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Destination

1. What roles do HFAs have in the system of housing production?

1. What innovations are out there that are relevant to your work?

1. What would you do with $1 million?



Roadmap

1. Seven years ago

2. The reality today

3. Systems - level change

4. Renaissance Philanthropy & the Housing Abundance Philanthropy Fund

5. Housing Production Value Chain

6. Innovation Catalog

7. Discussion



2002 - 20 0 8 De ve lope d  ove r 10 0  units  of infill hous ing  in 
Ba ltimore

● Hous ing  de ve lopme nt and  ope ra tions  is  re a lly ha rd , fille d  with unknown ris ks , 
take s  a  long  time , and  be ing  a  good  ac tor is  not re warde d

20 0 8- 20 19 Le d Innova tion a t Ente rpris e  Community 
Pa rtne rs

● Subs id ie s  c ould  only do s o muc h – we  ne e d  the  marke t to  be have  more  
ra tiona lly and  produc tive ly

● Low- inc e ntive s  for firs t- move rs  in the  public  and  priva te  s e c tors
● Proje c t financ ing  is  appe a ling  be c aus e  it’s  e a s y to  me as ure  outputs
● How to ac tiva te  high- ris k c ap ita l (ve nture ) to  s olve  proble ms  in the  hous ing  

marke t

20 19 - 20 26 Hous ingTe ch Ve nture s
● Working  with e a rly- s tage  c ompanie s  c re a ting  s olutions  for the  hous ing  marke t
● 2 ye a rs  a t GSA looking  a t gove rnme nt build ings  for hous ing  c onve rs ions
● HUD re port on ba rrie rs  to  the  up take  of offs ite  c ons truc tion

il i l i

Background













Where Are We Today 7 Years Later?

2019 - 2026



Housing Cost Burden

31.5% (2019) to 34% (2026)

Cost-burdened Households

Source: Harvard Joint Center for Housing Studies



Median Existing Home Sale Price

May 2019, $272k

May 2026, $429k

54.3% Increase 
in 7 Years



Median Rent

Renters earning <$30,000 per Year

Median monthly residual income 
after rent and utilities

20 19 20 26

$ 4 10 $210

Sourc e : Harvard  J CHS, Ame ric a ’s  Re nta l Hous ing  20 26

Rent growth 
2019-2024

Renter income
growth 2019 -2024

Cumulative Rent vs. Income Growth

12% 4%



Supply Deficit
5.8 Million Units Produced

Unit 
Shortage



Underproduction – 3.78M Units Nationwide



Underproduction – Share of total housing stock



Pessimism

● 73% of Ame ric an s ay right now is  a  bad  time  to  buy a  home

● 62% of Ame ric ans  s ay tha t buying  a  home  in 20 26  is  unre a lis tic

● 1.82M Mille nnia l and  Ge n Z adults  c annot a fford  to  form the ir own 
hous e hold

● Only 29% of non- home owne rs  unde r 4 5 e xpe c t to  buy in the  ne xt
5 ye a rs  – down from 57% a  de c ade  ago

1) Fannie  Mae  Na tiona l Hous ing  Surve y, Se pte mbe r 20 25 2) IPX10 31 Home owne rs hip  Ra te  Sta tis tic s , 20 26   3 ) Re a ltor.com 20 26  Hous ing  Supply Gap  Re port 
4 ) Ga llup  Economy and  Pe rs ona l Finance  Poll, April 20 26



Shifting Mainstream Thinking

“Scarcity is a choice…to have the future we 
want, we need to build and invent more of 
what we need.”

“No one should be denied an opportunity to voice their 
opinion on a question that affects them in general or in 
specific. But neither should voice give any figure the 
ability to hijack the decision-making process altogether.” 



From Innovation to Systems Level Change
Key Takeaway: Systems change only sticks if underlying mental 
models are changed.

Source: Water of Systems Change, FSG

https://www.fsg.org/wp-content/uploads/2021/08/The-Water-of-Systems-Change_rc.pdf


From Innovation to Systems Level Change
Key Takeaway: Systems change only sticks if underlying mental 
models are changed.

Source: Water of Systems Change, FSG

https://www.fsg.org/wp-content/uploads/2021/08/The-Water-of-Systems-Change_rc.pdf


Define Your “System”

Chaos Theory
"Does the Flap of a Butterfly's Wings in Brazil 

Set Off a Tornado in Texas?" (1972) 
–Edward Lorenz

State QAP



Define Your “System”

All housing units 
produced in a 

given year

LIHTC 
funded 
units



Housing Production Value Chain
Siting the Home
LAND · INFRASTRUCTURE · JOBS · 
FUTURE

Where
to build?

Permitting the Home
LIVABILITY · LIFE SAFETY · HEALTH · 
ENVIRONMENT

What
Is legal 
to build?

