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Good afternoon. My name is Matthew Hassett and [ am the Director of Policy and
Communications at the Center for NYC Neighborhoods. I would like to thank Chairman
Jumaane Williams, Chairwoman Maria del Carmen Arroyo, Chairman David Greenfield and the
members of the Committees on Housing and Buildings, Community Development, and Land Use
for holding today’s hearing on the Mayor’s “Housing New York™ plan and for the opportunity to
speak to the strengths and opportunities of this plan, particularly as it relates to affordable
homeownership. )

About the Center for NYC Neighborhoods

At the Center for NYC Neighborhoods, our mission is to promote and protect affordable and
sustainable homeownership in New York City. We believe that keeping homeownership
affordable creates strong neighborhoods that allow for working and middle class New Yorkers to
be a part of the economic opportunities that continue to open up as New York City continues to
prosper. Through a network of community-based partner non-profits, we provide homeowners
with the essential support to prevent and overcome economic hardships of many kinds, and to
make absolutely sure that they can afford to stay in their homes. Since 2008, our network of 36
community-based partners located throughout the five boroughs has assisted over 30,000
homeowners.

Housing New York

Focused on creating and preserving 200,000 affordable units over the coming decade, “Housing
New York™ is an important milestone on the road to a more just and equitable city where New
Yorkers in every neighborhood will benefit from the opportunities that affordable housing
creates.

At the Center, we are pleased to see the de Blasio administration’s commitment to affordable
homeownership in the new plan. Affordable homeownership is an essential component to any
affordable housing strategy in New York City. Over 2 million households in the city own their
own homes, with almost one-third of New York homeowners earning less than $50,000 per year.
And with more than a quarter-million small property owners renting out apartments,
homeowners play a vital role in creating even more affordable housing in the form of rental
housing in owner-occupied buildings.

“Housing New York™ recognizes the need to support New York’s working and middle class
homeowners and lays out various strategies and programs that ensure the preservation of this
critical affordable housing stock. We would like to highlight several strategies that are squarely
in line with the vision we and our network of community-based non-profits share for the future
of housing in New York City:



1. Support for foreclosure prevention activities:

Foreclosure is a major contributor to New York City’s vacant and abandoned residential
buildings: nationally, about 20% of properties in the foreclosure process have been
vacated by their owners, and there are an estimated 10,000 vacated homes in foreclosure
in the New York City metro area alone.! Though our national economy has slowly
reemerged from the depths of the 2008 recession, the foreclosure crisis that precipitated
the recession continues to be a daily source of stress, confusion, and financial hardship
for many New Yorkers. The Great Recession has resulted in thousands of foreclosures in
New York City, with even more homeowners behind on their mortgage payments and at
risk of foreclosure.

Foreclosure prevention -through the proven models of housing counseling and legal
services provides essential assistance to homeowners working hard to keep their homes.
Our network of housing advisors and attorneys obtains results: an analysis conducted
using the Center’s data found that homeowners who received foreclosure prevention
counseling from housing counselors in the Center’s Network were 30% more likely to
receive a modification to their mortgage than homeowners who did not receive
counseling. On average, the mortgage modifications our network achieves result in
monthly savings of approximately $1000 per household.

'The City has been at the forefront nationally in terms of deploying resources to prevent
foreclosures, including foreclosure prevention counseling and legal services at the
neighborhood level. The “Housing New York” plan reaffirms the City’s support for these
critical, home-saving services. We commend and thank the New York City Council and
the de Blasio administration for the continued, strong support of these vital services.
Preventing foreclosures is essential to preserving naturally occurring affordable housing
like New York City’s affordable homeownership stock, and, what’s more, it helps to
maintaining strong neighborhoods.

Combat predatory practices targeted at homeowners and homebuyers:

More than five years after the height of the Great Recession, tens of thousands of New
Yorkers continue to suffer from the effects of the foreclosure crisis. The reckless and
predatory lending that caused the financial crisis disproportionately harmed New York
City’s communities of color.* Today, foreclosure rescue scams targeted at homeowners
are on the rise,’ continuing to put homeowners at risk and threatening our existing
affordable housing stock. Homeowners caught in a scam could lose several thousand
dollars in cash payments to a scammer, and, even worse, the delays from working with

! RealtyTrac, Owner-Vacated Properties Represent 20 Percent of All Foreclosures Nationwide, June 18, 2013,
hittp:/fwww.realtytrac.com/content/foreclosure-market-report/owner-vacated-foreclosure-update-7771

? Donnelly, Frank, Bank preyed on minority borrowers with subprime loans, lawsuit alleges, silive.com, May 3,
2014, http://www.silive.com/northshore/index.ssf/2014/05/bank_preyed_on_minority borrow.html

* Hassett, Matthew. Let’s put an end to loan scams, the Center for NYC Neighborhoods, January 30, 2014.
hittp://cnycn.org/2014/01/lets-put-an-end-to-loan-scams/



these scammers can make them far more likely to eventually lose their home to
foreclosure because of the delay in legitimately addressing the default.

Predatory practices targeted at homeowners and homebuyers require a concerted
approach from the City and we strongly support the housing plan’s call to support those
cfforts to protect New York City homeowners and adopt a strategic approach to
preservation.

3. Foster resiliency and lower flood insurance premiums in our coastal communities:

When Superstorm Sandy struck New York in October 2012, we responded quickly to
assist those families whose lives were upended by the storm. We provided direct cash
assistance through our Neighborhood Recovery Fund, and we applied our existing model
to get high-quality housing counseling and legal services to homeowners working with
multiple government and private-sector agencies to rebuild their homes and lives. Today,
assisting homeowners recovering from Sandy, while making our city and housing stock
more resilient to future extreme weather events, is a major component of the Center’s
work.* Preserving affordability in our flood-prone communities is especially important
because they are home to many low- and moderate-income homeowners. Unfortunately,
as our recent report, Rising Tides, Rising Costs demonstrates, rising flood insurance
premiums threaten the ability of these homeowners to afford to stay in their homes and
communities.

The “Housing New York” plan makes several key recommendations in this area. It calls
for the City to ensure that federal regulations allow flood mitigation methods suitable for
New York’s urban coastal communities, and to support educational efforts to make
homeowners aware of these changes. Additionally, it calls for the exploration of a new
loan program to assist low-, moderate-, and middle-income owners with resiliency
upgrades. We applaud the plan’s commitment to fostering resiliency and working to keep
flood insurance premiums affordable. Finally, we would encourage the Administration to
consider formalizing the resiliency work that we and our partner organizations have
begun in response to Sandy, as well as the looming flood insurance crisis. With sea levels
rising and extreme weather events increasing, New York needs to double-down on its
commitment to resiliency. Because of the huge threat these changes pose to affordable
housing in neighborhoods across the city, and the complexity of the issues homeowners
are facing, we ask the Administration to consider the creation of a network of resiliency
advisors who could help New Yorkers in flood-prone neighborhoods understand how to
prepare for, adapt to, and mitigate against the coming changes.

4. Explore cost effective approaches to address conditions in informal dwelling units:

* Center for NYC Neighborhoods Final Report to Goldman Sachs Gives. April 2014,
http://issun.com/centerfornycneighborhoods/docs/cnyen-finalreport-goldmansachsgives
? Center for NYC Neighborhoods, Rising Tides, Rising Costs, 2014. Available at cnycn.org/risingtides



Tens of thousands of New Yorkers call informal dwelling units (such as basement and
above-garage units) home. As a member of the BASE camp:«.lign,'s we support the
conversion of these units into legal dwelling units when it is safe for tenants to do so.
This initiative would also strengthen the housing stability of homeowners, who would be
able to derive predictable, legal rental income from these units. Therefore, we are pleased
to see the housing plan’s commitment to developing methods for bringing these units into
the regulated housing system.

5. Imcrease affordable homeownership opportunities: The “Housing New York” plan
calls for creating new opportunities for affordable homeownership through a variety of
new programs, including the New Infill Homeownership Opportunities Program, which
would work with small developers and local Community Development Corporations to
purchase City-owned land and construct one- to four-family homes, cooperatives, or
condominiums. The plan also pledges continued support for creating new affordable
homeownership opportunities through the Real Estate Owned Program, in which a third
party acquires and rehabilitates bank-foreclosed homes. Finally, it calls for creating a
New York City land bank to create long-term affordable development opportunities.
These affordable homeownership programs are essential to providing vital asset-building
opportunities for low- and moderate-income households in NYC, and we commend the
de Blasio administration for including these programs in the housing plan. We hope that
the Administration will keep a careful watch on the trends that we have seen nationally of
more and more investor-ownership of once owner-occupied single-family housing. We
urge the Administration to consider new ways to support working and middle class New
Yorkers who want to own a home and invest in their neighborhood, but are unable to
because of extremely tight credit markets. We hope that the Administration will
recognize the value of preserving local ownership of neighborhood housing and look to
new models that can help ensure that all New Yorkers continue to be a part of the
economic opportunity that comes from a thriving global city.

With the release of the Mayor’s ambitious new housing plan and the dynamic leadership at City
Council, this is a very exciting time for affordable housing in New York City. At the Center, we
are extremely pleased to see the Mayor’s commitment to keep our city affordable for low- and
moderate-income homeowners across all five boroughs.

Thank you for the opportunity to testify. We look forward to continue working with the Mayor,
Commissioner Been and the Department of Housing Preservation and Development as well as
City Council to promote and protect affordable and sustainable homeownership.

 BASE: Basement Apartments Safe for Everyone, https://basecampaign. wordpress.com/
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Thank you Chairperson Williams, Chairperson Arroyo and Chairperson Greenfield -
and members of the Committee on Housing and Buildings, the Committee on Community

Development and the Committee on Land Use for the opportunity to provide testimony

today.
This testimony is submitted on behalf of The Legal Aid Society. The Society is the

oldest and largest program in the nation providing dipqct legal services to low-income
families and individuals. The mission of the Society’s Civil Practice is to improve the lives
of low-income New Yorkers by providing legal representation to vulnerable families and
individuals to assist them in obtaining and maintaining the basic necessities of life —

housing, health care, food and subsistence-level income or self-sufficiency. The Society’s
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legal assistance focuses on enhancing individual, family and community stability by
resolving a full range of legal problems in the areas of housing and public benefits,
foreclosure prevention, immigration, domestic violence and family law, employmént, elder
law, tax law, community economic development, health law and consumer law.
Introduction

In May, this administration released an extensive five borough, ten year Affordable
Housing Plan (“Plan”). In Mayor de Blasio’s letter introducing the Plan, he began with the
simple truth that we have an affordable housing crisis in this City. He explained that we
live in a city where New Yorkers are paying more and more to cover thejr housing costs
and where entire neighborhoods have lost their affordability. The Plan announced an
ambitious goal of building and preserving 200,000 affordable units over the next ten years.
We strongly support this goal. Indeed we support much of what is in the Plan. However, .
we believe that the Plan could be stronger and more focused on preserving and producing
housing for low income New Yorkers. Additionally, we will talk below about what is
missing from the Plan. We want to work together with the Administration and the City
Council to create and preserve truly affordable housing,

Declining Affordability of Housing _
Many New York City renters are facing dire circumstances. In the face of fewer

rental opportunities and higher prices, renters are suffering from a growing disparity
between what they can afford and their actual rent. Rent collected in stabilized units
increased 5 percent in 2012 alone.! While inflation-adjusted wages increased 1.2 percent in

the last year, this does not begin to make up for the 4.4 percent decrease in the preceding

I'NYC Rent Guidelines Board, 2014 Income and Expense Study, 12.
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year.2 New York City’s unemployment rate remains high at 8.7% in 2013, far exceeding

Tenants struggle to pay rent and obtain the necessities of life. One fifth of New
York City households made less than $15,000 in 2011.° City-wide, median contract rents
increased 25 percent between 2005 and 2011, far outpacing net wage increases of 15
percent.® Median gross rents increased 2.4 percent in 2011 alone.” The poverty rate in
New York City has grown during each of the past four years to 21.2 percent in 2012,
compared to a nation-wide poverty rate of 15.7 percent.® The number of families receiving
cash assistance in New York City has increased each of the past five years.” The number of
food stamps recipients increased 1.4 percent in 2012 to an average of 1.86 million
recipients, nearly twice the level of 2003.1° There are increasing numbers of tenants facing
the potential loss of their homes. Filings for eviction proceedings for non-payment of rent
continue to rise. Non-payment pf;nceedings that resulted in eviction or legal possession
increased to 23.6 percent of cases calendared in 2013."" Landlords are suing tenants more
often for money that they do not have; increasing rents will only lead to more evictions and
homelessness.

In this climate of economic uncertainty, 20.9 percent of all households residing in

rent-stabilized housing pay more than 50 percent of their income in rent (the standard of

2NYC Rent Guidelines Board, 2014 Income and Affordability Study, 3.

3 NYC Rent Guidelines Board, 2074 Income and Affordability Study, 3.

4 NYC Rent Guidelines Board, 2010 Income and Affordability Study, 3.

5 Thomas P. DiNapoli, New York State Comptroller, The Continued Decline in Affordable Housing in New
York City, 2013, 2.

& Victor Back & Tom Waters, Community Service Society, Making the Rent: Before and After the Recession,
June 2012, (revised September 2013) 3.

7NYC Rent Guidelines Board, 2014 income and Affordability Study, 9.

8 NYC Rent Guidelines Board, 2014 Income and Affordability Study, 7.

¢ NYC Rent Guidelines Board, 2074 Income and Affordability Study, 12.

P NYC Rent Guidelines Board, 2014 Income and Affordability Study, 12.

I'NYC Rent Guidelines Board, 2014 Income and Affordability Study, 15.
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affordability for housing is 30 percent of income for rent).*? In 2011, 80 percent of poor
households faced a rent burden of more than 50 percent of income and a 16 percent
reduction in real income." An individual would have to work an astonishing 138 hours per
week at minimum wage, 52 weeks a year, in order to afford an average two-bedroom
apartment in New York City."* Alternatively, the individual would need a wage increase to
at least $27.69 per hour, or $57,600 a year, in order to afford the same apartment.'> Raising
rents in such a situation is unconscionable, yet median contract rent increased 25 percent in
rent stabilized units when controlling for inflation from 2005 to 2011.'¢ In light of these
powerful statistics, the New York City Rent Guidelines Board should freeze rents for one-
year and two-year leases.

Declining Availability of Housing
Unfortunately for New York renters, declining affordability is coupled with

declining availability. The net vacancy rate of rent-stabilized units was 2.63 percent in
2011 compared to a City-wide vacancy rate of 3.12 percent, significantly below the 5.0
percent threshold that legally defines a housing emergency.!” The number of vacant units
affordable to low-income New Yorkers is even more meager. In 2011, the vacancy rate for
all units with rents less than $800 was only 1.1 percent, and for apartments with rents less
than $1000, only 1.75 percent were vacant.'® The vacancy rate for rent-stabilized units was

even more troubling, measuring just 2.63 percent in 2011, 90 percent of which had asking

'2 Dr. Moon Wha Lee, City of New York Department of Housing Preservation and Development, New York
City Housing and Vacancy Survey (HVS), 2011, 44.

'3 Victor Back & Tom Waters, Community Service Society, Making the Rent: Before and After the Recession,
June 2012, (revised September 2013) 3.

¥ NYC Rent Guidelines Board, 2014 Income and Affordability Study, 11.

"> NYC Rent Guidelines Board, 2014 Income and Affordability Study, 11

¢ Victor Back & Tom Waters, Community Service Society, Making the Rent: Before and Afier the Recession,
June 2012, (revised September 2013) 3.

'""NYC Rent Guidelines Board, 2014 Housing Supply Report , 3.

'8 Dr. Moon Wha Lee, City of New York Department of Housing Preservation and Development, New York
City Housing and Vacancy Survey (HVS), 344.
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rents of over $900.!% Of rental units with the lowest 20 percent of asking rents, the vacancy
rate was a mere 1.15 percent in 2011.%¢

The decrease in availability 6f affordable vacant units is exacerbated by the loss of
at least 104,155 rent-stabilized housing units in the last 20 years, primarily due to high-rent
vacancy deregulation.?! Units that remain available are increasingly out of the range of
low-income New Yorkers. Between 2000 and 2012, the number of units in New York City
renting for less than $1000 declined by over 400,000.22 Overall, ﬁom 2002 to 2011, there
has been a 39 percent loss in rental apartments that low-income households can afford.??
Raising rents would only accelerate the loss of increasingly scarce housing affordable to
low-income New Yorkers.

The scarcity of available rent-stabilized housing is a part of an overall decline in the
availability of affordable housing. Expiration of 421-a benefits removed 757 formerly-
stabilized units in 2013.2* The development of additional, publicly-funded housing by HPD
and HDC continues to decline, with 9.7 percent fewer new starts in 2013 than 2012.5 In

the first three quarters of the current fiscal year, there were 21.7 fewer new starts than in the

corresponding period of fiscal year 2013.26 Construction financed by the 421-a Affordable

9 Dr. Moon Wha Lee, City of New York Department of Housing Preservation and Development, New York
Ciry Housing and Vacancy Survey (HVS), 346.

20 Dr. Moon Wha Lee, City of New York Department of Housing Preservation and Development, New York
City Housing and Vacancy Survey (HVS), 344.

2INYC Rent Guidelines Board, Changes to the Rent Stabilized Housing Stock in New York City in 2013, 9, 13. (As noted
in the report, these numbers are a floor or a minimum count of units loss as registration of deregulated units
with DHCR is voluntary).

22 geott M. Stringer, New York City Comptroller, The Growing Gap: New York City's Housing Affordability
Challenge, 2014, 6.

B Coalition for the Homeless, State of the Homeless 2014: Turning Point: Amidst Unprecedented Homelessness —
A New Focus on Housing Can Turn the Tide, 14

24 NYC Rent Guidelines Board, 2014 Housing Supply Report, 8.

B NYC Rent Guidelines Board, 2014 Housing Supply Report, 7.

26 iq.
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Housing Program decreased dramatically in 2013, down 27.3 percent from 2012.%”
Furthermore, the steady decrease 1n Mitchell-Lama units has accelerated over the past
several years, with at least 43,000 lost to buyouts since 1985.2% There remain only 47,000
such rental units left in the City today.??

Applicants for public housing face similar shortages: 247,262 families are on the
waitlist for conventional public housing, with 121,000 applicants are on the waiting list for
Section 8 housing vouchers in New York City, though no new additions have been made to
the wait list since 2007.3% The New York City Housing Authority (NYCHA) accepted oniy
cmergency applicants into the program from May 15, 2007 to December 10, 2009, and
stopped processing voucher applications altogether in December 2009.3!

This combination of market forces and governmental decisions has worked together
to have a devastating effect on low and moderate income New Yorkers. The declining
number of vacant units available for rent, the fact that housing expansion has not kept pace
with population growth,** and the ongoing public housing crisis have all contributed to the

scarcity of available affordable housing.

“'NYC Rent Guidelines Board, 2074 Housing Supply Report, 8.

#NYC Rent Guidelines Board, 2074 Housing Supply Report, 8.

# Dr. Moon Wha Lee, City of New York Department of Housing Preservation and Development, New York
City Housing and Vacancy Survey (HVS), 98.

3 New York City Housing Authority, “Section 8 Assistance,” available at
hitp://www.nyc.gov/html/nycha/html/section8/section8.shtml. Data accessed June 2014.

*I New York City Housing Authority, “Section 8 Assistance,” available at
http:/fwww.nyc.gov/html/nycha/html/section8/section8.shtml. Data accessed June 2010.

% Margery Austin Turner, Current Rental Housing Market Challenges and the Need for a New Federal Policy
Response: Statement before the Committee on Appropriations, Subcommittee on Transportation, HUD, and
Related Agencies, US House of Representatives, 2.
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Housing-related Hardships and Related Social Costs on the Rise
The rate of housing-related hardships®* among low-income renters has been

increasing in recent years.>* Indeed, for 80 percent of poor New Yorkers who pay over half
of their income towards rent, residual income per household member is $4.40 daily. Those
poor New Yorkers have $4.40 a day per household member to pay for all other needs
including food, transportation, and medical, school related costs. >* Additionally, overall,
13.9 percent of rent-stabilized unites are overcrowded (averaging more than one person per
room) and 5.6 percent are severely overcrowded (averaging more than 1.5 people per
room).>® High housing cost burdens and concentrated poverty also cause a range of more
serious social harms, including higher crime rates, poorer nutrition and health, higher
financial burdens for local governments, greater educational failure, higher teenage
pregnancy rates, more costly basic consumer goods, and greater difficulty maintaining
steady jobs.>” In addition, those suffering from high housing cost burdens are more likely
to be evicted and more likely to experience homelessness.?® According to the Rent
Guidelines Board’s Income and Affordability Study, non-payment pfoceedings that resulted

in an eviction/legal possession increased to 23.6 percent of cases calendared in 2013.%*

33 These hardships include the “lesser” hardships of rent/mortgage arrears and utility cut-offs and the “severe”
hardships of doubling up and using shelters.

3 Victor Back & Tom Waters, Community Service Society, Making the Rent: Before and Ajter the Recession,
June 2012

3 1d.

¥ NYC Rent Guidelines Board, 20/4 Housing Supply Report , 4.

37 Margery Austin Tumner, Current Rental Housing Market Challenges and the Need for a New Federal Policy
Response: Statement before the Commiltee on Appropriations, Subcommittee on Transportation, HUD, and
Related Agencies, US House of Representatives, 5; Douglas Rice and Barbara Sard, Center on Budget and
Policy Pricrities, The Effects of the Federal Budget Squeeze on Low-Income Housing Assistance, 2.

* Douglas Rice and Barbara Sard, Center on Budget and Policy Priorities, February 1, 2007, The Effects of
the Federal Budget Squeeze on Low-Income Housing Assistance, 2.

39 NYC Rent Guidelines Board, 2014 Income and Affordability Study, 15,
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Effect of Stagnant Low-Income Wages and Increasing Prices on Residents
Wages have not kept up with living costs, creating enormous pressure on

households to somehow meet the cost of necessities other than rent. Additionally, the
proportion of “low wage” jobs in New York City, those that pay less than $12.89 per hour,
rose from 31 percent in 2007 to 35 percent in 2012.*° Further, rises in utilities costs
additionally compound increases in rental expenses: the average renter’s bill increased 5.1
percent in 2013 and 1.3 percent in 2012.*! Transportation costs are also rising. The
Metropolitan Transportation Authority (MTA) has increased transit rates 38 percent since
2008, with another hike planmed for 2015.% These price hikes in the midst of a recession
signal continued economic difficulty for the residents of New York City, especially low-

© income Néw Yorkers who are already struggling to survive.

Increases in the cost of basic necessities have a particularly severe impact on poor

New Yorkers, who already have very limited residual income remaining after paying a high
percentage of their income for rent. From 2005 to 2011, low-income renters suffered a
10% decrease in residual income, with poor renters facing an even more acute 16%
decrease.® Poor families have only a little over $4 per day per household member to cover
all non-rent expenses, including food, transportation, and medical costs.** The proposed

~—-—rent-increase will-only exacerbate thecrisis that poor households experience, leading to

increased costs for society as a whole, Further, in November 2013, the Federal

“NYC Rent Guidelines Board 2013 Income and Affordability Study, 12.
' NYC Rent Guidelines Board, 2074 Income and Affordability Study, 10.
42 “Derai] the Fare Hike,” The NY Daily News, Sept. 28, 2013.

* Victor Bach & Tom Waters, Community Service Society, Making the Rent: Before and After the Recession,
2005 to 2011, June 2012, (revised September 2013) 3.
“Id
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Government cut the budgets of food stamp recipients $29 a month for an average family of

Lhree."45. -

Growing Problem of Homeless Families
The scarcity of affordable housing, rising rents, and the increasing cost of living

have contributed to record use of the City’s shelters in 2014. Since 2002, the overall
homeless shelter population has risen an astonishing 87 percent.*® An average of 49,408
individuals slept in DHS shelters each night, a 4.17 percent increase from 2012.*7 The
period for which those families remain in temporary housing grew by 46 days in 2013 to an
average of 403 days, the longest average recorded.*®* Even more distressing is the 12.8
percent increase in 2013 in the number of homeless families with children in the shelters
each night.*® This increase has been caused by an upsurge in the number of new homeless
families entering the shelters. The number of individuals entering the shelter system
increased for the fifth consecutive year, rising 14.1 percent from 2012.5® More than 53,615
people, including 22,712 children, sleep in New York City shelters each night.>!
Additionally, homeless individuals placed in permanent housing are returning to the system
in greater numbers, with 11.3 percent of families with children returning to DHS within one

year>2, Rent increases will only push more families from their homes onto the streets. In

45 Center on Budget and Policy Priorities, November 1 SNAP Cuts Will Affect Millions of Children, Seniors
and People with Disabilities. . October 24, 2013,

46 Coalition for the Homeless, New York City Homelessness, The Basic Facts.
http://www.coalitionforthehomeless.org/pages/basic-facts-about-homelessness-new- ity Accessed on
November 13, 2014, '

47 NYC Rent Guidelines Board, 2014 Income and Affordability Study, 1.

48 Coalition for the Homeless, State of the Homeless 2014: Turning Point: Amidst Unprecedented
Homelessness, A New Focus on Housing Can Turn the Tide, 2.

4 NYC Rent Guidelines Board, 2014 Income and Affordability Study, 13.

30 NYC Rent Guidelines Board, 2014 Income and Affordability Study, 13.

51 Coalition for the Homeless, State of the Homeless 2014: Turning Point: Amidst Unprecedented
Homelessness, A New Focus on Housing Can Turn the Tide, 2.

SZNYC Rent Guidelines Board 2014 Income and Affordability Study, 14
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addition to the human cost, increased human costs will result in increased financial costs for
the City in sheltering homeless families at a time of decreasing revenue in the City budget.
Solutions

Build Truly Affordable Housing and End the 421-a Tax Exemption Program

The previous City Administration also had a Housing Plan. That plan often
trumpeted the building boom and the affordable housing created as a consequence of that
boom. However, We experienced the creation of very little affordable housing, and the
affordable housing that was created was not affordable to the clients of The Legal Aid
Society, nor to the residents of the communities where the housing was produced. We
strongly believe that the 50/50 model is the best way to maximize real affordability in new
housing developments. New York City must implement a new low-income real
affordability framework across all type of housing. The Administration should prioritize
permanent affordability for all City-owned land dispositiohs. Additionally, not-for-profit
developers and owners should play a strong and active role in the City’s housing agenda.

The 421-a tax exemption proéram is a substantial public subsidy. In certain areas of
New York City, the tax benefit is provided to market-rate residential projects to finance the
inclusion of affordable units. In these areas, developers are reciuired to make 20% of the
units in a project affordable in exchange for the tax exemption. However, when other
public subsidies are used in addition to 421-a, there is no requirement under current law to
create additional affordable units. Therefore, the 421-a program incentivizes some market-
rate developers to also use scarce affordable housing subsidies to finance the same units
they receive tax-abatements to build. Consequently, the 421-a program is a property tax

exemption program for the wealthiest New Yorkers, causing rents to rise, making more
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neighborhoods unaffordable, and inefficiently using scarce public subsidies to fund the
construction and preservation of affordable housing. As the 421-a program currently exists,
for much of New York City, developers get tax breaks with no requirement that affordable
housing be built. We recommend ending the 421-a tax exemption program.
Strengthen the City’s Homelessness Policy

With record homeless populations in our City, our first recommendation is to create
a homelessness policy that is more progressive than the one from the last number of
administrations. We urge the Administration to consider the following suggestions as a
start toward ending chronic homelessness in New York City. Allocate at least 10% of all
housing units created or preserved to homeless families and individuals. Track vacant
properties and rental units, and put them to use by converting the units to permanently
affordable housing. Uée New York City’s Department of Housing Preservation and
Development’s (HPD) development projects by prioritizing homeless families and
individuals at least one of every five vacancies in existing housing units. Create new
affordable housing targeted to homeless New Yorkers as part of Mayor de Blasio’s Ten-
Year Housing Development Plan. Negotiate a new City-State agreement to create
permanent supportive housing. Convert “cluster-site” shelter units back to permanent
housing. These units were converted from rent stabilized apartments into scattered site
shelter units. The units should retumn to their original function and provide permanent
housing to homeless individuals and families. Invest in cost-saving programs to prevent
homelessness. Expand an enhanced rental assistance program currently available to New
Yorkers living with AIDS, to all New Yorkers living with HIV, which will result in

reducing the homeless census population by 1,000 people each night.
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Lastly, we strongly support the creation of the LINC subsidy and appreciate the
Administration’s commitment to ensuring that the subsidy program will be successful by
raising its payment standard.

Renew and Strengthen the Rent Laws

The Mayor’s Housing Plan begins with a promise — to preserve or create 200,000
affordable housing units in the next ten years. It has been suggested that the
administration’s target is to create 80,000 new affordable units and to preserve 120,000
currently affordable units. The best and easiest way to preserve New York City’s
affordable housing stock is by renewing and strengthening the rent laws, with the priority of
repealing deregulation.

In June 2015, New York City’s rent laws expire that cover 1 million units and
approximately 2.5 million tenants. The rent laws were first established to address the
“housing emergency” caused by extremely low vacancy rates and it is clear that the housing
emergency continues today and has in fact become dire. Rent-regulation is the largest
source of affordable housing for low- and moderate-income tenants and, in over sixty
percent of rent stabilized apartments, the households are Black, Puerto Rican, Hispanic or
Asian. Rent stabilized apartments are mostly concentrated in rapidly gentrifying
communities that are historically communities of color. These neighbors include
Washington Heights, Bushwick, Elmhurst, Crown Heights. Central Harlem, the West
Bronx. The low vacancy rate for rent regulated apartments shows that not only is there a
high demand for affordable and protected housing, but that rent regulation helps preserve

stability and neighborhood cohesion.
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In New York City, rent stabilized tenants earn less than the city-wide median
income, and are spread throughout the City. One-third of the City’s 2.5 million rent-
stabilized tenants pay over half their income in rent. Between 2000 and 2012, the number of
units in New York City renting for less than $1,000 declined by over 400,000. Overall,
from 2002 to 2011, there has been a 39% loss in rental apartments that low-income
houseﬁolds can afford. The practice of speculative targeting of affordable housing has
decimated affordable housing in our communities. This practice would not be possible
without loopholes in the rent laws and the rent regulated homes converting to market-rate
apartments through deregulation.

In 2015, we must end deregulation of rent-regulated apartments. In the past twenty
years, we have lost hundreds of thousands of affordable regulated units through vacancy
deregulation. Vacancy deregulation allows a landlord to take an apartment out of
regulation, with no oversight as long as the apartment is vacant and the landlord can
reasonably claim that the apartment could rent for $2,500. This creates an incentive for
landlords to harass long-term tenants out of their homes and communities. The laws that
assist landlords in increasing rents to reach the $2,500 threshold must also be addressed.
We must close these loopholes by repealing the vacancy bonus and reforming the
individual apartment improvement system that often does raise rents up to $1,500 upon
turnover. Furthermore, we must strengthen the rent laws by enacting legislation, which
would slow the escalation of rents that are increasingly unaffordable for current tenants.
This legislation includes reforming major capital improvements, preferential rents, non-rent

fees and the rent increases for rent control tenants.



