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FROM THE EXECUTIVE DIRECTOR
& BOARD CHAIR 

Connecticut continues to be one of the most expensive places to live in the 
country, ranking 8th in the nation for least affordable housing market, with an 
estimated shortage of 165,564 units for low and moderate income residents.  
Every year, this number seems to increase and resources are more challenging to 
obtain.  NWNH plays an important role not only in the creation and preservation 
of affordable homes, but also advocating and promoting it locally and nationally.

Taking into consideration those challenges, 2016 was a year of transforma-
tion, our focus was to become leaner, more efficient and increase our capacity 
to be able to manage our growth.  At the same time, we have started to prepare 
for our next five year strategic plan that will be effective at the end of 2017.  We 
continue to increase both our pipeline and our rental portfolio.  

We are blessed with a Board and staff that are committed to our mission and 
more importantly to the success of the families that we serve across three coun-
ties: New Haven, Fairfield, and New London.

This year we are dedicating this report to our families, sharing several of their 
stories and the impact that an affordable home has made in their lives.  We 
would like to express our sincere appreciation to our funders, donors, volun-
teers, community collaborators; without their support, time, talent our work 
would not be possible.  

Let’s celebrate community by remembering that Home Matters, uniquely and 
unequivocally, to everyone.

Seila Mosquera,
Executive Director

Jose Lopez,
Board Chair
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This year, we completed 94 new affordable homes in four Connecticut communities. 40 
new units were completed at St. Paul’s Commons in Bridgeport. The first phase of Spruce 
Ridge Meadows was completed in the Pawcatuck area of Stonington, with 43 mixed income 
units and a large community space across three newly constructed buildings. Our homeown-
ership project at 196 Winthrop was completed in New Haven in partnership with the Yale 
School of Architecture. In the Hill neighborhood, 9 rehab units were completed, finishing out 
the Hill Development project. We currently have 43 units in construction, including 42 units 
in preservation in Branford and Guilford, and a new homeownership project on Anthony 
Road in Stonington. We currently have 230 units in our development pipeline. 

REAL ESTATE DEVELOPMENT

Yale School of Architecture students at work at 196 Winthrop
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Home Matters to: Amy

Amy recently moved into the newly 
constructed Spruce Meadows 
apartments in Stonington. A single 
mother, Amy and her son moved 
into a small one-bedroom apart-
ment after her divorce. 

Her work as a hairdresser 
allowed her a flexible schedule to 
help raise her now fifteen year old 
son, but supporting the two of 
them on her pay was difficult. 

She had thought the tight 
quarters would be temporary, but 8 
years passed and she was unable to 
find a two bedroom apartment she 
could afford. She saw the buildings 
at Spruce Meadows as they were 
under construction. 

“I must have been one of the 
first people to inquire about the 
property,” she says. “Julie helped 
me through the process. She went 
above and beyond what she had to 
do, not just for me but I know for 
everyone else. It was very exciting 
when she gave me a move-in day!” 

Now, Amy and her son each 
have their own room and for the 
first time, a living room to decorate 
together. “We had a lot of memo-
ries in our old apartment, but I’m 
looking forward to making new 
ones here.”

Interior of the Hill Development in New Haven

Spruce Meadows in Stonington 

Ribbon Cutting at Spruce Meadows
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HOMEOWNERSHIP & 
FINANCIAL LITERACY

Building wealth 
for generations
NeighborWorks New Horizons supports its residents and 
community at large to achieve financial success and home-
ownership through its financial literacy and homebuyer 
classes, as well as by developing homeownership oppor-
tunities across the state. This year, we built 2 units at 196 
Winthrop for homeownership in New Haven, and sold the 
last of five historic homes developed at Gaffney Place in 
Waterbury. We held homebuyer education classes for 116 
participants, 26 of which became mortgage ready, and 18 of 
which purchased a home. 