Constructing the Home
CAPITAL · LABOR · MATERIALS · 
MARKETS

How
to build?
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Technology & AI Bus ine s s  Mode ls Polic y Capita l

Lever 4Lever 3Lever 2Lever 1
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PATH OF HOUSING PRODUCTION

Transacting, 
maintaining, and 
carrying the home

1: LAND

Identifying and 
assembling 
developable sites

2: INFRASTRUCTURE 3: DESIGN

Funding the 
project

4: APPROVALS

Zoning, permits, 
building codes, 
environmental 
review

5: CAPITAL

Roads, water, 
power, transit, 
schools

6: CONSTRUCTION

Turning plans and 
materials 
into structures

7: OCCUPANCY

Translating program 
into buildable plans

Stages

Pain Points & Friction

Housing Production Value Chain
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● Where is there public-owned land 
that is undeveloped or under-
developed that is already connected 
to infrastructure?

● Where are lots available for housing 
development and/or increased 
density that are being held back 
from development? How can we put 
those parcels into play for 
development?
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Up-Front Infrastructure 
Costs$21k LowerPer 
Home When Built Near 
Jobs, Stores, Transit

● How can we get more out of our 
existing infrastructure to support new 
home development?

● How can utilities be better 
incorporated into the development 
process to ensure that there is 
sufficient energy and water to support 
homebuilding?



Architectural fees for 
affordab le  multifamily 
hous ing  ave rage  6–10%
of ha rd  c ons truc tion c os ts  
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Pain Points  & Fric tion

● How can we transform the design and 
engineering aspects of smaller “bespoke” 
projects into more repeatable and scalable 
components?

● How do we build greater acceptance, even 
demand, for housing components that are 
built offsite in factory settings?

● How can we make smaller footprints feel 
like they live larger?
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● How do we simplify zoning so it has a 
common lexicon across the country and 
the zoning codes for every jurisdiction 
are digitized, up-to-date, accessible, and 
in the public realm?

● How do we streamline and accelerate 
permitting and inspection processes 
without sacrificing safety, health, and 
public interest?



DC Office of Zoning, Zoning Regulations of 2016

Multi - Family Zoned, 
Capped at 75 ft.

36% of DCs 
buildable land





Residential 
c ons truc tion loan 
volume  has  
decreased 
approximate ly 56%
from 20 0 8  and  20 23
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● How do we better price the risk of pre-
development and construction capital?

● How do we make that capital more readily 
available to the smaller and mid-sized 
builders?

● How can we productize third-party 
guarantees to unlock homebuilding 
opportunities?
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● How can we accelerate the incorporation of 
innovative materials and processes into 
homebuilding that satisfy the necessary code 
requirements while still being new?

● How do we grow the skilled trades to meet 
the need of the building boom we are calling 
for?



Homeowner 
ins uranc e  pre miums  
have  ris e n 74% s inc e  
20 0 8

PATH OF HOUSING PRODUCTION

Transacting, 
maintaining, and 
carrying the home

1: LAND

Identifying and 
assembling 
developable sites

2: INFRASTRUCTURE 3: DESIGN

Funding the 
project

4: APPROVALS

Zoning, permits, 
building codes, 
environmental 
review

5: CAPITAL

Roads, water, 
power, transit, 
schools

6: CONSTRUCTION

Turning plans and 
materials 
into structures

7: OCCUPANCY

Translating program 
into buildable plans

Stage s

Pain Points  & Fric tion

● What rental and ownership models beyond 
standard leases and mortgages can make 
occupancy more affordable?

● How do we recalibrate insurance to be priced to 
actual risk and performance history?

● How do we shift the consumer mindset to the 
“total cost of occupancy” that captures the true 
cost of living in a home, not just the upfront 
cost?



Renaissance Philanthropy 

Ideas & 
Innovators

Housing
Abundance
Philanthrop

y
Fund

Policymakers

CapitalThe Housing Abundance 
Philanthropy Fund (HAPF) 
brings philanthropic capital to 
support innovative solutions 
that increase housing supply, 
unlocking scale through 
policy implementation and 
capital catalyzation



HAPF Strategy 

● Aggregate philanthropic capital that is seeking outcomes , not a  
financ ia l re turn, to  de p loy into a  portfolio  of unprove n, e a rly- s tage  
opportunitie s  tha t hold  high- promis e  due  to  the  qua lity and  
e xpe rie nc e  of the  te am, the ir the ory of c hange , and  a  re as onable  
pote ntia l pa thway to  re p lic ab ility and  s c a le  for the  p ropos e d  
s olution.

● The  portfolio  will have  s ome  s uc c e s s e s  and  s ome  fa ilure s  – high 
impact requires high risk due to uncertainty of outcomes . 

● Agnostic to the tax -status or sector of the solution innovator –
the  opportunitie s  tha t HAF de p loys  c ap ita l into may be  taxab le  or 
tax- e xe mpt e ntitie s , ac ade mic  te ams , or e ve n in the  public  s e c tor.  



