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Good afternoon. My name is Christine Hmiel and | am the Program Manager of the
Neighborhood Preservation Coalition of New York State, Inc. | want to thank the Chairs of the
Assembly Committees on Housing and Environmental Conservation for the opportunity to
present this testimony on behalf of Preservation Companies and other nonprofit affordable
housing developers throughout the State of New York.

The Neighborhood Preservation Coalition of New York State is a statewide membership
organization comprised of over 175 not-for-profit Neighborhood Preservation Companies
(NPCs), local development corporations and community housing development organizations.
There are 152 NPCs in New York State which play a vital role in revitalizing New York’s
neighborhoods and communities through the Neighborhood Preservation Program.

As the discussion about affordable green housing continues to develop and take shape,
the Neighborhood Preservation Coalition would like to ensure that nonprofit developers,
including Neighborhood Preservation Companies, remain integral players in the policy
conversation. In FY 2008-2009, Neighborhood Preservation Companies completed or made
progress on 10,822 home improvement, rehabilitation and new construction projects. They also
provided vital direct services to low- and moderate-income individuals and families including
homeownership counseling, tenant assistance and foreclosure prevention counseling. Since the
inception of the Neighborhood Preservation Program more than 30 years ago, NPCs have
worked tirelessly to address the most urgent housing challenges in our communities and will
continue to be at the forefront of affordable housing in New York State.

NPCs and other affordable housing nonprofits have already demonstrated the viability of
developing affordable green housing. They have proven that it is possible to build affordable

housing units using green practices that reduce long-term costs for residents,  decrease



environment-related health issues, improve energy efficiency and reduce the overall impact of
housing development on the environment. Affordable green development is not only viable, but
it is also necessary if we hope to reduce long-term operation, maintenance and occupation costs
and build sustainable, healthy communities for low-income individuals and families. The
following case studies provide real examples of successful nonprofit-driven development of

affordable green housing.

Better Neighborhoods, Inc.—Schenectady, NY

Better Neighborhoods, Inc. (BNI), an NPC in Schenectady, has garnered national
attention for its involvement in a cutting-edge affordable green housing initiative. The first of 14
single-family homes under the City of Schenectady’s Universal Design/Green/Affordable
Housing Program was recognized by the U.S.
Department of Housing and Urban Development
(HUD) in the agency’s 25" Annual Best in America
Living Award competition, which is HUD’s highest

award recognizing housing excellence. The award
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specifically recognizes BNI’s prototype home and the

organization’s commitment to innovative design in L) | ]Hmil!!!
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green affordable housing. The project was also

featured in a January 2009 issue of Professional Builder
Figure 1: 845 Grant Avenue, Schenectady NY.

. . Photo courtesy of the Better Neighborhoods, Inc.
magazine, the February 2010 issue of The

Conservationist and was recognized by the HUD Buffalo Office with the 2008 Community

Planning and Development Award for “Emerging Leaders in Green Housing”. This prototype is



remarkable not just for its cutting-edge leadership in the field, but also for the key involvement
of two non-profit NPCs: Better Neighborhoods, Inc. and the Community Land Trust of
Schenectady, which will hold the land in perpetuity to ensure that the units remain affordable.

The BNI affordable green home prototype stands at 1,650 square feet with four bedrooms
and two bathrooms. They utilized sustainable building materials including bamboo flooring,
recycled carpets and recycled composite lumber as well as a grey water system for preheating
water going into the hot water heater. The home also features solar panels and thermal collectors
that provide more than half of the household’s electric and hot water needs. The house is fitted
with water-saving plumbing fixtures including dual-flush toilets that save thousands of gallons of
water each year, ENERGY STAR® appliances and nearly 150 other green components that
qualified this project as the first residential home in New York State to become LEED
(Leadership in Energy and Environmental Design) certified at the platinum level. The City of
Schenectady estimates that these green and energy efficient components will save the
homeowner an average of $200 per month in utility costs.

The home is also noteworthy in its commitment to universal design, which focuses on
accessibility and meeting the changing needs of residents as they age. It has a fully accessible
kitchen and bathrooms with features that can be easily adjusted to accommodate a range of
physical abilities. A wall-mounted oven, low countertops and a side-by-side refrigerator are key
universal design components in the kitchen while the bathrooms feature grab bars, a roll-in
shower, accessible toilet and other unique components to promote “aging in place”. This
Schenectady prototype can serve as a model not only for affordable green housing, but for
designing homes that are safe, accessible and adaptive to the diverse and changing needs of the

residents.