Home Matters to: Keith

Keith and his wife Kristy 
decided they were ready to 
own. Kristy was pregnant 
with twins, but their land-
lord was considering selling 
the house where they lived. 
“With kids, I’d rather have 
the security of not having to 
move again unless it’s our 
own decision,” Keith says. 

Keith works as a mechanic 
at a dealership in Southing-
ton, and Kristy works as a 
high school Spanish teacher. 
They toured twenty homes 
before deciding on their 
home at NWNH’s Gaffney 
Place development. They 
were looking for a move-in 
ready place in their price 
bracket. “The first one end-
ed up being the one we liked 

the most,” Keith says. 
Owning near downtown 

Waterbury was appealing 
to the couple. The City of 
Waterbury has been invest-
ing in the downtown area, 
and knows the importance 
of homeownership for 
communities. “They wanted 
homeowners there instead 
of people buying a home 
from another state and 
then renting it out and not 
caring,” Keith says. 

Over a year into home-
ownership, the young family 
is doing well managing their 
mortgage payments, raising 
their kids, and getting to 
know their neighbors. “We 
all get along – there’s a lot 
of kids, and kids make you 
be friends with parents. It 
makes everyone hang out.”

2016 AT A GLANCE
8 homebuyer education classes held

116 homebuyer education participants

26 participants became mortgage ready

18  participants purchased a home

2 NWNH homeownership properties sold

2 financial fitness classes held

Homebuyer education class in Fair Haven

Certified Homebuyer Education Counselor Jose Sanchez
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196 Winthrop is a two-family 
homeownership project in the 
West River neighborhood of New 
Haven. 

Our third micro-home to be built 
in partnership with the Yale School 
of Architecture, these homes are 
designed by grad students and 
selected for their ability to be 
replicated across New Haven as a 
solution the longstanding challenge 
of small, difficult-to-develop urban 
spaces. With an energy efficient 
design and flexible layout, 196 
Winthrop is set aside for residents 
earning up to 100% of area median 
income. 

The property is currently under 
contract for $165,000.

Keith and his wife with their two 
children, niece, and nephew outside 
their home in Waterbury

196 Winthrop, designed by Yale 
School of Architecture, in the West 
River neighborhood of New Haven
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It starts with a home
Stable housing can be a lever for im-
proving people’s lives. 

When housing costs are in pro-
portion to an area’s median income, 
families are able to take care of current 
needs like food and health care, and in-
vest in their future by spending on child 
enrichment and saving for retirement. 

However, many low-income workers 
are not able to earn enough to afford 
the state’s excessive housing costs. For 
example, if you are a single parent in 
Connecticut, you need to earn $24.72 
an hour at 40 hours per week to afford 
a modest two-bedroom apartment for 
your family. 

These high housing costs disrupt the 
lives of our low-income neighbors, and 

puts pressure on many of our social 
resources to fill the gap.   

NWNH provides affordable housing 
for those left behind. Our homes are 
set aside for those who earn between 
25 and 80 percent of the area’s median 
income (AMI). Often, these are folks 
that earn too much to qualify for full 
assistance, but who don’t earn enough 
to afford market rate rents. 

These are often workers who don’t 
make a high enough hourly wage, or se-
niors and people with disabilities whose 
benefits are not enough to cover high 
rents.

Neighborworks New Horizons cur-
rently provides homes to 610 families, 
serving a total of 1,525 men, women, 

and children across the state. In 2016, 
we added 92 units in Stonington, New 
Haven, and Bridgeport to our rental 
portfolio. 

We provide housing for a wide 
range of people with different needs. 
We have units ranging from one to 
four bedrooms, and provide housing 
specifically set aside for seniors in 
Bridgeport, Branford, and Southington, 
and for those at risk of homelessness 
in Stonington. 

With housing costs down to a level 
they can afford, our residents are able 
to make decisions about health care, 
education, and savings with the future 
in mind.   