November 17, 2014
Page 14

Speculation of affordable housing thrives in an environment with weak rent laws.
We must strengthen them so tenants are able to feel secure in their homes and stay in their
communities. This crisis disproportionally affects those that are struggling to pay their rent,
that have lived in their neighborhoods for decades, and those who need a safe and
affordable pl»ace to live. The rent laws will sunset in June 2015 and this is an opportunity
for us to strengthen the rent laws to preserve much needed affordable housing in low
income communities and communities of color. We must act to repeal deregulation, and
close the loopholes that make this precious affordable housing resource unaffordable.
Preserve Public Housing

New York City is the home of the country's oldest, largest and highest performing
public housing system. The New York City Housing Authority (NYCHA), which owns
and manages all of the City's public housing, operates 334-developments, containing
approximately 179,000 apartments, that are homes to more than 600,000 New Yorkers.
NYCHA is home to some of New York's lowest income families and approximately 35% of
NYCHA households heads are over the age of 62 years. NYCHA’s housing developments
are an essential aspect of New York City’s affordable housing resources and as such must
be part of any plan which discusses affordable housing.

Preservation of our public housing developments must be a top priority for this
administration. Mayor de Blasio should use every available tool to strengthen and preserve
the 179,000 public housing apartments owned or managed by the New York City Housing
Authority . The City should commit to an accelerated repair plan that ensures every

resident the dignity of decent living conditions in their homes. Lastly, the City should
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commit to a long-term capital plan to catch up with the multi-billion dollar backlog in
major infrastructural improvements.

For years, as a result of a lack of funding from City, State and the Federal
governments, NYCHA has significant operating deficits. In addition, NYCHA has a
backlog of over $6 billion in needed major capital improvements to its aging buildings. To
that end, we urge the Administration to formerly terminate the Memorandum of
Understanding between NYCHA and the NYPD under which NYCHA is required to pay
the City over $70 million annually for special police services, a burden for NYCHA which
is already suffering with inadequate operating subsidies from HUD. These cost savings
could be put towards completing critical repair work in order to preserve existing buildings
and apartments.

Further, New York City must use every resource it has to solve the homelessness
crisis, including providing permanently affordable NYCHA apartments to homeless
families and individuals. New York City's homeless population has soared in recent years,
currently more than 54,000 homeless New Yorkers, including 23,000 children, sleep each
night in the municipal shelter system. One of the major causes of record high homelessness
in New York City is that the Bloomberg administration eliminated priority referrals of
homeless families to federally funded public housing and Section 8 vouchers. Fortunately,
Mayor de Blasio has agreed to resume priority referrals of homeless families to public
housing. However, NYCHA proposes to provide only 2,750 public housing apartments
over the next four years to homeless families (500 this year and 750 per year for the next
three years). Reducing the number of homeless families with children will require a much

greater commitment of apartments and we urge the Administration to increase the number
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of apartments allocated to homeless families to 2,500 per year. Currently, NYCHA.
allocates nearly 2,500 apartments a year for its "working" preference, the least needy
households on the waiting list with no demonstrated need for housing (including families
earning as much as $67,000 per year). We urge NYCHA to eliminate its "working"
preference and to reallocate public housing apartments from the working preference to the
households who have a demonstrated need for housing.

Conclusion
Thank you for the opportunity to testify before this joint committee on these

important issues. We look forward to working on these issues with you and your

committees.
Respectfully submitted,

Ellen Davidson, Esq.
Judith Goldiner, Esq.
Robert Desir, Esq. -

The Legal Aid Society
Civil Practice

Law Reform Unit

199 Water Street, 3rd Floor
New York, NY 10038
(212) 577-3300
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Good morning. My name is Peter Gee with Pratt Area Community Council, Inc. (PACC). Now in our
50th year, PACC is one of Brooklyn's premier nonprofit community development corporations
serving Central Brooklyn. We work hand-in-hand with low- and moderate-income community -
members and stakeholders to: preserve and develop affordable housing; provide quality property
maﬁagement; promote commercial revitalization and strengtheﬁ local businesses; create

homeownership opportunities; protect tenant rights combat and prevent home-Joss.

PACC is fully supportive of the Maybr de Blasio’s Plan on affordable housing. One of our strategiés
for community development is to preserve and create affordable housing because fulfilling the
fundamental right to affordable housing is a cornerstone for establishing human well-being,
preventing displacement, and enhancing economic, racial, and cultural diversity. We are excited '

our approach is completely aligned with the plan’s guiding principles.

Strengthenihg Eviction Prevention: .

~ Given the recent Independent Budget Office report connecting evictions to the increased number of
families in the city’s homeless shelters, we need to make sure protec'tions for rent-regulated tenants
are strengthened and enforced. The largest number of families entering shelters came from three
Brooklyn neighborhoods: Crown Heights, East New York, and Stuyvesant Heights.* Gentrification
remains a major market force threating long-time residents in PACC’s historic catchment area.
PACC’s long-term strategy has been to prevent the displacement of rent-regulated tenants. One of
the emerging trends on the ground is “predatory equity” or when real estate speculators backed by -
institutional investors purchase rent-regulated properties. In order to meet their investor’s
expectations, the new owners will increase rents and push out rent-regulated tenants. PACC
continues to execute its strategy of organizing tenant associations in impacted buildings to prevent .
this displacement. We have also formed a coalition with other tenant groups across the city

* http://www.ibo.nyc.ny.us/iboreports/2014dhs.pdf
Pratt Area Community Council
201 Dekalb Avenue -Brooklyn New York 11205 - 718-522-2413
www.prattarea.org - pacc@prattarea.org



Pratt Area Community Council

experiencing predatory equity in their own neighborhoods. As part of our work in the Three
‘Borough Foreclosure Coalition, we recently won the tenants of Clarkson and Winthrop Gardens
(100 units in total) a $606 rent credit, removal of the management company, and a comprehensive
rehabilitation plan for all buildings. Organizations like PACC continue to be the last line of defense

preventing thousands of individual evictions and empowering residents to stand up for their rights.

Building Affordable Housing that is Affordable:

As members of the Association for Neighborhood Housing Development (ANHD), We believe that
affordable housing should be affordable to low- and moderate-income New Yorkers. We were
disappointed that two-thirds of the affordable housing stock built by the previous administration
were unaffordable to most neighborhood residents. We hope the City would consider building even
more housing for those below the 60% AMI range. Additionally, organizations like PACC can play a -
critical role in making sure that city residents are prepared to apply to affordable housing lotteries
fhrough application assistance and one-on-one financial counseling. Too many residents apply and
are denied their right to affordable housing because of bad credit and incomplete dpplications.
PACC supports an inclusionary zoning policy thaf requires a mandatory affordability policy.

Partnering with Community Development Corporations:

Cémmunity development corporations like PACC should be considered partners with the City in .
the construction of new affordable housing and the preservation of existing rent-regulated housing,
Mission driven organizations like PACC do not need incentives to build and preserve affordable
housing, PACC has built over 1,000 units of permanenf affordable housing in Central Brooklyn,
including nearly 150 units of supportive housing. One of the major issues we face is that while we
have the internal capacity and experience to build housing, there is no land available. We look to

- the City to identify underused vacant sites. Regarding poorly run buildings, PACC’s Executive
Director is an approved 7A Adminstrator appointed by Housing Court if poor conditions or
mlsmanagement are extreme, PACC, like other CDCs across the city, has decades of experlence

taking on buildings in need of major repairs.

PACC is willing to do whatever it takes to solve the affordable housing crisis. We look forward to
partnering with the City of New York to get it done. Thank you for your time.
Pratt Area Community Council

201 Dekalb Avenue - Brooklyn New York 11205 - 718-522-2613
www.pratfarea.org - pacc@prattarea.org
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Building Homes, Preserving Communities: A First Look at the Mayor’s Affordable
Housing Plan before the New York City Council Committees on Housing and Buildings,
Community Development, and Land Use
November 17, 2014

Good morning, Chair Williams, Chair Greenfield, Chair Arroyo, and members of the
Committees on Housing & Buildings, Land Use, and Community Development. My name is
Rick Bell, and I am the Executive Director of the American Institute of Architects New York
Chapter (AIANY). I am here to offer testimony on the Mayor’s affordable housing plan, Housing
New York: A Five-Borough, Ten-Year Plan.

The AIA New York Chapter was founded in 1857 and is the largest AIA chapter in the country
with more than 5,000 practicing architects, allied professionals, students, and public members
with interest in architecture and design. AIANY and its members are dedicated to the structural
integrity and health impacts of our buildings by protecting the health, safety, and welfare of the
public through design. We believe that the Housing New York plan will direct much of the city’s
residential development over the next decade, and architects will play a key role in ensuring that
the administration’s goals are met.

AIANY and the AIANY Housing Committee strongly support the goals of the Mayor’s
affordable housing plan and the key purpose of significantly increasing the number of units
serving low-income New Yorkers. The following policy initiatives should receive particular
emphasis.

e The City must identify underutilized sites for growth that are adequately served by public
transportation and where affordable housing can be developed. Such locations can be
underused or vacant city or privately owned sites. There are also opportunities on NYCHA
sites where further development could benefit residents as well as surrounding
communities.

o City agencies must collaborate to reform zoning, codes, and other regulations to lower
costs and unlock development opportunities, increasing the potential full residential build-
out of the 1961 Zoning Resolution. In addition, the City should encourage studios, micro-
units, shared units, and accessory units. There must also be thorough analysis of parking
requirements based on proximity to mass transit and reduce parking minimums where they
are not needed. 5

» Review processes need to be further streamlined. Comprehensive evaluations by a variety
of City agencies, including DCP, HPD, DOT, and Parks will simplify and expedite
development approval and permits. Involving architects in peer reviews will also improve
designs.

536 LaGuardia Place 1
New York, MY 10012

212 683 0023

info@aiany.ory
www.diany.org



» The energy efficiency provisions outlined in the plan aim to produce environmental and
economic benefits. When preserving and building affordable housing, the implementation
of sustainable and resilient design principles is required to effectively address both the
cause and effects of climate change. AIANY believes that assiduous efforts on the part of
the building community can reduce the damage of climate change, and city-wide housing
development is a great place to make these changes. We cannot overstate the importance of
both mitigation policies and adaptation measures; adaptation alone cannot protect our city’s
residents from the anticipated effects of climate change.

AIANY applauds the Mayor’s focus on housing for those most in need, preventing
homelessness, and recognizing the special needs of our aging population. One size does not fit
all, and the architect members of AIANY are ready, willing, and able to bring design talent and
procedural know-how to get needed affordable housing built and preserved.

Best Regards,

Rick Bell, FAIA
AJANY Executive Director
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Oversight: Building Homes, Preserving Communities: A First Look at the Mayor’s Affordable Housing Plan
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Remarks on behalf of JASA by Donald Manning, JASA Director of Housing Management Services.
Mr. Manning is also a member of the Board of Directors of the New York Affordable Housing Management
Association and @ member of the Housing Committee of LeadingAgeNY.

First, 1 want to thank the Chairs of the Committees on Housing and Buildings, Community Development, and
Land Use for holding this important hearing on the Mayor’s Affordable Housing Plan, and for allowing me to
submit this testimony on behalf of JASA.

JASA’s mission is to sustain and enrich the lives of the aging in the New York Metropolitan area so that they can
remain in the community with dignity and autonomy. In support of this mission, JASA owns and manages nine
apariment buildings spanning Manhattan, Coney Island, Brighton Beach, and Far Rockaway. The residential
properties consist of 1,917 apartments for the elderly under HUD Section 202 and Mitchell-Lama programs.

Today, over 12,000 people are on JASA Senior Housing waiting lists, waiting as long 15 years before actually
moving in. With the aging population growing dramatically, | am sure we all agree that there is a serious need to
preserve existing senior housing and to develop new models. While we applaud the Mayor for identifying the
shortage of affordable housing as a significant problem in the City, we are disappointed that no mention was
made of the specific housing needs of New York City’s elderly population, which is exploding in size and need.

Changes made to JASA’s housing stock to meet the needs of elderly tenants as they age in place

With a housing stock built between 1964 and 2004, several upgrades and changes to the properties have been
made in recent years. For example, strobe doorbells for the hearing impaired have been installed, walk-in/roli-
in showers have replaced older bathtubs, grab bars are installed in bathrooms, better intercom devices are
installed in apartments so that elderly tenants may communicate the need for emergency assistance with 24-
hour security staff, and kitchens are converted for tenants who have become wheelchair-bound.

tn addition to physical changes to our buildings, JASA applied for and received funds from HUD to staff onsite
Service Coordinators, social workers who work one-on-one with tenants. Service Coordinators identify
community resources available to elderly tenants and assist them in applying for SCRIE, food stamps, Social
Security, and other benefits.

Developing and Preserving Senior Housing
One of the largest obstacles to affordable senior housing development is land acquisition. The extremely high

JASA Housing Management Services for the Aged does not discriminate on the basis of disability status in @ A Federation G
the admission or access lo, or treatment, or empioyment in lfs federally assisted programs and activities Fr) of New York
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cost of real estate is a pivotal obstruction to the development of affordable senior housing in our City. Where
jand may not be available solely for senior housing development, effective partnerships should be created
hetween those who develop housing in New York City and those who provide social services to the elderly. In
addition, the City Council could identify underutilized or vacant City-owned lots and mandate a set aside of land
and project-based subsidies for the development of senior housing by non-profit organizations that serve the
eiderly.

For example in 2004, thanks in large part to the City Council, JASA was able to obtain three City lots to construct
52 units of HUD-funded state-of-the art senior housing. In a mere two months of marketing, JASA received over
3,000 applications for the 52 units.

Naturally Occurring Retirement Communities {NORCs)

In 1994, the State Legislature determined that there was an increasing need for support services for frail older
people residing in housing complexes and apartment buildings in the State, and that the provision of support
services would help residents maintain their independence, improve their quality of fife, and avoid unnecessary
— and costly -- institutional stays. Since then, the State has developed two NORC programs.

The Naturally Occurring Retirement Community Supportive Service Program (NORC-SSP} provides services 1o
older people living in building complexes. The Neighborhood NORC {NNORC) provides similar services to older
persons living in a residential area consisting of single-family homes and buildings not more than six stories high.
Currently there are 20 NORC-SSP programs and 17 NNORC programs receiving a total of approximately $4.4
million in annual State funding support across New York State.

National leaders in senior housing and supportive services have looked at New York NORCs as a model of how
seniors can “age in place.” Increased funding by New York City and State for this program would enable more
seniors to remain in independent settings longer and delay placement in institutional settings.

We at JASA are grateful to the Mayor for issuing his Plan and we are grateful to the Council for examining with
feedback from the public, and opening the issue of housing for the elderly. It is crucial for the City to recognize
that helping our seniors age in their communities is a better use of publiic dollars than paying for unnecessary
institutionalization, a better use of our hearts by treating with compassion those who gave so much to our
communities, and for enhancing the multi-generational, multi-cultural vitality of our great City.

Thank you for your attention.

Notes

The New York Affordable Housing Management Association (NYAHMA) is New York's voice for affordable
housing, representing 60,000 units in NYC, and advocating on behalf of multifamily property managers and
owners, whose mission is to provide quality affordable housing.

LeadingAgeNY (formerly NYAHSA) is the only statewide organization representing the entire continuum of not-
for-profit, mission-driven, and public continuing-care, including senior housing, nursing home, adult care facility,
continuing-care retirement community, assisted living, and community services providers. NYAMSA’s nearly 600
members serve an estimated 500,000 New Yorkers of all ages annually.

JASA Housing Management Services for the Aged does not discriminate on the basis of disability status in @ UlafFederation|
the admission or access to, or treatment, or employment in its federally assisied programs and activities e of NewXork
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Services & Advocacy
for Gay, Lesbian, Bisexual
& Transgender Elders

Committee on Housing and Buildings Hearing
Monday 17, 2014

Building Homes, Preserving Communities: A First Look at the Mayor's Affordable
Housing Plan

There is an extreme affordable housing crisis in NYC. While income has stagnated in NYC over
the past 20 years, increasing by less than 15%, rents have increased by almost 40%. One of the
major drivers of the housing crisis is the mismatch between the demand for, and supply of,
housing in general.

NYC’s housing crisis impacts people of all ages, but is felt more acutely among the City’s
growing aging population. Presently there are only about-31,000 publicly-owned or publically-
subsidized affordable senior housing units in NYC and the waiting lists for most units are years
long. There is no lesbian, gay, bisexual and transgender (LGBT)-inclusive housing for older
adults, though some LGBT-specific housing has been developed in the City for LGBT youth.

NYC is presently home to the largest concentration of LGBT older adults — approximately
100,000 — in the nation. Data suggest that LGBT older adults as a group and LGBT older adults
of color and women in particular, are heavily concentrated in lower income brackets. About
35,000 LGBT older adults in NYC are estimated to be very low-income, living at or below 200%
of the poverty level, and thus in need of affordable housing.

Adequate, affordable housing is a key indicator of wellness for older Americans. In addition to
lower income, data show that LGBT older adults face a variety of challenges in securing such
housing. They face higher rates of discrimination in securing senior housing and encounter bias
or even hostile treatment from housing providers as well as fellow residents. Not surprisingly, in
a national marketing study of older LGBT adults, Out and Visible conducted by Nielson
Reputation Management & Public Affairs on behalf SAGE, 78% percent of the respondents were
at least somewhat interested in living in affordable LGBT-friendly housing and nearly half
(44%) said they were extremely/very interested in such housing.

Over the past few years, LGBT-friendly affordable housing has been developed in several Cities
in the United States, including Los Angeles, Minnesota, Philadelphia, and Chicago. Additional
projects are underway in San Francisco, Washington, D.C., and a second location in Los
Angeles. :

In June 2014, the Mayor’s Office released its ten-year affordable housing plan. The plan
specifically highlights the need for affordable senior housing, including the development of
LBGT-friendly senior housing. Data shows that the current cohort of LGBT older adults faces
unique barriers to achieving wellness, which is a precondition for healthy, active aging. They
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experience poorer physical health; have higher rates of disability, depression, and trauma; and
experience social isolation and disconnection from families of origin. In addition, when they are
fortunate enough to secure affordable housing, it is often in areas where it is unsafe to be out
about their LGBT status, forcing them to retreat into the closet or become totally isolated from
the community in which they live. At the same time, LGBT older adults have developed
resilience and a different sense of family and friendship networks for caregiving, which can be
enhanced and leveraged through LGBT-affirming housing.

An ideal model would bring together LGBT older people from different socio-economic
backgrounds and experiences, include a full-service senior center accessible to building residents
but also the broader community, and incorporate tailored programming to meet the unique needs
of LGBT older adults in all domains of wellness: social, physical, emotional, intellectual,
environmental, financial and vocational/occupational. In this way, .GBT-friendly older housing
can greatly influence and improve multiple indicators of wellness for LGBT older adults, not just
housing. The inclusion of affordable housing as part of a comprehensive strategy to provide
tailored interventions to meet the needs of LGBT older adults is long overdue.

Thank you for your time and attention.

Scott French

Director of Institutional Giving
SAGE

Page 2
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New York City Council
Committee on Housing and Buildings
Committee on Community Development
Committee on Land Use

Oversight: Building Homes, Preserving Communities: A First Look at the Mayor’s Affordable Housing Plan

Tuesday, November 17, 2014

Remarks on behalf of JASA by Donald Manning, JASA Director of Housing Management Services.
Mr. Manning is afso a member of the Board of Directors of the New York Affordable Housing Management
Association and a member of the Housing Committee of LeadingAgeNY.

First, | want to thank the Chairs of the Committees on Housing and Buildings, Community Development, and
Land Use for holding this important hearing on the Mayor's Affordable Housing Plan, and for allowing me to

submit this testimony on behalf of JASA.

JASA's mission is to sustain and enrich the lives of the aging in the New York Metropolitan area so that they can
remain in the community with dignity and autonomy. In support of this mission, JASA owns and manages nine
apartment buildings spanning Manhattan, Coney Island, Brighton Beach, and Far Rockaway. The residential
properties consist of 1,917 apartments for the elderly under HUD Section 202 and Mitchell-Lama prograims.

Today, over 12,000 people are on JASA Senior Housing waiting lists, waiting as long 15 years before actually
moving in. With the aging population growing dramatically, | am sure we all agree that there is a serious need to
preserve existing senior housing and to develop new models. While we applaud the Mayor for identifying the
shortage of affordable housing as a significant problem in the City, we are disappointed that no mention was
made of the specific housing needs of New York City’s elderly population, which is exploding in size and need.

Changes made to JASA’s housing stock to meet the needs of elderly tenants as they age in place

With a housing stock built between 1964 and 2004, several upgrades and changes to the properties have been
made in recent years. For example, strobe doorbells for the hearing impaired have been installed, walk-in/roll-
in showers have replaced older bathtubs, grab bars are installed in bathrooms, better intercom devices are
installed in apartments so that elderly tenants may communicate the need for emergency assistance with 24-
hour security staff, and kitchens are converted for tenants who have become wheelchair-bound.

n addition to physical changes to our buildings, JASA applied for and received funds from HUD to staff onsite
Service Coordinators, social workers who work one-on-one with tenants. Service Coordinators identify
community resources available to elderly tenants and assist them in applying for SCRIE, food stamps, Social
Security, and other benefits.

Developing and Preserving Senior Housing
One of the largest obstacles to affordable senior housing development is land acquisition. The extremely high

JASA Housing Management Services for the Aged does not discriminate on the basis of disability status in @ U m(;i:“&:“}"a"ﬁw a
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cost of real estate is a pivotal obstruction to the development of affordable senior housing in our City. Where
land may not be available solely for senior housing development, effective partnerships shouid be created
between those who develop housing in New York City and those who provide social services to the eiderly. In
addition, the City Council could identify underutilized or vacant City-owned lots and mandate a set aside of land
and project-based subsidies for the development of senior housing by non-profit organizations that serve the
elderly.

For example in 2004, thanks in large part to the City Council, JASA was able to obtain three City lots to construct
52 units of HUD-funded state-of-the art senior housing. In a mere two months of marketing, JASA received over
3,000 applications for the 52 units.

Naturally Occurring Retirement Communities {NORCs)

in 1994, the State Legislature determined that there was an increasing need for support services for frail older
people residing in housing complexes and apartment buildings in the State, and that the provision of support
services would help residents maintain their independence, improve their quality of life, and avoid unnecessary
— and costly - institutional stays. Since then, the State has developed two NORC programs.

. The Naturally Occurring Retirement Community Supportive Service Program (NORC-SSP) provides services to
older people living in building complexes. The Neighborhood NORC (NNORC) provides similar services to older
persons living in a residential area consisting of single-family homes and buildings not more than six stories high.
Currently there are 20 NORC-SSP programs and 17 NNORC programs receiving a total of approximately $4.4
million in annual State funding support across New York State.

National leaders in senior housing and supportive services have looked at New York NORCs as a model of how
seniors can “age in place.” Increased funding by New York City and State for this program would enable more
seniots to remain in independent settings longer and delay placement in institutional settings.

We at JASA are grateful to the Mayor for issuing his Plan and we are grateful to the Council for examining with
feedback from the public, and opening the issue of housing for the elderly. 1t is crucial for the City fo recognize
that helping our seniors age in their communities is a better use of public dollars than paying for unnecessary
institutionalization, a better use of our hearts by treating with compassion those who gave so much to our
communities, and for enhancing the multi-generational, multi-cultural vitality of our great City.

Thank you for your attention.

Notes

The New York Affordable Housing Management Association (NYAHMA) is New York's voice for affordable
housing, representing 60,000 units in NYC, and advocating on behalf of multifamily property managers and
owners, whose mission is to provide quality affordable housing.

LeadingAgeNY (formerly NYAHSA) is the only statewide organization representing the entire continuum of not-
for-profit, mission-driven, and public continuing-care, including senior housing, nursing home, aduit care facility,
continuing-care retirement community, assisted living, and community services providers. NYAHSA's nearly 600
members serve an estimated 500,000 New Yorkers of all ages annually.
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Michaela Schwartze 352 Cathedral Pkwy #9A * New York
10025 * 212-580-4787 *

November 17+ 2014

Dear Sir or Madame,

My husband and I are unable to attend the meeting today but we wanted to submit our
testimony. Since we moved in to Cathedral Gardens — we are the original owners of our
unit, 9A —we have had a series of problems.

Among the most serious are the leaks which occur in numerous spots near the window
but coming through the ceiling every time it rains, snow which blows in under our terrace
door, our terrace itself which we were forbidden to go out on because of dangerous
conditions on another terrace and uncertainty about others, water marks in the middle of
our living room ceiling from leaks we experienced a few years ago, brown water for a
number of years, electrical outlets which did not work, poor plumbing in one toilet,
frequent elevator disturbances....the list goes on.

In addition there are many less urgent, but unacceptable defects in the apartment resulting
from substandard construction. Cabinets which are uneven and made of pieced together
wood, unfinished cabinetry, gaps and holes in cabinetry that is supposed to be closed,
faulty caulking in the bathrooms, cabinetry which impedes the bathroom door from
closing, flooring that has gaps and defects all over, closet bars placed so that a hanger
would not fit...etc.

Many of the more serious defects persist today. Some have been addressed by the
building at the great expense of owners, and others must still be addressed to make the
apartments habitable. We have personally paid to have closet bars moved, caulking put in
place, and electrical outlets made usable, but the other defects would require more
expense than we can afford.

We hope that the developers will take full responsibility for repairing and remedying alt
the defects of construction, and reimburse the building for all it’s legal expenses,
contractor and inspection expenses and whatever other costs that have been incurred by
the substandard construction of our building. It would only be fair to additionally
compensate owners for the subpar state of their apartments and any costs they might have
incurred or might incur in the future to remedy the defects.



Thank you for your consideration. -

Sincerely,

Michaela Schwartz and Hollis Burridge

017-498-0141
kayla@kaylaschwartz.com
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Thank you, City Council Committee Chairs Jumaane Williams, Maria del Carmen Arroyo and
David Greenfield, and Members of the City Council Committees on Housing & Buildings,
Community Development, and Land Use, for inviting LISC to testify about the Mayor’s Housing
Plan. My name is Sam Marks, Executive Director of Local Initiatives Support Corporation’s New
York City Program. | am submitting this testimony on behalf of LISC New York, one of LISC's
thirty city-based program offices.

| will be speaking about a crucial constituency here in the City that stands ready to work with the
Administration and the City Council to support and implement the ambitious goals of the Housing
New York Plan. That constituency is the community development sector, which represents over
100,000 units of community-based housing; that is, affordable housing that is owned/controlied
by mission-driven nonprofit community development corporations that engage directly in actions
that advance public policy goals.

First a little bit about LISC. LISC’s mission is to help resident-focused, community-based
development organizations transform distressed communities and neighborhoods into healthy
ones—good places to live, do business, work, and raise families. Over the last 34 years, LISC
New York has invested approximately $2.3 billion in more than 75 New York City community
development corporations (CDCs) and other local, nonprofit organizations. With our support,
these organizations have developed over 34,600 affordable homes and more than 2.3 million sq.
ft. of community and commercial space. In partnership with the public and private sector, LISC
provides comprehensive support to non-profit owners of community-based housing, by providing
financial resources including grants, loans, and low-income housing tax credit equity; and
technical assistance including development underwriting assistance, organizational capacity-
building and partnership development.



We have a unique vantage point from which to see that investment in this.sector provides many
co-benefits beyond the production of affordable homes. Community-based housing nonprofits
leverage their real estate assets and credibility with residents to: lead meaningful community
planning and engagement; revitalize commercial corridors; reclaim and transform public spaces;
create healthy food infrastructure; and improve educational quality.

Just a couple of examples:

LISC's Communities for Healthy Food NYC has launched in four neighborhoods across
the City: West Harlem, Mt. Eden in the Bronx, and Bedford Stuyvesant and Cypress Hills
in Brooklyn. Four community development corporations are providing food sector small
business and quality employment development, healthy food cooking demonstrations and
lessons, SNAP and public benefit counseling, and greenmarkets to their communities and
many more initiatives to facilitate healthy eating.

LISC is also funding and providing technical support to the Coalition for the Improvement
of Bedford Stuyvesant, known as CIBS, for its Aging Improvement District. CIBS is a
collective impact consortium of over forty neighborhood partners including nonprofits and
elected officials, that is anchored by four CDCs: Bedford Stuyvesant Restoration
Corporation, Bridge Street Development Corporation, Northeast Brooklyn Housing
Development Corporation, and Pratt Area Community Council. CIBS is working with the
local business improvement district to implement senior discounts and make stores more
senior accessible. The Aging Improvement District is also bringing seniors: targeted
exercise classes, healthy food access, cooking lessons, public benefits counseling,
weatherization funding and other resources that make the neighborhood senior friendly.
LISC also participates in the The New York City Change Capital Fund (CCF), a
collaboration of 17 foundations and financial institutions dedicated to the revitalization of
distressed New York City communities. These civically-engaged corporate, foundation
and nonprofit donors are aligned with LISC in the belief that hig;h performing CDCs, if
better equipped, can significantly reduce poverty in high-need New York City
neighborhoods. Funding from the Change Capital Fund will enable CDCs to refine
programs and outcome tracking systems that will equip the organizations to befter
demonstrate their results in a funding environment that pays for success. Fifth Avenue
Committee, New Settlement Apartments, Cypress Hills Local Development Corporation,
The Brownsville Partnership, and St. Nicks Alliance are participating in this ambitious
initiative.

In short, CDCs are development-savvy, but leverage their housing assets for mission and for
public purposes aligned with the City's goals. Just briefly, here are just a few ways that the
community development sector--and LISC in particular- is well-aligned with the goals of the
Housing Plan.

Neighborhood planning. The Plan commits to "...plan for growth by staging investments
in infrastructure and services that will make our neighborhoods more livable. Such a place-



based approach must be guided by early and regular input from the communities
themselves." LISC strongly supports this view and cffers up its capacity to convene and
lead community planning efforts, as we have done in the Mott Haven Choice
Neighborhoods Initiatives. We also support the planning work of our local CDC partners,
such Cypress Hills Local Development Corporation in East New York, and West Harlem
Development Corporation for the Columbia University expansion. All of these efforts have
been neighborhood ground-up planning processes, with community visioning and
engagement at their centers, developing initiatives in not only housing, but health,
commercial corridor revitalization, workforce training, economic development, safety, and
education. We applaud HPD for institutionalizing this neighborhood-focused strategy,
through the establishment of the new Office of Neighborhood Strategies. We know CDCs
can be trusted partners in helping neighborhoods wrestle with the tradeoffs that come with
increased density and assist communities in articulating the range of needs and variety of
capital investments in civic infrastructure their communities desire.

¢ Preservation. The Housing Plan says: “Working with community groups, the City will
identify neighborhoods and portfolios that are at risk of becoming unaffordable....”. The
nonprofit community development organizations have already identified many of these
portfolios in their neighborhoods and have strategies at the ready to save them. They
eagerly await the preservation tools HPD is developing as part of the Housing Plan, and
to continue to partner with HPD to preserve this crucial housing stock's affordability.

+ Production capacity. We understand the Administration is under enormous pressure to
hit its goal of 200,000 homes. We applaud the City for setting such a high goal and want
to ensure the nonprofit community development sector is positioned to do its part. CDCs
in recent years have operated at a competitive disadvantage compared with private
developers, who may have financial capacity to provide guarantees and compete for larger
development sites. Efforts are currently underway in the CDC sector to think about
creative ways to pool its resources, to dramatically scale up its housing preservation
efforts and to enhance its financial ability to fake on major development projects. This
initiative is driven by the CDCs themselves and we, at LISC, are very excited by the effort.
As one of the stewards of the community development sector, LISC is committed to
assisting CDCs in achieving the highest standard of organizational, financial, and
development capacity so that CDCs can both develop and maintain their housing
portfolios.

In closing, L.ISC stands ready to use its New York and national resources to support the CDCs,
the Administration and the City Council to implement the Housing Plan. We look forward to
working with all of you.