HAPF Policy Advisory Council 

● HAPF’s grants are amplified through strategic engagement with 
public sector associations. 

● These bodies will provide feedback loops between HAPF ventures 
and the regulatory/subsidy environment, helping de - risk and 
mainstream innovation.

● Reports and regular meetings in DC to review pipeline of 
innovations and investments

● Identify problems that need solutions

● Amplify learnings



Request for Information Proposals

Cumulative 
Submissions

Weeks from Release

July 13, 
102 Submissions

May 14



Request for Information Proposals
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Organization Type



Incorporating New Technologies

31% of Submissions 
explicitly leverage AI 



1: LAND

The Innovation:

● Puts  a  c omme rc ia l land  inte llige nc e  p la tform c ove ring  150  million-p lus  
pa rc e ls , 4 5 million land  trans ac tions , and  12 ,0 0 0 -p lus  da ta  laye rs  d ire c tly 
into the  hands  of 15–20  c ity and  c ounty gove rnme nts  a t no c os t to  the m, 
pa ire d  with hands -on de p loyme nt and  a  s ha re d  me as ure me nt 
frame work. 

● Us e  c as e s : buildab le - land inve ntorie s , re zoning  and  YIGBY c andida te  
s c re e ns , anne xa tion and  infra s truc ture - e xte ns ion ana lys is , s urp lus - land  
ide ntific a tion, and  public /p riva te  pa rtne rs hip  s ourc ing . 

Little Rock, Arkansas



2: INFRASTRUCTURE

The Innovation:

● Nationa l marke t- s c re e ning  tool and  “he a tmap” ide ntifying  e ve ry U.S. 
hous ing  marke t whe re  g rid  c apac ity c ons tra ints  de lay de ve lopme nt

● Ope n da ta  a llows  de ve lope rs  to  c ommit to  us age  fle xib ility in e xc hange  
for fa s te r and  c he ape r g rid  c onne c tions

Urban Land Institute – Washington D.C.

Activation: Convene a national working group to publish the 
open standard, launch 2 -3 pilots to test the approach



3: DESIGN

The Innovation:

● Stand up  a  re s ourc e  c e nte r with s tanda rd ize d  de s igns  for multifamily 
build ings  and  e nd- to- e nd guidanc e  for s ma ll prope rty owne rs

● Partne r with munic ipa litie s  to  de ve lop  a s - of- right approva ls  and  
ac c e s s ib le  libra rie s  of pre  approve d p lans

HomeForward – New Haven, CT

Activation: Launch a pilot across 25 sites in CT, generate the 
design and regulatory data to make the model exportable



4: APPROVALS 

The Innovation:

● AI p la tform tha t inge s ts  pa rc e l- le ve l re gula tory da ta  and  provide s  
s ynthe s ize d  outputs  of build  pos s ib ilitie s

● Provide  de ve lope rs  via  loc a l gove rnme nts  with a  tool tha t e ns ure  
c omple te , c orre c t applic a tions  to  dra s tic a lly re duc e  s ubmis s ion e rrors

Dirt AI – Boston, MA

Activation: Deploy DirtAI with three pilot jurisdictions and run a 
12-month live capacity test



5: CAPITAL

The Innovation:

● Conve rt vac ant g round floor c omme rc ia l s pac e  in multifamily build ings  
into  e dge  da ta  c e nte rs

● Was te  he a t from da ta  c e nte rs  is  re c yc le d  to  he a t and  c ool the  build ing , 
re duc ing  re s ide nt c os ts

Neighborhood Compute – New York, NY

Activation: Fund the feasibility study and program management 
to validate the model



6: CONSTRUCTION 

The Innovation:

● Cre a te  ope n inte rfac e  s tanda rds  for pods  and  pane ls
● USB- C e quiva le nt tha t a llows  for p lug  and  p lay ac ros s  d iffe re nt 

manufac ture rs  of ba th pods , kitc he n pods , and  othe r offs ite  
c ons truc te d  c ompone nts

Center for Offsite Construction – NYC



7: OCCUPANCY

The Innovation:

● Conve rt d is tre s s e d  re nta l prope rtie s
● Re program e mbe dde d public  de bt like  HOME loans  into  down payme nt 

a s s is tanc e  and  re habilita tion financ ing
● Curre nt te nants  purc has e  re nova te d  units  a t or be low re nt

ReVisioning Home – Bethesda, MD

Activation: Vet 15 -20 properties and advance predevelopment 
on approximately 500 units



What would you do with $1 million?

How can we  s olve  your fric tion and  pa in points ?

What s ys te ms - le ve l cha lle nge s  a re  a  priority for you?

What is  the  be s t way to work with HFAs  to introduce  find ings  and  
le a rnings  a s  we  work with innova tive  p ilots  and  prototype s ?

Are  the re  opportunitie s  to  s upport s ys te ms - le ve l work tha t is  a lre ady 
unde rway?

What is  your a s k of philanthropy?

Discussion
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