage financing
provided by HUD. All of the project’s units are affordable and receive project-based
Section 8 rent subsidies.

e Jorge Hernandez Cultural Center (1985-1986) - The former All Saints Lutheran Church
located at 91 West Newton Street was converted by IBA into the Jorge Hernandez
Cultural Center (JHCC). Financing for this conversion was provided by the City of
Boston’s Public Facilities Department and the Massachusetts Community Development
Finance Agency. In 2009, the name of the JHCC was changed to the Villa Victoria Center
for the Arts. This space was demolished in 2020 due to structural issues.

e Residencia Betances, Inc. (1992-1993) — This project consists of 11 units of two-tiered
supportive housing located at 326 Shawmut Avenue in the South End. The residents of
this project are Spanish-speaking deinstitutionalized patients of the Massachusetts
Department of Mental Health. Financing for this project was provided by Massachusetts
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Housing Partnership Fund Board, Massachusetts Housing Investment Corporation, PFD
and the Housing Innovation Fund of the Massachusetts Executive Office of Communities
and Development. In 2015, this project was refinanced through a loan with the
Massachusetts Housing Partnership and underwent interior renovations.

¢ In 2001 and 2002, the Viviendas Apartments, the South End Apartments and the
Victoria Apartments projects were refinanced through MassHousing with low-income
housing tax equity provided by MHEF. As part of this transaction, IBA obtained
ownership of the land underlying the Viviendas Apartments and South End Apartments
and South End Apartments project. The project’s affordability protections were also
extended (HUD renewed the term of the project-based Section 8 subsidies for 20 years
under its mark-up-to market program) and IBA received the right to buy each project at
a favorable price at the end of the tax-credit compliance period. Furthermore, HUD’s
Section 8 mark-up-to-market renewal contacts currently generate rental income
sufficient to provide substantial ground lease payments that support IBA’s community —
based programs.

e Robert L. Fortes House (2003) — IBA acquired the Robert L. Fortes House project in the
Lower Roxbury, a 44-unit elderly housing apartment building and refinanced and
renovated the property. The project was refinanced with tax-exempt financing provided
through the MATCH program sponsored jointly by MHP and Massachusetts
Development Finance Agency and with tax credit equity contributed by MHEF. As in the
Victoria Apartments project, the Fortes House project not only provides positive cash
flow to IBA, but also resulted in an extension of the project’s affordability protections
and IBA’s receipt of the right to buy the project at a favorable price at the end of the tax
credit compliance period.

e Keen Lofts in Chelsea (2007) — IBA acquired and beautifully restored a Tudor school to
create 23 loft-style affordable homeownership condominiums in the City of Chelsea. The
condo units offer open plan loft-style living with huge ceilings and large windows. Unit
sizes range from 793 to 1,147 square feet. The building was built to a high standard of
energy efficiency with individual heat/AC unites in each loft. The building features all
new modern GE appliances, expansive windows allowing ample natural light, exposed
elements such as beams, antique floors, huge closets, handsome bathrooms, parking,
and professional landscaping. Once all units were sold through an affordable
homeownership lottery, IBA turned the property into a newly-formed condo
association.

e Residences at Neponset Field (2012) — IBA developed this 31-unit HUD 202 elderly
housing complex on a site located in Hyde Park in Boston near the Neponset River. This
S$10M elderly rental housing development is located on a once-vacant, 2.5 acre. The
building has 31 one-bedroom apartments an elevator for handicap accessibility, an
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onsite laundry facility, and program space for residents on the ground floor with a
beautiful community space leading out to a garden area fronting the Neponset River. All
units are also universally adaptable for elderly occupants and three units are fully
handicap accessible. The four-story, wood-framed building utilized several green
building design techniques, earning it the development the distinction of being LEED-
Home “Silver” certified by the U.S. Green Building Council. The City of Boston
contributed over $2M to the Neponset Fields Development, and the State of
Massachusetts contributed almost $3M to the development of this project. The project
has also received HUD support of almost $5M in Section 202 Construction Loans and
$400K in HUD DPPG program funding.

e West Newton Rutland Apartments (2019) — IBA acquired 146 units of affordable
housing in the South End neighborhood of Boston from the Boston Housing Authority
(BHA) in 2016. We embarked on a rehabilitation project to preserve these affordable
housing using which required a development budget of approximately $79 million. This
project began construction in early 2019 and is expected to be completed in the first
qguarter of 2022. This project was awarded Federal Low-Income Housing Tax Credits
(LIHTC), Federal Historic Rehabilitation Tax Credits (HRTC), and State LIHTCs, which is
expected to generate approximately $39.8 million in equity from the investor in this this
project. Additional funding that made this project possible include a seller’s loan from
the BHA totaling approximately $24 million, a first mortgage from MassHousing totaling
approximately $7.7 million, excess equity reserves generated from another property
where IBA is the sponsor totaling approximately $3.9 million, LEAN (energy efficiency)
funding totaling approximately $1.2 million, deferred developer fee totaling
approximately $1 million. The remaining approximately $1.4 million represents funding
from a combination of contribution from the property’s own net operating income and
insurance proceeds.

