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Introductions



 

Shanna L. Smith, President/CEO


 

National Fair Housing Alliance – Washington, DC



 

Heather Crislip, President/CEO


 

Housing Opportunities Made Equal of Virginia – Richmond, VA



 

David Baade, President/CEO


 

Fair Housing Continuum – Melbourne, FL



 

Jean Zachariasiewicz, Counsel


 

Relman, Dane & Colfax – Washington DC 



Service Areas for Cyprexx

This complaint includes 
Baltimore, MD

Kansas City, KS/MO
Richmond, VA and Orlando, FL.
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Cyprexx services Fannie Mae REOs 
in the light yellow colored states.

Yellow States = AMS

Red States = Safeguard

Light Yellow States = Cyprexx Orlando

Baltimore

Richmond

Kansas City
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Methodology for Investigation



 
Neighborhoods selected for investigations were: 



 

Majority African American


 

Majority Latino


 

Majority Non-White


 

Majority White



 

Neighborhoods selected had Fannie Mae foreclosed homes listed for sale 
on Fannie’s website and serviced by Cyprexx.



 

No homes were occupied during investigation.



 

100% of Cyprexx-serviced REOs in targeted zip codes were 
investigated.
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Methodology for Investigation



 

Information provided to NFHA by Fannie Mae indicated that Fannie 
contracts for 8 maintenance items with Cyprexx. Therefore, NFHA et al. 
limited its HUD complaint to those items identified by Fannie Mae. 



 

These 8 items are important maintenance issues addressing curb appeal, 
health and safety items, and structural issues for marketing the REO, 
maintaining property values, and being a good neighbor to surrounding 
homeowners. 


 

The investigator marked “yes” or “no” as to whether the 
deficiency was present on the REO. 



 

For example, 1 one unsecured hole in the structure counts as    1 
deficiency; likewise, 3 holes in the structure also counts as   1 
deficiency.



 

Photos were taken of the REO and neighbors on both sides and across the 
street to show routine maintenance of homes in neighborhoods.



 

No homes that were occupied were evaluated or used in the complaint.
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Cyprexx is paid to manage 8 maintenance issues 
for Fannie Mae’s REOs.



 
Accumulation of Trash or Debris



 
Overgrown Grass/Leaves



 
Overgrown or Dead Shrubbery



 
Invasive Plants 


 

Covering 10% or More of the Structure 


 
Unsecured or Broken Doors



 
Unsecured or Broken Windows



 
Unsecured Holes in the Structure



 
Broken or Missing Steps and Handrails
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Evaluation Measures
Curb Appeal



 

Trash/Debris


 

Overgrown Grass/Leaves


 

Overgrown Shrubs


 

Invasive Plants

Structure


 

Unsecured/Broken Windows


 

Unsecured/Broken Doors 


 

Broken Steps/Handrails


 

Unsecured Holes



It’s the Law.

Jean Zachariasiewicz
Relman Dane & Colfax
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Federal Fair Housing Act



 
The differing maintenance of REO properties based on 
racial or ethnic composition of neighborhoods is a 
violation of the Fair Housing Act.



 
HUD’s regulations clearly state that “failing or delaying 
maintenance or repairs of sale or rental dwellings because 
of race…” is a prohibited action under the Fair Housing 
Act. 
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Cyprexx as a contractor for 
Fannie Mae is 

covered under the law.



 
Agents performing services on behalf of property owners can 
be liable for their own violations of the Fair Housing Act 
(FHAct). 



 
Thus, companies like Cyprexx who are under contract with 
Fannie Mae to conduct maintenance or marketing of REOs can 
be liable for their racially discriminatory maintenance of 
property in violation of the FHAct .



 
Because traditional rules of vicarious liability apply under the 
FHAct, Cyprexx may be exposing Fannie Mae to liability 
under the FHAct.



Cyprexx Fails to Maintain REOs in 
African American Neighborhoods 

in Baltimore, MD.

Shanna L. Smith
National Fair Housing Alliance
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Investigation



 
NFHA investigated homes in Baltimore in 2011, 2012 and 
2014.  Fannie was put on notice about the problems with 
its field service vendors in 2009 and again over the course 
of several years. 



 
The National Fair Housing Alliance investigated 26 Fannie 
Mae REOs serviced by Cyprexx.  



 

20 in predominantly African American neighborhoods


 

6 in predominantly White neighborhoods
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Racial Disparities



 
75.0% or 15 of the 20 REOs Cyprexx-serviced in African 
American neighborhoods had 3 or more deficiencies. 


 

Only 1 REO in White community did. 



 
30.0% or 6 REOs serviced by Cyprexx in African 
American neighborhoods had 5 or more deficiencies, 


 

Not a single REO in a White community did. 
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10 homes in African American neighborhoods had trash littering 
the property, while only 1 home in a White a neighborhood did.