Contact: Helene Caloir, Policy Director, LISC NYC 212-455-9584



FOR THE RECORD

Dear Council Members:
Every New Yorker deserves a safe and affordable place to live.

My name is Dolores Medina, and | am a tenant [eader at Make the Road New York’s
Jackson Heights office.

We are at a crisis point in New York City.

New construction that we are seeing pop up in neighborhoods like Jackson Heights,
Bushwick, East New York, Harlem and the South Bronx are not affordable to the lowest
income New Yorkers.

Wages are stagnant and have been for 20 years. The current minimum wage is a measly
$8.00 per hour which only adds up to a $16,000 a year salary.

While wages have only increased by an average of 15%, the average monthly rent for an
apartment in New York City increased by almost 40%.

While the impact over the last 12 years of bad policy has been widespread, the lowest
income tenants especially in rent stabilized buildings have suffered most. We have lost
an average of 6,500 rent stabilized units annually between 2005 and 2011.

As a result, New Yorkers now have limited options for housing and have to spend an
unacceptable amount of their income on rent.

|, for example, live in a rent stabilized apartment in Elmhurst, Queens where I've been
for 17 years and currently pay $1,240 per month, 60% of my income.

This list of members at Make the Road New York who pay over 50% of their income on
rent goes on and on and it is exactly why we are here; it is unacceptable for any family
to be asked to pay 40%, 50% or 60% of their income on rent.

There is a huge desirability to call New York home, but we cannot lose site on making
New York more desirable for outsiders at the expense of retaining families who have
lived here for decades and who have contributed to make New York the great city that it
is.

Things must change!



We need a bold approach to increasing and protecting affordable housing in New York
City. The Bloombergian way of building for the wealthiest New Yorkers cannot continue.
We must make 80/20 a thing of the past and move towards a 50/50 model as the best
way to maximize real affordability in new developments.

While this administration aims to create 80,000 new units, lets us remember that the
larger number put forth is 120,000 units aimed to be preserved. There is no way that
this administration gets close to that number without making a play to strengthen the
Rent Laws in 2015.

Rent-regulated housing is the primary source of housing for low income New Yorkers.
According to the New York City Independent Budget Office, there were a total of
841,865 units of rent-regulated units registered in 2012. Sadly though, we are losing
about 10,000 of these units per year.

Time and time again, real estate interests have weakened rent laws only leading to
faster displacement of families in gentrifying neighborhoods. If deregulation was
repealed in Albany, it would be a no-cost solution to the city’s affordable housing crisis.

Enough is enough!

Let’s stop the loss of affordable housing resources. Let’s remove incentives for landlord
fraud and harassment. Let’s strengthen tenant protections. Let’s keep our city our
home!

As a member of Make the Road New York, | am fully committed to this fight and will do
everything that | can so that the faces in this room can afford to call New York City home
for a long time. As members of the Council, | hope that you are fully committed as well.

Thank You.
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Good morning, and thank you for inviting me to testify today. My name is Claudia
Wilner, and I am Senior Staff Attorney at the New Economy Project. I am here today on behalf
of the New York City Community Land Initiative, an alliance of social justice and affordable
housing organizations, academics, and urban planners committed to preserving and creating
housing for all New Yorkers—especially those who are homeless or have extremely low
incomes. Our alliance sees Community Land Trusts (CLTs) as a promising tool in the fight to
address the root causes of homelessness and displacement. We engage in education, outreach,
and policy reform to promote the development of CLTs, and we have recently established the
East Harlem/El Barrio Community Land Trust, which will serve as a pilot for CLTs citywide.

As everyone knows, we have a housing crisis in New York City. So-called “affordable”
housing is not, in fact, affordable to huge numbers of New Yorkers, including people who are
homeless, low-wage workers, or living on fixed incomes such as Social Security. Expiring
subsidies are threatening the homes of many currently-housed low-income New Yorkers,

The Mayor has proposed a sweeping plan to address the crisis by preserving or building
200,000 units of affordable housing over the next ten years. The plan has many appealing
elements, but it also contains some troubling deficiencies that threaten to undermine its
overarching goals.

First, although the plan recognizes that the most severe housing shortages occur amongst
those New Yorkers earning less than 50% of the Area Median Income (AMI), it falls short when
it comes to creating and preserving housing for those very low and extremely low income
households. According to the Mayor’s own numbers, 500,000 of the lowest income earners in
New York are paying more for housing than they can afford, and another 50,000 are homeless.
Yet, the plan proposes to preserve or create only 24,000 affordable units (or 12% of units
created) for very low income households (less than 50% of AMI), and only 16,000 affordable
units (or 8% of units created) for extremely low income households (less than 30% of AMI).
Furthermore, the plan contains no specific steps for accomplishing this goal. This is grossly
inadequate, particularly since the communities that most directly bear the brunt of gentrification
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and displacement have much higher concentrations of very low and extremely low income
households.

Second, while the City appears ready to invest a substantial amount of money to create
new affordable housing, its plan lacks mechanisms to ensure that housing created through city
investment will remain affordable for the long-term. The City shouldn’t waste precious public
resources by investing in subsidies that are scheduled to expire. As an example of the harmful
effect of shortsighted policies such as expiration dates, consider the devastating loss of
affordable housing in Mitchell-Lama buildings around the City.

Third, it appears as if the City seeks to address some of its affordable development goals
by means of mandatory inclusionary zoning. While mandatory inclusionary zoning can be an
important step, rezoning can prompt speculation with respect to land and housing, leading to
tenant harassment, displacement, and the loss of affordable housing. During the last ten years,
the City lost more than 400,000 units of affordable housing, and under the New Housing
Marketplace Program, replaced less than half of them-—leading to a net loss of housing for
nearly one million New Yorkers. The City cannot afford to repeat this disastrous mistake. If the
City is going to use mandatory inclusionary zoning as a policy to create affordable housing, the
City must ensure that re-zoning does not lead to a net loss of affordable housing.

Community Land Trusts can help address these deficiencies by: (1) creating and
preserving housing that is truly affordable to the lowest income New Yorkers; (2) ensuring that
housing created on CLT land will remain permanently affordable; and (3) enabling more
comprehensive land-use planning on a neighborhood basis. Because of these benefits that the
CLT model offers, the City should be doing as much as it possibly can to support the creation
and development of CLTs.

Community land trusts separate ownership of land from ownership of what is built on the
land. A nonprofit entity—the land trust—owns the land and leases its use to organizations,
businesses, and individuals, usually for affordable housing. Most CLTs are governed by a board
consisting of 1/3 residents of housing on CLT land, 1/3 community members, and 1/3 external
stakeholders, such as governiment representatives, advocates, and housing professionals. The
entire mission of the CLT is stewardship: to maintain for future generations the quality and
affordability of housing and other community-serving uses on CLT land, using the ground lease
as an enforcement mechanism. By permanently removing land from the private market, the CLT
structure eliminates much of the speculation, profit-seeking, and gentrification pressure that
drives the increase in housing costs.

For housing, which is the subject of our hearing today, things really get promising when
CLTs partner with non-speculative housing providers, such as mutual housing associations. In
the mutual housing model, multiple scatter-site buildings merge their identity and resources to
become a single, non-profit, resident-controlled rental housing provider that benefits from the
added support of housing professionals and experts who sit on the board to ensure sound
corporate governance and financial management. Mutual housing associations are mission-
driven to preserve real affordability for existing residents, even those with very low incomes, and
can take full advantage of cross-subsidies and economies of scale that pools risks A model that



combines the CLT with MHA can create and sustain affordable housing for people whose
income is as low as $10,000/year. As an example, consider the Cooper Square Land Trust and
Cooper Square MHA, which has for decades provided quality housing in the Lower East Side at
extremely low cost. Most Cooper Square households make 40% of the AMI. But CLTs can also
lease land to low-income cooperatives, to single family homeowners in a limited equity
arrangement, and for non-housing purposes. For example, CLTs can support green spaces and
community institutions as well as create jobs by leasing space to small businesses, local
manufactureres, and non-profits at affordable rates.

By supporting the creation and growth of community land trusts, and by facilitating the
transfer of City-owned or -controlled property to CLTs, the City could help tackle some of the
most thorny and difficult aspects of the housing shortage: how to provide permanently affordable
housing for the City’s very low and extremely low income families.

NYCCLI recommends that the City:

Use the Third Party Transfer program to create and preserve permanently
affordable housing for very low income people. The Third Party Transfer program could and
should become a robust mechanism for maximizing affordable housing for very low and
extremely low income households. The TPT should put a particular empasis on transferring
property into community land trusts, which can both create housing that is affordable even for
people with very low incomes and maintain the long-term affordability of that housing. To
achieve this:

First, the City should expand the pool of properties that enter the Third Party Transfer
program. Currently, only “distressed” properties go through the TPT program, which means that
any properties available to a CLT through this program need extensive amounts of expensive
repairs. The City should widen the pool of properties that go through TPT by excluding from the
lien sale buildings that are not physically “distressed,” but that are not financially viable because
the residents have low incomes. Such buildings could include large rental buildings that are over-
leveraged, so that rental payments do not meet the debt burden, and smaller buildings in which
residents simply cannot afford to pay more to cover costs of routine maintenance. Such buildings
may not yet be “distressed” as defined by statute, but if they take on increased debt burden
through a tax lien sale or are left to themselves, they will eventually become distressed, because
the rent rolls are insufficient to meet expenses. These buildings are perfect candidates for transfer
to a CLT, which could create a sustainable financial structure to enable the low-income residents
to remain in their homes.

Another way to increase the flow of properties to CLTs is to capitalize on the Alternative
Enforcement Program (AEP). In this program, the City identifies the most distressed buildings
and, if owners do not make repairs, the City may enter the buildings, correct the hazardous
conditions, and bill the owners for the repairs. Unpaid repair bills then become tax liens that
allow those properties to move through the Third Party Transfer system. We would like to
commend the Council for voting to expand the program last week and to connect AEP with a
concrete strategy for stabilizing safe and affordable housing stock in our neighborhoods. Our
research shows that more than half of the buildings in the AEP program are small buildings, and



more than 30 percent of buildings in the AEP program are in close physical proximity to other
AFP buildings. The City could take a strategic approach to these buildings, grouping them
together in clusters based on geographic proximity, and then transferring them together to a CLT.

Finally, the City should ensure that the ultimate disposition of all buildings in the TPT
program is to a community land trust or non-profit, community-based developer that has the
ability to create housing that is truly and permanently affordable even for people with very low
incomes.

Establish a Vacant Property Registry and Count. Vacant properties, held empty by
speculators or by the City for lack of development resources, could be used for affordable
housing and other important public uses. Unfortunately, however, the City does not consistently
track vacant properties, and thus it is unable to make a comprehensive plan to put them fo better
use. While the Administration states that it intends to inventory and track the vacant property
under City control, that is simply not good enough. Most vacant property is in private hands. A
vacant property registry and count would enable the city to identify vacant properties, discover
the reasons for the vacancy, and create a plan for returning these properties to productive use. An
effective vacant property registry and count would include the following elements:

¢ Engagement with advocates and government stakeholders about the types of
property that should be counted and tracked to meet the City’s housing goals;

e Creation of a central database to serve as a repository of information about vacant
properties for City agencies and the public;

e A requirement that property owners and mortgage-holders register vacant
property with the City;

e EHscalating fines for failure to register which, if left unpaid, will become liens that
the City can enforce through in rem foreclosure and transfer to third parties, such
as community land trusts;

e A community reporting mechanism to enable the public to report vacant
properties in their communities; and,

e A foot census/property count in neighborhoods with high concentrations of
vacancy.

Create a task force to review the disposition of vacant city-owned properties. The
City has a critical responsibility and opportunity to prioritize the disposition of city-owned
vacant properties for truly affordable housing. A task force with diverse membership, including -
people and organizations from communities most at risk of losing affordable housing to
gentrification, will help facilitate community participation and create transparency, which will
help ensure that the City does not waste this opportunity.

Issue a moratorium on the disposition of city-owned properties in East Harlem.
These propertics, both vacant and occupied, could form a critical component of the East
Harlem/El Barrio Community Land Trust, which is now under active development. The East
Harlem/El Barrio Community Land Trust will provide an important model for other communities
to create and preserve truly affordable housing for all residents.



Ensure that rezonings do not lead to a net loss of affordable housing. The City should
not approve any additional rezonings without carefully reviewing their potential to displace
existing low-income residents from neighborhoods and without significant, enforceable anti-
harassment protections in place. As with the disposition of city-owned property, it is important to
think about neighborhoods holistically, and not piecemeal, lest the City destroy more
affordability than it creates. Beyond simply ensuring that rezonings do no harm, the City should
seize the opportunity to use rezonings to create new revenue streams that will support the
creation and preservation of affordable housing at pre-existing neighborhood-appropriate levels.
Value created through public action must be recuperated for public benefit.

Create a housing trust fund, with a dedicated revenue stream, to support creation
and preservation of permanently affordable housing for the lowest income New Yorkers,
The Mayor’s housing plan fails to invest sufficient resources to develop housing for the lowest
income New Yorkers, who are most in need of housing and have the least political capital. To
address this gap, the City should create a housing trust fund, supported by a dedicated revenue
stream generated by increasing the property taxes on vacant and luxury properties. Funds from
the housing trust fund would be used to develop and preserve truly affordable housing for people
with very and extremely low incomes and could also support the development of CLTs.

We welcome the opportunity to participate in this conversation, and we hope the City
Council and this Committee will view NYCCLI as a valuable resource. You can reach me at
212-680-5100 or claudia@neweconomynyc.org.

Thank you for the opportunity to testify today.
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Introduction

Good morming. Thank you Chair Williams, Chair Greenfield, and Chair Arroyo for the
opportunity to testify today. My name is Elizabeth Strojan, and I lead the state and local policy
work for the New York office of Enterprise Community Partners, Inc. At Enterprise, we bring
opportunity to low- and moderate-income communities nationwide through safe, healthy
affordable housing. Since 1987, we have created or preserved 44,000 affordable homes for
114,000 New Yorkers and invested $2.9 billion in equity, grants, and loans to community
development projects throughout the city.

Despite the sizeable investment by Enterprise and our affordable housing partners, many of
whom are here today, we are in the midst of a full blown housing insecurity crisis in New York
City. More than 600,000 New Yorkers pay more than half of their income on rent, leaving them
one paycheck away from losing their home. And almost 60,000 of our neighbors are already
homeless.

It is this emergency situation that necessitates a bold and achievable plan. At Enterprise, we
believe the Mayor’s housing plan sets us on the course to end housing insecurity in New York.
Even in the context of dwindling federal funds for affordable housing and community
development projects, the de Blasio Administration and the City Council have made the
commitment to provide half a million more people in our city with affordable homes.

We want to highlight three particularly important aspects of the housing plan today — deeper
income targeting, sustainability, and preservation.

ENTERPRISE COMMUNITY PARTNERS, INC.

One Whitehall Street ¥ 11t Floor ® New York, NY 10004 = 212,262.9575 » www.EnterpriseCommunity.org



Deeper income targeting

The reality is that people at many income levels are struggling to find quality housing they can
afford. Housing New York makes a commitment to reach a diversity of income levels, and
quadruples the number of extremely low and very low-income units over the previous
administration’s housing plan. It is these lowest-income households that need affordable
housing the most, but financing extremely low-income housing requires either a lot more subsidy
or cross-subsidization.

Income mixing allows us to reach these lower income levels by cross-subsidizing rents from
slightly higher income units. This brings the dual benefits of providing homes to the most
vulnerable households while also increasing economic diversity. We commend the plan’s
commitment to income mixing, and we look forward to working with our colleagues in the
housing agencies, the City Council, and the affordable housing community to bring more mixed
income developments and extremely low-income units to residents your districts.

Sustainability

Enterprise firmly believes that sustainability is an equity issue. We introduced the Enterprise
Green Commounities Initiative ten years ago 1o prove that it was possible to bring the health,
environmental, and economic benefits of green building to low-income communities. The
Mayor’s housing plan, along with the climate action plan, One City: Built to Last, and the
Council’s Comprehensive Platform to Combat Climate Change are bringing this idea to fruition
for more homes than ever.

We know that making the affordable housing stock efficient saves money, which keeps rents
down and uses less subsidy, and it also makes residents healthier. We commend the focus on
affordable housing in the climate commitments, and look forward to sharing best practices
learned from our experience in greening more than 30,000 units in New York through
certification through the Enterprise Green Communities Criteria, supporting landlords in energy
efficient operations through our PartnerPREP program, and the Weatherization Assistance
Program. We encourage continued expansion of green benefits to all preservation projects, a
programmatic approach to promoting efficient operations and maintenance practices, and
incentivizing affordability through energy savings programs.

Preservation



The city has committed to preserving 120,000 units of affordable housing in 10 years, and
preserving our existing housing stock is arguably more important than ever. We know that
operating affordable housing is expensive and prices in the private markets are once again
skyrocketing. This means we must provide the right kinds of incentives to encourage owners to
keep housing affordable. And we also need code enforcement and regulatory agreements to
ensure that people are not forced out of their homes through poor conditions or rising rents. We
look forward to working with the city to help find the right balance of incentives and
enforcement to promote quality housing and preserve affordability.

Thank you for the opportunity to testify today in support of the efforts of the Administration and
City Council to create and preserve affordable housing in New York City. We look forward to
working with you to ensure the implementation of the plan lives up to its bold goals.
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Good Morning Chair Jumaane D. Williams, Chair Maria Del Carmen
Arroyo, Chair David G. Greenfield and distinguished Committee Members.
Thank you for the opportunity to testify at this hearing on behalf of The Joint
Industry Board of The Electrical Industry (JIB). My name is Humberto
Restrepo; I am the Political Affairs Liaison for The Joint Industry Board of
the Electrical Industry. The Joint Industry Board is a labor- management
organization founded in 1943. The union partner is Local Union No. 3 of the
International Brotherhood of Electrical Workers (I.B.E.W). The management
partners are the New York Chapter of the National Electrical Contractors
Association and the Association of Electrical Contractors, Inc. The JIB is the
ERISA administrator for a family of multi-employer benefits plans serving
Local Union #3 and its affiliated contractors in the greater New York City
area.

We in the electrical industry applaud Mayor Bill de Blasio’s affordable
housing plan to build or preserve 200,000 affordable housing units in New
York City over the next 10 years. It certainly is a laudable goal given the
growing economic inequality across the nation. New York City has always
been a leader and trend setter in how it responds to important social issues.
The administration has embarked on addressing the serious affordable housing
shortage that plaques many of the neediest communities in our city. In
addition to providing much needed housing, the building and preservation of

affordable housing stimulates vital economic activity and job opportunities.



The Mayor’s affordable housing plan will lead to the creation of
thousands of construction and permanent maintenance jobs. Qur managing
partners at the Joint Industry Board of the Electrical Industry are willing, able
and ready to provide our technical expertise and skilled workforce. We look
forward to playing an active role in the affordable housing market, not only in
the actual construction, but in providing members of these communities with

the opportunities to develop training skills that lead to good paying careers.

We are proud of our industry’s contributions to shaping the landscape
of our great city. For over 100 years our contractors and skilled workforce
have proudly stood along side the many skilled New York City Building
Trades people to propel our city into the next century. We look forward to the
opportunity to partner with our elected officials and leading developers to
address the serious issue of affordable housing scarcity. We stand ready to
serve the needs of the thousands of New York City residents that are in dire

need of safe and affordable housing.

Thank you and your committee for the opportunity to convey our thoughts on
the Mayor’s Affordable Housing Plan.
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Thank you for this opportunity to comment on the city’s important efforts to increase the
production of affordable housing. The Community Service Society of New York is a 170-year old
nonprofit organization that addresses the root causes of economic disparity through research,
advocacy, litigation, and innovative program models. One of our major focuses is the chronic
shortage of housing affordable to the city’s 3 million people in households with incomes below 200
percent of the poverty line.

During the 12 years of the Bloomberg administration, CSS often reiterated that the city’s New
Housing Marketplace Plan deserved praise, but that it fell far short of what was needed to mitigate
the effects of the city’s housing shortage. In fact, the housing picture for low-income New Yorkers
grew steadily worse even as new housing covered formerly vacant lots all over the city.

The Community Service Society’s recent report, “An Affordable Place to Live” draws on evidence
from the U.S. Census Bureau to show that from 2002 to 2011, there was a 39 percent drop in the
total number of apartments—including public, subsidized, and private-market housing—affordable
to a family with an income at 200 percent of the federal poverty line. This loss of more than 385,000
units could not possibly have been remedied through new development alone.

To its great credit, the de Blasio administration has taken important steps beyond its predecessor’s
policies. We applaud this administration for committing, in its Housing New York plan, to
significantly increase city capital funding for housing above the level of the Bloomberg era. We also
applaud the administration for its steps to end double-dipping by developers when they get both
zoning and direct subsidies for producing the same housing. And we applaud the administration for
its efforts to create new incentives for affordable housing production and to link affordable housing
with economic development.

It would certainly be a great step forward if the State of New York were to begin taking the housing
shortage as seriously as the city does.



Unfortunately, however, the progress represented by the de Blasio’s administrations first steps
must be measured against not only the forces that led to the loss of affordable housing but also
against a new problem - the end of the city’s supply of land seized for non-payment of taxes, which
provided a major tool for housing development for many years. Virtually all of this land has been
used up now, making it significantly more difficult to produce new affordable housing. Some of the
new resources that the de Blasio administration has added may end up simply compensating for
the loss of this land resource.

The city can fight this tendency by committing to make affordable housing a priority use for all of
the land that it and other government entities still hold. We should certainly not be seeing the city’s
scarce land resources used for projects that are entirely or primarily market-rate housing, nor
should scarce land resources be sold just to produce revenue. The city cannot hope to combat
economic segregation while selling off land in the most desirable locations and building affordable
housing only in areas where land prices are low.

Another perennial problem for affordable housing production programs is that only a few of the
apartments created are affordable to the people most affected by the city’s chronic housing
shortage, Families with incomes below 200 percent of the poverty threshold - those that CSS refers
to as “low-income” - are far more likely to pay unaffordable rents of 30 percent, 50 percent, or
more their income. They are also far more likely to be living with serious maintenance deficiencies.
But these families are largely left out of new affordable housing production efforts because most of
the subsidy tools that the city can access from the federal government are not well-suited to serve
them.

It is not that households with incomes of $45,000 to $100,000 are so well served by the private
market that it doesn’'t make sense to try to serve them through public policy. The problem is that
low-income households with even greater needs are being left out. It is simply a myth that public
housing, Secticn 8, and other older housing programs have already taken care of this group. We
don’t have nearly enough public housing or Section 8 to do that.

The Housing New York plan does call for an increase in housing created for truly low-income
families beyond what the previous administration did, but not nearly enough, and we are yet to see
how this will work. The most innovative aspect of the new administration’s plan, the use of zoning
to promote affordability, is unlikely to reach this group unless it is combined with other tools. The
affordable apartments proposed to be built in Astoria Cove, for example, are targeted to families
with incomes that are more like 300 to 500 percent of the poverty threshold.

Finally, we are concerned that in New York City today, new development tends to raise the value of
surrounding properties, potentially resulting in less affordability there. This too must be balanced
against the affordable units created as part of the new development.



To sum up, we applaud the Housing New York plan for its significant commitments of resources and
for its original thinking. But when it comes to addressing the city’s serious long-term housing
shortage, it can only be seen as a beginning. We believe it can be strengthened in several ways:

1. Add a commitment to use the city’s, and other governmental bodies’ land resources for
affordable housing purposes whenever possible.

2. Create new programs, even if on a pilot scale, to produce new housing for people with
incomes below 200 percent of poverty.

3. When tying affordable housing production to major new developments, carefully study the
interaction between the affordability requirements and the secondary effect of the new
development on the surrounding market, in order to ensure that there is a net increase in
affordable housing.

And just as important, we call on the mayor and the city to recognize the limitations of housing
production as a strategy to deal with the housing shortage, and lead the fight to strengthen the rent
stabilization laws, especially by ending vacancy deregulation. This is the most effective step that can
be taken to preserve our existing housing stock for low-income New Yorkers.
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. Good afternoon. My name is Matthew Dunbar, VP of Government Relations and
Advocacy with Habitat for Humanity New York City. | want to begin by thanking Chairs
Williams, Arroyo, and Greenfield and the full Committees on Housing & Buildings,
Community Development, and Land Use for the invitation to testify on the Mayor’s
Housing New York Plan.

With New York City continuing to face a worsening housing crisis stemming from
stagnating incomes and rapidly rising housing costs, Habitat NYC applauds the
Administration for setting such ambitious affordable housing goals. Seeking to build and
preserve 200,000 units of affordable housing is critical in serving the more than half of
New Yorkers currently living under a housing burden, paying more than they can afford
in rent. We congratulate the Administration on the proposal and support the increased
investment in our City’s housing landscape and the underlying intentions to maximize
the public benefit in future development and land use.

However, despite the many positive points within the Administration’s plan, it can really

__ primarily_be described as a rental housing plan,_falling short on investment and

~ creativity in producing and preserving affordable homeownership opportunities for low-

~and moderate income New Yorkers. The plan our City will follow over the next ten-years
needs to address the full housing continuum, from homelessness to homeownership.

Habitat for H'umanity New York City knows the power and importance of affordable
homeownership as we've spent the past 30-years building and rehabilitating homes
with more than 380 low-income families in all five boroughs. Habitat homeowners build
side-by-side with volunteers to complete their home and the homes of their neighbors,
concluding the process with a 30-year, 2% fixed-interest mortgage with only 1% down
plus 250 hours of sweat equity per household adult. With proper support, Habitat NYC is
able to serve families earning 50-80% AMI, allowing us to sell a family with 2 children
earning $45,000 a year their first home for $140,000. And we are proud to say that to
date we have never had a foreclosure and since 2007 none of the more than 150 new
homeowners partnered during that time have been more than 60 days late in payment.

Affordable homeownership is critical to the goal of fostering diverse livable
neighborhoods, pushing back against displacement due to gentrification, and building
both individual and community wealth. Homeownership has not only been shown to
have positive effects on family and individual health outcomes, educational
performance, and community engagement, it continues to be an important key to aiding
families in building wealth and establishing generational economic success.

A recent study supported by the MacArthur Foundation showed that even after the
housing crisis, homeowners were shown to have much larger cumulative assets than
renters upon retirement. And while homeowners do tend to be in higher income



brackets, renters had a median value of assets at around $3000 upon retirement age
while homeowners had $273,000, with 50% of this wealth represented in home equity. 1
Even the simple act of paying down the morigage can have a tremendous impact on a
family’s economic future, whereas for the more than 44% of older renters continuing to
pay more than 30% of their incomes on housing, retirement without substantial
government support will likely be a significant challenge. And with New York City's-
homeownership rate at a meager 31.8% and falling, the number of older New Yorkers
without the asset of an affordable home will only continue to rise, leading towards
further need for public financial assistance down the road.

In addition to these well documented benefits of affordable homeownership, it will also
be important for the City to incorporate homeownership into its Transit Oriented
Development (TOD) plans as a key strategy to combat displacement of low- and
moderate-income residents. TOD creates amenities and a significant incentive for
speculation, which subsequently creates strong potential to drive up land values and
dislocate current residents no longer able to keep up with increased rental prices. It is
critical that the City put forward permanent affordability solutions to ensure that local

“—residents-hHavé the opportunity to buy and stay in-the communitiés they call " home.

—Without providing local residents an opportunity to-own-a piece of the neighborhoods
in which they’ve invested their lives, rezonings have the potential of providing dramatic
wealth creation for some while at the same time making it difficult for others to remain
and thrive.

Habitat for Humanity New York City recommends that the City consider the following
policy adjustments to ensure affordable homeownership development continues to
move forward over the next decade,

Increase City Capital/Reso A combined funding limits for moderate- and low-income
homeownership development and expand the (NIHOP) program to include
multifamily projects greater than 4 wunits. The creation of the New Infill
Homeownership Opportunities Program (NIHOP) is a welcomed addition to the City's
affordable housing tool chest. However, capping combined City Capital and Reso A
funds to $50,000/pu for future homeownership development will severely restrict the
ability for affordable homeownership developers, like Habitat for Humanity, to
successfully accomplish their missions within the five boroughs. This restriction actually
reflects a cut in funding opportunities for affordable homeownership development as
previous projects had the ability to receive more subsidies both on and off City-owned
land. Habitat NYC requests that the City not discriminate against affordable
homeownership developments and provide at least equivalent funding as rental

1 Engelhardt, Gary V. “A Profile on Housing and Health Among Older Americans.” Research
Institute on Housing America, Syracuse University. 19 November, 2013.
http:/ /www.housingamerica.org/RIHA /RIHA /Publications /86310 13205 RIHA Senior Housi

ng Paper.pdf




~ affordable homeownership throtigh tax aséessméﬁt"é‘ﬁ'difoc'é"ss reform. Community

projects. Habitat NYC also recommends the City include affordable homeownership
projects for larger multifamily developments within the NIHOP and not restrict RFPs for
larger sites to rental and supportive housing.

Create a true housing trust fund, with dedicated revenue streams, to support the
creation and preservation of permanently affordable housing. The Mayor’s housing
plan does not invest sufficient resources to develop housing for the lowest income New
Yorkers or for the development and preservation of affordable homeownership. To
address this gap, the City should create a housing trust fund, supported by dedicated
revenue streams to provide flexible monies for both rental solutions for families earning
below 50% AMI and homeownership solutions for families earning above 50% AMI.
Revenue could be generated by increasing the property taxes on vacant properties in
the outer boroughs, implementing a luxury transfer tax on units valued at more than $5
million, or implementing a luxury pied-a-terre tax as currently proposed in the City
Council. -

Support the creation and operations of Community Land Trusts and permanently

land trusts separate ownership--of land from-ownership of the improvements—A
nonprofit CLT owns the land and provides a long-term lease to homeowners and
buildings under the conditions that the home be kept affordable for future homebuyers.
The mission of the CLT is to steward the land and maintain the quality and affordability
of the housing for future generations, using the ground lease as an enforcement
mechanism. By permanently removing land from the private market, the CLT structure

eliminates much of the speculation, profit-seeking, and ‘gentrification pressure that

drives the increase in housing costs. To fully implement this type of model and other
deed restricted affordable homeownership opportunities developed on or off City
provided land, mechanisms must be put in place to adjust tax assessments to ensure the
land value is removed and resale restrictions are taken into consideration.

Conduct and publish a comprehensive survey of all publicly owned property to
determine which City, State, or Federally owned property is either vacant or
underutilized and provide recommendations for affordable housing development.

One of the Mayor’s initial goals to aid in the accomplishment of his Housing New York
Pian is to develop affordable housing on underused public and private sites throughout
the City. To achieve this goal, the Mayor and his affordable housing team have promised
to perform a comprehensive survey of all vacant sites in the City and use this tool to
encourage affordable housing and mixed-use development on underused sites within
the City’s portfolio, as well as in partnership with the State and other public authorities.
The City should record both vacant land as well as vacant or partially vacant buildings. it
should also define “underutilized properties” as a building not currently being used by
the agency for the intended purpose, for another strategic purpose to fulfill the mission
of the agency, or in a way that could be consolidated to another existing property. Any
property not currently developed to maximum Floor Area Ratio or contains significant



portions of undeveloped land, including parking lots, storage depots, or open spaces
may also be classified as underutilized.

