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INTRODUCTION
On June 18, 2014, the Committee on Aging, chaired by Council Member Margaret Chin, will hold a hearing on Oversight: How Can the City Expand and Preserve Affordable Housing Options for Seniors? and Int. No. 337, a Local Law to create a senior housing task force. Those invited to testify include the New York City Department of Housing Preservation, the New York City Department for the Aging, and Development, advocates for seniors, representatives from tenant organizations, and other interested parties. 
BACKGROUND

Senior housing that is affordable, stable, and supportive allows older adults to remain in their homes and communities while providing peace of mind for themselves and their families. The availability of appropriate housing also may prevent seniors from entering the shelter system or unnecessarily moving to long-term care facilities, both of which could be considered decline in quality of life and could result in significant costs to taxpayers. The limited availability of housing that meets seniors’ needs and budgets, combined with the rapid growth of the population of older adults, is leaving the City on the precipice of a crisis. This oversight will explore the City’s evolving demographics, the current housing market, and how these factors contribute to current and future housing challenges faced by older adults in New York City. 

The City’s senior population
The population of adults age 65 years and over in New York is growing at a rapid rate and as a consequence, the housing needs of seniors will only continue to grow. According to a recent analysis of United States (U.S.) Census data by the City Department of Planning (CDP), the senior population in New York City will grow by over 40 percent between 2010 and 2040.
 By 2040, seniors will account for more than 15 percent of the City’s population, more than doubling their share from 1950.
 Every borough will see a rise in both the number of seniors and the percentage of their population that is over age 65.
 CPD concluded that the “biggest challenge to come out of this analysis concerns the very large increase in the population 65 years and over.”

Total senior population in New York City

	
	2010
	2020
	2030
	2040

	Bronx
	145,882
	171,856
	212,334
	228,476

	Brooklyn
	294,610
	351,609
	408,424
	428,845

	Manhattan
	214,153
	250,806
	278,043
	277,444

	Queens
	288,219
	325,300
	370,214
	377,060

	Staten Island
	59,344
	77,644
	95,163
	97,833

	Total
	1,002,208
	1,177,215
	1,364,178
	1,409,708


Senior population as a percentage of total population

	
	2010
	2020
	2030
	2040

	Bronx
	10.5%
	11.9%
	14.0%
	14.5%

	Brooklyn
	11.5%
	13.3%
	14.8%
	15.1%

	Manhattan
	13.5%
	15.3%
	16.6%
	16.4%

	Queens
	12.8%
	14.0%
	15.6%
	15.5%

	Staten Island
	12.7%
	15.9%
	19.1%
	19.5%

	Total
	12.2%
	13.8%
	15.5%
	15.6%



The City’s senior population is diverse in terms of ethnicity and disbursement among the boroughs, but many share the common struggle of declining incomes. According to the U.S. Census, 19 percent of New York City residents age 65 and over live below the poverty line.
 While the poverty rate for seniors nationwide decreased from 12.8 percent to 9 percent between 1990 and 2010, the rate for New York City seniors rose as their income levels declined.
 Additionally, those who depend entirely on federal retirement benefits would likely struggle with any increase in housing costs, with the average retired worker only receiving $14,760 a year in Social Security benefits.
    
Housing challenges for seniors

Seniors in New York City face a number of obstacles to maintaining affordable and appropriate housing. Despite the recent recession, rent levels in New York City rose continuously between 2005 and 2011, with median lease rents increasing 25 percent while net incomes only rose 17 percent during the same period.
 Generally, available housing in New York City remains scarce, with a rental vacancy rate of just three percent.
 Moreover, housing that is accessible to seniors that are not fully mobile is limited. As of 2011, only 19 percent of the City’s housing stock is deemed accessible, as most properties do not feature elevators while others cannot accommodate wheelchairs.
 

In addition to limited vacancies, low and often fixed incomes present a barrier to remaining in desirable and affordable housing.
 Seniors living alone pay the highest portion of their income for rent of any household group in New York City, over 57 percent for 2011.
 The median annual income for single elderly renters in New York City for 2010 was just $12,000.
 Senior couples renting fared slightly better, with a median income of $27,182, but their income still fell far below the $38,500 median income for all renters.
 Approximately half of single senior renters live in rent regulated units, with 20 percent living in unregulated units, and the remaining 16 percent living in public housing.
 Of those seniors living in rent controlled housing, over 60 percent paid more than half of their income to rent.

Types of Senior Housing

New York City offers residents a variety of housing choices, ranging from fully private market-rate units to partially subsidized programs to government operated public housing. Meeting the demand for senior housing will require creative solutions, new developments, and the utilization of existing resources. A selection of existing, commonly utilized types of housing seniors that promote affordability or supportive services for seniors are discussed below.  

