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Multifamily Execution: Fannie Mae Direct Pay Credit Enhancement

$78,500,000

New York State Housing  
Finance Agency

Senior Manager

15 Hudson Yards  
Housing Revenue Bonds

2020 Series A (Green Bonds)

(Fannie Mae Direct Pay Credit  
Enhancement)

Aaa/NR/NR

▪ On July 21, 2020 Wells Fargo Securities1 (“WFS”) served as Senior Manager for
New York State HFA’s (“NYSHFA”) $78,500,000 15 Hudson Yards Housing
Revenue Bonds

▪ The bonds were issued to finance a mortgage loan for 107 affordable apartment
units as part of a larger 73-story for-sale condominium development, 15 Hudson
Yards in New York City

▪ The property maintains LEED Gold Certification and was also issued under  
NYSHFA’s Green Building Standards

▪ Wells Fargo worked across multiple business lines to develop the new structure, with
Multifamily Capital2 serving as Fannie lender

▪ New bond structure incorporated Fannie Mae direct-pay credit-enhancement and
monthly principal and interest payments in order to attract crossover CMBS
investors

▪ Fannie Mae will advance funds for monthly payment of principal and interest on  
the Bonds

▪ 19-year final maturity, fully amortizing bonds with a 10.4 year average life

▪ Wells worked with closely with various parties to target the CMBS buyer base,
including reworking the offering documents, and including mortgage cashflows for
Bloomberg modeling

▪ The order book attracted a broad range investors including ESG, CRA, CMBS, and
muni investorparticipation

▪ 12 unique investors placed orders for over $218 million

▪ 2.8x subscription at the end of the order period allowed for a 10 bps tightening, for
a final rate of 1.65%

▪ This unique structure achieved a final rate 21 bps lower than the yield on the
traditional serial and term structure employed by NYSHFA on its multifamily bond
offering the day prior3

(1) Wells Fargo Bank, N.A. Municipal Finance Group
(2) Member of Wells Fargo Bank, N.A.
(3) IPREO for final pricing wires; MMD sourced from Thompson Reuters TM3 as of close of business 7/20/2020



Multifamily Execution: Fannie Mae Direct Standby Credit Enhancement

(1) Wells Fargo Securities, trade name for Wells Fargo Bank, N.A. Municipal Finance Group (2) Sourced from the NYCHDC HIB 2020 Series C&D Official  
Statement (3) Represents total orders for bonds across both series divided by total par amount of the issue. Subscription levels vary across each series

$289,065,000

New York City HDC

Senior Manager

$257,535,000 2020 Series C
(Sustainable Development Bonds)

$31,530,000 2020 Series D
(Federally Taxable)  

(Sustainable Development Bonds)

Aa2 (Moody’s)

November 2020

▪ On November 18 and 19, 2020 Wells Fargo1 senior managed the $289,065,000 N Y C H D C   
Housing Impact Bonds, 2020 Series C&D transaction

▪ Mortgage enhanced with Supplemental Security in the form of a Fannie Mae Standby Credit  
Enhancement

▪ N Y H D C took a first loss position for 10% of the mortgage loan through a separate risk-share  
arrangement between H D C  and Fannie Mae, which was a general obligation of the  
Corporation and included a collateral posting requirement if the Corporation were to be  
downgraded to certain levels

▪ Wells Fargo worked closely with N Y C H D C and Fannie Mae to negotiate this component  
of the transaction

▪ The Sustainable Development Bond designation is consistent with the Social Bond Principles  
of the International Capital Markets Association and “Goal 1: No Poverty” and “Goal 11:

Sustainable Cities and Communities” of the United Nation’s Sustainable Development Goals 2

▪ The Housing Impact Bonds Resolution is newly created in support of New York City’s Permanent  
Affordability Commitment Together (“PACT”) strategic plan to convert at least 62,000 public  
housing units to Section 8 rental housing developments by the end of 2028

▪ Bond proceeds are expected to finance the preservation and rehabilitation of 1,718 units in  
41 tenant-occupied public housing buildings in Manhattan, New York

▪ All units funded by the 2020 Series C&D Bonds will be set aside for households with  
incomes at or below 50% of AMI

▪ The full order book had participation from 103 investors, leading to 2.0x aggregate  
subscription3 across both series with over $577 million in total orders

▪ Wells Fargo brought in one first-time, new investor to the deal

▪ 2020 Series C had 1.8x aggregate subscription3, while 2020 Series D had 4.0x aggregate  
subscription3



