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Chairman Frank, Ranking Member Bachus, and members of the Committee, thank you for the
opportunity to submit this testimony on preservation of affordable rental housing.

My name is Laverne Joseph. | am President and CEO of Retirement Housing Foundation, a
nonprofit housing provider based in Long Beach California. RHF owns and operates about
15,000 affordable rental homes, assisted living units, and nursing beds in twenty-four states. | am
testifying today on behalf of Stewards of Affordable Housing for the Future (SAHF). RHF and
SAHF’s seven other members together provide high-quality, affordable housing to more than
100,000 Americans in forty-eight states, the District of Columbia, Puerto Rico, and the Virgin
Islands. SAHF members include: NHT/Enterprise Preservation Corporation, Mercy Housing,
NHP Foundation, Preservation of Affordable Housing (POAH), National Church Residences
(NCR), Retirement Housing Foundation (RHF), Volunteers of America, and National Affordable
Housing Trust.

SAHF's members came together in 2004 to promote their shared ownership objective, which
embraces the notion that stable, affordable housing is critically important in the lives of our
citizens. Stable housing can enable working families to retain jobs, grow earnings, and build a
better future for their children. Affordable rental homes with services enable low-income seniors
to age in place with dignity rather than face disruptive and costly institutionalization. Well
designed and operated housing also makes it possible for Americans with disabilities to enjoy a
high level of independence. SAHF's members develop, acquire and own affordable multifamily
rental homes with these beliefs in mind, and SAHF seeks to bring the full weight of its members'
expertise, experience, and entrepreneurial spirit to bear on the task of taking not-for-profit
housing preservation to scale.

SAHF's members undertake acquisitions ranging from individual properties to multistate
portfolios. They have extensive experience with the Department of Housing and Urban
Development (HUD) and USDA programs, housing bonds, tax credits, 501(c)(3) bonds, Federal
Home Loan Bank affordable housing program loans and grants, and a wide array of state and
local government funding sources. A large portion of our members’ units receive project-based
Section 8 housing assistance.

RHF is also an active member of AAHSA, the trade association of nonprofit senior housing and
health care providers. | am a member of AAHSA’s Affordable Housing Finance Cabinet. SAHF
and AAHSA work closely together on public policy issues, including preservation, that affect
low-income seniors.
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The Problem

The need for affordable housing in our society is a pressing one, and yet we are losing much of
what we have. The first order of business is to keep affordable the housing we have already built
at great expense to the taxpayer. The loss of project-based Section 8 assisted housing is
particularly grievous, since tax credit housing without Section 8 cannot serve the very poor.

Our nation is currently embroiled in a housing crisis. Given the weak and slow income growth
among households at the bottom half of the distribution, together with the ever increasing cost of
housing, housing in America is consuming an increasingly large share of household budgets. In
2005 for example, 37.3 million American households’ housing costs were in excess of 30% of
their income.*

For low- and very-low-income Americans fortunate to receive project-based housing vouchers,
the increasing insecurity of losing the subsidy due to the conversion of affordable multifamily
units to market rate rentals is all too real. Indeed, Housing Assistance Payment (HAP) contracts
that were established in the 1970s and 1980s are expiring at an astonishing rate, resulting in the
loss of precious affordable housing. The need for preservation of affordable housing is clear.
Further, we are moving towards a world in which housing nonprofit and for-profit developers are
increasingly taking on the role of serving not just as developers and owners with a short-term
horizon, but as long-term stewards of our affordable housing resources.

Yet the increasing role of non-profit housing providers in developing, providing and preserving
affordable housing is too often derailed or made much more difficult by restrictions placed on
them by the Department of Housing and Urban Development (HUD). Instead of enabling non-
profit preservation owners to bring to scale the development of affordable housing, HUD has
created obstacles which prevent non-profits from developing, renovating and properly
maintaining affordable housing.

Despite about $38 billion in annual appropriations for housing and community development
coupled with the addition, for example in 2005, of roughly 78,000 new and 55,000 renovated
units through the federal Low-Income Housing Tax Credit program—or in starker terms—the
$4.7 billion in annual expenditures from federal tax credits to build and rehabilitate affordable
housing, the government has made little progress in stopping the loss of low-cost rentals from the
nation’s housing stock.? Furthermore, the combination of higher construction and operating
costs, along with stagnant or even declining rents tied to household income limits and the fact
that non-profits do not have access to distributions of excess cash flow and to equity to invest in
properties ultimately undermines the fundamental viability of affordable housing projects.

But the numbers tell the real story:

! Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing,” (2007), available at
http://www:.jchs.harvard.edu/publications/markets/son2007/son2007.pdf.

? Less and less of the federal nondefense discretionary budget—which is itself shrinking—is being devoted to
housing programs. Housing assistance as a share of total nondefense discretionary spending dropped from 10.2% in
1998 to 7.7% in 2006. In the past year, spending on housing assistance also failed to keep up with inflation,
amounting to a 2.3% cut in real terms. /d.