17

75% or 20 homes serviced by Cyprexx had invasive 
plants covering the home or yard. 
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4 of the Cyprexx-serviced homes had unsecured doors.
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Both the front and back doors of this Fannie Mae REO on the right 
were unlocked and putting the neighbors at risk.
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Front and back doors unlocked.
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30% or 8 homes had damaged steps or handrails, but 
not a single REO in a White neighborhood did.  
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80.0% or 16 of the 20 REOs serviced by Cyprexx in African 
American neighborhoods had overgrown or dead shrubbery while 
only 1 REO in a White did.



23

Fannie Mae REOs serviced by Cyprexx in White neighborhoods. There are 
no invasive plants, no accumulated leaves, no trash, no doors left opened 
and no broken steps.



Cyprexx Fails to Maintain 
REOs in African American 

Neighborhoods in 
Richmond, VA

Heather Crislip
Housing Opportunities Made Equal of Virginia
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Investigation



 
HOME investigated 40 Fannie Mae REO properties 
serviced by Cyprexx.



 

18 in African American neighborhoods


 

4 in predominantly non-White neighborhoods


 

18 in White neighborhoods 



26

Racial Disparities



 
61% or 11 of 18 Fannie Mae REOs serviced by Cyprexx in 
White communities had zero deficiencies.


 

Only 23% (5 of 22) of REO properties in communities of color had 
zero deficiencies. 



 
36.4% of the Fannie Mae REOs serviced by Cyprexx in 
communities of color had 3 or more deficiencies.


 

NO REO property in a White community had more than 3 
deficiencies documented. 
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40% or 9 Cyprexx-serviced REOs in communities of color had 
unsecured holes while only 1 home in a White neighborhood had a hole.  
Holes in foundations and roofs allow animals and insects inside and create 
health issues.
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23% of Cyprexx-serviced REO in communities of color had trash 
in the yards while only 1 REO in a White neighborhood did.
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Four more REOs with trash—tires, beer bottles, broken glass.
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27% of Cyprexx-serviced REOs in communities of color had overgrown 
grass or accumulated leaves. The Cyprexx website says it removes grass 
clippings, edges sidewalks and weed whacks along house and fence.  
None of this was done in African American neighborhoods. 

Old grass clippings 
are not removed.
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This Cyprexx-serviced REO lacked curb 
appeal and posed safety hazards with the 
steps and unsecured shed. This home 
was once well maintained and sold for 
$125,000.  According to Zillow, Fannie 
sold it in December 2013 for $19,500.
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These are the neighbors who had to live next to a poorly 
maintained Fannie REO in Richmond which had previously sold 
for $125,000 and Fannie recently sold it for $19,500.

REO
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Cyprexx-serviced REO in African American neighborhood with 
broken windows, trash, overgrown shrubbery and unsecured holes 
on roof soffit.  Next slide shows neighboring homes.
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The neighbors’ homes in this African American 
neighborhood are in good condition 

and well-maintained.
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Three well-maintained REOs in White neighborhoods: 
No overgrown grass, no trash, no unsecured holes or 
broken steps.



Kansas City

Shanna L. Smith
National Fair Housing Alliance
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Investigation



 
NFHA investigated 38 Fannie Mae REO properties 
serviced by Cyprexx.



 

26 in predominantly African-American neighborhoods


 

4 in predominantly non-White neighborhoods


 

8 in predominantly White neighborhoods 
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Racial Disparities



 
62.5% or 5 of the 8 of the Cyprexx-serviced REOs in 
predominantly White communities had zero deficiencies. 


 

Only 33.3% or 10 of the 30 REOs in communities of color 
had no deficiencies.



 
14 or 46.6% of the Cyprexx-serviced REOS in 
communities of color had 2 or more deficiencies


 

Only 1 Cyprexx-serviced REO property in a White 
community had 2 deficiencies. 
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43% of Cyprexx-serviced REOs in communities of color had trash in 
the yards and not a single REO in a White neighborhood had trash.
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20% of Cypress-serviced REOs in communities of color had 
overgrown grass or accumulated leaves while NO home in a 
White neighborhood did.
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13% of Cyprexx-serviced REOs in communities of color had 
unsecured doors and damaged steps or handrails.



44

Inset is close 
of photo of 
broken and 
dangerous 
step.

Let’s take a closer look at one Fannie Mae REO in an African American 
neighborhood. The home at 6945 Paseo Blvd is on a large lot in the Bleheim Square- 
Research Hospital neighborhood of Kansas City, MO. According to Trulia, the 
average list price is $47,700.  Fannie sold the home for $1.00.
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Photo of the back of the home.
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The front porch has dead leaves, trash and even a dust pan to clean 
up, but no one cleaned up. The window is boarded with a broken 
screen.
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The holes in roof were the entrances and exits for cats.  
You can just see a cat jumping into the hole.
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Two fallen trees are surrounded by last Fall’s dead leaves.
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Neighbors
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Cyprexx-serviced REOs  in White neighborhoods are well 
maintained.  No tree limbs, accumulated leaves, boarded windows, 

unlocked doors or trash.



