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Introduction

On March 1, 2010, the Committee on Public Housing, chaired by Council Member Rosie Mendez, will conduct an oversight hearing on the New York City Housing Authority’s (NYCHA or the Authority) mixed-finance modernization plan (MFMP) for the twenty-one NYCHA developments originally built by the City of New York or New York State.
 
Today’s hearing will give NYCHA the opportunity to discuss the MFMP plan including its goals and objectives.  The Committee expects to hear testimony from NYCHA tenants and officials, advocacy groups, such as the Legal Aid Society and the Community Service Society, and tenant associations, such as Public Housing Residents of the Lower East Side (PHROLES), the NYC Public Housing Resident Alliance and Community Voices Heard.

Background

NYCHA is the largest public housing authority in North America with 334 developments containing 2,611 buildings spread throughout the City.
  Nearly 404,000 authorized residents live in almost 178,556 apartments.  These numbers represent 8.4% of the City’s rental apartments and 4.8% of the City’s population.
  The majority of developments are almost evenly distributed in Manhattan (with 102), Brooklyn (with 100) and the Bronx (with 98); while Queens has 26 developments and Staten Island has 10.
  However, there are 21 developments, which were originally built by the City or State of New York, which do not receive federal operating subsidies, but are subjected to federal law and Department of Housing and Urban Development (HUD) rules and regulations.
  
As of January 30, 2010, there were about 131,000 families on the waiting list for conventional public housing as well as an additional 124,760 families on the wait list for housing through the Section 8 program.
  Most families who live in NYCHA public housing pay no more than 30% of their family income for rent.  The average family income for NYCHA tenants is approximately $23,187 and the average rent is $408 per month.
 Over one-third of the heads of households are senior citizens and 42 NYCHA developments are for seniors only.
  Further, NYCHA reports that “11.9% of its families are on public assistance,” and “Social Security, SSI, a pension, Veteran’s benefits” or a similar program “support 41.9% of the families.”
 Working families are said to account for “47.4% of families.”
  Approximately 36.8% of NYCHA residents consist of persons under the age of 21, and about 29.7% are minors under the age of 18. 

Overview of the Department of Housing and Urban Development’s Mixed Finance Model and NYCHA’s Financial Transaction 
In 1998 Congress enacted legislation that significantly changed the way public housing agencies (PHA) were to operate. Title V, Public Housing and Tenant-Based Assistance, the short title for which is the “Quality Housing and Work Responsibility Act of 1998” (QHWRA), was, according to Congress, intended to: 1) deregulate PHAs; 2) provide more flexible use of Federal assistance to PHAs; 3) facilitate the establishment and maintenance of mixed-income communities; 4) decrease concentrations of poverty in public housing; 5) increase accountability and reward effective management of PHAs; 6) create incentives and economic opportunities for residents assisted by PHAs to work and become self‑sufficient; 7) consolidate the Section 8 voucher and certificate programs into a single market‑driven program; 8) remedy the problems of troubled PHAs; and 9) replace or revitalize severely distressed public housing projects.
  

This legislation was enacted in response to Congressional findings that there: 1) was a need for affordable housing; 2) the government had already invested over $90 billion in rental housing for low‑income persons; 3) public housing was plagued with problems; 4) the Federal method of oversight of public housing had aggravated the problems, and 5) public housing reform was in the best interests of low‑income persons.
  

Purusant to federal regulations promulgated in accordance by QHWRA, PHA’s may apply to the Department of Housing and Urban Development (HUD) to undertake a mixed-finance modernization.
 As part of the modernization, PHA’s are permitted to use a combination of private financing and public housing development funds to develop public housing units owned by an entity other than the PHA.
 The public housing development funds may be provided to a third party (non-PHA entity) so that it can develop and own the resulting public housing units. 