Waive parking requirements on substantially gov't assisted moderate-income
homeownership developments if located near public transportation. Current as-of-
right requirements to include 25% parking hinders the ability for affordable
homeownership development as it increases costs per unit, hinders economies of scale,
and reduces the number of units produced. Waiving this requirement for 100%
affordable developments within 1-mile radius to public transportation would be an
efficient regulatory change that would increase production and save funds.

Thank you for the opportunity to testify today. We look forward to continue partnering
with the City in serving low-income families in need of affordable housing and
implementing the Mayor’s plan in a way that will truly benefit all New Yorkers.
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My name is Moses Gates and [ am the Director of Planning and Community Development for the
Association for Neighborhood and Housing Development (ANHD). ANHD is a membership organization
of NYC neighborhood-based housing groups: affordable housing developers, community organizers, and
economic development service providers. Our mission is to ensure flourishing neighborhoods and
decent, affordable housing for all New Yorkers. We have 98 members throughout the five boroughs who
have developed over 100,000 units of affordable housing in the past 25 years alone and directly operate
over 30,000 units of affordable housing.

As you know, we have enocrmous affordable housing challenges here in New York, and we need focus
and commitment from all sectors — policy, development, financial, government —in order to tackle this.
The current administration and council are bringing that focus and commitment, and we are excited for
our sector to rise to the challenge as well.

One of the most commendable aspects of the new administration is their desire to not just build
housing, but comprehensive neighborhoods. And in order to build neighborhoods, we need to partner
with neighborhoods. HPD has a new department for Neighborhood Partnerships, which we believe is a
great step, and we look forward to working with them. But we need to be clear - this partnership needs
to extend to all facets of the development process: from planning and visioning, through to
development, ownership, and control of our affordable housing, and it needs to span the range of
development: small construction projects, preservation of existing portfolios, and large-scale
comprehensive projects. We applaud the administration’s commitment to working with community
residents and neighborhood organizations to get the zoning and visioning of our neighborhoods right.
Now we need to make sure that the housing that gets built is truly owned and managed in the
community interest.

Not-for-profit developers are the only developers that can be expected to keep our affordable housing
affordable permanently, and continually used for the public and community interest. Any profits from
this housing are reinvested in the building or local community, in the form of more affordability, better
building-worker wages, additional social services, or other support for local residents. In our current era
of dwindling publically-owned land, there is absolutely no excuse for continuing to give this land away to
private developers to use as affordable housing for only a limited time. We only have to look at the
Mitchell-Lama crisis of a few years ago to see the results of this policy — eventually, developers are
allowed to cash out and go market: people get displaced, affordable housing is lost, once diverse
neighborhoods become reserved only for the wealthy. This has to stop.

Perhaps at one time, there was enough vacant land, and our development environment here in New
York was weak enough, that we needed to dispose of free public land to private, for-profit developers in
addition to our neighborhood not-for-profits. That time has long passed. Now our challenge is
preserving the affordability and character of our neighborhoods in the face of rising rents and increasing



pressure on low- and moderate-income tenants. Unfortunately, this issue of appropriate land
disposition an issue the administration has not yet tackled, instead continuing with the policies set by
previous administrations.

For instance, there are currently at least three outstanding RFPs for city-owned land to be developed as
large-scale affordable housing developments: Greenpoint Hospital in East Williamsburg, Livonia Avenue
Il in East New York, and Downtown Flushing in Queens. In each one of these cases the community has
submitted a development plan that is led by a strong and well-respected nonprofit developer with a
decades-long history of affordable housing development in the local neighborhood, has explicit support
from the local city councilperson, and features permanent, deep, and real affordable housing geared
toward the neighborhood, as well as significant support for local businesses and community uses.

Each of these should be an absolute slam-dunk for the administration, especially considering the
immediate need for affordable housing. Greenpoint Hospital alone could yield over 200 units of
permanently affordable housing on a site abandoned since 1982 within a few years if the administration
gave it the go-ahead. Unfortunately, the administration has still have not committed to not just these,
but to any partnerships with local community developers.

In addition, there are several privately-owned affordable housing portfolios currently in danger of
cashing out. Some, like a recently-sold LIHTC portfolio in Prospect Heights, have aiready been lost while
others are currently on the market in neighborhoods like Harlem, Bed-Stuy, and the South Bronx. The
best way of preserving these and other portfolios that are physically or financially distressed as
affordable housing is to bring in a strong, community-minded not-for-profit developer as the new owner
or partner. Not only does this preserve the affordability permanently, it also allows for a more generous
tax abatement and tax-exempt construction costs, which leads to better underwriting and a more stable
building. And most importantly, not-for-profit ownership reduced the amount spent on preservation:
with affordable housing owned by for-profits, the owner makes a simple calculation: they determine
how much money could be made from going market, and then ask the city for more money in order to
keep it affordable. in neighborhoods with a weaker market, the government can still be competitive. But
in high-market neighborhoods — and many neighborhoods with large amounts of city-sponsored
affordable housing, like Harlem, Williamsburg, and the Lower East Side are now very high-market
neighborhoods - cashing out can bring a multi-million dollar windfall, and the city has to severely
overpay to preserve affordability. And that money goes into private pockets, not the building or
neighborhood. But a not-for-profit follows a different model — they simply see how much they need to
keep the housing affordable and in good condition, market conditions aren’t a consideration. Utilizing
the not-for-profit ownership approach saves the city a considerable amount of preservation dollars in
the long term.

Many, if not most, of the other issues you've raise —how to preserve our affordable housing stock, how
to effect deep affordability, how to make sure we invest our limited city resources in the most effective
way — start with utilizing nonprofit, community-based developers. But in we wanted to address
something that we believe can result in significant amounts of more deeply affordable housing:
reforming the 421a developer tax break. The biggest opportunity for deeper affordability are in mixed-
use buildings that are able to cross-subsidize these deeply affordable rents. As such, reforming the 421a
developer tax break to effect not only affordable housing, but deeply affordable housing, should be a
priority. Because of the high luxury rents these buildings command, lowering the rents on the affordable
units from 60% to 30% is negligible from an underwriting standpoint. This is our single biggest
opportunity to leverage the private market to produce deeply affordable housing, and we hope to work
with both council and the administration on this issue going forward. Thank you.
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Good Morning Chair Jumaane D. Williams, Chair Maria Del Carmen
Arroyo, Chair David G. Greenfield and distingnished Committee Members.
Thank you for the opportunity to testify at this hearing on behalf of The Joint
Industry Board of The Electrical Industry (JIB). My name is Humberto
Restrepo; I am the Political Affairs Liaison for The Joint Industry Board of
the Electrical Industry. The Joint Industry Board is a labor- management
organization founded in 1943. The union partner is Local Union No. 3 of the
International Brotherhood of Electrical Workers (I.B.E.W). The management
partners are the New York Chapter of the National Electrical Contractors
Association and the Association of Electrical Contractors, Inc. The JIB is the
ERISA administrator for a family of multi-employer benefits plans serving
Local Union #3 and its affiliated contractors in the greater New York City
area.

We in the electrical industry applaud Mayor Bill de Blasio’s affordable
housing plan to build or preserve 200,000 affordable housing units in New
York City over the next 10 years. It certainly is a laudable goal given the
growing economic inequality across the nation. New York City has always
been a leader and trend setter in how it responds to important social issues.
The administration has embarked on addressing the serious affordable housing
shortage that plaques many of the neediest communities in our city. In
addition to providing much needed housing, the building and preservation of

affordable housing stimulates vital economic activity and job opportunities.



The Mayor’s affordable housing plan will lead to the creation of
thousands of construction and permanent maintenance jobs. Our managing
partners at the Joint Industry Board of the Electrical Industry are willing, able
and ready to provide our technical expertise and skilled workforce. We look
forward to playing an active role in the affordable housing market, not only in
the actual construction, but in providing members of these communities with

the opportunities to develop training skills that lead to good paying careers.

We are proud of our industry’s contributions to shaping the landscape
of our great city. For over 100 years our contractors and skilled workforce
have proudly stood along side the many skilled New York City Building
Trades people to propel our city into the next century. We look forward to the
opportunity to partner with our elected officials and leading developers to
address the serious issue of affordable housing scarcity. We stand ready to
serve the needs of the thousands of New York City residents that are in dire

need of safe and affordable housing.

Thank you and your committee for the opportunity to convey our thoughts on
the Mayor’s Affordable Housing Plan,
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Good morning. I would first like to thank Chairpersons Arroyo, Greenfield,
Williams and the members of the three committees for this opportunity to address
you this morning.

My name is John J. Murphy and I am the Business Manager of UA Local 1, the
Plumbers of New York City. ‘

Next month our union Wlll be celebrating 125 years of working, serving and

- protecting the health of the City of New York. We are especially proud of our
history and the role our union has played in building and expanding New York’s
amazing skyline. Through our union's apprentice and training programs, our
members have been able to develop the knowledge and skills to keep pace with
new technologies and techniques to ensure both safety and the quality of our work.
That our members and other tradesmen were paid union wages played an equally
important role in the growth of our city.

Union wages and benefits provided not only hope but the confidence for workers
to build strong families and communities. Union wages helped to spur
development and growth which led to the creation of neighborhoods throughout
. the five boroughs. For our members and thousands of other union men and women
and their families it led to the fulfillment of the American dream, the chance to
own a home, protect their family's health and one day retire with dignity.

Today, however, that dream is moving out of reach for most working families.
And, the ever-rising real estate market has been driving families from their
neighborhoods. For more than 20 years now we have seen this pattern repeat itself
again and again to the point of creating the housing crisis that brings us here today.

Yes, we need to create affordable housing The creation or restoration of 200,000
affordable units over the next 10 years is ambitious. But, history has taught us that
if we all work together it can be done.

Just last week, with the approval of the Astoria Cove development, we may have
put ourselves on a path to writing a new chapter to that great history. Working
together, the developers, the unions, community leaders and elected officials
reached an agreement that may finally put to rest the myth that we cannot create
affordable housing with union labor!

So, I congratulate the members of this council and especially Speaker Melissa
Mark-Viverito and Council Member Costa Constantinides for their leadership and



"hard work in a process that will have a lasting impact on the families of the men
and women that will now work at Astoria Cove.

Not only has Alma Realty agreed to build and maintain the development with
union workers, they have promised that more than 25% of the 1,720 apartments
will be affordable. That will translate to some 430 affordable units — nearly 100
more than in the initial proposal. Yes, the approval of this project should once
again give us reason for hope. :

i

And, as we move forward we must not simply look at the number of affordable
units we are going to create. We must also look at who and how these units are
being built. We must be sure these new homes are built safely, on time and built to
last.

If we are going to invest more than $40 billion dollars we must be sure to pay
decent wages and provide health, pension and other benefits. This is our chance to
create new opportunities for thousands of working men and women who are being
exploited every single day in this city. Working together we can create a pipeline
to train and transform a new generation of skilled workers who deserve a shot at
~ the American Dream. A chance to enter the middle class.

I urge the members of the Council to insist on the inclusion of the NYC Building
Trades in this affordable housing initiative. This is an opportunity to open the
doors to good wages, healthcare, pension, training and job protections. By doing
this we will ensure safety and efficiency on the worksite and quality in the work. It
will also re-open the door to a growing, vibrant, and resilient city.

The men and women who build affordable housing should not need to live in
affordable housing. :
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Good morning, My name is Alexandra Hanson and I am here on behalf of the New York State
Association for Affordable Housing (NYSAFAH), the trade association for New York’s
affordable housing industry statewide. I would like to thank Chair Williams and the members of
the Committee on Housing and Buildings for the opportunity to testify today on the Housing
New York Plan.

NYSAFAH is the trade association for New York’s affordable housing industry statewide. Qur
350 members include for-profit and nonprofit developers, lenders, investors, attorneys, architects
and others active in the financing, construction, and operation of affordable housing. Together, -
NYSAFAH’s members are responsible for most of the housing built in New York State with
federal, state or local subsidies.

NYSAFAH commends both the de Blasio administration’s and the Council’s attention to the
critically important issue of affordable housing. The Housing NY Plan is an ambitious vision for
affordable housing in New York City that seeks to address the City’s current housing crisis. With
over half of New York City’s households officially rent burdened, and nearly 30% paying over
half of their income toward rent, the need is urgent.

Since the Plan’s announcement in May, HPD and HDC have been working tirelessly to
implement this new vision. They continue to close deals and get shovels in the ground, while
also undertaking the major tasks of implementing new programs and streamlining existing
processes. Implementing a plan of this scale takes time — [0 years to recognize the full scope -
and NYSAFAH commends the work that has been done thus far, We would like to take this
opportunity to highlight a handful of Housing NY goals and NYSAFAH’s recommendations on
how to achieve them.

Mixed Income Development

New York City’s affordable housing crisis affects households at multiple income levels.
However, the existing Federal Tax Credit AMI restrictions coupled with limited subsidy has
resulted in affordable housing development that has historically served a narrow income band.
As a consequence, too many low and middle-income New Yorkers do not qualify. With
significant needs at lower and higher AMIs, NYSAFAH applauds the commitment of the
Housing NY Plan to serve the needs of a wider range of residents.

Mixed-income development helps foster economic diversity in New York City’s neighborhoods,
while also providing affordable housing for households with a range of incomes. It also helps
ensure that buildings remain financially sustainable over time. Higher rents from units serving
moderate and middle-income households help balance lower rents for extremely and very low-



income households. In addition to serving households at a range of incomes, this helps ensure the
financial and physical health of New York City’s affordable housing stock over time.

Eliminating Parking Requirements for Affordable Housing

One of the priorities of the Housing NY Plan is to unlock development opportunities and lower
costs for affordable housing by reforming zoning. This initiative includes reducing parking
requirements for affordable housing in highly transit accessible areas. The requirement to
provide parking is a major financial drag on many affordable housing projects. These spaces
often go unused by affordable housing tenants — among whom car ownership rates are extremely
low — tying up funding that could otherwise be used to generate housing. In addition, underused
parking occupies space that could better serve residents and the community, such as ground floor
retail, green or community facility spaces, or children’s play areas. The City should amend the
Zoning Resolution to eliminate affordable parking requirements, particularly in areas accessible
to transit. '

Facilitating Senior Housing through Zoning

Another important goal of the Housing NY Plan to which we would like to draw attention is
expanding and improving housing options for New York City’s growing senior population,
which is expected to increase by 40% by 2040. Enabling seniors to remain independently housed
avoids more costly institutional care, However, direct federal funding for new senior housing has
seen dramatic cuts over the past few years. It is critical that New York City use its housing
resources as efficiently as possible to serve seniors.

The Zoning Resolution provides a density bonus for senior housing. However, only non-profit
senior residences are allowed to receive the bonus under the current language, limiting the
amount of senior housing that can be built. As part of the initiative to serve seniors, the City
should amend the Zoning Resolution to expand eligibility for elderly housing benefits beyond
“non-profit residences for the elderly” to include “dwelling units for the elderly” to facilitate
increased production. By opening the program to a wider range of stakeholders in the affordable
housing development community, the City can maximize opportunities to provide affordable
independent living for seniors.

Facilitating Off-Budget Affordable Housing

As part of achieving the plan’s 200,000 unit goal, off-budget affordable housing — defined as
housing that is built without capital subsidies — should be facilitated whenever possible. In areas
where rezonings or real estate tax incentives can cross subsidize affordable units the
requirements for affordable housing should be sized to what can realistically be developed
without the use of subsidy. Limited capital subsidies should be targeted to neighborhoods where
development would not happen without this financial assistance from the City. These strategies
will help the City maximize affordable housing production while ensuring that housing subsidy
is used where it is needed most.

NYSAFAH looks forward to working with the de Blasio administration and the Council to serve
New York City’s communities through the production and preservation of affordable housing. [
would like to thank Chair Williams the Committee on Housing and Buildings again for the
opportunity to testify today and for your consideration of NYSAFAH’s comments.

November 17", 2014
Contact: Alexandra Hanson, Policy Director, NYSAFAH (646) 473-1209
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Community Development and the Committee on Land Use:

Oversight — Building Homes, Preserving Communities: A First Look at the Mayor’s
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October 14, 2014

Chair Ritchie Torres, Chair Arroyo, and Chair Greenfield, Council Members, and
staff, good morning and thank you for the opportunity to speak about “Housing New
York, A Five-Borough, Ten-Year Plan,” the Mayor’s in-depth affordable housing plan. I
am Kamilla $jédin,' an Associate Director at the New York Legal Assistance Group, a
nonprofit law office dedicated to providing free legal services in civil law matters to low-
income New Yorkers. NYLAG serves immigrants, seniors, the homebound, families
facing foreclosure, renters facing eviction, low-income consumers, those in need of
government assistance, children in need of special education, domestic violence victims,
persons with disabilities, patients with chronic illness or disease, low-wage workers, low-
income members of the LGBT community, Holocaust survivors, as well as others in need

of free legal services.

! For full disclosure, I am a former counsel to the New York City Council Committee on Housing and
Buildings and the, at that time, Subcommittee on Public Housing.

| 7 HANCVER SQUARE NEWYORK, NY 10004 | TEL:(212) 6135000 | FAX:{212) 750 0820 | WWWNYLAG.ORG |



We are testifying today because we would like to commend both the
Administration and the Council’s recognition that New York has a current housing crisis.
The Mayor’s Housing Plan is thorough and recognizes the acute housing problems faced
by New Yorkers, as well as the fact that there is no one solution, and that a muliifaceted
approach is the key. As a free legal services organization, we serve New York’s poor and
see every day how our most vulnerable clients are evicted and displaced, oftentimes
having no place to go. Our work includes representing tenants citywide, as well as in
Long Island and Westchester. We have specialized projects, including, but not limited to,
work with victims of Superstorm Sandy, veterans, the terminally ill, the elderly, the
LGBTQ population, domestic .violence survivors, and people with minor children in the
home. As such, our testimony is offered from the perspective that preservation of
affordable housing is an absolute key to keeping people housed. We see daily what
happens when the Marshal comes and locks a tenant out. We see mothers with small
children who no longer have access to their children’s formula or diapers, children who
don’t have a change of clothes to go to school, sick people who don’t have access to their
medication, all because they were locked out. We have even seen the Marshal lock out a
paraplegic. When the Marshal comes, a tenant only has a few minutes to grab what they
can before they are physically removed and the locks are changed. The process is
humiliating and unnecessary and this happened nearly 30,000 times last year in the five

boroughs alone.

In international human rights law the right to housing is regarded as a

freestanding right. Article 25 of the United Nations Universal Declaration of Human



Rights declared in 1948: “Everyone has the right to a standard of living adequate for the
health and wellbeing of his family, including food, clothing, housing and medical care
and necessary social services...” In 1991, the International Covenant on Economic,
Social and Cultural Rights reinforced the guaranteed right to housing as part of the right

to an adequate standard of living.

Given these authoritative interpretations — spanning decades - of the right to
housing in legal terms under international law, it is NYLAG’s contention that the housing
crisis in New York City is a human rights crisis, and must be addressed as such. Poor
tenants facing eviction in Housing Court have long faced egregious problems regarding
equal recognition before the law. Too many tenants with a proper defense go unheard and
face immediate homelessness, leading to costlier outcomes for them, and for the City of
New York. Everyone has a fundamental human right to housing, which ensures access to '
safe, secure, habitabie, and affordable homes with freedom from forced eviction. As the
Mayor’s proposed housing plan implies, it is the government’s obligation to guarantec'f
that everyone — irrespective of income or access to economic resources - can exercise this

right to live in security, peace, and dignity.

One of the areas for which we would like to commend the Mayor is the increase
in funding for legal services protections. Although, there has already been an increase in
the number of people we can help, we believe that the right to counsel in Housing Court —
just as in criminal court, should be made law in New York City. Without a codified right
to counsel in Housing Court, this funding for legal services can be removed at any time,

once again leaving tenants vulnerable.



Additionally, although the Plan has many excellent ideas and proposal, my fear is
that they cannot be implemented quickly enough to preserve neighborhoods.
Gentrification of formerly affordable neighborhoods, particularly in certain areas of
Upper Manhattan, Northern Brooklyn and Northwestern Queens, is pushing out the
communities that have lived there for decades. Increased and preserved affordable
housing in these neighborhoods is necessary to maintain the character and vitality of
these historic areas. Low-income people and racial minorities are increasingly being
pushed out of these neighborhoods, and the five boroughs altogether, an outcome that
will have a truly negative affect on the City as a whole, Anecdotally, I have occasion to
.visit the Washington Heights area regularly, and each time I am there, I can see the
neighborhood changing: there are more young, white families walking with strollers,
jogging or walking their dogs.. Just a few years ago, this neighborhood was

predominantly Dominican and Latino.

Because of the urgency to preserve housing and neighborhoods, we would like to
recommend that, in addition to what is already included in the Mayor’s plan, those
involved in working on its implementation further think outside of established norms and;

1. Officially recognize housing as a human right at the Federal, State and City

levels;

2. Codify the right to counsel in Housing Court;

3. Consider more immediate solutions such as a stay of evictions, perhaps

limited to a certain types of housing or neighborhoods, until more affordable

housing units are available;



4. Call on the State to immediately repeal the State Urstadt laws, which restrict
the City’s ability to regulate rent-related matters, and give rthe City power to
regulate rent stabilization; and

5. Implement a way for any housing plan proposals to be reviewed by an
independent body that does not have a financial interest in the outcome of a

given proposal.

We would welcome the opportunity to further discuss or comment on these
matters in the future.

Thank you for the opportunity to testify today.
Respectfully submitted,

Kamilla Sjédin, Associate Director, Housing Law
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TESTIMONY OF COMMUNITY BOARD 12, MANHATTAN

Housing and Human Services Chair — Richard LeWis
Presented at the Request of George Fernandez — Board Chair

VENUE: NYC City Council Committee on Housing and Buildings and the Committee on Community Development and-the
Committee on Land Use

RE: Hearing and Oversight on the Mayor's Affordable Housing Plan (“Housing New York: A Five-Borough, Ten-Year Plan”)

LOCATION: Monday, November 17, 2014 at 10:00 a.m. in the Councif Chambers, City Hall, New York, NY

Permit me to extend greetings to both City Council Committee Chairs and Committee members, members of the city
administrations and all those present. | am here today to present the testimony of Community Board 12, Manhattan on
the potential effects of the Mayor’s Affordable Housing Plan {“Housing New York: A Five-Borough, Ten-Year Plan” ) as it
relates to our community district that extends northward from West 155™ Street in Manhattan to areas of Marble Hill in
the Bronx, otherwise referred to as Washington Heights-Inwood. | am here at the request of Mr. George Fernandez, our
Board’s Chair and where | serve as Chair of the Housing and Human Services Committee. We were happy to receive your
invitation to testify on this important affordable housing plan.

Before | begin, let me state that our board has not passed a resolution yet on the Mayor’s Affordable Housing Plan
{“Housing New York: A Five-Borough, Ten-Year Plan”) but during the nearly four decade history of our board we have
taken various consistent positions in our resolutions, some specific and some general on affordable housing in our
district. This testimony then will briefly summarize those positions.

It has often been said that our nation is facing a housing crisis — a crisis based on income ineguality, neighborhood
deterioration, land use and zoning, mortgage and lending changes, increase in rent burdens, high unemployment and
positional jobs shifts as we move from a traditional industrial or working class society to a more service class oriented one
- to name a few challenges. Our community in Washington Heights and Inwood is not only facing a housing crisis, but also
the lack of affordable housing in epidemic proportions. No affordable housing has been built in this district since 2002.
This situation must change, but the Mayor’s affordable Housing Plan offers little hope that it will or is a possible cure for
us. The report fails to even mention our district in its case studies or even those communities where there has been little
or no success in affordable housing. It does not even mention the role of community boards, and how a community
district will be prioritized for new construction or rehabilitation in the next ten years. How then will this plan immediately
rescue our community district?

There has been no new construction of affordahle housing in Washington Heights and Inwood since 2002. That's a very
long time. As we [ook at what housing has been built in other areas of the city from 2001 — a map would clearly show that
we are being walled in with residential construction in the other boroughs and districts around and below us. Qur
community leaders have brought this matter to the attention of the city with negligible results. We have had rallies,
marches, forums, committee hearings, district need statements, budget rankings, and position papers. Now we are here. |
Our district is faced with many distressed properties, ranks for the past three years as number one in Manhattan on the
Public Advocate’s Worst landlord’s WatchLlists. And on the current one nearly 40% of Housing Code violations in
Manbhattan are located in our district. (See attached table). In the recentiy, released the 2013 State of NYC Housing &



{

Neighborhoods Report (the “Report”) NYU Furman Center report we ranked number one compared to all community
" boards in these violations.

Given this fact, very few of our buildings have been placed in the Alternative Enforcement Program (AEP) and less in the
Proactive Preservation Initiative (PPI) of HPD. Our properties are in rapid decay and this adds to the cost of running and
managing them as well. Our population now is about 214,000. Its density ranks eight highest in NYC. According to the
Furman Report, the annual income for 50% of the households in Washington Heights-Inwood is less than $40,000 while
30% of households in the district earn $20,000 or less. The Report also states that 34% of the households in Washington
Heights-Inwood households are severely rent burdened and 49% of low-income renters suffer median rent burden.

For the past five years as we participated in city’s budget deliberations affordable housing has been ranked number one
as a capital reguest, but yet there is no new construction. All this is happening as other communities are getting more
structures built where we have none. So that there is no confusion here what | emphasizing is that we want is a fairer
distribution in new construction, preservation and rehabilitation.

Our community has one of the lowest Average Median Income (AMI} in the city. Any AMI needs to reflect and be
adjusted to the specific community district and not the US Census SMSA (Standard Metropolitan Statistical Area) or even
the entire NYC AMI as those conditions would otherwise incorporate wealthier communities.

There is a myth about the lack of vacant land in CB 12, M. From a preliminary study we have undertaken and one done by
the Manhattan Borough President’s Office some years ago we have determined there is sufficient vacant land for heavy
construction of affordable housing units in our community. That preliminary report is available on request.

This rubric type table and overview below reflects the basic needs of Community Board 12, Manhattan for Affordable
Housing and can serve as an assessment tool to determine progress in the administration’s ten year’ plan for our
Community District. These numbers and conclusions are statistical, not formulaic and can lead to resolving our district’s
lack of affordable housing —the epidemic | spoke earlier about. So for the sake of time let me highlight some solutions.

A. Number B. Number | C. Number | D. Number | E. Super F. Number | G. H. 60 %

of New of New of Vacant of Parking Spaces for | of Mandatory | preference

Affordable Affordable Lots Lotsin CD New Affordable | Inclusionary § given to

Housing Housing Availablein | 12, M to be | Affordable |} Housing Housing curreht

Units Buildings Community | Used for Housing Buildings Ratio cD1z2, M

Needed Constructed | District 12 | Affordable buildings** | to be residents
Each Year* Manhattan | Housing Rehabbed

20,000 200 S50Q*** 100 2 2,000 50:50 Yes

1. J. New K. Average | L.Rent M. N. FAR 0. P.

Percentage | Rents Need § Apartment | Stabilized Maximum { and Percentage | Infrastructure

AMI to be fixed { Sizesin Units stories setbacks Contextual Expansion

Adjustment | at 30% of Units built and Non- Needed

to NYC Household | Constructed with Contextual {Gas, Water,

Specific to income or Minimum Design and

Ccbh12, M less Density Electricity)

Less Than Yes Two 50% or TBD TBD TBD Yes

$40,000%%** Bedrooms | greater

*  Multiple small lots needed to be bundled.
** Sherman Creek and the MTA Subway Depot.
#%* preliminary Study Underway.
*#%% The annual income for 50% of households in CB 12, M is less than $40,000 while 30% of households earn $20,000
or less — NYU Furman Center. -
TBD = to be determined.




Finally, there is a serious error in the “Housing New York: A Five-Borough, Ten-Year Plan” statements on the 421-a
Certificate Program and Eligibility. The report states:

“In addition, the “certificate program,” which allowed off-site affordable units to generate 421-a benefits for
market-rate GEA units, was eliminated. At present, only buildings receiving substantial governmental
assistance pursuant to an affordable housing program, those that set aside at least 20 percent of their
units as affordable, and projects that purchase negotiable certificates from agreements executed prior to

December 28, 2007, are eligible for 421-a henefits in the GEA. See Pages 88 and 106 “(“Housing New
York: A Five-Borough, Ten-Year Plan”)

However, HPD through HDFC continues to use and sell “Negotiable Certificates” from affordable housing developers who
still hold these legacy certificates and gives credit to different luxury developers with no reguirement to build onsite
affordable housing and still be eligible for 421-a tax benefits. There is also no sufficient community board oversight, or
requirement that HPD has over this process such that either body can reject such a transfer of credits for 421-a eligibility.
The 421-a law needs reform in this area. So we have called for a complete moratorium over the sale of these legacy
negotiable certificates of eligibility as credits to any 421a tax abatement for affordable housing from developers who
build only on site luxury housing in CD 12, M. This extended moratorium would therefore include those “negotiable
certificates from agreements executed prior to December 28", 2007” that are not directly sold or use for building on site
affordable housing. (Note: This report will be sent to the Joint Council Committees as part of this testimony). '




CB12, M PROPERTIES ON THE WORST LANDLORDS WATCH LIST - RANKINGS FOR 2014
-Quick Summary - Community District vs Manhattan Rankings

* COMPANY

Rank—C = Community Board 12 rankings
Thank you for listening to this presentation and are there any questions?