(1) Wells Fargo Securities, LLC (2) Freddie Mac Multifamily “Impact Bonds” https://mf.freddiemac.com/investors/impact-bonds.html#social-bonds; (3) Represents total orders for bonds across all five series divided by total par amount of the  
issue. Subscription levels vary across each series; (4) Spread calculated to LIBOR swap rate at the tenor of WAL to Maturity for each respective series, swap rates sourced from Bloomberg as of 10/8/2020

$359,435,000

Freddie Mac

Senior Manager

Multifamily M Certificates  
Social Bonds

Series M-062
Series M-063
Series M-064
Series M-065
Series M-066

AA+ (S&P)

Series M-062 M-063 M-064 M-065 M-066

Par ($MM) 101.915 30.490 148.260 73.110 5.660

Tranche National California National California Taxable

Maturity 6/15/2037 2/15/2036 1/15/2037 6/15/2036 2/15/2035

WAL to  
Maturity

12.5 12.9 13.4 7.7 10.3

Yield (%) 1.581 1.546 1.666 1.279 1.664

Spread  
(bps)4

+65 +60 +70 +65 +85

Price (%) 104.693 104.594 104.494 104.703 100.000

▪ On October 7, 2020 Wells Fargo Securities1 served as senior manager on a $359.435  
million Freddie Mac Multifamily M-Series securitization for Arc70 Capital (the “Sponsor”)

▪ This deal marked the inaugural issuance under Freddie Mac’s Multifamily Social
Bonds Program, which was assessed by Sustainalytics to be credible, impactful and in
alignment with the four core components of the Social Bonds Principles 20202

▪ The securitization consisted of 31 underlying bond mortgage projects, which were
pooled into the following tranches: National (M-062 and M-064), California (M-063
and M-065), and Taxable (M-066)

▪ The premium achieved on the four tax-exempt series was the highest of any M-series to  
date, with previous premiums being at or below 103%

▪ The full order book had participation from 9 unique investors, leading to 1.4x aggregate  
subscription3 across the five series with over $517 million in total orders

▪ 3 investors placed orders on three of the five series

▪ The bonds were structured as a monthly-pay, with the following features:

Multifamily Execution: Freddie MacSecuritization



Multifamily Execution: FHA Risk Sharing Insured Pass Through

$99,250,000

Housing Opportunities Commission  
of Montgomery County

Senior Manager

Multifamily Housing Development Bonds  
(FHA Risk Sharing Insured Pass Through)

2021 Series A (Green Bonds)

Aaa (Moody’s)

January 2021

▪ On January 20, 2021 Wells Fargo Securities1 (“WFS”) served as senior manager for
the Housing Opportunities Commission of Montgomery County’s (the
“Commission”) $99.250 million Multifamily Housing Development Bonds (FHA Risk
Sharing Insured Pass Through) 2021 Series A (Green Bonds) transaction

▪ Bond proceeds are expected to finance the 268-unit Westside Shady Grove
development in Rockville, Maryland with 30% of the units being affordable and
70% market rate

▪ Structured as a monthly pass through of mortgage loan principal and interest with a
final maturity date of July 1, 2052 (expected WAL to maturity of 23.7 years)

▪ First FHA risk share pass through sold since November 20172

▪ Largest FHA risk share pass through transaction ever2

▪ First FHA risk share pass through sold with a Green Bonds Designation2 and
the Commission’s inaugural Green Bonds issue (National Green Building
Standards, silver certification is expected)

▪ The order period resulted in over $216 million in total orders from 15 investors,
leading to 2.2x aggregate subscription3 which allowed WFS to tighten pricing by 5
bps to 2.10% at par

▪ Priced at +100 bps to 10-year UST and +52 bps to 3-month LIBOR swaps4, which
were the tightest spreads4 to both benchmarks relative to all previous FHA risk
share pass through transactions since 2013 with comparable average lives

▪ Spreads for previous FHA risk share insured pass through transactions since
2013 ranged from +144 bps to +159bps relative to 10-year UST and +120
bps to +142 bps relative to 3-month LIBOR swaps4

▪ One investor placed a $1.5 million order for its ESG fund

▪ Estimated pricing efficiency of 15 bps vis-à-vis traditional par serial and term
bond structure with a comparable final maturity date