Cyprexx Fails to 
Maintain REOs in 

Communities of Color in 
Orlando, FL.

David Baade
Fair Housing Continuum, Inc.



52

Investigation



 
The Fair Housing Continuum investigated 69 
Fannie Mae REOs serviced by Cyprexx.



 

39 in African-American neighborhoods


 

2 in Latino neighborhoods


 

2 in majority non-White neighborhoods


 

26 in predominantly White neighborhoods 
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Racial Disparities


 

38.5%  (10 of 26) of Cyprexx-serviced REOs in White communities had     
ZERO deficiencies. 



 

Only 14.0%  (6 of 43) of REO properties in communities of color had zero 
deficiencies. 



 

39.5% (17) of Cyprexx-serviced REOs in communities of color had 3 or more 
deficiencies.



 

Only 15.4% (4) of REO properties in White communities had more than 3 
deficiencies documented. 



 

9.3% (4) of Cyprexx-serviced REOs in communities of color had 5 or more 
deficiencies.



 

NO REO property in a White community had more than 5 
deficiencies.
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35% or 15 Cyprexx-serviced REOs in communities of color had trash on 
the property while only 19% or 5 REOs in White communities did. 
Here are just 4 REOs with trash littering the property. 
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39.5% (17) of Fannie Mae’s REOs serviced by Cyprexx in communities 
of color had overgrown grass or accumulated leaves while only 1 
REO in a White neighborhood did. It was 10 times more likely to find 
overgrown grass in communities of color.

Five REOs 
with dead 
leaves or 
overgrown 
grass.
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16 Cyprexx-serviced REOs in communities of color had unsecured 
holes in the home while only 7 homes in White neighborhoods did. 
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9 REOs in communities of color had broken or unsecured windows while 
only 1 REO in a White neighborhood did. 
It is 5 times more likely that windows will be unsecured in communities of 
color.
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This is a lousy and unattractive way to board windows.  Cyprexx is 
hurting the curb appeal of the home and hurting property values in 
the neighborhood.
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Let’s take a closer look at one Fannie Mae REO serviced by Cyprexx that 
was just investigated in June. The home is located at 6209 Merriewood Dr. 
in Orlando.  It is listed on Fannie’s website and a “For Sale” sign is present. 
It doesn’t look bad from the front.
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Here is a street view of the neighborhood and 
a neighbor’s home.
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But a closer look reveals items that Cyprexx was supposed to take 
care of--around back the window is left open.  

Animals and people can enter the home.
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Shrubbery and weeds are overgrown.
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Trash and broken glass litter the property.
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Most disturbing is that Fannie Mae is allowing this home to be 
shown to buyers with a rat’s skeleton on the property. 

Cyprexx and Fannie Mae take much better care of 
REOs in White neighborhoods.
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Well-maintained Cyprexx-serviced REOs in White 
neighborhoods.  Grass is cut, no trash left behind, 
windows secured and no unsecured holes.



Health Impact

Living next to or nearby foreclosed homes 
causes stress, high blood pressure, 

asthma, and anxiety. People report feeling 
their neighborhood is stigmatized. 
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American Heart Association


 

“The increases in blood pressure observed could be due in part to 
unhealthy stress from residents’ perception that their own properties 
are less valuable, their streets less attractive or safe and their 
neighborhoods less stable,” said Mariana Arcaya, Sc.D., M.C.P.



 

“Safety could also be a concern that affects their ability to exercise in 
these neighborhoods.”



 

“Because the study involved predominately white, middle-class, 
suburban neighborhoods with single-family homes, research on 
different populations in urban and rural settings is needed,” Arcaya 
said.



National Center for Healthy Housing
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POOR QUALITY OF LIFE


 

Boarded up housing and vacancies contribute to 
social isolation, anxiety, and feeling of stigmatization.



 

Residents’ fear of crime in neighborhoods with 
vacancies may cause significant barriers to exercise 
and physical activity.
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• Vacant and abandoned homes cause rapid neighborhood decay 
and blight. (Broken Window Theory)

• Residents feel unsafe walking on streets with abandoned or 
vacant properties.

• A higher proportion of vacant homes in urban neighborhoods 
is associated with increased crime.
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UNSAFE NEIGHBORHOODS
Unattended and unmaintained properties 
result in:

 Illegal dumping and rodent infestation

 Injuries from accidental fires or arson

 Deterioration of lead paint.
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QUESTIONS?

From Fannie Mae Cyprexx-serviced 
REO home in Orlando, Florida.
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