Rank-M = All Manhattan rankings

BUILDING HEAD OFFICER VICLATIONS : CD Rank-C Rank-M
43BWESTAG4STREET [9A0W.1BATH STR HOFC _ BLGRISHOPSGN 493 12 1 2
2461 AMSTERDAM AVENUE | 2461 AMSTERDAN1-LLC ROBERT HLEHAMMER 847 12 2 2
3 MARBLE HILL AVENUE - NUSSEAUNE REALTY COMPANY LLE £RIC HUSSBAUM az¢ 12 3 12
SO0 RIVERSIDE DRIVE - 300 RIVERSIDE DRIVELLS . SOLOMON GOTTLIES a1s 1z s 13
ZOBOGARDUSPLECE LEMREALTYLLC 23 12 5 13
508 WEST 212 STREET DMARC2007-CD 5212 : 23 12 & 2
160 WADSWORTH AVENUE | 5250 BROADWAY CONDOMINIUM - BONKIE SINGER 267 12 7 23
1051 5T MICHOLAS AVENUE 165 ISKAY ASSODIATES LP  MICHAEL BISHAY 285 12 z 25
8B SEANIAN AVERUE BB SEAMANAVENUELLE | MICHAEL MOSKOWITE 263 12 E 27
152 NAGLEAVENUE ONE BINE DEUCE ASSOCIATES LLC _JASON XDRE 253 12 10 23
58 MARBLE RILL AVENUE . CHAMP HILLCO LLC C/OEMANUEL POLLAK  EMANUELPOLLAK 247 12 1 7
3560 BROADWAY . BEGOBROADWAYBLRLLE KOBIZAMIR 238 12 12 e
451 AUDUBON AVEHUE | SEAMEN AUDOBON ASSOCIATES LLC BOBERT RAFHAEL 237 12 12 a
3565 BROADVIAY |3BERAOCATESLLC | MICHAELFBISHAY. SIS - SRR T
5375 BROADWSY | 1963 CORP _ | BASHK:M CELAJ 223 12 15 47
1551 STHICHOLASAVENVE - 1551 STHICHOLAS LT  ZAHBVA RADUSH 223 12 1. 18
£16WEST 175 STREET CITY OF NEW YORK HPD PATRICIAJGRDAN 222 12 12 s
‘B18EALTY COMEANY [IOSEPHPODOLSKI 221 1 a5
BIH REPLT\'GGRP BASHKIRM CEL2J 215 12 12 52
557 WEST 161 STREET " 16X HOLDING LTD " SHubON GREISKIAN 215 1z =8 55
20 LAUREL HILL TERRACE LAUREL UPTOWN TWO REALTY LLC BARRY RUCOFSHY 209 17 21 57
544 ACADEMY STREET | §TEB REALTY CORP SHIRACH GREISMAN 208 2 2 S8
4260 BROADWAY 4260 BROADYWAY CONDOMINIUM ‘MEVERIEGER 205 12 23 Es
3221 BROADWAY 701 WEST ASSOCIATES LP “MICHAEL £ BISHAY 104 12 24 1
184 MAGLE AVENUS 184 NAGLEAVERUE HOLCINGS LP HIARY § SFARKKEY 265 12 25 &2
23 VERMILYES AVENUE PALATIAL COMF LLE JAY RAND 204 12 26 63
452 FTWASHINGTON AVENUE . DOROTHEALEVINE  ALAN HEUSSINGER 187 12 27 &y
1281 ST NICHOLAS AVENUE ‘  SIMON HABERMAN Rt 12 28 76
57 AUDUBOM AVENUE *521 PROPERTIES LLC © ANTHI TSRTIDES 193 12 2% 71
1231 STHICHOLAS AVENUE R.G. ORTIZ FUNERAL HOME INC | MICHAEL € ORTIZ 151 12 50 72
1953 AMSTERDAM AYENUE 455 WEST 158TH STREET HDFC DANNEPSS 159 12 E 75
523 WEST 158 STREET 158 MANAGEMENT LT  DAVID HAKAKIAN e 12 32 7%
5 CABRINI BOULEVARD ; CABRINI BLOCKFRONTLLC NATHAN SILVETSTEIN 182 12 33 &1
143057 NICHOLAS AVENUE 1432 STNICHOLRS AVLLC MOSHE KATZAY 180 13 34 82
268 CABRINI BOULEVARD { AIVERSIDEGROUF LLC STEVEN KURLANDER 175 12 3 35
3861 BROADWAY B | GO1WEST1518TSTLLE U BRUCEHALEY 173 12 36 22
250 FT WASHINGTON AVERUE | SHALYN REALTY CORP ARC TIETELLBALIM 172 12 37 a5
SO PINEHURST AVERUE | 30 PINEHURST LLC  NATHARN SHLYERSTEIN 167 12 28 102
§41 WEST 158 STREET 158 MARAGEMENT LLC DAAD HAKAKIAR 157 12 35 103
3855 10 AVENLE | CONFE REALTY CORP JULIAN RODRISUEZ 155 12 20 104
£35 WEST 160 STREET -533WISCTHSTHOFC | REINAGUICHARDG 186 12 a1 106
595 WEST 156 STREET NUSSEAUNM ASEOTIATES COMPANY (LG  RICHARD NUSSBAUM 164 12 a2 109
455 FTWASHINETON AYENLE 555 WASHINGTON AVE ASSOCEATES 1LC ROBERT M GERSHGN 162 12 s3 11
522 WEST 174 STREET | CITY OF HYjDAMP KEWIN MURPHY 18 12 54 11
595 WEST £82 $TREET " CONSTANTINA KATECHIS 157 12 45 121
476 WEST 165 STREET - | JEANSAINTLYR 156 12 46 122
3671 BROADWAY PROADWAYHEIGHTSSLIC | TINAGEDRG) 53 BEE) ) 127
235 FTWASHINGTON AYERUE | 71ASHINGTON EQUITIES LTD  GEORGEHUANG 153 12 45 128
45 CABRINI BOULEVARD | 4553 CABRINS CWNERS CORP COSTREM MGMT HOWARD LANDMAN 152 12 53 13c
525 WEST 158 STREET  RAINECWWRIDEE LLE HENRYTING 152 13 50 131
2996 BROADVIAY " BROADWAY i EWOOD CORPRATION  GEQRGE HUANG 156 12 51 123
200 NAGLE AVERUE ONE NINE DEUCE ASSCCIATES LLC IASOH KORN 150 12 52 135
£20WEST 182 STREET G20WEST 182N STREET HEIGHTS ASSOCLLC  JORGE FINEDA 143 12 53 137
573 WEST 183 STREET  HE| STUDIOS CORP - HUGD JUAREZ 193 12 54 128
1933 AMSTERDAN AVENUE | 1853 AMSTERDAM AVEHDFC DOHNAREATHERS 14¢ 12 55 185
656 WWEST 178 STREET | 656 AEALTY CORP BASHKIM CELAI 145 12 56 147
3304VEST 228 STREET | CHAMP 228 CO EMANUEL BOLLA 154 12 57 152
65 VERMILYER AVENLE | HY HOLDING £O. ASSCC STEVEN OSTER 133 12 53 155
321 WADSWORTH AVENUE | WEST18314C BITASASSOUNI 132 12 53 157
GO0 WEST 167 STREET . FiRM ASSETEING OTWALDO RARANAL 132 12 ) 160
123 VERMILYEA AVENUE 123 VERMILYEA CORP  GERALD LIEBMATE 140 12 &1 363
111 WEST 225 STREET " CHAMP-IMARBLECOMPANY G E POLLACK - ENANUEL POLLACK 138 12 &2 170
725 WEST 172 STREET LS. ENTERPRISES INC | GECRGEHUANG 137 12 63 174
595 WEST 207 STREET . 585 WEST 207 ASSOCIATES LLC " GEORGEHUANG 127 12 4 175
4357 BROADWAY | STELLAR WEST 178 LLE . LAURENCE GLUCK 136 12 &s 178
552 WEST 156 STREET | 512 \WEST 155TH STREET HDFC | MARTAGOMEZ 136 13 86 180
1252 STNICHOLAS AVENUE 572 W 173RD STREET REALTY CORP  AVRAHAM DISHI 13 12 57 182
545 WEST 158 STREET | 545547 WEST 158 STASSOCIATESLTE CSWALDD RADANAL 135 12 &8 183
537 WEST 158 STREET | 158 MANAGEMENTLLE | DRVID HARAKIAN: 134 12 &% 188
549 WEST 163 STREET | 553w 163RD T HDFC YESENIAREYES 134 12 75 183
72104 AN STERDAM AVENUE TYUENFARFALTYCO ) CHUNG 133 2 71 139
535 WEST 162 STREET | SIWIEISTOWNERLLL . JOFL GOLDSTEIN 131 12 72 200
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People Get Better With Us

Good afternoon. | am Christina Mansfield from ICL {Institute for Community Living), a large behavioral
health treatment and housing provider. [ am the Senior Vice President for Transitional services including
shelters, children’s and family programs, and HIV services. | very much appreciate the opportunity to
testify before you today. I would iike to speak about the need for new funding of Supported Housing
programs for families—families that are headed by parents living with Severe Mental lliness.

Our State Office of Mental Health Supported Housing is predominantly funded for single adults. The very
fimited housing currently available for families headed by parents with Severe Mental lliness requires
that the head of household be literally homeless at the time of admission. There is no place in our
current housing for a family to receive extra support while remaining intact. The only options are for a
family to hit the rock-bottom of becoming homeless or involving ACS in order to qualify for housing
through those systems.

ICL operates Emerson-Davis, a 16 family Treatment Apartment program. These families must be literally
homeless with the parent having Severe Mental lliness upon admission to qualify. These families receive
intensive services from their Case Manager, including linkages to mental health treatment, school
support etc. We are extremely proud of the programming we provide. Emerson’s outcomes appear to
be significantly better than those identified in the literature — Since Ja nuary 1, 2009 Emerson has served
a total of 46 families. 96% of those served at Emerson remained intact and/or reunified on-site.

Most powerfully, success at Emerson appears to support success beyond the congregate site, Among
residents who exited the single-site program from January 2009 through 2014 (31):

. 92% (23 of 25) of residents who were discharged from the program intact have remained intact.

I would like to share one family’s story: a young woman struggling with bipolar disorder received State
Office of Mental Health Residential Treatment Facility services for several years as a teenager. When she
became an adult, she moved into an adult Community Residence operated by ICL. She is a motivated
and resilient young woman who worked hard to avail herseif of the service options available to her. At
the age of 19 she became pregnant and wanted to keep the baby. We worked with her to identify family
housing options and found there were none that offered the level of support this young family would
need. The only way to get her into housing given our current system was for her to go into a homeless
shelter upon the birth of her baby. Lucky for her, her mother was able to care for the baby for a few
weeks while her paperwork was processed through the system. Then she was admitted to our Emerson-
Davis Treatment Apartment Program. | am very pleased to say that the baby is almost 1 and he is a
beautiful, healthy, happy child, the young woman isa great mom, and this family has a bright future.
Without the support of staff and a 24/7 program helping her, the odds are not good that this family
would have been able to stay together, much less thrive.
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While there is no funding for family Supported Housing, we recognized the desperate need and created
49 apartments for families, using a modified version of individual supported housing. However, this is
not a financially sustainable model.

As apartment rental costs have continued to rise, the funding for SH apartments has not kept pace.
Currently we receive $15,043 per year to house and provide case management services for each client.
We do not receive any additional funding to support a family versus a single individual client. The
maximum rent we can pay for each 1 bedroom apt is $1215 and $1440 for a 2 bedroom apt. The only
way agencies such as ours have been able to manage financially is to rent 2 bedroom apartments and
have 2 paying consumers share them,

This is not an option for families. Thus we absorb the cost of the additional rent and case management
services for a family. We need to locate our family housing in neighborhoods that have full access to
physical and mental health services as well as excellent schools to serve our children.

My specific request of you today is funding for Family Supported Housing through the State Office of
Mental Health. The need is great. Ideally | would ask for 100 additional apartments to be funded.

Thank you.

Christina Mansfield, LCSW

Senior Vice President, Transitional services
ICL

125 Broad St 3" floor

New York, NY 10004

(212)385-3030 x10015

cmansfield@iclinc.net
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CATHOLIC COMMUNTTY RELATIONS COUNCIL

Testimony before the New York City Council:
“A First Look at the Mayor’s Affordable Housing Plan”
Joseph Rosenberg, Executive Director of the Catholic Community Relations Council
November 17, 2014

Good morning, Iam Joseph Rosenberg, the Executive Director of the Catholic Community Relations
Council (“CCRC”), a not for profit corporation established by the Archdiocese of New York and the
Diocese of Brooklyn in 2008 to represent the Church on Jocal legislative and policy matters before the
Mayoral Administration and the City Council. I'm pleased to be here today to testify in strong support of
the Mayor’s ten year, 200,000 unit housing plan.

We can all agree that our City remains desperately in need of affordable housing. The current crisis
threatens the basic human right to decent housing. We see the results in the displacement of families and
the explosion of the homeless population living on our streets. The Mayor’s Housing New York Plan
recognizes the challenges facing New York and creates an ambitious blueprint to help confront and
resolve these issues. Moreover, it also identifies and creates a solid strategy for fostering job growth and
revitalizing the economy of the City’s neighborhoods.

Providing assistance to the poorest and most vulnerable New Yorkers has long been a priority of the
Catholic Church. Consistent with that mission is the continuing focus on preserving and developing
affordable housing for the residents of our City. During the last several decades, the Archdiocese of New
York and the Diocese of Brooklyn through Catholic Charities, parishes and community based
organizations have developed and preserved thousands of housing units for the working poor, the elderly,
the homeless, and people with special needs. The Church’s history of providing housing has been a long
and successful one and the commitment to provide continuing relief remains strong.

. Housing developed by the Archdiocese of New York in the 1970°s and 1980°s was sponsored by local
parishes and community organizations and resulted in the construction of more than 1,500 affordable
housing units in the Lower East Side of Manhattan and the West Farms neighborhood of the Bronx. Over
the last two decades 1,700 housing units were constructed by the Highbridge Community Development
Corporation in the Bronx, a community based organization affiliated with the Archdiocese of New York.
Highbridge’s commitment continues to this day with the current construction of a 62 unit low income
project for the elderly on City owned land financed by HUD, New York State, New York City, the City
Council and the Bronx Borough President.

The development and preservation of low income housing remains a priority for the Archdiocese of New

York which through the Institute of Human Development (“IHD™), the housing affiliate of Catholic

. Charities, has leveraged over $300 million in government funding to rehabilitate and preserve more than
2,200 units of affordable housing in the Bronx, Manhattan and Staten Island over the last ten years.

The Diocese of Brooklyn has demonstrated an equally strong commitment. In Queens and Brooklyn,
Progress of Peoples Development Corporation (“POP”), the housing entity of Catholic Charities of the
Diocese of Brooklyn has completed more than 3,500 housing units since 1975. They have been the
largest developer and provider of federally financed Section 202 low income housing for seniors in New

York City.

80y Maiden Lane, 13% Floor
New York, New York 10038



In addition to constructing 2,300 units of low income housing for senior citizens in 25 developments,
POP has also developed 1,060 units of housing for low income families and over 400 units of supportive
housing for formerly homeless individuals in neighborhoods such as Fort Greene, Williamsburg, Ocean
Hill, Jamaica and Far Rockaway.

In 2013 POP celebrated the opening of 160 new affordable apartments for families in Ocean Hill and for -
seniors and the developmentally disabled in Howard Beach. POP’s most recent preservation initiative is
Caring Supported Housing, a 205 unit portfolio of supportive housing for the formerly homeless located
on three sites in Williamsburg, Prospect Heights and Bedford Stuyvesant. When construction is
completed, tenants will have an efficiency apartment with a kitchenette and a bath. In addition, POP is
adding 28 new apartments to the portfolio by converting underutilized space to apartments.

As you can see, the continuing focus on affordable housing remains a priority for the Church throughout
the 5 boroughs of our City. ' :

There are many obstacles to the development and preservation of affordable housing in New York City.
In order to facilitate new construction, we are pleased to see a commitment in the Mayor’s Housing Plan
to modify outdated parking requirements. We concur that these restrictions should be lifted to allow the
development of additional units on underused parking areas, especially those near public transportation.
Likewise we look forward to working with the City and the Council to identify and develop underused
publicly and privately owned sites adjacent to church owned lots. The assemblage of such properties is
certainly an opportunity to maximize the development of affordable housing. We also urge that the City
provide forgivable pre-development loans to foster the demolition of obsolete existing structures on
Church owned sites. Such a program would help spur new construction instead of exhausting scarce
existing funds for costly site preparation and demolition.

Both the Archdiocese of New York and the Diocese of Brooklyn strongly support the Mayor’s call for
continuing and expanding the NY/NY program, a very successful joint State/City initiative which has
financed the development and operation of thousands of supportive housing units since the 1990°s.

In closing, we are pleased that the Mayor has made the preservation and construction of 200,000
affordable housing units one of his major priorities. We look forward to working with the Mayoral
Administration and the City Council as partners on this far reaching and absolutely essential Housing
Plan.

Thank you.
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Good morning. My name is Harvey Epstein and I am the Associate Director of the
Urban Justice Center, as well as the Director of UJC’s Community Development Project.
CDP commends the Administration for its ambitious housing plan, and for its focus on
both preserving and increasing the number of affordable units in the city. At the same
time, we have concerns about how the plan will be implemented and how it will impact
this city. We urge the Administration to increase its commitment to protecting the rights
of rent-regulated tenants, to carefully weave new units into the fabric of the communities
that will receive them, and to ensure that newly déveloped housing is affordable to those
who need it most. '

The Community Development Project formed in September 2001 to strengthen the
impact of grassroots organizations in New York City’s low-income and other excluded
communities by winning legal cases, publishing community-driven research reports,
assisting with the formation of new organizations, and providing technical and
transactional assistance in support of their work towards social justice. Qur work is
informed by the belief that real and lasting change in low-income, urban neighborhoods
is often rooted in the empowerment of grassroots, community institutions. For more than
10 years, CDP has offered legal services and support on housing issues to community
non-profits, groups, and individuals in low-income NYC neighborhoods.

We applaud the Mayor’s new plan, particularly because it departs from the prior
Administration and prioritizes both preserving the existing affordable housing stock and
constructing new affordable units. Preserving affordable housing is a crucial part of
ensuring that the city retains the working- and middle-class residents that form the
backbone of the city’s economy. We ask the Administration to work closely with
advocates, attorneys, and community members in devising real plans to preserve the
existing stock and to provide the resources needed to stop the loss of affordable
apartments.

The Administration’s plan emphasizes the need to protect rent-regulated tenants more
aggressively, a goal that CDP fully supports. CDP is a member of Stabilizing NYC, a
coalition of grassroots, community-based organizations that seeks to preserve the existing
rent stabilized housing stock by holding predatory equity landlords accountable. All too
often, investment companies purchase buildings for exorbitant sums that can only be



recouped if rent-regulated tenants are pushed out. On a daily basis, through their
organizing efforts our community partners witness the loss of affordable, rent stabilized
housing. Through CDP’s litigation efforts in support of our community partners, we
strive to harness existing law to halt to loss of affordable housing at the hands of
aggressive investment companies that do not respect the rights of their tenants and will do
anything to meet their bottom line. Whether by hiring thugs known as “relocation
specialists” to harass tenants, creating health and safety hazards by illegal and dangerous
construction in occupied buildings, using illegal fees and Major Capital Improvements to
nickel] and dime tenants, or withholding repairs and essential services, unscrupulous
investors can make tenants’ lives unbearable.

Units are lost every day because tenants can’t withstand the pressure. Stabilizing NYC is
working to educate tenants about their rights and defend tenants from landlords’ unlawful
pressure tactics. By focusing on predatory equity landlords with units in multiple
boroughs, we are helping to build a movement to defend tenants from exploitation and
displacement. Thus, we fully support the Mayor’s initiatives to strengthen the
enforcement of the Housing Maintenance Code, improve the way IIRA works, and
impose a rent freeze for rent stabilized units.

However, we ask the Mayor to go a few steps further. First, the scales of justice are
woefully uneven when it comes to Housing Court—the most powerful available to
predatory equity landlord’s hoping to secure a vacant unit. While approximately 95% of
landlords have attorneys, between only 1% and 5% of tenants are represented, and
landlords’ attorneys use every opportunity to exploit tenants’ relative ignorance about the
legal system. Even when a tenant is reasonably knowledgeable about the law, the time
and energy it takes to appear in court all day, once a month, every month over the course
of years can wear out even the most resolute tenant. Therefore, we ask that this
Administration support NYC Tenants’ Right to Council to ensure that every income-
eligible tenant in NYC has an attorney in court. Second, we ask the mayor to go beyond
‘endorsing a 0% rent increase and to instead support a rent rollback for rent-regulated
tenants. Lastly, the Administration must increase DOB’s capacity to enforce the law -
against unscrupulous landlords who use invasive and unsafe construction practices to
create health hazards for tenants and push them out of their homes. Tenants who report
violations to the DOB should be able to rely on DOB inspectors to come investigate and
resolve problems quickly, and the DOB should be more rigorous in enforcing penalties
against landlords who fail to maintain safe, livable conditions for tenants.

We also fully support the Mayor’s plan to preserve New York City’s other major source
of affordable housing: public housing. We commend the Mayor for his initiative in
suspending NYCHA'’s payment to the NYPD and instead dedicating these funds to much-
needed repairs and improvements in public housing. We ask that the mayor make this a
permanent policy, as part of a broader commitment to spending more money for capital
improvements and repairs in aging NYCHA buildings; every New Yorker deserves to
live in a home in good condition. We further urge the Administration to tread very
carefully with regard to any proposals to develop new housing on NYCHA grounds as a
way of subsidizing budgetary shortfalls. While we acknowledge that the city needs to



think creatively about new funding streams to improve NYCHA buildings, we are
concerned about any plans that would result in loss of amenities and public space for
NYCHA residents. Development plans should not change the fabric of these historic
affordable housing communities without real and meaningful input and visioning from
advocates and especially the residents themselves.

This same sensitivity to the needs of longtime residents should guide the Mayor’s plan
for new development. Increasing development in this city while “fostering diverse and
livable neighborhoods™ will require increasing density. However, any plan for building
new units should be carried out with an emphasis on quality, not just quantity. In the
context of affordable housing, this means that units must be truly affordable to those who
need them most, inclusionary zoning should be mandatory throughout the New York
City, and the city must make sure it gets its money’s worth when it extends subsidies to
developers to create affordable units.

CDP is part of a coalition that is working to reform the 421(a) tax subsidy and
inclusionary zoning programs to better achieve these goals. First, the city should create
an inclusionary zoning program that makes the development of affordable housing the
cost of doing business anywhere in the city—not only in neighborhoods where
developers are seeking upzonings. Second, the mandatory inclusionary zoning (MIZ)
program must be reformed to require developers to build units for people in greater need—
those whose incomes are 30-50% of the Area Median Income (AMI). In its current form,
the program permits developers to receive density bonuses for developing “affordable”
housing that will be unaffordable to any of the low-income residents who have long lived
in the neighborhood. Requiring deeper levels of affordability will close this gap, helping
to ensure that low-income people are not displaced by the very projects designed to
protect them. At the same time, making the AMI requirements for the MIZ program
different and lower than those for the 421(a) program will help ensure truly mixed-
income neighborhoods. Finally, developers should not be allowed to “double dip”
through the MIZ and 421(a) programs. At present, developers may receive both a tax
abatement and a density bonus for a single set of affordable units. This practice
undermines the goal of creating more affordable housing, and the city should demand
more of a return on the incentives it extends to developers. Through all of these reforms,
the city can ensure that each new development represents true opportunity for low-
income New Yorkers.

CDP supports the Administration’s ambitious goal for the preservation and development
of new affordable units, and we urge the Administration to look to communities for
creative solutions to the challenges ahead. One such solution is being offered by a
coalition lead by CHHAYA CDC in Queens, of which CDP is a part. The campaign,
Basement Apartments Safe for Everyone (BASE), seeks to legalize existing units that
have some square footage below street level. The campaign arose out of the coalition’s
recognition that throughout the city, home-owners—especially those at risk of
foreclosure—often rent out illegal basement dwelling units to tenants. These units make up
a significant source of affordable housing in New York City, especially for working class
immigrants, but because such units fall outside the legal housing market, tenants have



few rights and it is difficult to ensure that the units are adequately maintained.
Legalization and regulation of these units would preserve and improve upon a valuable
“underground” housing stock without dramatically increasing density in a neighborhood.
This policy would also stabilize communities, helping homeowners increase their
legitimate income and avoid mortgage foreclosures while providing important protections
to tenants currently living in these affordable units.

Once again, thank you for the opportunity to testify.
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Re:  Testimony for the Oversight Hearing on “Building Homes Preserving
Communities: A First Look at the Mayor’s Affordable Housing Program
“ Held Jointly by the Committees on Housing and Buildings, Community
Development, and Land Use (T2014 — 1268)

Dear Chairperson Williams,

My name is Belina Anderson. I am the President of the Cathedral Gardens Condominium
residential board of managers. Cathedral Gardens Condominium was an affordable housing
project developed under the auspices of the NYC Housing Preservation and Development agency
(“HPD”).

Speaking on behalf of the resident unit owners of Cathedral Gardens, we urge the City
Council to stop affordable housing from becoming “lemon housing.”

Too often, the fruit of affordable housing programs are “lemons” - shoddy
construction. The low and middle-income home owners the City intends to help are, instead,
saddled with buildings that have major structural defects that cost staggering amounts of money
to repair -~ sometimes millions of dollars to repair.

Instead of the intended beneficiaries of affordable housing programs being helped, they
become casualties of these programs. The limited spare time and resources of volunteer
condominium boards are strained by managing major building problems. Homeowners also may
have problems getting home equity loans, refinancing their mortgages and/or selling their
apartments, because their properties are burdened with these issues.

Their homes are often the most valuable asset they have and they struggle to maintain its
value. But they have little recourse to recover their damages for construction defects, except for
costly, time consnming lawsuits against the developers who are shielded from Hliability by using
shell companies.

In short, developers awarded affordable housing projects purchase City-owned land below
market value, receive subsidized financing, use low quality materials and unskilled labor, cut
every corner possible, build in haste, sell the units, pocket the profits, then walk away and don’t
look back at buildings that can’t even keep out the rain.

This cannot be a business model that gets the City’s blessing — or taxpayer money.

What can the City Council do? Insist that HPD enforce the contracts between HPD and
developers. We urge HPD take a “look back” — a hard “look back” - at the performance of
developers. HPD should do a post-completion evaluation of the quality of construction before



unit owners take occupancy. In addition, because construction defects may be latent, meaning
they do not become apparent for years, post-construction evaluations should also take place two
and four years after construction. These evaluations should be used to keep prevent poor
performing developers from being eligible for new projects.

What should HPD do if a developer builds a defective building? HPD sells the land to
developers pursuant to land disposition agreements that include project requirements.
Developers also receive loans with compliance requirements. HPD should enforce those
contracts against developers that breach those contracts. In addition, HPD should enforce
the regulations that exist to ensure regarding developers’ qualifications and integrity. If such
legislation is needed, please pass it.

It’s simple. The City’s message to developers should be: Build it right or get out of the
affordable housing business.

It’s not just HPD that should rate developers, by the way. Other entities within the
affordable housing community should coordinate their performance evaluations. The NYC
Lower Economic Development Corporation, the Community Preservation Corporation and other
lenders in the affordable housing community should all be committed to working together to use
only developers with good track records.

We present Cathedral Gardens Condominium as a good example to consider when
evaluating affordable housing policy. Cathedral Gardens was a project developed under the
auspices of HPD as part of the Cornerstone Program.

HPD awarded Cathedral Gardens Condominium project to Artimus Construction,
Inc. HPD sold City-owned land to Artimus, which received a construction loan from the
Community Preservation Corporation. HPD also provided Artimus a subsidy of $665,000 by
means of an enforcement mortgage that HPD agreed to forgive if Artimus complied with the
terms of the Cornerstone Subsidy Agreement. (A pause here to state that, despite FOIL requests,
HPD has provided a copy of this Cornerstone Subsidy Agreement, even though HPD has
released that mortgage.)

Cathedral Gardens Condominivm showed symptoms of structural defects after the unit
owners took occupancy in 2006. The unit owners sought assistance from HPD, but HPD has not
taken any enforcement action against Artimus that has resulted in monetary relief to the owners.

In order to have any hope of recovery for damages, the unit owners were compelled to file
a lawsuit against Artimus alleging breach of contract based on the construction defects. Why
hasn’t HPD sought to enforce ITS contracts with Artimus — the Land Disposition
Agreement and the Cornerstone Subsidy Agreement? HPD has left the unit owners to go it
alone in the lawsnit, which has been pending for closing to six years. In the meantime, Artimus
continues to be awarded new projects, including, recently, a project at Frederick Douglass Circle

on 110" Street awarded by the NYC Economic Development Corporation.

ctfully submi
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HOUSING JUSTICE:
New Yorkers Should Have a Right to Counsel in Eviction Proceedings

New Yorkers do not now have a right to counsel in eviction proceedings.
More than 90% of the landlords who bring eviction procéedings are represented by lawyers.
More than 90% of the tenants who face losing their homes in eviction cases are forced to represent
- themselves because they cannot afford or obtain counsel.

The stakes are high in eviction cases. Not only do tenants face losing their homes, in a tight housing
market with less and less affordable housing they face the likelihood that they will become homeless.

Eviction cases are complicated, move fast and are highly technical; it is very difficult, if not
impossible, to defend an eviction case without a lawyer.

In all jurisdictions nationwide, a right to counsel has been established for criminal defendants.

In most jurisdictions, including in New York City, people faced with the loss of custody of their
children are entitled to appointment of counsel.

However, no jurisdiction to date has established a right to counsel for people faced with eviction.

B The New York City Council is considering legislation that would make New York City the first
jurisdiction in the country to establish a right to counsel for tenants who face eviction.

Aright to counsel in eviction cases will provide equal justice.

New Yorkers have rights under federal, state and city laws that require landlords to provide decent,
habitable homes, that limit rent increases, that outlaw housing discrimination and that provide rent
subsidies for low-income tenants,

New Yorkers also have rights that require landlords to go to court, provide written notices and
comply with certain procedures before they can evict.

‘When they are heard in court, eviction cases are treated like other court proceedings with specific
technical rules about testifying, presenting evidence and making motions.

Tenants who are forced to defend themselves are mostly unaware of their rights or how to assert
those rights; they often default and often agree to unfair settlements because they negotiate on their
own against lawyers who are familiar with the court and the law.

Landlords are aware of the unbalanced nature of the housing court. They often initiate legal
proceedings knowing that low-income tenants will probably not be able to afford counsel.

Studies show that when tenants are represented by counsel, they are able to protect their homes and
effectively assert their rights around housing conditions, rent, and discrimination.

The constitution guarantees due process of law to protect individual liberty and property interests.
As a matter of procedural due process, a tenant should not have to defend a legal proceeding that
could result in the loss of his or her home without a right to counsel.

= The constitution also guarantees equal protection of the law, which requires states to apply the law
equally and not discriminate against people or groups of people. Low-income people who face
eviction, most of whom are people of color in New York City, are denied equal protection when they
are denied a right to counsel in eviction cases.

Evictions are devastating for low-income tenants.

Nearly 30,000 families were evicted in New York City last year; this is more than a 20 percent rise in
the past decade.
Two-thirds of evicted households have.annual incomes of $25,000 or less.
Two-thirds of evicted households live with children under 18 years of age.
Tenants facing eviction face the threat of a disrupted life and displacement from their homes, and
further, the likelihood that they will be unable to find alternative or affordable housing and become
homeless.
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Surveys of homeless families have identified eviction as an immediate, triggering cause of
homelessness for thirty-seven percent of those admitted to the New York City shelter system.
Additional causes include doubled-up or severely overcrowded housing, often as a result of prior
evictions.
The majority of these individuals did not have an attorney during their housing court proceedings.

Tn New York City, a city of 8.4 million people, approximately one in every 152 individuals is
homeless.

Homelessness in New York City has recently reached the highest rates since the Great Depression of
the 1930s. :

In September 2014, there were an all-time record 58,056 homeless people, including 13,922 homeless
families with 24,631 homeless children, sleeping in the New York City municipal shelter system each
night.
At least 3,200 homeless individuals also sleep on the streets and subways each night.

The current number of homeless New Yorkers is 87 percent higher than it was in January 2002, when
former Mayor Bloomberg took office.

Even if an evicted low-income family does not become homeless, they face higher rents, disruption
in their children’s education, displacement from their communities and other traumatic consequences.

A right to counsel in eviction proceedings will save the city money.

Money spent on legal representation to prevent eviction would reduce annual shelter costs.

Keeping families in their homes and avoiding homelessness will also avert long term costs associated
with homelessness in health, education, employment and other areas.

Each bed in a New York City municipal shelter costs $36,000 per year.

Developing a single affordable housing unit costs over $250,000.

The price of full legal representation in Housing Court is estimated at $1,600 to $3,200 per case.
When households are evicted from rent-regulated units, landlords often exploit loopholes in the
system to permanently raise the rent to market-rate for future tenants, thereby diminishing the number
of affordable housing units and exacerbating the shortage of affordable housing.

When tenants keep their homes in existing affordable housing units, they don’t add to the growing

- demand for affordable housing.

Why now?

With eviction and homelessness rates steadily rising, this is a critical issue in New York City right
now,

Elected City Council officials have introduced legislation that would provide legal counsel to low-
income tenants facing eviction.

The Mayor has made affordable housing and economic equity central themes of his administration.
Elected officials, community activists, academics, legal service providers, bar associations, public
policy experts and others have all come together to advocate for the establishment of this important

right,

Let’s make history! With your help, New York City will become the first
jurisdiction in the country to establish this critical right to counsel.
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Good morning Chairs Jumaane D. Williams, Maria Del Carmen Arroyo, David G,
Greenfield and distinguished committee members.