Section 202 Housing

The federal government, through the U.S. Department of Housing and Urban Development (HUD), operates the Section 202 Supportive Housing for the Elderly program, informally known as Section 202, in order to increase the supply of affordable, appropriate housing for those for those age 62 or older.
 Section 202 encourages the expansion of supportive housing for seniors by offering interest-free capital grants to private non-profit organizations for the construction, rehabilitation or acquisition of properties for low-income seniors.
 Subsidies are also offered to tenants in order to ensure the rents are affordable.
 There are approximately 17,680 Section 202 units set aside for seniors in 190 buildings throughout the City.
 Though HUD continues to support existing Section 202 units, Congress has not authorized funding for new construction projects since 2010.


Mitchell-Lama Housing


The Mitchell-Lama housing program was created in 1955 to provide more affordable rental and cooperative housing units for middle-income residents by offering low-interest mortgage loans and real property tax exemptions to building owners.
 Currently, there are 97 developments with approximately 44,600 units in the Mitchell-Lama program in the City.
 Of these properties, 18 sites with 3,353 units serve seniors exclusively.
 Mitchell-Lama housing has been particularly valuable to older adults, as 33 percent Mitchell-Lama rentals are occupied by seniors, while 46 percent of Mitchell-Lama cooperative residents are seniors.
 However, as property owners are permitted to withdraw from the Mitchell-Lama, units may lose their affordability protections.
 According to New York University’s Furman Center, of the 69,800 rental units in New York City created under the Mitchell-Lama program, only 33,700 remained a part as of 2011, with 7,600 additional units eligible to opt-out.
 
Public Housing


Public housing in New York City is offered through the New York City Housing Authority (NYCHA).
 Residents in NYCHA properties pay 30 percent of their household’s anticipated gross annual income for rent, with elderly families receiving a $400 deduction.
 Seniors constitute a large portion of NYCHA residents, with nearly 37 percent of heads of households over age 62.
 Overall, more than 75,000 seniors live in NYCHA properties, totaling 19 percent of residents.
 NYCHA offers 42 developments and 14 buildings open exclusively to seniors, as well as some on-site supportive services.
 Activities, limited meal services, and socialization are available at 137 senior centers located in NYCHA developments, including 41 centers operated directly by the agency.

Rent Controlled Housing 

New York’s system of rent regulation can be traced back to federal price controls on rent implemented during World War II.
 In 1962, the administration of rent control was conferred upon the City due to the finding of the State Legislature that an emergency continued to exist in regard to a shortage of available rental apartments.
 Though the State assumed responsibility for rent regulation in 1983, rent control laws promulgated by the City were left largely intact.
 However, State vacancy decontrol measures, known as the Urstadt law, prohibits New York City government from enacting more stringent protections for New York City tenants.

Under the rent control system in New York City, the rent a landlord may charge is based on the Maximum Base Rent system in which a maximum rent is set for each unit for a two-year period.
 A landlord may increase individual rents owed up to 7.5 percent in a single year, not to exceed the Maximum Base Rent.
 When a rent controlled apartment is vacated by a tenant that has resided there continuously for the requisite period of time, the property becomes rent stabilized or is removed from regulation under specific criteria, generally becoming rent stabilized if the building has six or more units.
 

Rent stabilization generally applies to New York City buildings of six or more units built between February 1, 1947 and January 1, 1974.
 The Rent Guidelines Board (RGB) is authorized to annually adjust the maximum rate or rates of rent for rent stabilized units in order to protect tenants from sharp price increases.
 Rent stabilization law also guarantees tenants the right to lease renewals.
 Units may be removed from the rent stabilization program when the rent a landlord may charge reaches a ceiling amount, if tenant’s income rises above a certain threshold amount for two consecutive years, or if a unit becomes vacant and the rent at which such a unit could be legally offered is above a ceiling amount.
 In 2011, the State Legislature raised the minimum amount of monthly rent that must be due before a landlord can petition for deregulation from $2,000 to $2,500 and the annual income limit from $175,000 to $200,000.
 
Seniors are arguably the greatest beneficiaries of rent regulation - the Rent Guidelines Board estimates the median age of rent controlled tenants to be 70 - however the City’s stock of such units is steadily declining.
 As of 2011, only 38,374 rent controlled apartments remained in New York City, down from over 59,000 in 2002 and 285,000 in 1981.
 Rent stabilized units are more prevalent, numbering 986,840 in 2011, but nonetheless the availability of such units has decreased from 2002, when 1,042,397 were available.

