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Fannie Mae’s New York Partnership Office opened in the fall of 1995 to meet the unique affordable housing needs of New York City and the surrounding counties.  The New York office is one of 51 partnership offices that Fannie Mae has established around the country to ensure that flexible single-family mortgages, multifamily financing, and equity investments are used to produce tangible results in local communities.  We are called partnership offices because we can only be effective by working cooperatively, or in partnership, with other housing finance professionals.  In fact, we work closely with most, if not all, of the members of the various panels who are speaking with you today.    I am especially pleased to be joining this panel with Kathy Wylde and Jim Morgo, two partners whom we have worked closely with for many years.

Let me give you some concrete examples of successful partnerships:

· For years, Fannie Mae has worked with the New York City Housing Partnership to support the New Homes program which leverages private financing with governmental subsidies and city-owned land to construct 1-3-unit homes.  This program has been responsible for the rebuilding of many neighborhoods in the South Bronx, central Brooklyn, and southeast Queens, among others.  Fannie Mae provides flexible mortgage products originated by local lenders with low down payments, high qualifying ratios and an innovative treatment of rental income, which has enabled thousands of low- and moderate NYC families to attain the dream of homeownership, and thousands more to rent apartments in these attractive units.

· In partnership with the Long Island Housing Partnership, the Long Island Association, Suffolk and Nassau counties and the State of New York, Fannie Mae has created an employer-assisted housing initiative on Long Island.  Major employers, including Computer Associates, Keyspan, LIJ-North Shore Health Alliance, Bay Shore School District, Hofstra University, ADP, YAI and others, are providing cash incentives to employees for downpayment and closing cost assistance, matched by government subsidies, to help overcome barriers to homeownership.

· In cooperation with Brooklyn Legal Services, the Parodneck Foundation and local lenders, Fannie Mae established the Predatory Lending Pilot designed to help victims of predatory lending maintain their homes by refinancing into the conventional market despite severely impaired credit.  City funds also are used to write down the mortgage indebtedness to a manageable level and to make necessary home repairs.

· Three weeks ago, Fannie Mae invested $1.5 million in equity at the construction closing of the first market rate co-operative building in Harlem in decades and will approve the project for flexible share loans.  Our partners in this project are BFC Partners and L&M Equities, J.P. Morgan Chase, and the NYC Department of Housing Preservation and Development (HPD) and Housing Development Corporation.

· Last year, Fannie Mae invested $9.7 million in Low Income Tax Credit Equity to support the $39 million renovation of the Prince George Hotel for homeless and special needs tenants.  This innovative project developed by Common Ground is a supportive housing project, which provides not only housing, but also full support services to the residents to ensure their success in living independently.  Partners in this project include J.P. Morgan, Lendlease, MetLife, HPD, the Corporation for Supportive Housing, the U.S. Department of Housing and Urban Development, and the NYS Office of Mental Health.  A recent study, funded by the Fannie Mae Foundation, found this model of supportive housing to be the most cost-effective way of serving the homeless and special needs populations.

I could go on and on with other successful examples.  But rather, let me draw some common themes from the few I have cited.  All involve private and public partnerships, that is, a combination of private financing and governmental subsidies.  All depend on sophisticated partners with capacity.  All make a real and tangible improvement in the community.  All meet the unique needs of the New York metropolitan market with its strengths and challenges that set it apart from other areas in the country.  And, even in a city like this with a preponderance of rental housing, the opportunities and benefits of homeownership in higher density configurations are extensive and worthy of continued support.

So what is the connection to the work of the Millennial Housing Commission?  Let me offer the following observations and suggestions:

1. An existing infrastructure of workable programs is in place at all levels of government – federal, state, and local.  Too often the press and policy-makers focus on areas within the nation’s affordable housing system that need improvement, without acknowledgement of the areas that do work.  The Commission’s report to Congress should recognize that many of the programs are successful and should acknowledge the valuable contributions that many state and local governments are making.  On the federal level, the combination of Low-Income Housing Tax Credits, HOME and CDBG programs, housing bonds, and Section 8 vouchers can be used to meet both production and preservation needs and support both homeownership and rental housing opportunities.  We are fortunate in New York, to have both state and local programs, which are workable and invaluable.  

2. Successful affordable housing efforts generally rely on partnerships between the public and private sectors, leveraging resources and efficiencies.  In New York, flexible private capital is available in almost unlimited amounts to support these public initiatives.  These partnerships include a variety of different actors with different expertise.  And finally, there exists an effective infrastructure of housing producers including nonprofit intermediaries, sophisticated community-based nonprofits, and for-profit developers, managers and owners.  Policy should encourage and facilitate such partnerships.

3. Subsidy resources are critical.  There are not sufficient governmental subsidy resources from all levels of government to meet the large, unmet needs in New York City and the surrounding counties (including Long Island) as well as throughout the country.  As you can see from my examples above, governmental subsidies in one form or another are key.

4. In New York, an unprecedented coalition of groups has come together under the name, Housing First!, Affordable Housing for All New Yorkers.  This coalition is comprised of over 200 groups representing large financial institutions, foundations, community based nonprofits, intermediaries, industry groups, religious leaders, major employers and labor.  The coalition is dedicated to raising the visibility of housing issues on the public policy agenda and is calling for a 10-year, $10 billion commitment from the city of New York to support the range of housing needs---from the homeless and special needs populations to the middle income workforce essential to the city’s economic vitality.  And, the Housing First! platform calls for a mix of preservation and production strategies.  I have attached the Housing First! Position Paper and list of coalition members to this submittal. But even this level of local support will not be enough to meet the extreme housing needs in New York.  The extent of those needs and implications for the city are well articulated in the attached paper.

5. In New York, the housing needs are varied and vast.  Housing providers need access to a variety of tools to address these needs.  There must be a balance of preservation and production initiatives.  There must be housing to serve a broad range of needs — from the homeless and special needs populations to middle income working families who struggle in New York to secure basic, affordable housing.  And there must be the appropriate mix of policies to assist households with housing needs to become either well-housed renters or homeowners.  The effects of policies that increase housing supply on price and availability through the production of affordable housing are the same whether the housing tenure that results is for homeownership or for rental housing.

6. Finally, there must be local flexibility to be able to use the available programs and resources to serve the housing needs in light of unique local conditions.  For example, in high cost areas like New York, uniform federal income guidelines and per unit caps may not be effective.  The federal government must play a significant role, but programs will work best if they preserve local flexibility to tailor solutions.  Fannie Mae has been very successful in extending its flexible financing to underserved areas throughout the nation because we have established a network of 51 partnership offices who understand local nuances and are able to tailor the responses and resources to tangibly meet these local needs.

1
3