My name is Elliot Hecht. | am a Business Representative of Local Union #3
International Brotherhood of Electrical Workers (.LB.E.W.). Local #3is a 28,000
member Local Union in our city.

| am here this morning to voice support for Mayor de Blasio's affordable Housing
Plan. The creation of 200,000 affordable housing units of which 80,000 will be
new construction over the next ten years is a bold plan that if executed correctly
would not only help alleviate the City's housing crisis but also ensure that the
workers who build these units have better standards and working conditions.
Moving forward this will help serve the needs of all New Yorkers. This effort will
create needed construction jobs and business opportunities.

The elected officials of New York City, for some years now have made excellent
decisions to help improve the quality of life of its residents.

New York City is a world class city. The greatest City in the world and yet we fall
short in the demand for affordable housing.

We members of Local 3 of the I.B.E.W. are proud of our contributions to our city.
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We have been part of every notable building and construction project in this city.
Affordable Housing is and continues to be one of those very important aspects in
the building of our great city.

Local 3 provides an excellent training program for our members. That training
program continues throughout their career. We welcome the opportunity to
contribute our talents, skills and respect for this bold initiative.

It will give us the opportunity to provide members of the community with
opportunities to develop training skills that will lead to good paying careers.

The "Tale of Two Cities" should not include the construction of affordable housing
as one of its chapters. These construction jobs established for the creation of
affordable housing need to have access to training and decent wages and
benefits, therefore lift up not tear down the standards of living for those who
continue building and serving our city.

| thank you for this opportunity to express our ideas with regard to Mayor de

~ Blasio's plan for creating "Affordable Housing" in our city.



Good morning (afternoon). My name is Maritza Silva-Farrell and | am testifying today on
behalf of the Real Affordability for All (RAFA) coalition — the largest affordable housing
coalition in the city, comprised of more than 50 housing organizations.

( would like to thank the committee for the opportunity to testify this morning on an
issue that has been and will continue to be a crisis for this city. The Real Affordability for
All coalition is fighting to strengthen the city’s housing strategies that will make a
marked impact in four key policy areas: new development; preservation of the existing
affordable housing stock; housing homeless and preventing homelessness; and public
housing.

Frankly, in all four of these categories, describing the current situation as a crisis is not
an adequate portrayal of just how deep and expansive the problems are that we face.
Luxury developments continue to blanket Manhattan and are increasingly part of the
outer-boroughs landscape. Landlords harass tenants with near-impunity to force people
out and hike the rents up. Both the development and lack of preservation for and
protection of current tenants has led to mass displacement in several neighborhoods
across the city.

Meanwhile, it seems like we have a new record number of homeless families on a
weekly basis, and the public housing stock is perpetually underfunded and in disrepair.

These problems did not develop overnight. They are the result of policies that are in
some cases decades old. But they do show the need for bold action that radically
departs from many of the decisions made by the preceding administrations.

While there are many aspects of Mayor de Blasio’s plan that are encouraging — for
example his commitment to build or preserve 200,000 homes while offering deeper
affordability than his predecessor — more must be done to protect the lowest income
New Yorkers. These are working families who are the most at risk of becoming homeless
or financially strapped while often doubling up in overcrowded and unsafe apartments.

Unfortunately, the city’s attempts to address the housing crisis in the first 10 months of
2014 have proven inadequate, at best. The recent approval of the Astoria Cove
development by the City Council’s Land Use Committee is a great example of this.

While on the surface this project may appear to be a departure from Bloomberg-era
development policies, only five percent of the housing that is being built will be
affordable to the majority of Astoria residents.

Even worse, the city and developers have left open the possibility that after a new 421a
policy is agreed to in Albany, the development may be subject to the 421a tax break. If
that indeed is the case ~and | have never met a developer that has turned down a tax



subsidy — the only affordable housing that the city will have extracted from the
developer as a result of the zoning change will be 5% of the units at 125% of AMI.

Just to clarify, if the developer receives the 421a subsidy, which the city has left the
door open to, the city will have changed the zoning so the developer can build 1,700
more units on the site than is currently allowed. And in return for this windfall for the
developer, the residents of New York City will receive 85 housing units for families
making more than $100,000 a year. And that’s it. If the 421a tax exemption program
stays exactly as currently underwritten the developer may choose to move the 15% set
aside at 80% AMI to 60% AMI and get the full tax exemption.

Not only is this wildly insufficient to meet the actual needs of New Yorkers, it sends a
message to developers that if you speculate, the City will reward you. This is concerning,
especially as the city looks to develop in traditionally low-income neighborhoods like
East New York, Jamaica, and the South Bronx where the median incomes are even
lower; much closer to 30% of the NYC median income.

If the City is unable to change the terms of negotiations with developers so we are
developing in a radically new way — like the 50/50 model RAFA has been advocating for
— perhaps it is time to reevaluate the relative positive and negative consequences of
development using a private sector model. If Astoria Cove sets the bar in terms of
number of affordable units and depth of affordability; inclusionary zoning is a building
program that will lead to massive gentrification and displacement and will come
nowhere near to building for hard working, low wage earning new Yorkers.

If we are going to build new prajects in places like East New York and the Bronx, we
need to try bold hew preservation strategies, or we will lose more affordable housing
than we gain.

Nothing should be off the table as we try to save the housing we currently have, and
protect tenants who are living in horrid conditions with landlords whose only priority is
to force them out. We need an aggressive violation enforcement program with teeth
that moves more buildings into third party transfer to get properties out of the hands of
bad landlords.

We should also examine moratorium on tax lien sales and should move those properties
into an affordability program and an aggressive tax policy on land to stop speculation.

Additionally, we must pressure Albany to end the devastating practice of deregulation
this year, so we protect the largest source of affordable housing in New York — rent
stabilized buildings. This will be a major priority of many member organizations of the
RAFA coalition, along with increasing funding for NYCHA so repairs can be done more
timely and thoroughly.



Finally, as record homelessness continues to be a black mark on this city, we must be
very careful in our new unit building strategy. Low income working families need a
place to live. They need programs {sticks and carrots) that keep them housed at rent
levels they can afford. They too deserve to live in safe, decent affordable housing.

There is no doubt that much of this crisis can be attributed to policies of previous
administrations, but we must look at the needs of our city and boldly and creatively
devise strategies that address these needs and begin to reduce homelessness as well as
increase housing for households making less than 30% of median ($24,000/year).

The NYCHA plan must be incorporated into the Mayor’s Plan. At NYCHA, vacant
apartments can be made available in great numbers to formerly homeless and
hardworking low wage earners. Repairs can be made so vacant apartments are turned
over and available in a realistic timeframe. Affordable housing development options
must be carefully considered as NYCHA's primary resource of free land should be held
onto as an ever extinct resource that the city cannot give away — ever. -

| would again like to thank the committee for the opportunity to testify. We look
forward to working together in the coming years to take the kind of dramatic action
needed to keep New York affordabtle for the working class low- and moderate-income
families who call it home.
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On behalf of the board and membership of VOCAL-NY, | would like to thank the City Council’s Committee on
Housing and Buildings and the Committee on Community Development and Land Use for this opportunity to

testify on the Mayor’s proposed affordable housing plan.

VOCAL is a statewide membership organization dedicated to ending the AIDS epidemic, ending the war on
drugs and ending mass incarceration. We are the conveners of the NY AIDS Housing Network and have over 15
years experience working on housing and homelessness advocacy. VOCAL is a member of the Real

Affordability for All Coalition.

According to the National Low Income Housing Coalition, the average New Yorkers earning minimum wage
needs to hold 3.1 jobs in order to be able to afford a 2 bedroom apartment.’ We need an affordable housing

plan that alleviates this burden.

VOCAL is deeply concerned about the skyrocketing rates of homelessness in NYC. Any plan that calls itself
affordable, needs to do something about this and make it a cornerstone of the plan. The Tale of Two Cities is
just becoming more apparent and, unfortunately, there is little that this plan seems to do to unify us in a City

of Compassion.

The Mayor’s plan should address homelessness through the following recommendations:

! National Low Income Housing Coalition, Out of Reach, 2014. http://nlihc.org/oor/2014



o Be as good as Mayor Koch's plan and dedicate 10% of the housing units constructed to homeless
individuals and families;

o Create areserve fund that serves as a Safety Net for excessively rent-burdened tenants;

o Expand enhanced the enhanced rental assistance benefit currently available to NYers living with AIDS,
to NYers living with HIV. This will reduce the nightly shelter census by 1000 people every night and will
provide enough rental assistance for 10,000 New Yorkers to actually be able to rent an apartment;

o Resume priority referrals of at least 2,500 homeless households per year to the NYCHA public housing
waiting list;

o Resume referrals of homeless households to Section 8 voucher waiting lists, such that homeless
households can obtain at least one of every three available vouchers;

o Reinstate the NYCHA waiting list priority status previously granted to homeless applicants for both the

public housing and Section 8 voucher programs.

We understand that many of these recommendations are not covered in the plan, but we feel strongly that
any affordable housing plan needs to address NYCHA, HPD and HRA.

VOCAL believes that a 50/50 model as the best way to maximize real affordability in new housing
developments. The administration should adopt this model to ensure it achieves its commitment to
affordability. Recent developments such as Astoria Cove illustrate that this plan is unable to achieve more

affordability than under the Bloomberg 80/20 modeli.

VOCAL helieves that the 421-a program is a subsidy program for the wealthiest New Yorkers, causing rents to
rise and making more neighborhoods unaffordable. There are loopholes available to developers outside of
Manhattan or who choose a 15-yéar abatement. Those ioopholes must be closed. It is our feeling that the 421-

a program should be abandoned.

The Mayor’s housing plan should create revenue streams to finance more affordable housing, such as a:
- Flip Tax generating between $100 and 5150 miilion per year.

- Non-Occupancy Tax

- Property Tax Overhaul

- Water and Sewer Tax Reform

- Density Bonuses



With NYC rent laws expiring in June 2015, we need to strengthen protections for the 1 million rent-regulated
units and approximately 2.5 million tenants. The city has lost hundreds of thousands of apartments to
deregulation in the last decade. The Mayor’s plan must do something to address this incredible loss of
affordable housing. The Mayor and the Council make the explicit call for the repeal of deregulation and the

closing of the loopholes in the rent laws.

Finally, the housing plan has to be a partnership between the administration, community advocates and the
building trades to ensure quality construction careers for New York City residents. The jobs created by this
plan should pay family supporting wages, provide quality healthcare, retirement benefits and adequate safety
training. The plan is a good starter, but it has a leng way to go before we can say that NYC is making an

investment in affordable housing.

Thank you for this opportunity to testify.
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Good afternoon: Thank you to Chairman Williams and to the Housing and Buildings Committee
members for the opportunity to testify today.

My name is Katie Goldstein and I am the Executive Director of New York State Tenants & Neighbors
Information Service and New York State Tenants & Neighbors Coalition, two affiliate organizations that
share a commmon mission: to build a powerful and unified statewide organization that empowers and
educates tenants; to preserve affordable housing, livable neighborhoods, and diverse communities; and
to strengthen tenant protections. The Information Service organizes tenants in at-risk rent regulated and
subsidized buildings to help them preserve their homes as affordable housing, and organizes
administrative reform campaigns. The Coalition is a 501c4 membership organization that does legislative
organizing to address the underlying causes of loss of affordability. Our membership organization has
over 3,000 dues-paying members.

Tenants & Neighbors organizes in rent-regulated, Mitchell-Lama, and project-based Section 8
developments citywide. In the buildings where we organize, the story is the same. Low and moderate
income tenants in New York City are regularly experiencing the pressures of displacement as rents go up,
as affordable housing is developed for income brackets that they don’t qualify for, and as affordable
housing units continue to be lost.

The election of Mayor de Blasio and new Councilmembers ushered in a mandate to challenge inequality
in New York City. The key mechanisms for challenging inequality are a pro-active, preservationist
affordable housing policy, and partnership with the tenant movement to protect low and moderate

income tenants.

In June 2015, New York City’s and the suburban counties’ rent laws that cover approximately 1 million
rent-regulated units and approximately 2.5 million tenants will expire. Rent-regulation is the largest
source of affordable housing for low- and moderate-income tenants, and is mostly concentrated in
rapidly genirifying communities that are historically communities of color. The city has lost hundreds of
thousands of apartments to deregulation in the last decade. Weak rent laws have led to a fertile
environment for housing speculation and a harassment crisis in many communities because there are
such enormous financial incentives to get long-term rent regulated tenants out of their homes. We are in
support of the Mayor’s plan calling for the preservation of 120,000 affordable units. If deregulation were
repealed, that would be the immediate no-cost preservation of approximately one million units. If
loopholes such as the vacancy bonus, preferential rents, Major Capital Improvements, and Individual
Apartment Improvement increases along with deregulation are addressed, the rent regulated housing
stock can remain affordable for millions of tenants for many years to come.

236 West 27th Street 4th Floor New York, NY 10001-5806 p: 212 608-4320
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administration to re-capture lost units of affordable subsidized housing, either through Axticle XI
conversions or through project-basing tenant protection vouchers to create a permanently affordable
resource of affordable housing,.

To that end, as part of our work to find innovative solutions to the affordable housing crisis, we are
leaders of the United for Homes campaign in an effort to secure a funding stream for the National
Housing Trust Fund. The campaign’s unified mission is to combat the national shortage of affordable
housing - an issue we all grapple with daily here in New York City as rents continue to skyrocket,
displacing more and more families every month — by providing a permanent funding stream for the
National Housing Trust Fund with revenues raised from modifications to the mortgage interest
deduction. We encourage the City Council and Mayoral administration to show support for the federal
campaign to create a permanent source of funding for extremely low income tenants.

Tenants & Neighbors” primary emphasis is on the preservation of existing affordable housing, but as
members of the Real Affordability for All Campaign, we also support new construction at the 50%
affordability level that are affordable for low and moderate income tenants. We also see that new
development could potentially raise rents in neighborhoods, so we encourage an aggressive stance on
strengthening rent protections shown through the administration working closely with.the tenant

movement to repeal deregulation, ensuring that neighborhoods receive much needed affordable housing

and that tenants are continuing to be protected.

Thank you very much for the opportunity to testify today.

236 West 27th Street 4th Floor NewYork, NY 10001-5906 p: 212 608-4320
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Good afternoon.

I am Matthew Chachere, a staff attorney with Northern Manhattan Improvement
Corporation. Iappreciate the committee’s invitation to me to give testimony on the Mayor’s
Housing Plan. Ihave brought some of our clients along with me.

NMIC is a multi-service non-profit agency that has served the upper Manhattan -
community for 35 years. A key focus of our work is assisting tenants in keeping affordable and
habitable housing, which is under sustained attack in our communities.

As the Mayor’s plan points out (at page 22), the number of units subject to the protections
of rent regulation is plummeting, and the plan as well points out a number of reasons for this,
including deregulation via high rent vacancy decontrol, and the failure of property owners to
repair and maintain their buildings (see page 54). In my view, a significant reason for the loss of
housing through these factors is the failure of government to utilize and enforce the existing
laws, to the detriment of tenants and the City as a whole.

It is our experience at NMIC that overcharging of tenants has become the norm in upper
Manhattan. Indeed, I note that while Alma Realty’s Astoria Cove project has received much
attention as a possible model for creating new affordable housing, we at NMIC are at this very
moment in the middle litigation concerning rent overcharges of tenants in a large apartment
building in Washington Heights managed by Alma Realty, where the tenants as well have had no
gas service since May. Other landlords engage in fraudulent schemes to completely remove
apartments from rent regulation, either via falsely claiming to have “renovated” apartments that
actually remain in horrific condition, or giving unsophisticated tenants leases that claim “legal
regulated rents” at or above the high rent vacancy limit, but hulling them into signing by giving
them so-called “preferential” rents that are far less onerous at first — until a few years later, when
the owners now declare them unregulated and beyond the 4 year statute of limitations for
challenge. For every one of these schemes we manage to catch through our case intake,
countless more go unchallenged. While this unfortunately remains largely the province of the
State to police via DHCR, the City should be pressing the Governor and the Commissioner of

the filing of fraudulent instruments by cheating landlords might make others a little more reticent
to engage in such schemes.

The Mayor’s plan does call (at page 79) for the “better use of subsidized housing
resources.” One way the City could do this would be to put in place mechanisms to prevent
Section 8 funds from being used to pay illegal rents to private landlords; we’ve seen a fair
amount of this in Northern Manhattan, and although I’ve brought this problem to the attention of
NYCHA and elected officials in the past, I’ve yet to see any change.

76 Wadsworth Avenue New York, NY 10033
TEL: (212) 822-8300 FAX: (212) 928-4180



However, housing code enforcement is very much within the purview of the
Administration and its agencies, and with respect to housing, I regret to say that [ have not seen a
change from the previous administration. - And while I have been following the proposals in the
Council to increase fines and penalties against landlords who fail to repair or maintain their
buildings, I can say — from my own experience over the many years that I worked in this field —
that if the City remains unwilling to actively seek to impose those fines, and as well seek to
collect them, those reforms will remain almost meaningless, despite their best intentions. As
you know, Housing Maintenance Code fines are generally not actually imposed unless an action
is brought in the HP part of Housing Court, and even there, in my experience HPD usually settles
those cases for a small fraction of the potential fines. Thus, the threat of increased fines in the
various proposals o protect tenants may have little consequence, I'm afraid — unless there is a
real change in the enforcement policies.

I'd like to illustrate this by discussing briefly the circumstances that befell my clients at
520 West 183" Street, a 48 unit, mostly rent regulated, apartment building in Manhattan. Their
travails have been the subject of several news articles over the years, which I am submitting to
the committee.

Inthe fall of 2012 the building's landlord began a gut rehab of two vacant apartments on
the ground floor, without bothering to file plans. or obtain the required construction permits. As
the City inspectors later found, in the course of that work the "removal or partitions and ceiling
allowed the floor structure above to give way," resulting on October 19, 2012, in the collapse of
the apartments on the three floors directly above, where my clients lived.

The Buildings Department and HPD immediately responded by issuing partial vacate
orders affecting the families in three apartments, and the City promised them fast action. Indeed,
while the HPD vacate order directed that the Landlords repair the conditions by November 7,
2012, that Order also said that "unless the ... conditions are removed by November 7, 2012" the
City could elect to correct the conditions itself and obtain a lien for the costs of executing the
repairs. Alas, that never happened, indeed, essentially nothing has happened, and these displaced
families remain out of their homes, and until this week were in homeless shelters. The
consequences to their lives have been devastating.

Notwithstanding the complete lack of compliance concerning these serious violations and
the displacement of the tenants and their families all this time, the City apparently took no action
to force compliance until nearly a year later, when HPD commenced an "HP" case in Housing
Court in August, 2013. And that case merely sought a Court order directing the landlord to fix
the building — which, of course, HPD and DoB had already administratively ordered the landlord
to do. Inexplicably the City failed to seek in its petition the imposition of the ongoing statutory
penalties, which amounted to $1.415 per day of noncomphance ‘The tenants, represented by my

office, had to bring a separate case to seek the imposition of the statutory penalties against the

" Landlord which the City failed to seek.

I point out that the Mayor’s plan, at page 54, notes that the City can do the repairs of
dangerous conditions itself when landlords fail to do so, and leverage the resultant liens as a tool
to press for responsible new ownership. But as reported by Juan Gonzalez' in a full page Daily
News story over a year ago, although the City had failed to seek fines against the landlord that by
then could have reached $500,000, it also refused to fix the building and bill the landlord because
it "would entail the expenditure of an enormous amount of city funds." Because the City
opposed it, the Housing Court was unable to grant the tenants' repeated requests for an order



directing the City to do the repairs. Nor would the City move for that appointment of an Article
7A administrator to operate the building and prioritize repairs. Why the City would instead
continue to use public tax dollars to shelter these families rather than use these tools for effect
quicker repairs is beyond me.

Only earlier this month did we finally work out a settlement with the City and the
landlord to temporarily house these families in other buildings owned by the landlord; but as we
sit here today, more than 2 years after the vacate order, significant work has still not begun on
this building. If time permitted, there are many, many other aspects of my clients’ two-year saga
that are illustrative of the current dysfunctional code enforcement efforts, but suffice it to say, 1o
one should have to go through what our clients have gone through.

In sum, if we don’t use enforce our existing laws to preserve our current affordable
housing, we are doomed to continue to lose more than we create.
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Tha New York Clly Department of Buildings says llegal renovation work on a
Manhattan buflding may have put tenents at risk.

Resldents were forced to evacuate three apartments at a bullding at ths cormner
of West 183id Street and Audobon Avenuve in Washinglon Helghts,

The DOB says the apariments sufferad structura) damage when a landlerd had
illegel work done on other apartments.

Some displaced resldents say they have nowhere else fo g,
*You cannot play with the safety of anyone, especially those peqpiewho liva on

the first ficor or even the second floor” sald City Gouncliman Ydanis
Rodriguez. T helr apartment can collapse at any partcular moment,”

“ have nine spinal surgerss, and she has COPD and can barely breathe," sald
displaced resident Rose Smith, "We never can go out, We hava senvices for
the both of us. This Is going to put us In a bad place right now. i's like &

nighimare,"

Rodriguez says hall maet with the landlord next week 1o flgure out when
repairs can ba done and how soon tenarés can retur,

NY1 reached out to the management company for comment but has not heard
back,
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11 Oct. 18, 2012, eity officials ordered
the tempordrysvacuation ofthree .
farnities frorm a Washington Helghts ©
reni-stabilizedbuding, -
Theydid soafter discovering cracked
wallsand sagging or partially collapsed Hoorsin
severalapartments, alf caused bythelandlord's
ifegal puiting of an empiy first-oor unit
Among those orderediolesvewas Rose
Smith, 55, herson kan, 17, and hermother Anita
Morales, 76, who hadbeeria tenant in thebuild-
ing, 551 Audubon Ave., for 50yems.
The city’s Department of Housing, Preserva-

Honarnd Development moved the displaced
familics wosheltersin the Brome For Smith, 2

former hospital worker who hasundergone ning i

operations forscoliosis andmust use a wheel-

chair themovewnstraumatic, o
Cityofficialsassored hershewould behack

howeinafewweeks, once thelandlord repaired

thevislations. Bul more than ayear later, Sriith

andibeothersare still iving inshelters. Their

landlord, Kwik Realiy LLC hasignored ufl

directives by the city to fixthe apartments, Even

worse, housing officials didn*tbotherto take the

ownerio courluntil August, norhave they.

soughttoimpose stiff fines agalnst

thelandiord. :
“Tesbeenatenibla

experishee” ;

Srfthisaid.

Wecent

have

phones

or
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MosHy sunay, 66/46. Monday, October 28, 2613

Morday, October 28,2013 §

visitorswherews livenow, andif'snhigh-
crimesares.
“HPD promised usif e landlord didn't

[t things by Nov. 17, theywould dothe

work and bill hing,” she said. “Well, we
‘neverheard fomthe cliyagain,”
‘While Smith walfs, herfamilys meager
8,000 insavingshavebeenblad day, "We
had sthree-bedroom apartment,” she said,
“hut thelandiord forced us tnpul the furni-
tureinstorage. Forthe pastyear, we've paid
§1,200-a-monthsiorage—that's way more
than therentwe paidinouroliplace.”
> Thelandlord'sreal aim, Smith believes, is
toforcecutthefew rent-stabifized tenants
onAvdubon Ave. “They'veoffered my
motherupto 550,000 toget out,” Smith
said. “Butsherefuses. Shesays, ‘Tvebeen
there50years, and I'm going fo die there.! ™
Susun Edelstein of Kwik Reslty didnot
vespond to culisfor comment. _
Incourt papers, Edelstein’s liwyersinade
theastounding claim that the structoral
violations were “causedby the sct ornegli-
gence, neglect erabuse ofthen tenantsin

“Giventhiscompany's refusal to parform

. workordered bythecity, Smith's aforsey,

Matthew Chacheve of Northern Mamhattan
Improvement Corp, Legal Services, can't
believe HPD s wenlt-lmesd response.

. The ageney hasnotasked s Housing
Courtjudge loimpose themadimm fnes

. allowed bylaw on Kviik Realtyfor failing to

fix 10 “immediatsly Hazardous violations®
theagency found Jastyear. Those fines
could now reachnearly $500,000,

" Evenworse, MFD's lnwyersrecenily
opposed Chachere'smotion askingajudge
toorderiheagencytofixtheapartments

Jandthenbill helandlord —sayinglodoso
- "would entail the expenditure of an enor-
‘mousamountofcity funds

“Wehavenointention atall foletthe

“ownerwalkawayand siirk hislepairespon-
- sibilities” the agency’s Eric Bederman said.

Thiswholescandalous matteris sched-
uledforahearingin Manhattan Housing

. CourtonWednesday, Maybethejudge will

showmicre compassionand find a wayto
etBmithand hermotherbackhome. -
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http://www.nydailynews.com/new-vork/uptown/washington-heights-grandmother-stuck-homeless-
shelter-articie-1,1815963

DAILY:NEWS
Washington Heights gr_andmmher stuck in
homeless shelter as her landlord and city
officials wrangle over repalrs

Department of Building off' ClaIS vacated Maritza G(}malez, 67 azzd threa other families,
from their W, 183rd St. building in October 2012. The agency, along with the Department
of Housing Preservation and Development, said landlord Susan Edelstein failed to make
needed fixes. A Manhattan Housing Court judge is expected to make a ruling on the case
en June 19, '

BY Simeone Weichselbaum _
Tuesday, June 3, 2014, 9:32 PM

A Washington Heights gmndm:dther has spent 20 grueling months stuck in a dank, cramped
homeless shelter — awaiting the resolution of a complex lawsuit involving her landlord and two
city agencies.

There’s no relief in sigﬁt for Maritza Gonzalez, who lost her $858 two-bedroom apartment in
October 2012, after city inspectors pronounces:’i her flat, and three others in the 48-unit property,
unsafe due to shoddy construc:tlon. _

Enid Alvarez/New York Daily News Maritza Gonzalez doesn't know when she can return to her two-
bedroom apartment in Washington Hesghts For now, she is |wmg msade a small room on' W, 94th St,

paid for by the city.




“When we left, we thought it would only be for a few months and now it's going on for two
years,” said Gonzalez, through a translator, sitting inside a Single Room Occupancy shelter
where she has been staying on the Upper West Side. “I don’t understand what’s happening.”

The turmoil began when landlord Susan Edelstein, the head of Kwik Realty, sent hardhats into
the building to gut a ground-floor apartment. The work damaged ceilings and walls throughout
the six-story property, court papers said.

The agency then slapped Kwik with a $20,000 fine and ordered speedy repairs. Meanwhile,
workers from the Department of Housing Preservation and Development moved Gonzalez and
three other families into various city shelters.

Edelstein later sent construction crews back into the building, but lied on city paperwork by
describing the site as empty, officials said.

“The property owner signed an affidavit stating the building was unoccupied,” said a Department
of Buildings spokeswoman, adding the agency has fined Edelstein a total of $25,250 in
violations since the start of the chaotic case. Vacant buildings require less oversight during
construction than those that still house tenants.

Officials stopped the work in December ordering Edelstein to fix the apartments by June 18, but
little progress has been made. When asked about the holdups, Edelstein blamed the city.

“They don’t want to work with me. They are working against me, so I can’t fix my building,”
Edelstein said.

A Manhattan Housing Court judge is expected to rule on Edelstein’s fate June 19.

Matthew Chachére, a lawyer from Northern Manhattan Improvement Corp. Legal Services who
is representing Gonzalez, plans to ask the judge to jail Edelstein for neglect while ordering the
city to make the needed repairs.

The latter request could be wishful thinking given the city’s bureaucratic constraints. The
property does not qualify for the emergency repair programs run by Housing Preservation and
Development, an agency spokesman said.

Councilman Ydanis Rodriguez (D-Washington Heights) said he has asked the housing agency to
do more, adding, “we can’t waste any more time.”

Chachére highlighted the Saga illustrates the city’s sometimes-misguided use of taxpayer-funded
resources.:__ S L e e e Ce e - PN S W re e aemas e e e e e J— et e e e me e [ —— ER— PR S -

“Why are we spending money putting people in shelters, when they could spend money repairing
the building?” Chachére said.
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Council of Senior Centers and Services’ (CSCS) mission is to champion the rights of older adults to
make NYC a better place to live. CSCS’ 100 member organizations provide community based
services through more than 600 programs, serving 300,000 older New Yorkers. Members of the
CSCS Housing Committee represent the leadership in affordable senior housing, having developed
and operate upwards of 20,000 units of low income housing for older adults citywide. CSCS’ work
ranges from enabling healthy aging and supporting family caregivers to promoting economic
security and addressing elder hunger. Stable, affordable housing with services for low-income
seniors is clearly a cornerstone towards promoting economic security as we age and preventing
homelessness for the high number of seniors in New York City on the fiscal cliff. It is also an issue
that affects caregivers and family members, not just the seniors themselves.

CSCS applauds Mayor Bill de Blasio for putting in place a bold affordable housing initiative and a
well-respected and experienced team of housing professionals. Further CSCS is pleased Mayor de
Blasio included affordable senior housing in the plan, which is highly significant in that it marks the
first time N'YC has addressed the need for a plan for affordable senior housing.

The ability of older adults, frequently the anchors to stable communities and families, to remain in
their homes is at substantial risk in neighborhoods of all socioeconomic levels across the city. CSCS
believes that every New Yorker should grow old the same way that they’ve always lived: like New
Yorkers. Further, our mission is to make NYC a good place to age.

The demographics tell the story of the compelling need for the city to build and preserve affordable
senior housing, Over time, fixed income households face unsustainable rent burdens, even when

living in rent stabilized housing:

e 1in 5 older New Yorkers live in poverty



359,000 elderly New Yorkers live alone

2 in 3 New Yorkers age 70+ pay more than 30% of their income on rent

37% of non-institutionalized elders reported some level of disability

Median income for New Yorker City renters ages 60-69 is $24,000 and even worse for those
age 70 and over, median income drops to $15,000 compared to the overall median household
income of $38,000

e Almost 33% of persons age 65+ and nearly 50% of persons 85+ in NYC live alone

e Ofthe 98,000 single elderly renter houscholds in rent-stabilized units, a shocking 65% paid
more than half of their incomes for gross rent, while 62% of such households in rent
unregulated units also pay 50% or more of their incomes for rent

We have listened to you. We know one of the most common questions you receive on a daily basis
from your constituents, particularly seniors, is the need for affordable housing, and our members
want to continue to find ways to tackle this problem. CSCS and its membership are uniquely
positioned to develop and operate affordable senior housing with services for low-incone seniors.
Within our membership are 25 leading nonprofit senior housing providers that provide over 20,000
units of affordable housing for low-income seniors (see attached list included with our Housing
Report). Further, the community-based aging services network has decades of experience providing
supportive services for seniors intended to allow older adults to age in place in their homes and
communities. The time for a city implementation plan for affordable senior housing with services
has come and we have stepped up to the plate.

The senior citizen population in New York City is growing at an unprecedented rate. How best to
address the needs of the fastest growing segment of the city’s population has been a tricky
proposition for both providers and policy experts and leaders. Early intervention is often lauded as
the best-practice approach for improving senior health outcomes, resulting in significant public cost
savings and lessening the financial burden on health resources. Offering seniors affordable housing
with supportive services is regarded as one of the best interventions for reducing hospitalization
rates, and should be included in any policy strategy that wishes to reduce public expenditures related
to health care and homelessness while improving the stability and economic self-sufficiency of the
older adult population.