Naturally Occurring Retirement Communities 
Naturally occurring retirement communities (NORCs) are specific geographic areas that contain a large proportion of older adults that were not specifically designed to serve such a population.
 DFTA’s website currently lists program information for 28 NORCs operating in the City, with 13 located in Manhattan, eight in Queens, four in Brooklyn, and three in the Bronx.
 NORCs help to monitor seniors’ needs while promoting independence by providing flexible and responsive services before crisis intervention is necessary.
 The particular services offered at each NORC will differ depending on the needs of the community and the resources available.
 The delivery of services through NORCs can involve partnerships between the housing entity, whether private or public, and for-profit and non-profit organizations – known as supportive service programs (SSPs, or NORC-SSPs).
 

New York City began supporting the development of NORCs in 1999 by providing $4 million to NORC-SSPs.
 This funding helped to enhance 12 programs that previously received State funding, and supported the development of 16 new NORC-SSPs within the City.
 Between 2008 and 2012, the City provided an average of $5.6 million annually in NORC funding.
 In Fiscal 2014, the Council provided $900,000 in additional funding to support ten additional NORCs.
 Funding for NORCs again rose for Fiscal 2015 with the base-lining of $900,000 in NORC funding and the award of contracts to 28 NORCs, some of which were previously funded by either the agency or the Council, and new NORC awardees.
 
While many NORCs serve low to moderate income renters and cooperatives owners, as well as tenants of public housing developments, NORCs are not connected to the affordability of the units they serve.
 However, NORCs do serve an important function by allowing seniors to live independently and age in place. 
Housing Assistance Programs for Seniors


Federal Rent Subsidies 

As discussed above, HUD promotes affordable supportive housing for seniors through the Section 202 program by offering incentives to property owners and rent subsidies to seniors residing in Section 202 units.
 Rental assistance through Section 202 generally ensures that a tenant does not pay more than 30 percent of their monthly income toward rent.
 HUD also offers a more expansive housing subsidy program, known as Section 8, which offers vouchers to low income, elderly, and disabled tenants to help them afford the rent of a privately owned unit.
 Similar to Section 202 subsidies, a Section 8 voucher generally ensures that a household spends no more than 30 percent of income on rent.
 As of 2011, Section 8 vouchers supported more than 150,000 households in New York City, with tenants receiving a median rent subsidy of $926 per month.
 
Section 8 is administered locally by NYCHA, HPD, and the State Division of Housing and Community Renewal.
 While the benefits of Section 8 voucher are substantial for low-income residents, the availability of such vouchers is extremely limited. NYCHA has not accepted new applications for Section 8 since December 2009, while the State has closed the waiting list for New York City applicants.
 HPD only accepts applications from homeless households, households residing in a City owned building that will be substantially renovated, and households in buildings for which HPD maintains regulatory responsibility or have been developed with financial assistance from the agency.
 

HPD also administers project-based Section 8 vouchers, which are tied to specific units, as opposed to being offered to tenants to use for a unit of their choosing.
 There are current 17 developments receiving project-based voucher subsidies, with 16 future construction projects conditionally selected to receive assistance from HPD.
SCRIE and SCHE Programs
The senior citizen rent increase exemption (SCRIE) program protects eligible renters from certain increases imposed by their landlord.
 In return, the landlord receives property tax abatement equal to the amount of the rent forgiven. Tenants are eligible for the SCRIE program if they are at least 62 years old; have a total household income that does not exceed $29,000; reside in a rent controlled or rent stabilized apartment, a Mitchell-Lama complex or a rent regulated residential hotel; and their rent is increased to a level that exceeds one-third of the household’s income.
 In May 2014, the Council adopted legislation later signed in law by Mayor Bill de Blasio which increased the income threshold from $29,000 to $50,000 beginning July 1, 2014.
 Without further action by the State, the maximum income level qualifying for SCRIE will revert back to $29,000 in 2016. During a May 1, 2014 hearing, the Department of Finance testified that as a result of the income threshold increase, approximately 6,000 households will be newly eligible for the SCRIE program.
 
Under the senior citizen homeowners’ exemption (SCHE) program, those age 65 and over are eligible for a property tax property tax exemption if the combined income of all owners of the property and their spouses does not exceed $37,399 and the applicant maintains the property as their primary residence.
 Depending on an applicant’s household income, SCHE can reduce taxes by 5 to 50 percent.
 