Sylvia and her two sons in their Fair Haven apartment
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PROPERTY MANAGEMENT

A resident’s home in Stonington

Home Matters to: Sylvia 
Sylvia moved to New Haven seven 

years ago from the Republic of Congo. 
She and her two sons, now ages 13 
and 18, were living in the West River 
neighborhood, where Sylvia worked in 
childcare. 

When her landlord increased her 
rent in 2016, the apartment became un-

affordable for her. At the end of every 
month, Sylvia worried about being able 
to pay for her family’s necessities. and 
she needed to find a new place for her 
family to live.

Hearing about Sylvia’s financial 
situation, her son’s soccer coach 
recommended her to NeighborWorks 
New Horizons to help her find hous-

A full-time worker must earn $24.72/hour to afford a 2-bedroom 
apartment in Connecticut, making it the 8th least affordable 
housing market in the country.

National Low Income Housing Coalition, 2016

ing. She was soon able to move into 
a two-bedroom apartment in Fair 
Haven that she could afford. 

“Every month I don’t have a 
problem,” Sylvia says. “Now it’s good 
because I pay my rent, I pay my bills 
– now it’s good, that’s why I’m very 
happy.”

2016 AT A GLANCE
92 units added to portfolio
1.525  total residents
610 total units managed
10 towns served in 
3 counties in Connecticut



Kristina in her studio adjacent to her apartment at Highwood Apartments in Hamden
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Ridha in his Highwood apartment
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Hello, My Name is: Ridha 

Ridha is a sculptor and res-
ident at Highwood Apart-
ments, and moved to New 
Haven from Iraq under 
refugee status in 2009. 

He felt alienated and 
persecuted for years in 
Iraq due to his Turkmen 
identity, and moved first to 
Jordan and then to the US 
in search of a better life. 

When he first arrived, 
he was assisted by Inte-
grated Refugee & Immi-
grant Services (IRIS) who 
helped him get settled. He 
lived with another Iraqi 
refugee family for two 
years in East Rock, but 

found that he needed 
his own space to do his 
artwork. A case manager 
at IRIS helped him apply 
for Highwood and he was 
one of the first residents 
to move into the building 
in 2011. 

Ridha became a US cit-
izen in 2014, and supports 
himself through his art-
work and part-time work 
as an Uber driver. Ridha 
volunteers regularly with 
IRIS, and was featured 
this year in an exhibition 
called “Stories From Near 
and Far: Refugee Artists in 
New Haven” at the New 
Haven Museum.

Highlighting 
Highwood

Home Matters to: Kristina

Kristina is a painter and resident at Highwood Apart-
ments, NWNH’s affordable artist housing development 
in Hamden. Now 71, Kristina has had a long battle with 
mental illness. Diagnosed with bi-polar disorder, Kris-
tina was in and out of the hospital as she worked with 
her psychiatrist to find the right medication. “I went 
through a great deal of emotional pain with psychotic, 
manic, and depressive episodes” she recalls, “I can’t tell 
you enough how bad the illness is.” 

Kristina struggled to provide for herself financial-
ly while managing her illness, going through the side 
effects of various treatments, and watching medical bills 
pile up. Simultaneously, Kristina needed to find stable, 
safe housing that she could afford. She spent 8 years at 
a building which was not well maintained, where crime 
and drugs were rampant and elevators frequently broke 
down. She then moved into a small apartment in the 

“To tell you the truth, I’ve never lived 
in a nice place. I feel really good about 
being here.”

Dixwell neighborhood where her utility bills alone often 
hit $400 in the winter due to inefficient electric heat. 

Kristina spotted Highwood while walking in her 
neighborhood, and was one of the first to apply and 
move in.

“To tell you the truth, I’ve never lived in a nice place,” 
Kristina says. “I feel really good about being here. My 
mental health is much more stable. I have a studio adja-
cent to my apartment – an artist’s dream!” 