The CSCS groundbreaking report titled “Call to Action: Building a Housing Agenda for Older New
Yorkers: An Intervention to Increase Public Savings and Improve Seniors’ Stability, released in
February 2014 and attached to this testimony, describes the affordable housing needs of older adults
in New York City and makes policy and funding recommendations for Mayor de Blasio as well as
city and state lawmakers to address the needs of this growing population.

The report focuses on low income older adults who have not been included in other housing
programs such as the NY/NY Agreements and Medicaid Redesign initiatives. There are thousands of
seniors on waiting lists for existing housing. Just receiving Social Security, which averages $14,700
annually, places you above the official poverty level, but clearly does not provide sufficient income
for high rent burden, food, medication and other daily needs.

Additionally, we need to begin to take into account the impact of frailty/chronic illnesses which can
be part of the aging process within the rubric of disability. Not only does frailty/chronic ilinesses



cost the health care system a lot of money, it impacts the health, independence and quality of life of
the older adult. Providing housing with services for a low income senior who can move in-when they
are more independent, allows them to age in place should they develop chronic illnesses/frailty over
time. Again, CSCS applauds Mayor de Blasio for including affordable housing specifically for
seniors in the housing plan and is pleased that City Council recognizes the importance and urgency
of this issue. '

CSCS’s Recommendations

CSCS seeks investment and policy improvements in a comprehensive senior housing plan to address
the challenges facing older adults and senior housing developers while leveraging public resources
to maximize social and economic benefits. The four-part plan will improve 1) Production, 2)
Preservation, 3) Regulation of affordable housing for older New Yorkers and 4) Leadership. By
retooling existing programs and additional investment in select programs, the City can create a
program to serve at least 100,000 seniors, laying the groundwork for a foundation to meet the
housing needs of New York City’s growing elderly population.

Members of the City Council can be instrumental both individually in their districts and collectively
as a governing body to foster the building and preserving of affordable senior housing for a large
number of their most vulnerable constituents. As it stands now, housing for seniors is done on a
project by project, location by location basis, which makes it difficult for all parties involved. CSCS
recommends that City Council work to establish citywide policies focusing on senior housing to
ensure meaningful reform. While our full policy agenda is outlined in attached our housing report,
we would briefly like to provide highlights of several key recommendations below.

1. Senior Citizen Rent Increase Exemption (SCRIE) Quireach Campaign and Rollback

SCRIE is the best preservation program for seniors in NYC. Keeping seniors in their apartments
prevents homelessness, and also protects the rent regulated stock. CSCS was appreciative to be
present at the bill signing with Mayor de Blasio and City Council Members to sign into the law the
raising of the income eligibility of SCRIE to $50,000. This is truly remarkable and we appreciate
and commend City Council for their support of the SCRIE increase. CSCS is also grateful and
applauds City Council for funding for a SCRIE enrollment program.

While this was a victory, there is more work to be done on this underutilized program. Data from
the Department of Finance clearly shows that the majority of older adults who are already on SCRIE
are still extremely rent burdened:

Frozen Rent
o  75.51% of all SCRIE tenants Frozen Rent (what they actually pay) is 40%+ of their

income.
e 58.60% of all SCRIE tenants Frozen Rent (what they actually pay) is 50%+ of their

income, :

Thus, CSCS recommends a robust outreach and enrollment campaign targeting older adults, family
members, friends and neighbors as SCRIE is underutilized. Further, CSCS recommends that the
city explore the possibility of implementing a rollback program whereby seniors already on SCRIE

3



will pay no more than 30% of their income in rent. Currently, if a senior is already paying 40-50% of
their income in rent, SCRIE freezes it, but doesn’t go back to the 30% level, defined as the

affordable housing level, leaving the individual on the fiscal cliff facing homelessness or eviction in
housing court.

CSCS also applauds Councilmember Margaret Chin, Aging Chair, who is working on state
legislation to expand eligibility of SCRIE to include certain Mitchell-Lama apartments and other
housing that seniors reside in.

2. Ensuring Seniors are at the Forefront in Inclusionary Zoning

CSCS believes that one of the most vital roles that City Council must play is utilizing their land use
authority to ensure seniors are front and center in inclusionary zoning and establishing citywide
policies and procedures to make this a reality. For example, in plans to provide 50,000 units of
guaranteed inclusionary housing, there must be built-in incentives to developers to dedicate 20% or
10,000 low-income units for senior housing. Further, City Council can work closely with local
Community Boards to ensure they understand the importance of providing affordable housing for
seniors is to the health of the community, specifically in areas with close proximity to services,
transit, medical and other community facilities.

CSCS congratulates City Council on the recent Astoria Cove negotiations. CSCS encourages City
Council to use the Astoria Cove project, which included the option of affordable senior housing and
funding for upgrading a community senior center, as an example for current and future projects in
the future to ensure seniors are prioritized in all inclusionary zoning projects. CSCS would like to
work with City Council to develop a citywide policy including these elements as part of all
inclusionary zoning projects.

3. Educate Communities about Benefits of Senior Housing and Challenges with Parking
Lot and other Zoning Regulations

Section 202 buildings were required to build parking lots when organizations constructed the
housing, many of which are reportedly underutilized. CSCS has begun a city-wide Parking Lot
Utilization and Feasibility Study, with findings due in February 2015. The study will identify
underutilized parking Iots at senior residences and to determine what is feasible for development of
additional senior housing or community spaces. Further, CSCS will report on policy
recormendations related to this land utilization study. Land, in addition to being difficult to find,
comprises about 30% of the cost of building. Available land can be used to leverage the building of
senior housing with services.

CSCS recommends further that parking requirements be eliminated for affordable senior housing
developments to reduce costs and. make more sites viable for development. City Council Members
can be vocal champions for seniors at the local level to educate communities and community boards
about the beneficial economic and social impact senior housing can provide to the communities.

4. Provide a Right to Counsel in for those Facing Eviction in Housing Court
The current NYC Housing Court model is heavily favors landlords who can afford legal

representation in eviction cases. Eviction cases are complicated, detail orientated and requires
4



adherence to strict deadlines making it difficult to navigate for attorneys, let alone tenants without
legal assistance. Research has shown that legal representation for the tenant would have changed the
outcome of many these cases. Many of those facing eviction are seniors.

We applaud Council Members Levine (Intro. 214) and Mendez (Intro. 096 and 221) who have both
introduced legislation that would provide a right to counsel in housing court for low-income
individuals. One of the most powerful things this City Council and Administration can to do fight
poverty and inequality, protect affordable housing and prevent homelessness is to fund Right to
Counsel. CSCS has been active in the Right to Counsel Coalition and asks City Council to strongly
consider this legislation. :

5. Advocate for Service Coordinator Funding in Senior Housing

It is well known that providing housing with supportive services to vulnerable individuals increases
their chance of successful outcomes. CSCS believes that providing affordable housing with services
for low income older adults is key to allowing them to age in place and remain vibrant contributors
to their communities, as well as to prevent homelessness. A critical component to building
affordable senior housing with services is rental subsidy and allowing service coordinator funds to
be built into the operating budgets, which would allow suitable projects to internally fund a service
coordinator role in initial underwriting. Both City and State housing agencies should offer
developers greater flexibility to pursue this option where feasible. CSCS calls on City Council to
advocate on this as a public health issue, as it could provide a significant cost-savings for this high-
end Medicaid user population. CSCS is eager to work with City Council to develop a city funding
stream for this program.

6. Invest in Senior Repair and Safety

Modeled on the City’s successful Rapid Repairs program aimed at rebuilding after Hurricane Sandy,
the City should establish a program to install grab bars in bathrooms and conduct other
improvements to enhance accessibility and safety in 3,000 homes, much like what has already been
enacted with window guards to protect children. Falls are costly both to the independence of older
adults and the health care system.

7. Expand Naturally Occurriﬁg Retirement Communities (NORCs) into NYC Housing
Authority (NYCHA) Developments

NORC:s are a successful and innovative model and should be expanded from just 28 buildings in
NYC to allow seniors to age in place with support and delay or prevent institutionalization. The City
should increase per contract funding to cover staff costs and survey existing buildings across the city
to determine their eligibility to receive benefits from NORC services. Expanding NORCs citywide
will provide supportive services allowing older adults to age in place.

According to NYCHA, currently 26,000 seniors live in underutilized apartments. CSCS advocates
working humanely with these NYCHA residents and NORC services can be key by providing a
person-centered approach and process if a senior is asked to move.



Further, the City should utilize and build senior housing with services on NYCHA land. Incentives
for seniors in NYCHA buildings must to be developed to encourage seniors to move into new
developments. These can include building/services on NYCHA campuses and home sharing.

8. Senior Housing Task Force Intro. 337

CSCS appreciates the introduction of Intro 337 and the leadership role of Council Members Lander,
Chin and others to develop a senior housing task force. Providing a forum for ongoing focus,
strategic planning and measuring outcomes will be valuable in ensuring that affordable housing for
older adults receives the necessary attention and resources over time. CSCS and its Housing
Committee members would appreciate the opportunity to work with City Council to further review
the scope and intended outcomes of the legislation and the task force that would be formed. We are
concerned that it may be too broadly written and, inadvertently, have the unintended consequence of
having a less defined focus on senior housing as described earlier — those low income seniors who
are above the Medicaid level, but on low fixed incomes, and in need of affordable housing with
services. We are eager to work with City Council on this issue.

9. Champion Low Income Housing Tax Credit (LIHTC) Income Averaging

CSCS calls for additional city and state subsidies to complement the federal LIHTC program, and
champion a 30/60/90 percent, “income averaging” AMI balanced LIHTC program.

Conclusion

CSCS is grateful for the attention and planning being given by City Council and the Administration
to the need for affordable senior housing. We look forward to working with both City Council and
the Administration to ensure that we can collectively make New York City a better place to age.
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CALL TO ACTION: BUILDING A HOUSING AGENDA FOR OLDER NEW YORKERS

Council of Senior Centers and Services of New York City, Inc. (CSCS)

CSCS is a citywide not-for-profit organization representing senior services and aging issues,
advocating for needed community based services which allow older adults to age with
independence and dignity. With over 100 member organizations providing community based
services through more than 600 programs, CSCS’ members range from individual community-
based centers to large multi-service, citywide organizations and serve over 300,000 older adults
annually. CSCS’ work ranges from economic justice, combating hunger and supportive housing
to healthy aging, and community engagement. Through its network and initiatives, CSCS serves
older New Yorkers from every community district and from virtually every socioeconomic
background that comprise the population of NYC.
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February 14, 2014
Dear Colleague,

Council of Senior Centers and Services (CSCS) is proud to share this groundbreaking policy paper
focusing on the affordable housing needs of clder adults in New York City. The “Call to Action: Building a
Housing Agenda for Older New Yorkers” report is comprised of recommendations for Mayor Bill de
Blasio and other elected officials. This report comes on the heels of our successful affordable senior
housing symposium held on October 9, 2013, attended by over 150 leaders from public, private,
foundation, housing and social service organizations.

New York City is in the middle of an “Aging Tsunami”. By 2030, New York City's 60+ papulation will
exponentially increase to a projected 1.84 million, a 47% increase from 2000. This age sector wili
represent 20% of the total population compared with 15.6% in 2000. The older adults population is
increasingly diverse, with over half comprised of minorities, a rapidly growing immigrant population, and
an increasing LGBT population as well.

While the national poverty rate for older people has declined, New York has experienced an uptick.
More than 20% of older adults live in poverty according to the Center for Economic Opportunity’s
measure. Further, the median income for older adults is often inadequate to cover the high cost of living
in New York City but still prevents many rent-burdened seniors from gualifying for public benefits.

CSCS applauds Mayor Bill de Blasio for putting in place a bold affordable housing initiative and a well-
respected and experienced team of housing professionals. The ability of older aduits, freguently the
anchors to stable communities and families, to remain in their homes is at substantial risk in
neighborhoods of all socioeconomic levels across the city.

Given the trends, government and community organizations must take responsibility together to create
and sustain a true city for all ages. The time is now to ensure that each older adult, regardless of income,
race, ethnicity, sexual orientation, language or ability, is able to age with dignity and secure housing.
This would create a New York City that ensures equality across the lifespan.

CSCS thanks members of its Housing Committee for its expert input and collabaration on this report. We
would like to thank Rachel Fee, Affordable Housing & Community Development Consultant, for
absorbing all our input and turning out an incredible paper. We also thank Bobbie Sackman, Director of
Public Policy, for coordinating the work leading us to this final report. Lastly, we thank members for
photos. For further information, contact Ms. Sackman at bsackman@cscs-ny.org or 212-398-6565 x226.

CSCS looks forward to working with Mayor Bill de Blasio and other city and state stakeholders to
preserve and produce affordable housing with services for older New Yorkers.

Sincerely,

1A ¢
Joan Ryan Igal Jellinek v
President Executive Director
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EXECUTIVE SUMMARY

CITY AND STATE ACTION REQUIRED TO INCREASE AFFORDABLE HOUSING OPTIONS

The senior citizen population in New York City is growing at an unprecedented rate. How best
to address the needs of the fastest growing segment of the city’s population has been a tricky
proposition for both providers and policy experts. Early intervention is often lauded as the
best-practice approach for improving senior health outcomes, resulting in significant public cost
savings and lessening the financial burden on health resources. Offering seniors affordable
housing with supportive services is regarded as one of the best interventions for reducing
hospitalization rates, and should be included in any policy strategy that wishes to reduce public
expenditures related to health care and homelessness while improving the stability and
economic self-sufficiency of the senior population.

This was the key message of the Senior Housing Symposium which took place on October 9,
2013 at the CUNY Graduate Center in Midtown, sponsored by Council for Senior Centers and
Services (CSCS) and partnered with Leading Age and Leading Age New York. Building upon the
momentum established by the recent release of the Housing First! Report: “Building Stronger
2014-2021: What the Next Mayor can do to Address New York City's Housing Crisis” and the
Economic Policy Program’s Housing Commission Report: “Housing America’s Future - New
Directions for National Policy”, the Senior Housing Symposium delivered a set of policy
recommendations pertaining to the improved production, preservation, and regulation of
senior housing that is affordable for incomes up to 50% of the Area Median Income (AMI} or
$30,100 for a single person, based on 2013 HUD Income guidelines. Census data has shown
that most senior renters living in the five boroughs earn well below this income threshold. The
HUD 202 Program, initiated in 1959 through the US Depariment of Housing and Urban
Development, was specifically designed to target very low-income households {currently
defined as those persons earning no more than 50% AMI) resulting in the creation of thousands
of units in New York. With production of HUD-financed projects slowing to a trickle, due to
federal spending cuts, it is now up to City and State officials to adopt a new strategy for building
and maintaining housing that responds to the desire of seniors to age in place.

GROWING DEMAND FOR AND INSUFFICIENT SUPPLY OF AFFORDABLE HOUSING OPTIONS

Rent burdens for the city’s senior population, whose income continues to diminish as they grow
older are becoming a greater threat to their housing stability and independent livelihood.
Federal standards indicate that housing is generally considered to be “affordable” if costs are
less than 30% of a household’s income. Under these standards, the highest rent that the
200,000 New Yorkers aged over 70 years with average earnings of $15,000 could afford to pay
is $375 per month. :
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For the City of New York, catching up to the loss of its rental housing stock affordable to very
low income seniors continues to be a slippery slope. The Rent Guidelines Board of NYC reports
that the regulated housing stock has added approximately 137,000 units since 1994 while losing
240,000 units for reasons such as rent decontrol, subsidy expiration, and co-op and condo
conversion. Furthermore, the proportion of renter-occupied units deemed affordable for
populations, including seniors, earning no more than 50% of AMI has declined by 56,510 units
since 2000 and 610,620 units since 1970. This is part of an uninterrupted housing trend that
shows little sign of abating.

Too few senior affordable housing units were built under the 10-year New Housing
Marketplace Plan during the last New York City mayoral administration. The 3,600 senior
units financed through the Department of Housing Preservation and Development’s Special
Needs Division was insufficient to address a need in a city where 90,000 seniors already pay
more than 50% of their income towards rent and aver 2,000 seniors per hight can found to be
residing in the local shelter system. To complicate matters, onerous parking requirements are
often imposed on senior housing projects, diminishing their unit yield. Addressing this and
other impediments should be incorporated into a broader strategy of regulatory relief and
zoning incentives. This inexpensive solution will increase supply and expand housing choices,
thereby indirectly subsidizing the cost of senior housing production.

AFFORDABLE HOUSING WITH SERVICE: A KEY SOCIAL DETERMINANT OF HEALTH

The philosophy “Aging in Place”, commonly linked to the core mission for any senior housing
provider, should be incorparated into any new public health policy which utilizes the clinical
strategy of the harmless reduction model This was the opening message given by the Senior
Housing Sympasium’s keynote speaker, Robyn Stone, the Senior Vice President of Research
from Leading Age, which works based on the research finding that adequate and secure
affordable housing with services is regarded as one of the best social determinants of health. In
a recent article, entitled “Housing as Health Care — New York's Boundary-Crossing Experiment”
by Dr. Nirav Shah in The New England fournaf of Medicine, studies have clearly shown that the
developments costs of this housing model are largely offset by resultant savings in services
accessed, mostly from the reduced use of the health care system. This public cost rationale was
the basis behind Governor Cuomo’s Medicaid Redesign Initiative, which should be expanded so
new state dollars can be leveraged against other city government and private sources to fulfill
the goal of developing, preserving and protecting 100,000 units of senior housing during the
next eight years. This “Call to Action”, can only bhe achieved through an intergovernmental
strategy that seeks to identify key areas of overlap where stakeholders can come together,
build on past successes, and put into practice one of the best prescriptions for any vulnerable
senior — a safe place to call home.
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[. INTRODUCTION

Many older adults seeking to age with independence and dignity in New York City face a host of
challenges including financial hardship, evolving heaithcare needs and community isolation. A
vast and impressive network of senior centers and service providers meet the needs of 300,000
seniors annually providing resources and programs to aid older New Yorkers. Often at the core
of these issues is the seemingly intractable problem of affordable housing.

New York City remains in an official state of "housing emergency” with an extremely low
vacancy rate of only 3%!. And affordability continues to be a challenge with one in three New
Yorkers spending more than half of their income on housing’. But what impact will the “Aging
Tsunami,” the influx of Baby Boomers about to retire, have on New York City’s housing needs?

-

359,000 elderly New Yorkers live alone®.
¥ 21in 3 New Yorkers age 70+ pay more than 30% of their income on rent".

¥ 1in 5 older New Yorkers live in poverty".
»
¥ 37% of non-institutionalized elders reported some level of disability".

Recognizing the grossly inadeqguate supply of existing affordable housing options for seniors
and the mounting demand anticipated by New York City’s growing and aging population, the
Council of Senior Centers & Services of NYC, Inc. (CSCS) in collaboration with LeadingAge NY
and LeadingAge took the first step in tackling this issue by hosting a housing symposium on
October 9, 2013. With a focus on affordable senior housing with services, “Call to Action:
Building a Housing Agenda for Older New Yorkers” was attended by over 150 people from the
affordable housing and aging worlds.

At the first conference focusing on affordable senior housing with services held in New York
City, the keynote speaker for the half-day event was Dr. Robyn Stone, Executive Director of the
LeadingAge Center for Applied Research and Senior Vice President of Research, The symposium
featured two moderated panels that addressed City and State housing needs; engaging an
audience represented by public, private, foundation, housing and social service sectors.

By leveraging the expertise of the affordable housing industry in cooperation with senior
service providers, the outcome of the conference is a framework for a comprehensive senior
housing plan focused on solutions to 1) increase production of affordable senior housing, 2)
enhance existing housing preservation strategies for older adults, 3] provide reguiatory relief to
stimulate the market to respond to the growing need for senior housing and 4) provide
leadership at the Department for the Aging to collaborate on housing.



Developing and preserving affordable senior housing that allows aging in place and fosters
independent living, will save tax dollars down the road, However, without investmentina
comprehensive senior housing plan today, New York City will not be equipped to accommodate
the growing senior population and may be forced to meet the housing needs of the elderly
through costly solutions such as shelter beds, hospitals or nursing homes.

HANAC-PCA Senior Residence
Financed through HUD's 202 program with assistance from HPD and HCR, this affordable senior housing
residence is located in Astoria, Queens. Davelopers received more than 2,700 applications for the 66 new unils
upon opening in spring 2012.




Il.  BACKGROUND

By 2030, New Yorkers 60+ population will increase to 1.84 million, a 47% increase from 2000V,
With New Yorkers' average life expectancy currently at a record high of 80.6 years, we can
expect the elderly to continue to live longer than in the past¥, We can also expect for most
seniors to be women, as women currently outlive men hy about 5 years. While they live longer,
women ages 65+ comprise 69% of the frail older adult population. Women are also more likely
to have incomes helow poverty (511,170 for a single person) since they tend to receive lower
Social Security pavments, due to time spent out of workforce and lower paying salaries.

Median income for New Yorker City renters ages 60-69 is $24,000 and even worse for those age
70 and over, median income drops to 515,000 compared to the overall median household
income of $38,000%, Lastly, almost 33% of persons age 65+ and nearly 50% of persons 85+ in
NYC live alone*. New York City must act now to prepare for this shift in demographics and
social characteristics and consider the housing needs of our aging population,

To date, piecemeal solutions have mainly addressed affordability issues for seniors without
comprehensive planning. Affordability certainly remains central to any citywide senior housing
plan. Between 2007 and 2011, a period when house prices citywide fell by 20 percent, the
median monthly rent increased in real terms by 8.5 percent, from $999 to 51,084, Households
living on a fixed-income, like so many seniors, are hit hard by rent increases of this magnitude.
The current average Social Security benefit is $1,230 per month or only $14,760 annually**,
Over time, fixed-income households face unsustainable rent burdens, even when living in rent-
stabilized housing.

According to New York City's 2011 Housing Vacancy Survey, 51% of single elderly renter
households live in rent-stabilized or rent-controlted housing. 20% live in market-rate rental
units and nearly 16% live in public housing units, while 14% live in other subsidized housing
programs. Of the 98,000 single elderly renter households in rent-stabilized units, a shocking
65% paid more than half of their incomes for gross rent, while 62% of such households in rent
unregulated units paid such a high proportion of their incomes for rent™. Tragically, remaining
housed is a challenge for more than 2,000 people age 60+ sleeping in municipal homeless
shelters tonight®".

Affordable housing options for low-income seniors are few and far between in New York City.
For some older adults, changes in their physical, emotional, or mental health, or in their family,
social, or financial situations may compromise their ability to continue living where they are.
However, finding affordable and supported senior housing options which allow for independent
living is difficult. Licensed assisted living residences are not designed for independent living and
are out of reach for most senjors with the average cost of $3,950 per month and as high as



$9,500 per month depending on location and other factors®. Meanwhile, nursing home beds
are even more costly as they are reserved for individuals that require 24-hour nursing care due
to chronic iliness or injury, have health care needs as well as personal needs and are unable to
function independently *,

SENIOR HOUSING MODELS
MONTHLY COSTS PER UNIT

512,000
$10,000
£8,000
$6,000
$4,000
$2,000 W:%Q
SCRIE Senior Housing + Assisted Living Nursing Home

Services® Residence

*Represents average monthly rental assistance costs per unit plus service coordination based
one full-time coordinator per 90 residential units,

The City’s current housing assistance programs available to seniors fall into the following
categories: 1) public housing, 2) affordable housing production and 3) rental assistance.
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Public housing- As of March 2013, 18.8% of the

New York City Housing Authority (NYCHA) NYCHA’s Seniors
population are age 62 or older and 36.6% of e 61,500 residents are aged 65 and older
the households are headed by persons over 62 o 48,200 aged 55 to 64

years-of-age™i, NYCHA operates 9,822 ¢ 71% are women

apartments designated for seniors in 42 e 53% live alone

developments, 15 of which exist within mixed- o 29% reported limitations in their ability to

perform basic activities of daily living

o 79% are diagnosed with two or more
chronic conditions (diabetes,
hypertension, high cholesterol, arthitis, or
osteoporosis)

population developments. Demand for public
housing remains strong with 170,000 families
on the waitlist, which nearly eguals NYCHA's
175,000 public housing units.

Affordable housing production- Of the 165,000 Source: *Heallth of Older Adulls in New Yark Cily Public Housing® by
NYCHA, May 2011,

affordable housing units developed and
preserved over the last ten years, about 3,600
units are dedicated low-income senior housing
huildings, most of which were financed in
conjunction with the popular federal Section 202 Supportive Housing for the Elderly Program.
Under the 202 program, the U.S. Department of Housing and Urban Development (HUD)
provided capital to finance the construction or preservation of housing for very low-income
elderly persons, including the frait elderly, with rent subsidies to help make them affordable. It
provides very low-income elderly with options that allow them to live independently in a
congregate setting. The program is similar to Supportive Housing for Persons with Disabilities
(Section 811). While this model met great success nationwide, Congress has failed to
appropriate funding for new projects since implementing drastic discretionary spending cuts in
2010. The City’s Department of Housing Preservation and Development (HPD) has stepped in
with alternative capital financing and Section 8 vouchers to filf the void created by the lack of
202 funding by maintaining production levels at about 200-300 units per year.

The City also finances senior housing set-asides in new construction proposed by developers
and refinances senior housing projects that approach the City. In total, about 6,000 units set-
aside for seniors have been developed and preserved through bond-financing by the Housing
Development Corporation (HDC) over the fast 10 years. Many of these were financed in
conjunction with HPD.

Rental assistance- Rental assistance programs are a critical resource in keeping low-income
sentors In their homes. There are a variety of housing subsidy programs serving low-income
households in New York City but the primary rental assistance tools the City utilizes are the
Section 8 Housing Choice Voucher Program {Section 8) and the Senior Citizen Rent Increase
Exemption {SCRIE} Program.
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Section 8- The City administers about 130,000 Section 8 vouchers through NYCHA and HPD
and more than a quarter of these vouchers aid elderly households®™™. Section 8 is limited to
households earning up to 50% AMI ($30,100 for 1 person} but 75% of new admissions are
limited to 30% AMI ($18,050 for 1 person). Section 8 offers direct monthly payments to
landlords for the difference between the contract rent and 30% of a tenant’s income. The
program allows vouchers to be tied to units rather than tenants in order to leverage
financing against long-term rental subsidy in “project-based” contracts. The federal subsidy
is funded annually through discretionary appropriations to HUD. The program, which is
fully utilized in New York, has recently suffered under federal cuts. NYCHA and HPD have
hoth ceased new admissions to their programs and are undertaking cost-cutting measures
to avoid rescinding vouchers from families in need.

SCRIE- More than 47,000 households subscribed to SCRIE in 2012 at total cost to the City of
596 million™. The benefit which must be renewed annually is offered through New York
City's Department of Finance. SCRIE is limited to households earning less than $29,000
annually and freezes an applicant’s rent at current levels. Landlords are compensated
through real estate tax rebates for the difference between frozen rent levels and rent
increases. Unlike most housing benefits, the income limit is not pegged to area median nor
is it dependent upon household size. While the benefit freezes a tenant’s rent at current
levels, it does not reduce a tenant’s share of rent to the federal rent burden standard of
30% of gross income. According to federal standards, 65% of New York City’s single elderly
living in rent-stabilized or rent-controlled units are currently severely rent burdened,
spending more than half of their incomes on rent. Lastly, SCRIE income eligibility limit has
not been adjusted since 2009 and at the time the increase was modest, increasing from
$28,000 to $29,000.

While the City does offer some targeted programs to seniors, the programs are not coordinated
nor are they sufficient to meet the growing demand of the City's aging population.
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. CHALLENGES

Affordable housing preservation and development faces a host of challenges in New York City
including aging housing stock, increasing operating expenses and high land costs. For renters,
availability, affordability, accessibility and housing quality are the primary obstacles to
obtaining and maintaining a safe and healthy home. It is important to consider how these and
other challenges impact older adults and senior housing developers.

For older adults who rent in New York City, the following issues impact their ability to find and
hold onto affordable housing:

o Affordability- According to federal affordability standards, a household is rent burdened if
they pay more than 30% of gross income towards rent. For 250,000 seniors ages 60-69,
earning a median income of $24,000 in New York City, affordable rent is $600 per month,
For another 200,000 New Yorkers who are age 70+ earning only $15,000, the highest rent
they can afford to pay is $375 monthly®. Compare that to New York City’s average rent
which exceeded $3000 per month in 2013 according to REIS data™.

e Increasing rent burdens- From 2007 to 2011, rent burdens got worst, growing by nearly
3924 For older low-income adults who are retired living on fixed-incomes or unable to
work to increase their incomes, rent increases are difficult at best. An extreme rent burden,
in which 50% of gross income goes towards housing costs according to federal standards,
often means making difficult choices between paying rent, buying food or medicine.

« Deregulation of affordable housing- Even with the construction or preservation of 165,000
units since 2004 under the City's most recent large-scale affordable housing initiative, fewer
units are affordable to low-income households today, due to changes in rent regulations
and the expiration of affordability guarantees. In New York City, approximately 50,000 units
of housing affordable to low and moderate income renters will reach the end of their
mandatory affordability requirements by 2021;*% as many as 170,000 more are at-risk by
20379 Between 2002 and 2008, the number of units affordable to households with
incomes at 80 percent of median fell by over 17%™ and this trend has continued™, With so
many seniors living in rent regulated housing, deregulation is a serious threat to the
sustainability of older renters.

e Safe and accessible homes- For some older adults, changes in their physical abilities makes
accessibility an issue. According to the 2011 Housing Vacancy Survey, there are 620,000
accessible units in New York City, constituting only 19% of the housing stock., Most units in
huildings without elevators are inaccessible to people with mobility impairments. Even
some pre-war buildings with elevators have doorways or bathrooms that are too narrow to
accommaodate a wheelchair,
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For others, safely navigating the bathroom without a grab bar is a danger. Accordingtoa
recent report highlighting the danger and cost of falls in New York City, 78% of older adults
hospitalized for falls required further care upon discharge in 2011 and only 22% were
released to home under their own care. Fall-related hospitalizations accounted for 64% of
all injury-related hospitalization costs among older adults in NYC. The cost of fall-related
hospitalizations among older adults totaled approximately $771 million in NYC*¥,

Turning to the challenges facing senior housing developers and operators, they confront issues
similar to other affordable housing developers including finding suitable sites and securing
financing. But changes at the State and Federal level have created new obstacles to developing

new senior housing projects.

e Lack of Service Coordinator Funding- While the celebrated 202 program is described by
HUD as supportive housing for seniors, most 202 buildings have been developed without a
service coordinator in NYC. While service coordination in congregate senior housing is
understood to bring many benefits to tenants and potential savings to government, there is
no dedicated funding stream which limits use of this successful model.

e Limitations for Senior Housing with Services- In 2004, the Assisted Living Reform Act was
signed into law which broadly expanded the definition of assisted living in the State of New

York by requiring licensing of projects
using the term “assisted living” or any
variation. The legislation also creates
areas of uncertainty for senior housing
with services by placing limits on the
types of services a service coordinator
may provide. Clarification of the
expanded definition of assisted living as
it relates to independent senior housing
with services will resolve any confusion.
While assisted living residences have
fong been licensed by the State to
protect residents who cannot live
independently, senior housing with
services is for lease-holding tenants who
can live independently. Senior housing
models such as the 202 program when
complimented with a service
coordinator, offer housing for the
elderly with modest and optional
services for residents. Senior housing

What is Assisted Living?
An Assisted Living Residence (ALR}is a
certified adult home or enriched housing
program that has additionally been approved by
the DOHM for licensure as an ALR. An operator of
an ALR is required fo provide or arrange for
housing, twenty-four hour on-site monitoring,
and personal care services and/or home care
services in a home-like setting to five or more
adult residents.