Plans to Expand Affordable Housing



The City’s shortage of affordable housing has attracted significant attention from City leaders in recent years. In 2002, Mayor Michael Bloomberg released a report on his Administration’s plan to expand affordable housing in New York City, known as the New Housing Marketplace Initiative (NHMP).
 While the initial plan did not reference housing for seniors, however, a 2010 update stated that HPD would s invest over $90 million to supplement Section 202 capital to finance a minimum of 1,000 units of senior housing.
 The final report on the NHMP suggests that future building code and zoning changes to allow for small units could help meet the needs of seniors.


Mayor Bill de Blasio’s plan to increase affordable housing in New York City, Housing New York, addressed the growing senior population and acknowledges that “affordable housing is a critical concern of older New Yorkers.”
 The report outlines three strategies for improving housing options for seniors: 1) increase the supply of housing for seniors, 2) enhance services connected to senior housing, and 3) support NORCs.
 As part of the City’s effort to increase the supply of housing for seniors, the Administration plans to:

· Leverage Section 8 vouchers designed specifically for use in designated housing projects.
· Propose amendments to City zoning regulations that would reduce the requirements for parking at senior housing developments.
· Update City regulations to include more forms of senior housing, allow for smaller unit sizes to allow for the creation of appropriately sized senior housing units, and make senior housing development “easier and more cost effective.” 
· Collaborate with NYCHA to explore new ways to develop new senior housing and prioritizing NYCHA residents.

To enhance services for seniors, Housing New York suggests:

· Consolidating the SCRIE program, currently administered separately by the Department of Finance (DOF) and HPD, depending on type of housing the applicant resides in, into DOF.
· Supporting the increase in the SCRIE income threshold.
· Encouraging developers to work with nonprofit serving the LGBT community in order to provide inclusive affordable housing.

The report also states that the City “will need to ensure that adequate services, accessibility and housing quality are maintained” for seniors and that “[d]eveloping dedicated senior housing with supportive services in NYCHA buildings for the use of existing residents will be a key element in the City’s comprehensive approach to undertaking redevelopment of underutilized land for affordable mixed-income housing where opportunities exist.”
 While specific dates of completion are not presented for the strategies related to senior housing, the plan is designed to be implemented over a ten-year period.
ANALYSIS
Int. No. 337 would create a senior housing task force. Subdivision a of section one would establish the task force and require that the task force develop and recommend changes to the laws, rules, regulations, and policies related to the New York City building code, housing development, housing maintenance, taxation, and zoning. Such recommendations would be made with the goal of increasing the availability and affordability of safe, appropriate housing in the City for seniors. 
Subdivision b of section one would set forth the actions the task force would be responsible for performing and, where appropriate, proposing changes to laws, rules, regulations, and policies. The task force would be required to complete the following tasks in relation to housing for seniors: 1) identify and evaluate the public and private financing sources available for the construction or rehabilitation of housing; 2) identify and evaluate options for converting, rehabilitating or altering existing structures to better accommodate seniors; 3) identify and evaluate the public and private financing sources available to promote independent living, shared or communal housing, supportive housing or assisted living; 4) identify and evaluate the policies related to encouraging healthy aging behaviors or aging in place; 5) identify and evaluate the public and private financing sources available for the maintenance and repair of housing; 6) identify and evaluate the policies related to access to home improvement contractors and other means of maintenance and repair, such as weatherization programs; 7) identify and evaluate current tax exemptions, tax abatements and other financial programs that would affect the rent, maintenance costs or other housing costs; 8) identify and evaluate the legal assistance, social services, crisis intervention and financial assistance options available for seniors facing eviction or at risk of eviction; 9) identify and evaluate current parking requirements for affordable housing and determine whether such requirements create a bar to the construction of affordable senior housing; 10) identify, evaluate and encourage the coordination of and partnerships among housing unit managers, housing managers, residents and providers of health and social services in naturally occurring retirement communities and other communities with significant populations of older New Yorkers; 11) identify and evaluate efforts in other jurisdictions to improve senior housing options and identify best practices; and 12) consult with senior housing advocacy groups.
Subdivision c of section one would set forth the membership of the task force and establish that it consist of nineteen members. The subdivision would require that the task force include the following persons, or his or her representative: the Commissioner of Buildings, the Commissioner of Housing Preservation, the Director of City Planning, the Commissioner of Aging, the Commissioner of Design and Construction, the Commissioner of Finance, the Chair of the New York City Housing Authority, the Commissioner of Health and Mental Hygiene, the Commissioner of the Mayor’s Office for People with Disabilities, nine persons appointed by the Speaker of the Council, and one person appointed by the Mayor. The Speaker and the Mayor would be required to appoint such members within thirty days of the local law taking effect. The Mayor’s appointee would serve as Chair of the task force. 
Subdivision d of section one would establish that the task force operate for three years and thirty days. Subdivision e of section one would require that the task force meet at least quarterly each year and that they report to the Council and Mayor every six months on their activities and recommendations. 
Section two of Int. No. 337 provides that the local law would take effect immediately. 
Int. No. 337

By Council Members Lander, Van Bramer, Deutsch, Rose, Williams, Rosenthal, Cornegy, Maisel, Chin, Arroyo, Eugene, Gentile, Gibson, Johnson, Levin, Levine, Mendez, Reynoso, Vallone, Koslowitz, Vacca and Ulrich
A LOCAL LAW
To create a senior housing task force.