▪ The structure leveraged recycled volume cap allocated by the State of Maryland

(1) Wells Fargo Securities is the trade name for the underwriter, Wells Fargo Bank, N.A. acting through its Municipal Finance Group
(2) Source: Bloomberg and relevant Official Statements
(3) Represents total orders divided by total par amount of the 2021 Series A Bonds
(4) Spread to 3-month LIBOR swaps at the tenor comparable to the WAL of the pass through; Sources: Thomson Reuters TM3, Bloomberg, EMMA, and relevant Official Statements



This communication is for informational purposes only, and does not constitute an offer to sell or a solicitation of an offer to buy, or a recommendation or commitment for any transaction involving the  
securities or financial products named or described herein, and is not intended as investment advice or as a confirmation of any transaction. Assumptions stated herein may or may not be valid. Externally  
sourced information contained in this communication has been obtained or derived from sources we reasonably believe to be reliable, but Wells Fargo Corporate & Investment Banking (“CIB,” and may  also 
be referred to as Wells Fargo Securities or “WFS”) makes no representation or warranty, express or implied, with respect thereto, and does not represent or guarantee that such information is  accurate or 
complete. CIB does not assume or accept any liability for any loss which may result from reliance thereon. Although we believe that market data and other information contained in this  communication is 
reliable, it is not warranted as to completeness or accuracy, is subject to change without notice, and we accept no responsibility for its use or to update or keep it current. Products  shown are subject to 
change and availability. Any municipal underwriting, commercial paper and remarketing rankings referenced herein represent combined totals for Wells Fargo Bank, N.A. Municipal  Finance Group (“WFBNA 
MFG”) and Wells Fargo Securities, LLC (WFSLLC”). Non-municipal underwriting, commercial paper and remarketing rankings referenced herein represent totals for WFSLLC only.  Source information for any 
ranking information not otherwise provided herein is available on request. CIB and/or one or more of its affiliates may provide advice or may from time to time have proprietary  positions in, or trade as 
principal in, any securities or other financial products that may be mentioned herein or other securities or other financial products issued by issuers reflected herein; or in  derivatives related thereto. Wells 
Fargo Corporate & Investment Banking and Wells Fargo Securities are the trade names used for the corporate banking, capital markets and investment banking services of  Wells Fargo & Company (“WFC”) 
and its subsidiaries, including but not limited to Wells Fargo Securities, LLC, a U.S. broker-dealer registered with the U.S. Securities and Exchange Commission (“SEC”) and a  member of NYSE, FINRA, NFA and 
SIPC, Wells Fargo Bank, N.A. (“WFBNA”), a member of NFA, and Wells Fargo Bank, N.A. Municipal Finance Group, a separately identifiable department of WFBNA which is  registered with the SEC as a 
municipal securities dealer. Wells Fargo Securities, LLC is a distinct entity from affiliated banks and thrifts. Commercial banking products and services are provided by WFBNA.  Investment banking and capital 
markets products and services provided by CIB are not a condition to any banking product or service. Derivatives products (including (i) “swaps” as defined in and subject to  the Commodity Exchange Act 
(“CEA”) and Commodity Futures Trading Commission (“CFTC”) regulations, and (ii) “security-based swaps,” (“SBS”) as defined in and subject to the Securities Exchange Act of  1934 (“SEA”) and SEC 
regulations thereunder) are transacted through WFBNA, a CFTC provisionally-registered swap dealer and member of NFA. Transactions in physical commodities are transacted  through Wells Fargo 
Commodities, LLC, a wholly-owned subsidiary of WFC. You should not construe the content of this communication as financial, accounting, tax, legal, municipal or other advice, and  you should consult your 
own financial advisor, accountant, tax advisor and attorney for opinions as to financial, accounting, tax, legal and related matters concerning this communication. Wells Fargo is not  acting as your agent or 
advisor, including pursuant to Section 15B of the SEA or any other applicable regulation, with respect to this communication, and does not owe you a fiduciary  duty.
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Disclaimer

This presentation was prepared exclusively for the benefit and internal use of the J.P. Morgan client to whom it is directly addressed and delivered (including such client’s affiliates, the

“Client”) in order to assist the Client in evaluating, on a preliminary basis, the feasibility of possible transactions referenced herein. The materials have been provided to the Client for

informational purposes only and may not be relied upon by the Client in evaluating the merits of pursuing transactions described herein. No assurance can be given that any transaction

mentioned herein could in fact be executed.

Information has been obtained from sources believed to be reliable but J.P. Morgan does not warrant its completeness or accuracy. Opinions and estimates constitute our judgment as

of the date of this material and are subject to change without notice. Past performance is not indicative of future results. Any financial products discussed may fluctuate in price or value.