NYCHA’s  Mixed Finance Plan Overview
In December 2009, NYCHA announced that it would seek to implement a MFMP.  The MFMP is necessary due to NYCHA’s dire financial condition which has been well documented and compounded by the lack of HUD funding for the twenty-one City and State developments.
  Under the MFMP, NYCHA proposed to lease the land and sell the buildings of the twenty-one developments originally financed by the City or State of New York, to a limited-liability company (LLC).
  A Housing Development Fund Corporation (HDFC) organized pursuant to Article 11 of the Private Housing Finance Law will be created.
  The members of the board of the HDFC will be the Chairman of NYCHA and the members of the board of the Authority.
   NYCHA proposes to use the sale proceeds to make a loan for a portion of the modernization and NYCHA will pledge funds that have been appropriated to the Authority under the American Reinvestment and Recovery Act of 2009 (ARRA) as security for short-term ARRA-backed bonds.
 Additionally, long-term bonds will be issued backed by the net operating income on units within the twenty-one developments that have been converted to Section 8.
  The proceeds of the bond sales will be used to rehabilitate the twenty-one developments by making capital improvements.
Generally, PHA’s are prohibited from developing new public housing units.
 However, ARRA permits PHA’s to bring additional units into the federal public housing portfolio and receive full Federal funding so long as such units are developed using ARRA funding.
 Since the capital work of the State and City developments will be on a large scale, non-Federal funds in addition to ARRA funds will be required to undertake and complete the level of necessary capital work. In order to accomplish this, NYCHA will be required to employ HUD's mixed-finance approach for public housing developments, but must do so within the strict obligation and expenditure deadlines imposed by ARRA, on or no later than March 17, 2010.
Issues and Concerns

Today the Committee will seek to understand how NYCHA’s MFMP will help to address NYCHA’s long-term structural deficit, how the plan would affect the capital needs of the other developments, and what suggested actions the NYCHA will take to ensure the residents at developments not part of the MFMP will continue to receive the same level of services as those developments that are part of the MFMP. 
Attachment A

New York City Housing Authority

New York City and New York State Developments

	Development Name
	Program
	Borough
	Total

Apartments



	Bay View
	City
	Brooklyn 
	1,610

	Boulevard
	City
	Brooklyn
	1,441

	Linden
	City
	Brooklyn
	1,586

	Marble Hill
	City
	Bronx 
	1,682

	Saint Mary’s Park
	City
	Bronx
	1,007

	Samuel (City)
	City
	Manhattan
	664

	344 East 28th Street
	State
	Manhattan
	225

	Amsterdam Addition
	State
	Manhattan
	175

	Baychester
	State
	Bronx
	441

	Bushwick
	State
	Brooklyn
	1,220

	Castle Hill
	State
	Bronx
	2,025

	Chelsea
	State
	Manhattan
	425

	Drew-Hamilton
	State
	Manhattan
	1,217

	Indpendence
	State
	Brooklyn
	744

	Manhattanville
	State
	Manhattan
	1,272

	Marlboro
	State
	Brooklyn
	1,765

	Murphy
	State
	Bronx
	281

	Rutgers
	State
	Manhattan
	721

	Stapleton
	State
	Staten Island
	693

	Williams Plaza
	State
	Brooklyn
	577

	Wise Towers
	State
	Manhattan
	399

	
	
	Total
	20,170


� See attached list of City and State Developments. 


� See NYCHA’s Fact Sheet, available at http://www.nyc.gov/html/nycha/html/about/factsheet.shtml.


� Id.


� Id. 


� See Federalization Background on file with the New York City Council Committee on Public Housing.


� Id.  Additionally, Section 8 is a Federal program that allows low-income families to live in market rate housing and pay 30% of their income for rent.


� See NYCHA’s Fact Sheet available at http://www.nyc.gov/html/nycha/html/about/factsheet.shtml


� Id. 


�  Id.


� Id.


� See H.R. 4194-59 Title V Public Housing and Tenant Based Assistance Reform §502.


� Id.


� See generally, 24 CFR §941. 


� See 24 CFR §941(f). 


� See NYCHA, Plan to Preserve Public Housing available at http://www.nyc.gov/html/nycha/html/about/ppph.shtml; NYCHA Fiscal 2009 Executive Budget Report available at 


http://www.nyc.gov/html/nycha/downloads/pdf/FY_2009_Budget_and_Four-Year_Financial_Plan_FINAL.pdf


� See NYCHA’s 2010 Revised Annual Plan available at http://www.nyc.gov/html/nycha/downloads/pdf/FY2010_AnnualPlan_Final.pdf.


� See bill A 9487-B/S.6430-A of the New York State Legislature authorizing the sale of the 21 developments.  


� Id.  


� See NYCHA’s 2010 Revised Annual Plan available at http://www.nyc.gov/html/nycha/downloads/pdf/FY2010_AnnualPlan_Final.pdf.


� See NYCHA’s 2010 Revised Annual Plan available at http://www.nyc.gov/html/nycha/downloads/pdf/FY2010_AnnualPlan_Final.pdf.  NYCHA has converted some of the units within the City and State developments to the Section 8 program.


� See 42 USC 1437g (g)(3)(B)).


� See H. R. 1—100 Title XII of Division A of the American Recovery and Reinvestment Act of 2009.
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