Be it enacted by the Council as follows:
Section 1. a. There is hereby established a senior housing task force that shall develop and recommend changes to the laws, rules, regulations and policies related to the building code, housing development, housing maintenance, taxation and zoning in order to increase the availability and affordability of safe, appropriate housing for older New Yorkers both present and future.

b. The senior housing task force shall perform the following actions and propose changes to the laws, rules, regulations and policies where appropriate:

(i) identify and evaluate the public and private financing sources available for the construction or rehabilitation of housing for older New Yorkers;

(ii) identify and evaluate options for converting, rehabilitating or altering existing structures to better accommodate older New Yorkers;

(iii) identify and evaluate the public and private financing sources available to promote independent living, shared or communal housing, supportive housing or assisted living among older New Yorkers;

(iv) identify and evaluate the policies related to encouraging healthy aging behaviors or aging in place;

(v) identify and evaluate the public and private financing sources available for the maintenance and repair of housing for older New Yorkers;

(vi) identify and evaluate the policies related to older New Yorkers’ access to home improvement contractors and other means of maintenance and repair, including but not limited to weatherization programs;

(vii) identify and evaluate current tax exemptions, tax abatements and other financial programs that would affect the rent, maintenance costs or other housing costs for older New Yorkers;

(viii) identify and evaluate the legal assistance, social services, crisis intervention and financial assistance options available for older New Yorkers facing eviction or at risk of eviction;

(ix) identify and evaluate the current parking requirements for affordable housing and determine whether such requirements create a bar to the construction of affordable housing for older New Yorkers;

(x) identify, evaluate and encourage the coordination of and partnerships among housing unit managers, housing managers, residents and providers of health and social services in naturally occurring retirement communities and other communities with significant populations of older New Yorkers;

(xi) identify and evaluate efforts in other jurisdictions to address the issues described in paragraphs (i) through (x) above in order to identify best practices; and

(xii) consult with senior housing advocacy groups.

c. The senior housing task force shall have nineteen members which shall be:

(i) the commissioner of buildings or his/her representative;

(ii) the commissioner of housing preservation and development or his/her representative;

(iii) the director of city planning or his/her representative;

(iv) the commissioner of aging or his/her representative;

(v) the commissioner of design and construction or his/her representative;

(vi) the commissioner of finance or his/her representative;

(vii) the chairperson of the New York city housing authority or his/her representative;

(viii) the commissioner of health and mental hygiene or his representative;

(ix) the commissioner of the mayor’s office for people with disabilities or his/her representative;

(x) nine members appointed by the speaker of the council no later than thirty days after the effective date of this chapter; and

(xi) one additional member appointed by the mayor to serve as chairperson of the senior housing task force no later than thirty days after the effective date of this chapter.

d. The senior housing task force shall have a duration of three years and thirty days.

e. The senior housing task force shall meet at least quarterly and every six months shall issue a report to the mayor and the council detailing its activities and recommendations.

§ 2.  This local law shall take effect immediately.   

KET 2/7/14 10:29AM
Int. 777/2012 
LS 323/2014

� N.Y.C. Department of City Planning, New York City Population Projections by Age/Sec & Borough, 2010-2040 5 (Dec. 2013), available at � HYPERLINK "http://www.nyc.gov/html/dcp/pdf/census/projections_report_2010_2040.pdf" �http://www.nyc.gov/html/dcp/pdf/census/projections_report_2010_2040.pdf�. 


� Id. at 5 and 10.


� Id. at 10.


� Id. at 12.


� Id. at 10.


� Id.


� U.S. Census Bureau, American FactFinder – New York City: Selected Economic Characteristics: 2012 American Community Survey 1-Year Estimates, � HYPERLINK "http://factfinder2.census.gov/faces/nav/jsf/pages/index.xhtml" �http://factfinder2.census.gov/faces/nav/jsf/pages/index.xhtml� (last accessed Apr. 21, 2014); Sam Roberts, Poverty Rate is Up in New York City, and Income Gap Is Wide, Census Data Shows, N.Y. Times, Sept. 19, 2013, available at � HYPERLINK "http://www.nytimes.com/2013/09/19/nyregion/poverty-rate-in-city-rises-to-21-2.html" �http://www.nytimes.com/2013/09/19/nyregion/poverty-rate-in-city-rises-to-21-2.html�. 