This presentation does not constitute a commitment by any J.P. Morgan entity to underwrite, subscribe for or place any securities or to extend or arrange credit or to provide any other

services.

J.P. Morgan's presentation is delivered to you for the purpose of being engaged as an underwriter, not as an advisor, (including, without limitation, a Municipal Advisor (as such term is

defined in Section 975(e) of the Dodd-Frank Wall Street Reform and Consumer Protection Act)) . The role of an underwriter and its relationship to an issuer of debt is not equivalent to

the role of an independent financial advisor. The primary role of an underwriter is to purchase, or arrange for the purchase of, securities in an arm’s-length commercial transaction

between the issuer and the underwriter. An underwriter has financial and other interests that differ from those of the issuer. If selected as your underwriter, J.P. Morgan will be acting as

a principal and not as your agent or your fiduciary with respect to the offering of the securities or the process leading to issuance (whether or not J.P. Morgan or any affiliate has advised

or is currently advising the Client on other matters). Any portion of this presentation which provides information on municipal financial products or the issuance of municipal securities is

given in response to your questions or to demonstrate our experience in the municipal markets and does not constitute “advice” within the meaning of Section 975 of the Dodd-Frank

Wall Street Reform and Consumer Protection Act. We encourage you to consult with your own legal and financial advisors to the extent you deem appropriate in connection with the

offering of the securities. If you have any questions concerning our intended role and relationship with you, we would be happy to discuss this with you further.

This communication shall not constitute an offer to sell or the solicitation of an offer to buy, nor shall there be any sale of the securities in any state or jurisdiction in which such an offer,

solicitation or sale would be unlawful prior to registration or qualification under the securities laws of any such state or jurisdiction.

This material is not a product of the Research Departments of J.P. Morgan Securities LLC ("JPMS") and is not a research report. Unless otherwise specifically stated, any views or

opinions expressed herein are solely those of the authors listed, and may differ from the views and opinions expressed by JPMS's Research Departments or other departments or

divisions of JPMS and its affiliates. Research reports and notes produced by the Research Departments of JPMS are available from your Registered Representative or at

http://www.morganmarkets.com. JPMS’s policies prohibit employees from offering, directly or indirectly, a favorable research rating or specific price target, or offering to change a rating

or price target, to a subject Client as consideration or inducement for the receipt of business or for compensation. JPMS also prohibits its research analysts from being compensated for

involvement in investment banking transactions except to the extent that such participation is intended to benefit investors.

J.P. Morgan makes no representations as to the legal, tax, credit, or accounting treatment of any transactions mentioned herein, or any other effects such transactions may have on you

and your affiliates or any other parties to such transactions and their respective affiliates. You should consult with your own advisors as to such matters.

JPMorgan Chase & Co. and its affiliates do not provide tax, legal or accounting advice. This material has been prepared for informational purposes only, and is not intended to provide,

and should not be relied on as the basis for making an investment decision nor as tax, legal or accounting advice. You should consult your own advisors in respect of any tax, legal or

accountingmatter.”

This presentation does not carry any right of publication or disclosure, in whole or in part, to any other party, without the prior consent of J.P. Morgan. Additional information is available

upon request.

J.P. Morgan is the marketing name for the investment banking activities of JPMorgan Chase Bank, N.A., J.P. Morgan Securities LLC (member, NYSE), J.P. Morgan Securities plc

(authorized by the FSA and member, LSE) and their investmentbanking affiliates.

http://www.morganmarkets.com/


Municipal Advisor Rule

(a) J.P. Morgan is not recommending that you take an action or suggesting you refrain from taking an action, as the case may be, as

the municipal entity or obligated person; (b) J.P. Morgan is not acting as an advisor to you and does not owe a fiduciary duty pursuant

to Section 15B of the Securities Exchange Act of 1934, as amended, to you with respect to the information and material contained in

this communication; (c) J.P. Morgan is acting for its own interests; (d) You should discuss any information and material contained in this

communication with any and all internal or external advisors and experts that you deem appropriate before acting in connection with

information or material contained herein; and (e) J.P. Morgan seeks to serve as an underwriter on a future transaction and not as a

financial advisor or municipal advisor. The information provided is for discussion purposes only in anticipation of being engaged to

serve as underwriter. The primary role of an underwriter is to purchase securities with a view to distribution in an arm’s-length

commercial transaction. The underwriter has financial and other interests that differ from yours.



