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New York State Housing Finance Agency 

Green Bonds Initiative 

Special Achievement 

 

Introduction 

 

In recent years, the threat of global warming has become real for nations and cities around the 

world. In the United States, scientists have tied the increase of storm surges, heat waves, water 

shortages and extreme weather to global warming. Beyond the very real threat to life that 

extreme weather occurrences like Superstorm Sandy pose, we have seen the impact of such 

weather first hand on the quality of life for those we serve in the affordable housing industry.  

 

Around the world, national and local leaders have made commitments to mitigate the impacts of 

global climate change. Energy-efficient building standards are an important part of reducing 

carbon emissions and increasing climate resiliency. Experts estimate that up to 70% of the 

carbon emissions of a city is generated in its buildings.  

 

Since 2011, New York State has financed over 500 affordable housing developments, 

representing more than 65,000 affordable apartments. With that level of production, NYS can 

play a critical role in reducing the carbon emissions of buildings across the state by improving 

our green building standards. Accordingly, New York State’s Housing Finance Agency (HFA) 

set out to develop an agency-wide approach to the financing and development of energy-

efficient, sustainable and healthy affordable housing.  

 

To further our progress toward these environmental objectives, and to advance New York State 

Governor Andrew Cuomo’s State Energy Plan, all HFA financed projects must now comply with 

national green standards and participate in energy benchmarking. In a bold step to compel the 

affordable housing industry to build greener, HFA is now using “Green Bonds” to finance the 

new construction of affordable housing.  

 

Implementation  

 

HFA has partnered with the Climate Bond Initiative (CBI) to certify multifamily affordable 

housing projects for Green Bonds using their scientifically robust and rigorous criteria. CBI is an 

international not-for-profit organization supporting financing for projects around the world, 

implementing a system of environmental due diligence that helps reduce the impact of climate 

change. By using CBI to certify our bonds, HFA is able to offer investors a high level of 

confidence that our developments will meet low carbon standards.  

 

Since November 2016, HFA has issued over $155 million in certified Green Bonds for the 

construction of 913 homes for low- to moderate- income New Yorkers. These newly constructed 

buildings will provide high quality, healthy living environments for thousands of New Yorkers 

while also reducing carbon emissions from affordable housing. Due to strong interest from the 

growing Green Bond buying market, we have now expanded certification requirement to all new 

construction projects. Our goal is to eventually require all bond-financed preservation projects to 

meet CBI criteria for certification as Green Bonds. 

 

Green Bond Innovation 
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New York State’s HFA joins a select international group of Green Bond issuers that have gained 

CBI certification for Low Carbon Buildings and only one of few bond issuers to gain this 

certification for residential buildings. This transition fortifies New York’s reputation as a 

national leader in addressing climate issues and reducing carbon emissions. 

 

CBI certification requires an ambitious emissions reduction plan and projects must meet rigorous 

reporting and transparency standards. Residential buildings must meet emissions reductions 

equivalent to the performance of the top 15% of buildings in the market. HFA partnered with 

Enterprise Community Partners to develop tangible proxy measures for meeting the CBI 

standard of energy efficiency. Enterprise is a national leader in affordable housing standards for 

design, location/neighborhood, environmental and other site improvements, water conservation, 

energy efficiency, materials, healthy living, building operations and resident engagement. 

 

This certification is available to all state agencies issuing municipal bonds for multifamily 

affordable housing. The proxy measures developed with Enterprise for CBI certification can be 

replicated across the nation. The CBI standard will recognize the energy efficiency of the 

participating state’s existing affordable housing market. CBI certification gives any participating 

state a tangible means to make a positive contribution to improving the environment. 

 

Responding to a State Need 

 

This initiative responds to a need for healthy, safe, affordable housing for all New Yorkers. 

Green affordable housing provides climate resiliency, healthy living conditions, and cost savings 

for low- and moderate-income households.  This initiative also advances Governor Cuomo’s 

State Energy Plan, which calls for a reduction of carbon emissions in New York State by 40% by 

2030.   