� N.Y.C. Department for the Aging, Annual Plan Summary: April 1, 2014-March 31, 2015 11 (Sep. 2013), available at � HYPERLINK "http://www.nyc.gov/html/dfta/downloads/pdf/dfta/dfta_aps_sept1314.pdf" �http://www.nyc.gov/html/dfta/downloads/pdf/dfta/dfta_aps_sept1314.pdf�. 


� Id. 


� Community Service Society, Making the Rent: Before and After the Recession 3 (Jun. 2012), available at � HYPERLINK "http://b.3cdn.net/nycss/852b245452a84929d6_bnm6ibtbd.pdf" �http://b.3cdn.net/nycss/852b245452a84929d6_bnm6ibtbd.pdf�. 


� Moon Wa Lee, Department of Housing Preservation and Development, Housing New York City 2011 270 (Oct. 2013), available at � HYPERLINK "http://www.nyc.gov/html/hpd/downloads/pdf/HVS-report-2011.pdf" �http://www.nyc.gov/html/hpd/downloads/pdf/HVS-report-2011.pdf�.  


� Council of Senior Centers and Services Inc., Call to Action: Building a Housing Agenda for Older New Yorkers 13 (Feb. 2014), available at � HYPERLINK "http://cscs-ny.org/files/CSCS-Housing-Policy-Paper2014.pdf" �http://cscs-ny.org/files/CSCS-Housing-Policy-Paper2014.pdf�.


� N.Y.C. Department for the Aging, supra note 8, at 16. 


� Lee, supra note 11, at 420.


� Id. at 215.


� Id.  


� Id. at 216.


� Id.


� U.S. Department of Housing and Urban Development, Section 202 Supportive Housing for the Elderly Program, � HYPERLINK "http://portal.hud.gov/hudportal/HUD?src=/program_offices/housing/mfh/progdesc/eld202" �http://portal.hud.gov/hudportal/HUD?src=/program_offices/housing/mfh/progdesc/eld202� (last accessed Jun. 12, 2014); 12 U.S.C.A § 1701q. 


� Id.


� Id.


� N.Y.C. Department for the Aging, supra note 8, at 17. 


� Council of Senior Centers and Services Inc., supra note 12, at 11.  


� N.Y. State Division of Homes and Community Renewal, Mitchell-Lama Housing Program, � HYPERLINK "http://www.nyshcr.org/Programs/mitchell-lama/" �http://www.nyshcr.org/Programs/mitchell-lama/� (last accessed Jun. 11, 2014).


� Id. 


� N.Y.C. Department for the Aging, supra note 8, at 17.


� Lee, supra note 11, at 117 and 120. 


� N.Y. State Division of Homes and Community Renewal, supra note 24. 


� Furman Center for Real Estate and Urban Policy, State of New York City’s Subsidized Housing: 2011 35-40 (Sept. 2011), available at � HYPERLINK "http://furmancenter.org/files/publications/SHIPReportFinal.pdf" �http://furmancenter.org/files/publications/SHIPReportFinal.pdf�. 


� N.Y.C. Housing Authority, About NYCHA, � HYPERLINK "http://www.nyc.gov/html/nycha/html/about/about.shtml" �http://www.nyc.gov/html/nycha/html/about/about.shtml� (last accessed Jun. 12, 2014).


� N.Y.C. Housing Authority, Applying for Public Housing: General Questions, � HYPERLINK "http://www.nyc.gov/html/nycha/html/assistance/generalfaq.shtml#top" �http://www.nyc.gov/html/nycha/html/assistance/generalfaq.shtml#top� (last accessed Jun. 12, 2014).


� N.Y.C Housing Authority, Special Tabulation of Resident Characteristics, � HYPERLINK "http://www.nyc.gov/html/nycha/downloads/pdf/res_data.pdf" �http://www.nyc.gov/html/nycha/downloads/pdf/res_data.pdf� (last accessed Jun. 11, 2014).


� Id. 


� N.Y.C. Housing Authority, Senior Services, � HYPERLINK "http://www.nyc.gov/html/nycha/html/community/senior_services.shtml" �http://www.nyc.gov/html/nycha/html/community/senior_services.shtml� (last accessed Jun. 12, 2014). 


� Id.