Growth of the ESG Bond Market

Source: Bloomberg, Climate Bonds Initiative and J.P. Morgan. Includes Green, Social, and Sustainability Bonds.
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ESG Assets Under Management Have Grown Quickly

2

As of December 2020, there were 4,000 ESG Funds with total assets  

of $1.8 trillion

Source : Bloomberg Finance  L.P., J.P. Morgan calculations.

Year ESG Fund Growth All Fund AUM Difference

2015 15% 3% 12%

2016 20% 6% 14%

2017 36% 22% 14%

2018 0% -5% 5%

2019 30% 8% 21%

2020 107% 3% 104%



U.S. ESG Bond Investors Continue to Expand

3

Expanded ESG Investor Pool currently extends to almost every region in the U.S.



Pure Green Investors

4

Socially Responsible  

Investors
Asset Managers

Banks / Corporates /  

Insurance

 Asset Managers that  

report a positive  

impact on franchise  

value for green  

investments

 Bank and corporates  

with treasuries that  

move towards socially  

responsible investing

 Investors with green  

investment mandates

 Proceeds tracking,  

ongoing reporting and  

second party opinion  

typically required

 Investors with  

established socially  

responsible mandates,  

but who are not  

necessarily required to  

buy bonds designated  

as green

Investors

 State Street Global Advisors –

High Quality Green Bond Fund

 Calvert Investments – The

Calvert Green Bond Fund

(CGAFX)

 Nikko Asset Management –

World Bank Green Bond Funds

 California State Treasurer’s  

Office

 AXA WF Planet Bonds Fund

Investors

 CalSTRS

 TIAA-CREF (Nuveen)

 Trillium Asset Management

 Parnassus Investments

 Swedish Pension Funds (AP1-

AP4)

 ACTIAM

Investors

 BlackRock

 Praxis Intermediate Income  

Fund

 Pictet Asset Management

 Deutsche Bank Asset and  

WealthManagement

 Standish Mellon

 ING Asset Management

 MEAG

Investors

 Allianz

 Ford Motor Company

 Microsoft

 Barclays Treasury

 IKEA

 RiMAC

 Dai-ichi Life (Social Bonds)

 HSBC

Investors’ Focus on Climate Issues has been Increasing but  

Investment Practices Vary

Blue indicates municipal investors



So ... what’s next?
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Increased Focus on Resiliency

Continued Growth in Investor ESG Mandates

How Does the HFA Community Convey its Sustainability Story?



Housing our Workforce
Workforce Housing Innovation Challenge 

Anne Berman
Director of Real Estate Development



Need 

workforce of 3.7 million people live within a 50-mile commute of Providence
state’s housing stock and building activity aren’t adequately addressing 80% - 120% 
AMI housing market
subsidies almost always reserved for units that serve families w/ incomes below 60% 
of AMI

Goal 

Expand the range of housing options available through creation of rental homes for 
households earning up to 120% AMI
Design pilot program for success so the program can be adopted and funded at a 
larger scale by the state

Workforce Housing Innovation Challenge (WHIC) 



Successful Applications

Market rents were at least equal to or greater than 80% AMI
Developments that buy down the most market rent
Proposals that are buying down rents based on current rents, not projects that may 
buy down rents in a future market

Lessons Learned

Adding in a requirement for minimum square footage for a WFH unit (no micro-lofts)
Modify amount of WFH based on bedroom size rather than $80,000 per WFH unit 
regardless of size
Add financial feasibility as a Threshold Criteria

Workforce Housing Innovation Challenge (WHIC) 



Parcel 6 – Providence: mixed-use 
and mixed-income; land freed up 
from relocation of I-195.
62 apartments, 31  workforce 
units 

Workforce Housing Innovation Challenge (WHIC) 



13,000 sq ft grocery store; 9,500 sq ft  commercial or retail 
use.  
TDC: $28.6M or $345,900 per unit.
$2,480,000 in WHIC funds

Workforce Housing Innovation Challenge (WHIC) 



West Fountain: re-
development of site formerly 
used for auto repairs.  
New 4-story building with 31 
one-bedroom units, 7 
workforce units at 100% AMI. 
TDC: $5.1M or $165,323 per 
unit.
$560,000 in WHIC funds

Workforce Housing Innovation Challenge (WHIC) 



Contact Information

Anne Berman

Director of Real Estate Development

401-457-1269

aberman@rihousing.com

mailto:xxxxxxx@rihousing.com