Since 2003, Vanessa Calderén-Rosado, Ph.D., has been IBA’s Chief Executive Officer. During her
tenure, IBA has completed a dramatic financial, operational, and programmatic turnaround,
creating a stronger organization that is now the largest Latinx-led nonprofit in the Greater
Boston area, and that is poised to take a more active role in public policy issues affecting Latinx
issues in Massachusetts. Under her leadership, IBA has grown its affordable housing portfolio
and youth development programs; has increased arts and culture programming to anchor IBA
as New England’s premier Latinx arts hub; and has served the specific needs of Boston’s Latinx
community throughout the COVID-19 pandemic.

IBA has received many accolades, awards, and recognition for its exemplary track record and
history. IBA’s recent honors and awards include the 2009 MetLife Foundation’s Arts Access in
Underserved Communities Award; the 2011 Mass Cultural Council’s Commonwealth Award to
IBA’s Arts Programs; the 2016 National Arts and Humanities Youth Program Award, presented
by former first lady Michelle Obama; the 2016 Big Brother Big Sister Youth Serving Community
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Partner Award; the 2017 El Mundo Boston’s Community Partner Ward; and was a 2016 MNN
Finalist in the Communication Category.

Consistency with the Commonwealth’s Sustainable Development Principles

Our CIP is consistent with and shares many of the tenets of the Commonwealth’s Sustainable
Development Principles, including:

1.

Concentrate Development and Mix Uses — IBA’s facilities provide housing and a diverse
portfolio of programs to support the well-being of our residents.

Advance Equality — IBA’s Theory of Change is anchored in the goal of increasing equity
for our community and in increasing social and economic mobility for our low-income
residents. Our affordable housing principles and community programs are designed to
help us achieve these outcomes.

Make Efficient Decisions — Partnerships, Relationships, and Community Engagement are
the components for IBA’s strong voice. We believe that the inclusion of our diverse
community helps us make effective decisions.

Protect Land and Ecosystems — Our organization knows that an environmentally
conscious growth and the protection and care of green areas are key to our goal of
being a sustainable community. We actively engage in the protection and restoration of
open spaces in our community and partner with neighborhood groups, like the Friends
of O’Day Playground, in achieving these goals.

Use Natural Resources Wisely — Our development and construction plans are always led
by environmentally conscious principles and we ensure that design, engineering, and
professional consulting firms adhere to these standards.

Expand Housing Opportunities — IBA is working hand in hand with the Office of Mayor
Wu to achieve her administration’s goal of increasing affordable housing offered in our
city of Boston. We are pleased that our mayor shares our same values.

Provide Transportation Choice — We engage our residents to actively participate in
maintaining, expanding, and improving public transportation in our community. Our
residents were a critical voice in the redesign of Tremont Street to ensure that there are
more opportunities for rapid-bus-transit, bike lanes, and pedestrian safety in this busy
thoroughfare. We are committed to keeping our communities accessible for all ages.
Increase Job and Business Opportunities — IBA’s commitment to closing economic
disparities are embedded in the design of our Financial Empowerment Program;
financial education is a key proponent of combating economic disparities.

Mitigate and Adapt to Climate Change — IBA is working hand in hand with CLEAResult
Building Performance Consulting group to achieve high-performance buildings: healthy,
durable, and energy efficient.
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10. Plan Regionally — We are actively engaged in the city’s planning processes. IBA and its

residents understand that this is our duty and an important role to promote the
prosperous community development we strive for.

Conclusion

IBA is excited about the opportunity to submit our Community Investment Plan (CIP) and the
prospect of continuing to be a recipient of Community Investment Tax Credits. We see this as a
great opportunity to:

Advance the implementation of our CIP;

Enhance our ability to meet the CIP’s goals

Increase IBA’s visibility in our city and region;

Expand and diversify our social investors segment; and

Increase the social and economic mobility of the individuals and families that we serve.

We are grateful for your careful consideration of our CIP.
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