� Citizens Budget Commission, Rent Regulation: Beyond the Rhetoric (June 2010), available at � HYPERLINK "http://www.cbcny.org/sites/default/files/REPORT_RentReg_06022010.pdf" �http://www.cbcny.org/sites/default/files/REPORT_RentReg_06022010.pdf�.


� Laws of 1962, Ch. 21.	


� Omnibus Housing Act, Laws of 1983, Ch. 403, § 3.


� Laws of 1971, Ch. 372; McKinney's Uncons. Laws of N.Y. § 8605.


� N.Y. State Division of Homes and Community Renewal, Rent Administration Fact Sheet #12: Maximum Base Rent Program (MBR) – Questions and Answers for Owners, � HYPERLINK "http://www.nyshcr.org/Rent/FactSheets/orafac22.htm" �http://www.nyshcr.org/Rent/FactSheets/orafac22.htm� (last accessed Jun. 12, 2014). 


� Id.


� N.Y.C. Rent Guidelines Board, Rent Control FAQ, � HYPERLINK "http://www.nycrgb.org/html/resources/faq/rentcontrol.html" �http://www.nycrgb.org/html/resources/faq/rentcontrol.html� (last accessed Jun. 12, 2014). 


� N.Y.C. Admin. Code § 26–504.


� Id. at § 26–510.


� Id. at § 26–504.


� N.Y. State Division of Homes and Community Renewal, Rent Administration Fact Sheet #26: Guide to Rent Increases for Rent Stabilized Apartments in New York City, � HYPERLINK "http://www.nyshcr.org/Rent/FactSheets/orafac26.htm" �http://www.nyshcr.org/Rent/FactSheets/orafac26.htm� (last accessed Jun. 12, 2014).


� Marc Santora, Rent-Stabilized Apartments, Ever More Elusive, N.Y. Times, July 5, 2012, available at � HYPERLINK "http://www.nytimes.com/2012/07/08/realestate/rent-stabilized-apartments-ever-more-elusive.html?pagewanted=all&_r=0" �http://www.nytimes.com/2012/07/08/realestate/rent-stabilized-apartments-ever-more-elusive.html?pagewanted=all&_r=0�. 


� N.Y.C. Rent Guidelines Board, An Introduction to the New York City Rent Guidelines Board and the Rent Stabilization System 28 (Jan. 2013), available at � HYPERLINK "http://www.housingnyc.com/html/about/intro%20PDF/full%20pdf/intro_2013.pdf" �http://www.housingnyc.com/html/about/intro%20PDF/full%20pdf/intro_2013.pdf�.


� Furman Center for Real Estate & Urban Policy, Fact Brief: Rent Stabilization in New York City 2, available at � HYPERLINK "http://furmancenter.org/files/publications/HVS_Rent_Stabilization_fact_sheet_FINAL_4.pdf" �http://furmancenter.org/files/publications/HVS_Rent_Stabilization_fact_sheet_FINAL_4.pdf�. 


� Id.  


� N.Y.C. Department for the Aging, NORC Programs, � HYPERLINK "http://www.nyc.gov/html/dfta/html/services/retirement.shtml" �http://www.nyc.gov/html/dfta/html/services/retirement.shtml� (last accessed Jun. 12, 2014).  


� N.Y.C. Department for the Aging, Senior Services Search Page, � HYPERLINK "https://a069-webapps12.nyc.gov/egovt/services/service_query.cfm" �https://a069-webapps12.nyc.gov/egovt/services/service_query.cfm� (last accessed Jun. 12, 2014).


� Fredda Vladeck, A Good Place to Grow Old: New York’s Model for NORC Support Services Program 5 (2011), available at � HYPERLINK "http://www.uhfnyc.org/assets/323/" �http://www.uhfnyc.org/assets/323/�. 


� United Hospital Fund, NORC Blueprint, Implementation: Guiding Principle 1 Actions, � HYPERLINK "http://www.norcblueprint.org/implementation/gp1/actions/" �http://www.norcblueprint.org/implementation/gp1/actions/� (last accessed Jun. 12, 2014).


� Vladeck, supra note 53, at 1. 


� Id. at 4.


� Id.


� N.Y.C. Office of Budget and Management, Budget Five Year Average, Fiscal Years 2008-2012. 


� N.Y.C. Council Committees on Aging and the Senior Centers Subcommittee, Hearing on the Fiscal 2015 Preliminary Budget & Fiscal 2014 Preliminary Mayor’s Management Report 2 (Mar. 25, 2014), available at � HYPERLINK "http://legistar.council.nyc.gov" �http://legistar.council.nyc.gov�.