The BNI model is targeted to first-time homebuyers with incomes below 80 percent of
the area median income (AMI). Down payment assistance and homebuyer subsidies reduce the
market rate value of $110,000 to a mortgage of approximately $85,000 and make monthly
payments affordable for low- and moderate-income homeowners. To qualify, homebuyers must
participate in and complete credit, financial and mortgage prequalification counseling, commit to
post-purchase financial and home maintenance sessions and provide copies of utility bills for one
year after purchase.

Is this affordable green housing model replicable? Yes. In fact, BNI has already
completed three additional homes in the City of Schenectady following the affordable green
prototype, one of which also received LEED platinum certification with the remaining two
certified at the LEED gold level. BNI expects to receive LEED platinum certification for the ten
remaining homes planned for this initiative. All of the projects in the Green Home initiative rely
on varied public and private funding including Neighborhood Stabilization Program, Affordable
Housing Corporation and Housing Trust Fund dollars. As this unique project demonstrates,
NPCs are extremely adept at leveraging community resources through productive collaborations

and partnerships with each other and with public and private entities.

Harlem Congregations for Community Improvement, Inc.—Harlem, NY

The David & Joyce Dinkins Gardens at 263 West 153" Street shines as the first
affordable green housing development in the Harlem. Harlem Congregations for Community
Improvement, Inc. (HCCI), a non-profit housing organization, developed the 85-unit, low-
income rental building using nontoxic, recycled and locally made materials. A Green Grid

Roofing System provides for reduced energy costs, sound insulation and longer roof life.



Residents of The Dinkins building enjoy access to the green roof terrace as well as the
community garden and landscaping abundant with native and hardy plantings, which are
irrigated by the roof’s improved storm-water management system. The David & Joyce Dinkins
Gardens is fully equipped with ENERGY STAR® rated appliances and light fixtures. The
building’s unitized apartment ventilation system, brick cavity walls with high performance
insulation, high performance windows and south-facing sun shading, and the high efficiency
boiler located on the roof further reduce energy costs and improve indoor air quality.

The apartments will be available to
families and individuals earning less than
$42,542 annually, or 60% of AMI. The
Dinkins development also incorporates a
commitment to providing opportunities to
underserved youth through the dedication of

26 studio apartments to young adults who

have aged out of foster care. The studio

Figure2: TheDavid& Joyce Di nkins Ga apartments are one component of a broad
affordable green housing development. Photo courtesy of
Harlem Congregations for Community Improvement, Inc.

spectrum of services that HCCI provides its
youth tenants. Youth who have aged out of foster care are also provided with access to a free
construction training program, career development services, financial literary training and a
social worker to help encourage successful independence. All of these services are located on
the same block as The Dinkins development and are offered by HCCI in collaboration with the

New York City Administration for Children’s Services (ACS). The integration of social



services, job training, affordable housing and
sustainable design provides a solid model for the future
of affordable housing and service delivery in New York
State.

The $19.2 million project relied on the support
of many community partners including the New York
City Department of Housing Preservation and
Development (HPD), the New York City Housing
Development  Corporation  (HDC),  Enterprise
Community Partners, JP Morgan Chase Bank, the
Borough President’s Office, developer Jonathan Rose
Companies and the Home Depot Foundation. The

building was constructed with $14.5 million in bond

WEST 153RD STREET

Figure 3: Plans for The Dinkins Development. Image
courtesy of Harlem Congregations for Community
Improvement, Inc.

proceeds and direct subsidy and $7.2 million in a low-interest permanent mortgage from the New

York City Housing Development Corporation (HDC).

The New York City Department of

Housing Preservation and Development (HPD) provided $2.6 million through its Mixed Income

Rental Program, the Home Depot Foundation provided a $50,000 grant to install the Green Grid

roofing system, and former Manhattan Borough President C. Virginia Fields provided a

$500,000 grant to benefit the Construction Trades Academy to be located in the development.

Additional NPC Highlights in Affordable Green Housing

These are only two examples of the accomplishments achieved by nonprofit developers

in affordable green housing. Another NPC, El Barrio’s Operation Fight-Back, is partnering with



Local Initiatives Support Corporation (LISC) to redevelop a nine-unit development in East
Harlem. The project includes a number of green components including the use of low VOC
paint, foam insulation and weather stripping for doors and windows, exhaust fans, ENERGY
STAR® light fixtures and appliances, low-flow toilets and showerheads, and energy efficient
heating boilers and hot water heaters. This project is being funded by a $40,000 grant from the
Home Depot Foundation. EIl Barrio’s initiative is also significant in its mission to build the
capacity of tenants to become homeowners. Upon completion of the redevelopment, tenants will
have the opportunity to purchase the building and become homeowners in an affordable, limited-
equity cooperative.