 

Green Bonds Criteria and Process 

 

Since 2017, all HFA projects – new construction or rehabilitation – must meet green building 

standards. Although HFA continues to work towards developing CBI proxies for rehabilitation 

projects, currently the proxies are only applicable to new construction projects. These proxies are 

all based on the U.S. Environmental Protection Agency’s (EPA) Energy Star Programs standards 

and include additional performance improvements as described below depending on the type of 

housing being built:  

 

 Residences containing 3 or more stories:   

o ENERGY STAR Multifamily High Rise, 2015 International Energy Conservation 

Code (IECC) permit  

 

 Residences with less than 3 stories:  

o At least 8% improvement over ENERGY STAR Certified Homes, Version 3.1 

Revision 08; or  

o At least 9% improvement over ENERGY STAR Certified Homes, Version 3.0 

Revision 08 
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As projects undergo the underwriting process, developers must submit an executed contract with 

qualified energy consultants to insure that the project meets the selected standard. Via a 

committee of senior management, HFA reviews the project to ensure that it aligns with our green 

objective. After receiving internal approval, HFA submits the documentation to CBI for 

certification. As a frequent issuer, HFA will engage a third-party to re-verify our projects and 

procedures conformance on an annual basis. Other agencies who enter the market less often 

could still undergo this process, but would need to engage a verifier before and after each 

issuance.   

 

Developers are required to work with an energy consultant to ensure the project is being built 

according to the CBI approved standard. Throughout the year, HFA discloses a running list of 

Green Projects in each Official Statement. HFA will also publish an annual report, disclosing the 

status of all the CBI certified projects.  

 

Achieving Results and Providing Benefits that Outweigh Costs 

 

With CBI required processes in place, investors can buy HFA’s bonds with confidence that the 

proceeds finance projects that are being built to specific standards. Although CBI’s endorsement 

of these standards as scientifically robust adds a level of assurance, the reporting transparency 

and third party verification allow investors to independently asses the standards and allocate 

money into a cause they can independently determine is worthy.  

 

As a result, HFA has seen more diversity in investor interest over the past three Green issuances. 

An estimated $45 trillion in global assets is currently under management by investors that have 

made public commitments to climate and socially responsible investment. CBI estimates that in 

the long run, green property bonds will make up to 40% of the Green Bond market. By 

expanding the universe of investors in affordable housing, we can transfer increased demand into 

better market execution on HFA bond deals.   

 

More broadly, by working collaboratively to increase transparency and adopt and promote robust 

green standards, HFA can leverage the capital of the bond market to make a very real impact on 

one of the most pressing challenges of this generation. HFA has set the model that other states 

across the country can recreate and tailor to their specific needs. And, as each additional state 

participates, together we can create a greener, cleaner, and more sustainable environment for us 

all.  

 

 





Green bonds: the benefits

• Investor diversification across regions and types

• Investor engagement & “stickiness”

• Strong oversubscription, yields tighter

• Strengthened reputation

• Alignment of CSR (or core business when pure play) 
with funding scheme

Issuer

Benefits

Investor

Benefits

• Investor diversification across regions and types

• Investor engagement & “stickiness”

• Strong oversubscription, yields tighter

• Strengthened reputation

• Alignment of CSR (or core business when pure play) 
with funding scheme

Issuer

Benefits

Investor

Benefits

• Well-understood projects reduce risk exposure

• Well-managed projects reduce risk exposure

• Trading at a premium in secondary markets

• Strengthened reputation

• Deeper engagement with company management on 
green

Issuer benefits 

become more and 

more apparent and 

diverse…

…given strong and 

persistent investor 

demand for green.
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HFA: implementing green bond program

• Project requirements:

• Established (with CBI) the standards multifamily projects must meet to 

qualify. 

• Partnered with Enterprise Community Foundation to identify the specifics.

• Encouraged multifamily developers to meet these standards.

• Process requirements: 

• HFA multifamily credit committee now includes project nomination form as 

part of its approval process. 

• Hired Sustainalytics as verification agent.

• Applied to CBI for certification for approval on programmatic level.

• Expanded Official Statement disclosure. 



Bonds certified against Buildings Criteria
Issue date Size Geography Assets

Dec 2016

Jan 2017

$45m

$54m

Affordable Residential

Dec 2016 A$218m Mixed incl. non-residential

Jul 2016 A$300m Mixed incl. public spaces

Jun 2016 €500m Residential

May 2016 €500m Non-residential, residential and 

public spaces

May 2016 A$500m Mixed incl. non-residential

May 2016 $500m Mixed incl. non-residential

Jun 2015 €500m Mixed incl. non-residential and 

residential

May 2015 A$600m Australia, New 

Zealand, Asia

Mixed incl. non-residential



CBI Certified Bond Issuers Worldwide
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