Kristina has long been a painter since she received 
her MFA in 1973, but started again in 2006 through the 
encouragement of an art therapist at Fellowship Place 
in New Haven. 

“Those [earlier] paintings were earth colors. When I 
made my first painting with Cassandra I burst into color 
– bright color!” Kristina has been a resident at High-
wood for 6 years now. “Mental illness historically cut 
up my life,” she says. “I am 71 years old and have finally 
found some sort of inner peace.”
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COMMUNITY BUILDING & ENGAGEMENT

“They see a need and then they do something about it. 
You don’t get that at other places.”

Hill resident celebrating NeighborWorks Week 
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More than just a building
Home Matters to: Lauren

Residents at George Street apartments 
since 2013, Lauren and her two chil-
dren are active in NWNH’s community 
building and engagement programs. 
They’ve attended summer cookouts, 
afterschool and summer programs, 
budgeting classes, special events, and 
have even volunteered for the fire drill. 

A social worker for the past five 
years, Lauren appreciates NWNH’s af-
terschool partner program LEAP, which 
gave her son opportunities during 
the summer while she was at work. 
Additionally, every other Saturday her 
son attends a free pancake breakfast 
with reading, mentorship, and free 
books organized by members from the 
historically black fraternity organization 
Omega Psi Phi. Lauren has taken advan-
tage of budgeting classes offered right 

in her building. 
“Ms. Olivia will sit down with you 

and have a whole budget plan and then 
check up on you and say, ‘how’s that 
budgeting going?’”

Lauren says her favorite resident 
event this year was a tea party held for 
her neighbor Cheryl, a cancer survivor 
who had recently lost her son. Olivia 
invited local representatives to attend 
who honored Cheryl, and health advo-
cates who presented information on 
cancer awareness and prevention for 
her neighbors. 

“It’s a residence but it’s personal 
too,” she says. “Ms. Olivia went out of 
her way to appreciate her.” 

Beyond attending events at her own 
home, Lauren volunteers with several 
other residences in New Haven, includ-

ing at events during NeighborWorks 
Week. “They had face painting, jewelry 
making, making crafts, a popcorn ma-
chine, a wall you could climb,” she says. 
“Kids in the inner city are not exposed 
to that type of stuff. It opens their eyes 
up to things.”

Lauren finds volunteering with 
NWNH rewarding, and enjoys giving 
back to her community. “What keeps 
me coming back is just learning more 
about people in general. There are a 
lot of stigmas about the inner city but 
if you’re not actually living or working 
here you don’t have a greater under-
standing of some of the challenges.” 

At NeighborWorks, “they see a need 
and then they do something about 
it” says Lauren. “You don’t get that at 
other places.” 

Lauren and her family at George Street in New Haven
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A reliable, affordable home is the 
foundation, but it is only the first step 
towards a secure and enriching future. 
That’s why we provide financial literacy, 
afterschool and summer programs, 
foster resident leadership and vol-
unteerism, and support community 
building events – all free of charge to 
our residents.

In 2016, our afterschool and summer 
programs served 55 children, with a 
focus on literacy, financial literacy, and 
leadership skills during the school year, 
and field trips, outdoor activities, and 
reading during the summer. To ac-
commodate growing interest in these 
programs, we partnered with LEAP to 

continue to provide access to free child 
services to our residents.

We held community events across 
our residences, including a senior 
potluck at Elias Howe where residents 
shared dishes and met their neighbors. 
We held a special financial fitness class 
before Thanksgiving to teach residents 
how to stay within budget during the 
holiday season, and at Christmas do-
nated toys to 77 families by partnering 
with Toys for Tots. In June, we took 
part in annual NeighborWorks Week, 
with community building events at four 
of our New Haven residences. We held 
four resident leadership classes, and 
supported resident councils at six of 
our communities. 