An NPC in Albany, the South End Improvement Corporation (SEIC), is also moving
towards green rehabilitation. Under its current HOME LPA award, SEIC provided moderate to
substantial rehabilitation to 13 units in a distressed, low-income neighborhood. SEIC
incorporated such green practices as replacing old
windows with new energy efficient ones. The
organization was recently awarded another HOME LPA
and will use this grant to fully incorporate an energy use
reduction and green rehabilitation plan into the program.
1 SEIC will collaborate with Cornell Cooperative
Extension’s weatherization program in Albany County
and Albany Community Development Corporation to

provide moderate to substantial rehabilitation to fourteen

units. A rehabilitation specialist will conduct an

Figure 4: 2™ Avenue, Albany, NY. Photo

courtesy of the South End Improvement inspection of the unit and prepare a “scope of work”
Corporation.



write-up in conjunction with a building analyst, certified by the Building Performance Institute
(BPI1), who will perform an energy audit. The energy audit’s findings will be incorporated into
the rehabilitation job, where feasible, and all energy-related work performed will meet or exceed
BPI standards. In addition, green building practices will be followed to provide a healthy
environment for occupants and minimize the impact on the environment. Green practices will be
incorporated into all bid specifications, on site construction management and post inspection
processes. The organization’s integrated approach to rehabilitation provides an effective and
replicable model for other developers of affordable green housing. A report published by
Enterprise Community Partner’s notes that “green developers have consistently found that the
process goes more smoothly, and the results are of higher quality, when the major contractors
and experts... confer with one another and with the owner/developer from the earliest stages of

concept and design all the way to occupancy.”

Conclusion

Affordable green housing is a viable development model that has been successfully
adopted and implemented by nonprofit NPCs throughout New York State. By incorporating
green building and rehabilitation practices into affordable housing development, we can reduce
expenses for low-income residents while improving their quality of life. The question of
whether or not green housing can also be cost-effective and affordable has been answered. A
2005 case study analysis of 16 affordable housing projects throughout the country concluded that

“using a life-cycle approach, green affordable housing is more cost effective in net present value

! Tony Proscio, “Sustainable, Affordable, Doable: Demystifying the Process of Green Affordable Housing.”
Enterprise Community Partners (2008).



terms than conventional affordable housing.”

In determining affordability, it is not enough to
cite the initial cost of construction. Rather, the cost of ownership or inhabitance over time must
be considered. Green retrofitting in existing multifamily buildings may yield 25 to 40 percent
energy savings depending on the project’s location, size, age, physical condition and available
financial incentives. The costs of upgrading boiler systems, insulation and windows could be
repaid within 5-10 years of installation. There are similar costs and payback periods projected
for green retrofitting in single-family homes, with several studies reporting an average energy
savings of approximately 30 percent for typical weatherization upgrades.’

Building green is not just a matter of environmental responsibility, but a matter of
achieving true affordability for our low-income residents. NPCs and other nonprofit developers
are taking a lead in developing affordable green housing in communities across the state and will
continue to do so with the support of public and private partners.

Thank you for the opportunity to present testimony on behalf of the Neighborhood

Preservation Coalition of New York State and its membership.

2 William Bradshaw, et. al. “The Costs and Benefits of Green Affordable Housing, New Ecology, Inc. and the
Tellus Institute (2005), http://newecology.org.

¥ Stockton Williams, “Bringing Home the Benefits of Energy Efficiency to Low-Income Households: The Case for
a National Commitment,” Enterprise Community Partners (2008).
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For more information about the projects summarized in the above testimony, please contact:

Better Neighborhoods, Inc.

Ed August, Executive Director
986 Albany St.

Schenectady, NY 12307

(518) 372-6469

(518)372-6460 fax
eaugust@better-neighborhoods.org
www.better-neighborhoods.org

Harlem Congregations for Community Improvement, Inc.
Lucille McEwen, President & CEO

2854 Frederick Douglass Blvd.

New York, NY 10039

(212) 281-4887

(212) 281-8102 fax

Icmcewen@hcci.org

www.hcci.org

El Barrio’s Operation Fight-Back, Inc.
Gustavo Rosado, Executive Director
413 E. 120" St., Room #403

New York, NY 10035

(212) 410-7900

ebofb413@aol.com

South End Improvement Corporation, Inc.
Sandra Obiedo, Executive Director

38 Catherine Street

Albany, NY 12202

(518) 436-8777

(518) 436-7656 fax

seic@global2000.net

www.seicalbany.org
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