� Id; N.Y.C. Council Committees on Finance and Aging, and the Senior Centers Subcommittee, Report on the Fiscal Year 2015 Executive Budget for the Department for the Aging 3 (May 22, 2014), available at � HYPERLINK "http://legistar.council.nyc.gov" �http://legistar.council.nyc.gov�.


� Vladeck, supra note 53, at 5.


� See, supra note 19. 


� U.S. Department of Housing and Urban Development, Section 202 Supportive Housing for the Elderly: Program Status and Performance Measurement 16 (Jun. 2008), available at � HYPERLINK "http://www.huduser.org/Publications/pdf/sec_202_1.pdf" �http://www.huduser.org/Publications/pdf/sec_202_1.pdf�. 


� U.S. Department of Housing and Urban Development, Housing Choice Vouchers Fact Sheet, � HYPERLINK "http://portal.hud.gov/hudportal/HUD?src=/topics/housing_choice_voucher_program_section_8" �http://portal.hud.gov/hudportal/HUD?src=/topics/housing_choice_voucher_program_section_8� (last accessed Jun. 12, 2014). 


� N.Y.C. Department for the Aging, supra note 8, at 3.


� Lee, supra note 11, at 376.


� N.Y.C. Department of Housing Preservation and Development, Section 8 Information – Tenants, � HYPERLINK "http://www.nyc.gov/html/hpd/html/section8/section8-tenants.shtml" �http://www.nyc.gov/html/hpd/html/section8/section8-tenants.shtml� (last accessed Jun. 12, 2014).


� N.Y.C. Housing Authority, Section 8 Assistance: Applying for Section 8, � HYPERLINK "http://www.nyc.gov/html/nycha/html/section8/applicant-info.shtml" �http://www.nyc.gov/html/nycha/html/section8/applicant-info.shtml� (last accessed Jun. 12, 2014); N.Y. State Division of Homes and Community Renewal, � HYPERLINK "http://www.nyshcr.org/Programs/Section8HCV/subsvs.htm" �http://www.nyshcr.org/Programs/Section8HCV/subsvs.htm� (last accessed Jun. 12, 2014). 


� N.Y.C. Department of Housing Preservation and Development, supra note 67.


� N.Y.C. Department of Housing Preservation and Development, What Are Project-Based Vouchers?, � HYPERLINK "http://www.nyc.gov/html/hpd/downloads/pdf/Section-8-Vouchers.pdf" �http://www.nyc.gov/html/hpd/downloads/pdf/Section-8-Vouchers.pdf� (last accessed Jun. 17, 2014). 


� See Chapter 689 of the Laws of 1972. 


� N.Y. State Real Property Tax Law § 467-c; N.Y.C. Admin. Code §§ 26-405m, 26-406, and 26-509.


� Int. No. 243-A, L.L. 2014/019.


� N.Y.C. Council, Committees on Finance and Aging, Hearing on Int. No. 243, May 1, 2014.


� N.Y.C. Department of Finance, Senior Citizen Homeowners’ Exemption (SCHE), � HYPERLINK "http://www.nyc.gov/html/dof/html/property/senior_citizen.shtml" �http://www.nyc.gov/html/dof/html/property/senior_citizen.shtml� (last accessed Jun. 12, 2014). 


� Id. 


� City of New York, The New Housing Marketplace: Creating Housing for the Next Generation (Dec. 2002), available at � HYPERLINK "http://www.nyc.gov/html/hpd/downloads/pdf/new-marketplace.pdf" �http://www.nyc.gov/html/hpd/downloads/pdf/new-marketplace.pdf�.


� Id.; City of New York, New Housing Marketplace Plan 17 (Feb. 2010), available at � HYPERLINK "http://www.nyc.gov/html/hpd/downloads/pdf/New-Housing-market-plan.pdf" �http://www.nyc.gov/html/hpd/downloads/pdf/New-Housing-market-plan.pdf�. 


� City of New York, The New Housing Marketplace: 2003-2014 29 (Dec. 2013), available at � HYPERLINK "http://www.nyc.gov/html/hpd/downloads/pdf/HPD-Annual-2013-FINAL.pdf" �http://www.nyc.gov/html/hpd/downloads/pdf/HPD-Annual-2013-FINAL.pdf�. 


� City of New York, Housing New York: A Five-Borough, Ten-Year Plan (May 2014), available at � HYPERLINK "http://www.nyc.gov/html/housing/assets/downloads/pdf/housing_plan.pdf" �http://www.nyc.gov/html/housing/assets/downloads/pdf/housing_plan.pdf�. 


� Id. at 82-84.


� Id.


� Id.


� Id. at 84.





19