Building for our future

2016 AT A GLANCE
55 afterschool & summer 
program participants
1,323 resident volunteer hours
4  resident leadership classes
6 active resident councils
2 financial fitness classes
20 budget coaching particpants



NeighborWorks 
Week
Each June, NeighborWorks America and its network of local 
organizations mobilize tens of thousands of volunteers, 
businesspeople, neighbors, friends, and local and national 
elected and civic leaders in a week of neighborhood change 
and awareness.

Since its inception in 1983, NeighborWorks Week show-
cases how the NeighborWorks network strengthens com-
munities and celebrates our collective impact as a network.

In June 2016, 200 NeighborWorks network organizations 
across the U.S. hosted events that embodied this year’s 
theme “Creating Opportunity.”

NeighborWorks New Horizons participated at four of our 
residences at George Street, Kirkham, Canterbury Gardens, 
Highwood Apartments, Ferry Street, and the Hill. Over 150 
residents and community members participated in the 
events.

Home Matters to: Noof

Noof moved to the US five 
years ago from Iraq with 
her two daughters. She was 
assisted by IRIS and moved 
into a NeighborWorks home 
in Fair Haven two years ago. 

She worked at a dry 
cleaners and was the prima-
ry breadwinner for her fam-
ily, as well as for her mother 
and two younger siblings, 
one of whom was disabled 
during the Iraq war. 

In 2016, she was diag-
nosed with thyroid cancer 
and her doctor recom-
mended she quit her job 
due to the strong chemicals 
she was exposed to at the 
cleaners. Noof is undergoing 
chemotherapy treatment 

and looking for new work. 
She’s grateful to send her 

daughters to afterschool 
and summer programs with 
NWNH. The programs help 
her daughters with their 
school work.

“It helps them with their 
homework,” she says. “I 
don’t know how to do it.” 

They also enable Noof 
to have child care as she 
navigates her doctors visits, 
looks for work, and cares for 
her mother and siblings.  

Noof is excited that her 
daughter was recently ac-
cepted to a magnet school 
in New Haven, and hopes to 
return to school once she 
has finished her treatment.  

During NeighborWorks Week, kids play on the bouncy castle at 
Canterbury in New Haven

NWNH staff help out with NeighborWorks Week in the Hill 

Celebrating NeighborWorks Week at Canterbury  in New Haven
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OUR DONORS

$150,000+
Harold Webster Smith Foundation

United Illuminating
  

$15,000+
Community Foundation of Greater New Haven

Webster Bank
 

$5,000+
A. Secondino & Son, Inc. 
First Niagara Foundation

 
$2,500+

Zlotnick Construction
Dime Bank Foundation

Guilford Community Fund
Hudson Housing Capital

Chelsea Groton Foundation 
 

$1,500+
Guilford Savings Bank

Carter, Hayes, & Associates, P.C.

$1,000+
Thach Pham
Tanya Segel
Anderson Krause Insurance & Financial Services
 
$500+
Hoopes Morganthaler Rausch & Scaramozza
AR Consulting
Trachten Law Firm
Connecticut Business Systems
 
$100+
Domenic Trapase
Adrien Esdaile
TMG Architects
Studio Q Architecture
Lisa Mellow
Francine Robinson
James Ahern
Stephen Diaz
Paul Begemann
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FINANCIAL HIGHLIGHTS

Consolidated Expenses
General Administration  $230,558

Program Expenses $3,947,570
Fundraising Expenses $$120,532

Consolidated Revenue
Grants & Contributions $3,954,563

Rent Income $4,416,149
Fees Earned $1,270,053

Revenue by Department
Real Estate Development $1,221,720

Property Management $1,162,846
Community Building & Engagement $388,319

Expenses by Department
Real Estate Development $771,626
Property Management $1,363,775

Community Building & Engagement $332,872
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Mutual Housing Association of South Central CT, Inc.
d/b/a NeighborWorks New Horizons

235 Grand Ave.
New Haven, CT 06513

203-562-4514