ALRs must also provide daily meals and snacks,
case management services, and is required to
develop an individualized service plan (ISP).

ALRs may offer each resident their own room, a
small apartment, or a shared space with a
suitable roommate.
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with services is often developed and managed by nonprofit housing developers providing
seriors with their own contained apartment with optional services such as service

coordination, on-site soclalization opportunities, as well as assistance accessing medical and

mental health care.

¢ Declining federal investment- Since 2010, federal housing programs have been under siege

in the annual appropriation process. HPD and NYCHA have lost $400 million in federal

subsidies during this period. Overall HUD funding has been reduced by a devastating 30%.

For some programs supporting affordable housing development, rental assistance and
public housing, this has meant funding reductions up to 50%. HUD programs including

HOME, CDBG, Section 8 and the 202 program have been an-important source of affordable

housing financing for senior housing and services. In recent years, the 202 program has
only funded the refinancing and continuation of rental assistance for existing 202 housing

in

need of capital improvements. Although the 202 program remains the only dedicated senior

affordable housing program, the availability of funds for new projects remains uncertain.

While 202 has been an important tool for housing developers, cuts to Section 8 Housing Choic
Vouchers may have an even greater impact on the financing of new senior housing
development. In New York City, Section 8 has been leveraging private debt for affordable
housing as a “project-based” rental subsidy, which ties the voucher to the unit rather than to

e

the household. This allowed the City to create a senior housing program outside of the federal

202 program by utilizing other affordable housing subsidies such as tax-exempt bonds and/or

Low Income Tax Credits, along with City capital and HOME funds. At present all of these federal

resources are under threat in the anticipated tax reform and budget negotiations centered on
reduction of the national debt.
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IV. OPPORTUNITIES

Building and preserving safe and affordable housing options for seniors can spur positive social
and economic benefits, While public investment in affordable housing is widely known to
create jobs and stimulate the local economy, affordable housing also has the potential to
improve the lives of seniors and potentially save healthcare costs. Since public resources are
limited, it is important to consider new and anticipated opportunities for funding which will
allow the City to stretch existing funding while expanding production.

Senior housing can offer seniors needed
social connections and potentially
improve health outcomes for many
tenants. Furthermore, healthcare costs
may be reduced for targeted populations.

e Addressing Isolation- In a congregate
housing model, tenant independence
is maintained but social connections
are fostered through well-designed
communal space and structured social
opportunities. Supportive housing is
often designed to maximize tenant
interactions with staff and tenants
alike to encourage social connections
and break patterns of isolation.
Elevators may be situated to open
near staff offices or laundry facilities
may include a lounge area to foster
engagement with staff and residents.
Structured social opportunities may
include as on-site classes, meetings
and celebratory gatherings. Off-site
excursions are easily arranged with
group transportation and provide
important opportunities to connect
with other residents and the broader
community.

o Safety and security- Too many
seniors in New York City lack an
accessible, safe and secure living

Hamilton House

Project FIND's supportive housing residence located in
Manhatian is comprised of 174 apartments for persons 62
years of age and up and whose income does not exceed
80% AMI {~48k for1 person). The social service team is
comprised of 2 full-time sociai workers who strive to keep
tenants stably-housed and engaged in the community,
funded by HUD's Multi-Service Coordinator Program,
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environment, which senior housing can provide. While maintaining independence and

privacy in a unit of their own, tenants can feel reassured in a congregate living environment

with a strong sense of community in a secure setting.

o Improved physical and mental health ocutcomes- It is well documented that financial stress,
including the stress of unaffordable housing costs, is detrimental to physical and mental
health™ i, The value of a congregate setting is that it can provide linkages with health
providers and offer an efficient platform for assessing the health status of a large number of
high-risk individuals.

e Cost savings- Supportive housing for the disabled homeless is proven to save money. This is
especially true for emergency healthcare costs which can be more efficiently addressed
through managed care and outpatient services. A recent report found that homeless or
institutionalized people placed into NY/NY Il supportive housing saved taxpayers a net
average of $10,100 per person per year™®, Affordable housing with minimal services can
also stall or completely prevent premature or unnecessary institutionalization. Should
senior housing be targeted to high-use Medicaid population with connections to
coordinated care, similar savings can be expected.

o Health Homes- The Health Homes model of managed or coordinated care aims to
reduce health care costs through community networks. Senior housing providers should
seek connections with Health Home networks to ensure residents are receiving
coordinated care where appropriate. These linkages may reduce State and Federal
Medicaid costs.

To achieve substantial social and economic benefits from the development and preservation of
senior housing, existing production levels must be vastly expanded. To increase investment, it
is important to consider potential new funding opportunities at the State and Federal levels,

e Medicaid Redesign Team (MRT)- The State’s MRT Affordable Housing Work Group
allocated $86 million in 2013-14 to fund various supportive housing initiatives for high-cost
Medicaid populations, recognizing that targeted investment in affordable housing will yield
savings in healthcare. The MRT is an important model for social investment and a valuable
resource for projects targeting high-cost populations. At present, only $3 million in MRT
pilot project funding supports senior housing. Approximately 20% of existing MRT housing
program dollars will go to house seniors. This funding resource should be expanded for
future opportunities to enhance senior housing with services,

e National Housing Trust Fund (NHTF)- The NHTF was established to provide communities
with funds to build, preserve, and rehabilitate rental homes that are affordable for
extremely and very low income households. Since the passage of NHTF legisiation in 2008, it
has not been capitalized as expected through Fannie Mae and Freddie Mac since they
entered conservatorship. Once capitalized, New York State is expected to receive up to
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$500 million. At least 20% of these funds should be used to build and preserve senior
housing in New York City.

Additional benefits will be achieved by investment in programs designed to meet the service
needs of seniors aging in place. Such funding will ensure that building residents and
communities are proactively supported through service coordination models.

<

Senior Service Coordinator- Modeled on the federal 202 model, a service coordinator
with professional social work experience is key to linking tenants with social services
that keep tenants stably-housed and engaged in the community through four areas of
support: 1) housing, 2) case management, 3) medical and 4) social. Senior housing
projects should be encouraged to incorporate on-site service coordinators to pro-
actively address seniors’ changing needs while potentially reducing public spending
associated with service coordination.

Client Centered Technologies- Residents of affordable housing live at varying degrees of
independence, initially, very active and perhaps over time in need of additional
supports, including the evolving field of client centered technologies (CCT). CCT can
support safety and dignity, while at the same time be a factor in cost reduction and
combatting social isolation. Examples may include access to a Virtual Senior Center for
homebound tenants, digital signage to keep residents up to date with programming,
and telehealth kiosks for residents to measure and record blood pressure, oxygen, and
weight levels for remote monitoring by nurses.

NORC Programs- Naturally Occurring Retirement Community {(NORC) is a multi-age
housing development that was not originally built for seniors but that now is home to a
significant number of older persons. Through a public/private partnership, Supportive
Services Programs offers older residents access to case management and health related
services right in their own building or building complex through an on-site nurse part
time, classes and educational activities, trips, and volunteer opportunities. This popular
program should be expanded in suitable buildings and communities
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V. SOLUTIONS

Investment in a comprehensive senior housing plan will address the challenges facing older
adults and senior housing developers while leveraging public resources to maximize social and
economic henefits. Mayor de Blasio should adopt a four-part plan to improve 1) Production, 2)
Preservation, 3) Regulation of affordable housing for older New Yorkers and 4} Leadership.

At the centerpiece of investment in affordable housing for seniors, the City should launch
Senior Housing + Services (SH+S), Modeled on the 202 congregate low-income housing
program, this new housing finance program with services (SH+S) can provide low-income
seniors with affordable housing in buildings supported by a service coordinator to meet aging
residents’ evolving needs.

By retooling existing programs and additional investment in select programs, Mayor de Blasio
can create a program to serve at least 100,000 seniors, laying the groundwork for a foundation
to meet the housing needs of New York City's growing elderly population.

SENIOR HOUSING DEVELOPMENT AND PRESERVATION
Program Units / Households
2014-2023
Senior Housing 4+ Services 6,000
HPD/HDC LAMP, LIRP and Preservation 6,000
Guaranteed Inclusionary Mousing for Senjors 10,000
Senior Repair/Accessibility Loan Program 3,000
SCRIE ) o 75,000
TOTAL 100,000

1) PRODUCTION

NMalke senior housing a prominent feature in Mayor de Blasio’s 200,000-unit affordable housing
plan by developing and preserving 22,000 units of affordable housing for older adults over ten
years through HPD and HDC programs and by targeting senior housing in an anticipated
Guaranteed Inclusionary Housing Program.

e Senior Housing + Services- Build 6,000 units of low-income rental housing for seniors by
investing $750 million in capital subsidies over 8 years and utilizing project-based Section 8
assistance vouchers to leverage Low Income Tax Credits and other public and private
resources. This investment will double senjor housing produced by HPD's Special Needs
Unit and will enhance the existing program by providing buildings with on-site service
coordinators. Furthermore, there are several pilots in process utilizing Medicaid Redesign
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Transition (MRT) funds which hold promise as a steady funding source for senjor housing
and services due to the benefits of supporting seniors to age in place in the least restrictive
setting possible.

o Service Coordinator Funding- In cooperation with NY State, invest the $6 million
required to fund service coordination to support 6,000 SH+S units. This cost
estimate is based on current monthly rates of $580-5125 per unit to adequately fund
a service coordinator. Explore the inclusion of senior housing in the next NY/NY
agreement to fund on-site service coordination to maximize benefits for the tenants
and community.

o Allow Senior Projects to Self-Finance Service Coordination- Less than $6 million
may be required if suitable projects are permitted to internally fund a service
coordinator role in initial underwriting. Both City and State housing agencies should
offer developers greater flexibility to pursue this option where feasible.

e New Construction Set-Asides and
Senior Housing Preservation- Senior Housing + Services (S8H+5)
Continue present strategies and
maintain current levels of volume
cap and corporate subsidy to build
and preserve senior housing

Senior housing with services prolongs independence and
offers many advantages to government and the senior
consumer including:

through LAMP and other HDC new 1) lower costs for operators and tenants
construction and preservation 2) modest and flexible staffing arrangements
programs by committing at least 3) increased opportunity for development by non-profit

$540 million in volume cap to mission driven providers ,
4) increased feasible for & greater number of units to be

invest in 6,000 affordable umt,s developed to address the growing demand for affordable
over the next 8 years. Preserving housing for seniors.

existing affordable housing serving
high concentrations of older adults
like many Mitchell Lama residences
and buildings operating under HUD legacy rental assistance and insurance programs may
also be candidates for NORC services.

Consider the following options to reduce subsidy costs by leveraging the private market and

building to better meet community needs:

e Guarantee inclusionary housing for seniors- In plans to provide 50,000 units of guaranteed
inclusionary housing, incentivize developers to dedicate 20% or 10,000 low-income units
for senior housing. Harness the private market to create off-budget affordable housing for
seniors by offering sufficient zoning bonuses in rezonings, without use of public subsidy.
Ensure developers work with community organizations to provide service coordination for
low-income tenants, And by targeting 1 in 5 guaranteed inclusionary units now, we can start
to prepare for the 1in 5 seniors expected by 2030,
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o Champion LIHTC Income Averaging- Serve a wider AMI Levels
range of income groups than the current, narrowly Affordable housing financed with
targeted housing programs which are a had fit for LIHTC often produces uniis
extremely low-income seniors. Provide additional affordable fo households in a narrow
city and state subsidies to complement the federal income hand just below the 60% AN
Low income Housing Tax Credit program, and income fimit. Ensure that new senior
champion a 30/60/90 percent AMI balanced LIHTC housing targets single households at
program. the following levels:

To support operating costs, consider the following e 30% AMI or $18,060

strategies:

-3

Utilize NYCHA land- With more than one third of head of households age 62+ at NYCHA and
5,500 units currently under-occupied across the City's vast publiic housing portfolio, build
senior housing with services on NYCHA land. Serving seniors in NYCHA infill plans can free-
up larger under-occupied units while providing housing options to NYCHA tenants and other
seniors seeking supportive and affordable housing nearby in their community™,

« 40% AM| or $24,080

Set-aside or create new project-based rental
subsidies- Rental assistance is ¢ritical to developing
low-income senior housing. About 600 rental
assistance vouchers are reguired for low-income
seniors annually to meet production targets. Prioritize Section 8 vouchers that may become
available through attrition or if Section 8 budget threats persist, create a new long-term
rental assistance program in conjunction with the State.

Sotrce; HUD 2013 Income Limits

Siting recommendations:

-1

Explore co-location with senior centers- Senior housing can be built to include community
or retail space on the ground floor. Work with senior service providers and DFTA to create
social, educational or other important service programs for residents and the community at
farge, fostering integration between residents of affordable housing and the greater
community. The theory behind this concept is to provide vulnerable seniors with an on-site
and therefore easily accessible suite of support services that extends the capabilities of the
Service Coordinator, An example of this model is a co-located primary care practice or
Community Health Center (Federally Qualified Health Center) within a residential project to
help residents to manage chronic conditions

Proximity to services and transit- Site senior housing near medical and other community
facilities that will be utilized by seniors, Plan around bus routes and transit hubs to ensure
optimal access to public transportation.

Establish a first-look for senior housing developers- Work with State and Federal agencies
operating property disposition units to establish a first-look program for senior housing
developers to acquire sites suitable to residential development,
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Prioritize senior housing on City-owned sites- Ensure senior housing is included in requests
for proposals in large scale housing development and economic development projects.
Ensure that housing agencies work with other City agencies to maximize public land
availahle for affordable housing siting.

2) PRESERVATION

Although we must increase affordable housing production, it is widely understood that we can’t
huild our way out of a housing crisis. It is also clear that we need to take more aggressive
measures to keep people in their existing homes. As quickly as the City’s shelters rose io
50,000, they can easily rise to 100,000. The City must act to protect tenants from the threats of
unaffordability, displacement and disrepair.

Advocate for comprehensive solutions to keep older adults safely housed in apartments with
permanent affordability.

(]

Reform SCRIE- SCRIE is a critical resource for many seniors living on fixed incomes and
facing ever-rising rents. With an income limit of 29,000 without regard to household size,
too many households headed by older adults are found ineligible but remain in dire need of
rent relief. The SCRIE program should be reformed and autreach should be improved to
serve a greater percentage of eligible elderly renters. If enrollment is increased by ~50%,
SCRIE reform is projected to cost upwards of $152 mitlion in tax rehates to aid 75,000
households annually, While this estimate represents a 50% increase to the current program
budget, it does not take into account the cost of reducing participants’ rent burdens to 30%
of gross income. A more in depth cost analysis must be conducted based on Department of
Finance enrollment data, which is not publicly available at the time of this report.

Critically needed reforms are as follows:

o Raise SCRIE income limit to at least 60% AMI {$36,120 for a single household} and
adjusted to household size, following annual adjustments set by HUD.

o Limit rent burden to 30% of a tenant’s gross income as per federal affordability
standards.

o Reduce the administrative burden on seniors while lowering the City’s administrative
costs by extending the renewal period from only one year and simplify the renewal
process.

o Launch an aggressive public outreach campaign to ensure that eligible seniors are aware
of the rental assistance program and publicize application and renewal procedures.
Consider modeling a systematic outreach program based on the Star Tax Rebate which
prompts households to review eligibility annually when filing income taxes.

o Encourage legal service providers and homeless prevention organizations to promote
application to SCRIE and include fast-track approvals for seniors facing eviction.
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o Help seniors facing eviction due to nonpayment of rent by reforming the program to
offer landlords a tax rebate for back payment of rent. For tenants who could have
gualified for SCRIE while accruing rental arrears, an emergency SCRIE “One Shot” should
be offered similar to the HRA program which most commonly pays for rent, utilities and
moving/furniture.

o Explore the opportunity to amend city and state policies regarding the recertification
process to ensure seniors are not deemed ineligible for missing the recertifcation
deadline. This will improve thelr ability to remain stably housed,

o Consider transferring SCRIE administration from DOF to DFTA as this agency is better
prepared to provide more customer-friendly service to older adults.

Invest in Senior Repair/Accessibility Loan Program- Modeled on the City’s successful Rapid

Repairs program aimed at rebuilding after Hurricane Sandy, the City should establish a

program to install grab bars in bathrooms and conduct other improvements 1o enhance

accessibility and safety in 3,000 homes. In the Rapid Repairs model, the City contracts with
the construction crews and owners to perform standard work packages for homeowners. In

a new model focused on seniors, low-income homeowners and renters would both be

eligible to receive accessibility upgrades based on demonstrated need.

Expand NORCs- This successful and innovative model should be expanded from just 28

buildings in NYC to allow seniors to age in place with support and delay or prevent

institutionalization. The City should increase contract funding to cover staff costs and
survey existing buildings across the city to determine thelr eligibility to receive benefits
from NORC services.

Advocate for repeal of the Urstadt Laws- Fight for local control of the rent regulation

process to increase protections for tenants, especially for seniors struggling to make ends

meet. Ensure rent regulated tenants are protected and rent increases are fair and justified.

3) REGULATION
The City needs to keep pace with reforms to zoning, huilding and housing and maintenance
codes to permit the establishment of new housing models to address the changing needs and

demographics of our city's aging population.

-

Adopt “Making Room” recommendations- The Citizens Housing and Planning Council’s
“Making Room” initiative that brings together cutting-edge housing and demographic
research, new design proposals, and pragmatic policy recommendations that would expand
housing options in New York City to meet the needs of cur diverse and growing population.
The Making Room initiative is specifically focused on three new housing types for the New
York City marketplace: 1) Small, efficient studios designed for single person households; 2)
Legal shared housing options for unrelated adults; and 3) Accessory units to make a single
family home more flexible for extended families or additional renters. The practical
approach of Making Room would expand affordable housing options for not just for older
adults but for people of all ages.
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Incorporate Universal Design principles- While New York City’s building code meets and
sometimes exceeds federal accessibility standards, any new changes to the building, zoning
and housing maintenance code should incorporate Universal Design principles to improve
inclusion and accessibility.

Enhance senior housing bonus- Improve the senior housing density zoning bonus so that
affordable housing developers can increase building size, reduce per-unit costs, and better
compete for land.

Eliminate parking requirements- Eliminate parking requirements for senior affordable
housing developments to reduce costs and make more sites viable for development. While
reduced requirements are available for new construction of senior housing, projects shouid
he able to avoid this requirement entirely,

Ease regulatory barriers at the State level:

o

Review the Assisted Living Reform Act — Clarify the definition of “services” to maximize
affordable housing options for seniors.

New York/New York IV- Explore options for funding service coordinators by expanding
eligible populations in the next New York/New York Supportive Housing agreement to allow
for seniors. Under NY/NY a service coordinator tied to low-income senior housing can
provide important linkages to seniors in need of support to maintain social ties, good health
and independence.

4) LEADERSHIP

For too long, there has been a complete disconnect between the Department for the Aging
(DFTA) and citywide housing and planning activities and resources for older aduits. City Hall
should ensure that DFTA is informed and actively engages on the important issue of affordable
housing by establishing an Assistant Commissioner of Housing at DFTA to coordinate and
collaborate with City Hall and housing agencies (HPD, NYCHA, DHS, DCP, DOHMH)}. DFTA’s
Assistant Commissioner of Housing can be a housing advocate for seniors and take the lead on
the following:

L]

Engage senior housing stakeholders- Open channels of communication with service and
housing providers. Elicit feedback from stakeholders while communicating priorities,
progress and needs.

Advocate for federal housing resources- Work with national aging partners and federal
officials to restore funding to HUD programs, especially the 202 and Sectjon 8 programs.
Develop public/private partnerships- The City should partner with external stakeholders to
jointly combat challenges and leverage opportunities created by the “aging tsunami”.
Explore new models/best practices- DFTA should work with housing agencies to explore
new housing models and best practices in affordable housing for older adults. The City can
learn from other localities and cultures to push the houndaries of innovation in housing and
Services.
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o Participate in planning- DTFA’s Assistant Commissioner of Housing should work with DCP,
HPD and NYCHA on planning to meet the needs of seniors. There are opportunities for co-
location with senior centers or geriatric care or other facilities that make sense for senior
housing. Opportunities for infill on NYCHA campuses with high concentrations of seniors in
under-occupied apartments or development on land owned by the Health and Hospital
Corporation could build on the success of ongoing initiatives where NYCHA property is being
successfully repurposed to expand economic opportunity {e.g. Astoria Houses in Western
Queens).

s Create senior housing portal- Compile a database of all City-financed senior housing
initiatives and create a user-friendly website listing vacancies. At present, HPD does not
track senior housing units developed or preserved.

e Conduct research- DFTA, in collaboration with community organizations, should take the
lead in evaluating senior housing models and analyze cost-saving measures, health and
other outcomes for residents with the view of targeting investment in efficient and effective
housing. Such research could justify and attract MRT and other types of investment.
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VI. CONCLUSION

New York City must begin to prepare to meet the housing needs of our growing and aging
population. The first step in addressing the massive shortfall of senior housing is to create
meaningful finkages between DFTA and the City's housing agencies while measuring outcomes
and encouraging best practices.

Senior housing must be a prominent part of Mayor de Blasio’s proposed 200,000-unit
affordable housing initiative. Keeping seniors in their homes by expanding SCRIE is essential to
managing demand for affordable housing. However, demand is great and the City must invest a
minimum of $750 million to create and preserve 6,000 affordable SH+S units over 8 years to
begin to meet this growing need. The return on this substantial investment will be evident by
the social and economic benefits of developing and preserving affordable housing for low-
income senjors.

To ensure that older New Yorkers of all incomes can benefit from living in housing with services,
CSCS encourages Mayor Bill de Blasio, Governor Andrew Cuomo and other stakeholders to
review the current assisted living law. Alowing for the provision of supportive services, in
particular for low income seniors, enables residents to feel secure in their housing as they age
in place, We also urge the Mayor and Governor to work together to improve rent regulation for
tens of thousands of seniors struggling with rent increases and fearful of deregulation and loss
of tenant protection and their homes,

All efforts to incentivize affordable housing production in the private market including
guaranteed inclusionary housing should require specific senior housing targets. Regulatory
changes must be made to not only spur the private market to invest in affordable housing but
also 1o reduce costs for affordable housing developers.

Making New York a more affordable and equitable city can only be done by including the needs
of older aduits. This report outlines a framework to address the “Tale of Two Cities”
experienced by low-income seniors in desperate need of affordable and supportive housing to
live independently with dignity.

26



VII.  CSCS HOUSING COMMITTEE

Laura Jervis, Co-Chair, Executive Director, West Side Federation for Senior &
Supportive Housing

John Kaiteris, Co-Chair, Executive Director/CEOQ, HANAC, Inc.

Association of New York Catholic Homes
Bowery Residents Committee

Catholic Charities Neighborhood Services
Catholic Community Relations Council of NYC, Inc,
Community Agency for Senior Citizens

The Educational Alliance

Encore community Services

Goddard Riverside Senior Services

HANAC

The Hebrew Home at Riverdale

Institute for Puerto Rican and Hispanic Elderly
Isabella Geriatric Center

James Lenox House Association

JASA

Jewish Home Lifecare

Mid-Bronx Senior Citizens Council

NY Foundation for Senior Citizens
Presbyterian Senior Services

Project FIND

Queens Community House
Ridgewood-Bushwick Senior Citizens Council
SelfHelp Community Services

Sunnyside Community Services

YM-YWHA of Washington Heights/inwood
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vill. HOUSING SYMPOSIUM SPEAKERS & CONTRIBUTORS
October 9, 2013

Speakers:
1gal Jellinek, Executive Director, Council of Senior Centers and Services of NYC, Inc,
Greg Olsen, Acting Director, New York State Office for the Aging
Dr. Cheryl Phillips, Senior Vice President, Public Policy & Advocacy, LeadingAge
Dan Heim, Executive Vice President, LeadingAge NY
Bobbie Sackman, Director of Public Policy, Council of Senior Centers and Services

Keynote Speaker:
Robyn Stone, Executive Director, Center for Applied Research and Senior Vice President
of Research, LeadinghAge

Moderator:
Shola Olataye, Vice President & Market Leader, Enterprise Community Partners, Inc,

State Panelists:
Richard Brown, Senior Underwriter for Multi-Family, New York State Homes &
Community Renewal
Diane Darbyshire, Senior Policy Analyst, LeadingAge NY
Stuart Kaplan, CEO, SelfHelp Community Services, Inc.
Elizabeth Misa, Deputy Medicaid Director, Office of Health Insurance Programs,
NYS Department of Health

City Panelists:
Lilliam Barrios-Paoli, Commissioner, NYC Department for the Aging
Dravid Gilicrist, Executive Director, Project FIND
Jessica Katz, Assistant Commissioner, NYC Department of Housing & Preservation

Development
lerilyn Perine, Executive Director, Citizens Housing Planning Council
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Organizing For Justice and Respect: FOR H pECORD
Don't Talk About Us: Talk With Us/ JIg s

Testimony before the New York City Council

Committee on Housing and Buildings and the Committee on Land Use

Oversight Hearing ~ Building Homes, Preserving Communities:

A First Look at the Mavor's Affordable Housing Plan

November 17, 2014

At this point, too many new shelters are opening up and people already in the shelter system
are in deep despair, fearing they will be in the system forever. For those people, the avenues to
exit shelter are nearly nonexistent. The “affordable” housing that’s available is unaffordable,
and the Mayor’s new Astoria Cove housing development highlights that. In a recent DNAInfo
article, it was said that rents would be “as low as S800 a month.” At this point, almost no one in
the shelter system has the means to pay this full amount of rent.

There are over 58,000 people in the shelter system with thousands more on the street or in
overcrowded housing. Meanwhile, the budget for the Department of Homeless Services is
about $1 billion and increases each year. It costs anywhere from $3,000 1o 54,300 to put a
family or an individual through the shelter system. If you break this down for use in permanent
housing, it would save the City and State a tremendous amount of money. To ensure
permanent housing for all, a permanent rental subsidy should be created out of this funding
instead of being directed to shelters.

The Advantage rental subsidy had many faults, but in its absence, it costs the city upwards of
$287 million to shelter people. The smarter, more efficient option would be to divert a portion
of DHS funding towards a permanent rental subsidy. Instead of investing in permanent, truly
affordable housing for the lowest income New Yorkers, the Department of Homeless Services
and the City deals with slumlords through the cluster site shelter program. This program
eliminates rent stabilized units, enriches slumlords, and makes more people homeless in the
process. This also makes it more difficult to reach Mayor de Blasio’s plan of creating or
preserving 200,000 units of affordable housing. To attack the root causes of homelessness, the
City must divert a portion of this money for a permanent rental subsidy while building
permanently affordable, income-targeted housing.



I am on a fixed income. I need only a little support, yet the shelter system is spending
thousands of dollars to warehouse me in a sheiter. | and many others would much rather pay a
small portion of our incomes and stay out of the system with the help of a permanent rental
subsidy.

For future projects, the City needs to build housing that is affordable to those living in the
community and be based on neighborhood median income, which reflects the incomes of those
living in the community. Area median income is inadequate and too often acts as a tool for
displacement.

When we speak about housing all New Yorkers, people say there is no space to do so. Picture
the Homeless and myself are witnesses to all these vacant lots and apartments. Through
counting 1/3 of the city, we found enough vacant space to house 199,981 people, or close to
four (4) times the shelter population. In this regard, the City should create a task force that
processes all city-owned buildings and lots, making sure that nonprofit developers and
organizations that have a track record in housing homeless people and people with extremely
jow incomes have priority in obtaining these properties for development. Previously, luxury
developers got massive tax breaks from our former Mayor, making our city more unequal.
Mavyor de Blasio must prioritize and give tax breaks to Community Land Trusts, Mutual Housing
Associations, and other forms of cooperative housing models so we can ensure housing for
homeless people on the street, in the shelter system, and those living in dangerous or
overcrowded housing.

Mayor de Blasio needs to hear from those people who are excluded from the housing market.
He needs to hear from them on how the City can better use its resources to house people in
Community Land Trusts and Mutual Housing Associations to ensure permanent, safe, truly
affordable housing for all.
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The following report expuoses the extent to which

vacant buildings

and lots pormests our landscape, concentrated in the very commu-

I
1ities hardest hit by gentry ol selessness. We beliove
filies hardest i Y ERt vifteation and homelessness, We beliove

wacant property can create housing, parky, urban farms, commer-
f

cial and culural space, and jobs—and this report will prove just

vhat a transforms impact this property could have,

¥

cant il

it

The malority of
in 3,* and lots tn NYC are privately owned, and the trend wward
ion continues, While we envision different strategies for

sformation of publicly owned vacant buildings and lots

the tran

visa vis priva ;

)

ft"swi vacant properiy, both types

i

ey the same
G el ‘&éi s 'Ef‘d Li(}sﬁ%& that l)i’fﬁ{‘lgi St

weigh the s;:.}z:i;zl a mi geonomic costs of the housing emergenoy?

ikdings :mé 3{3%5 iri fa f?
m“zmi with E%mm;

i
fren s

Colege to creste a sound s‘mihmm logy combining sclentific and

Heguests to 18 ity agencies, We

communily organizi e W the Cliy of New York can

conduct a

L LI
cientifion Eh guestionable count of hemeless people one

rizhd o yoar {‘%? Hope Count, costing tons of thousands of dol-

i), then surely i'I'zz:y can count vacant propertios: by upgrading

y have, and mobilizing a gci{i

and consolidating data they alres

count annuatly, Piolure the Homeless did i {or g fraction of what

fHcials ¢

daisn would cost millions of dollars

same siected o

Community

s with some of the lowest incomes in the City have thousands

of vavant apartinents, tens of thousands of square feet of vacan
commercial space, and hundreds of vacant lots, We look forward
o the day when marginalized communities throughout NYU de-
velop alternate pi;ms for the use of vacand s:;:s:;é:f-s across NYC. and
miplementation, for the benefil ol alt community

homeless folks,

HOUSING A TOTAL OF

FEOPLE

R e s e crEan

SOLUTIONS

A jabs creation pro-

gram that partners with construction trade unions to provide
apprenticeships o unemployed people would help convert vacant

properties in the communities kit hardest by the recession and

housing emergency. Bvery dollar of investment in housing devel-
opineit generates an ade i;imm; wo dollars in economic activiey)

705 the O

BT
nty through

Iy the 19 A program {unded job training for public
g } i

Arce reciple emplovment iIn the rehabiliation of

These “sweat equity” models allowed people 1o

vacant buildings.”
receive training to renovate and purchase properties through their
labor during the 1980s, but wer
to bring back

¢ phased out b the 19908, We need

sast models with proven track records,

Ending vacancy decontrol for

rent stabilized apuriments, renovaiing them and renting them

at the previous rents will create thousands of low rent apart-

menis without rental subsidies. The City can faunch a program

o 1o avold Major Caplial

to cover the cost of renovation in oy
Hoprovenent (MO increases passed onto tenanis, The Cliy would
b better served funding housing development and job training

olls than spending thousands per montly on shelier

for homelex
- family

Cels, o

Exposing

Zincludes demystily

ship of properties and Lmdmw the length o

the extent of vacuney in b 7 the owner

time they have been

wacant

=

L The city can teke immediate steps to contralize, | zmpa Ve,

and de-mystily its property records, including the passage of

ount fegislation by the New York City Council, H

vacant prope

Con Edison were required to report ele por anit,
ve would know exactly how many apartments are vacant in NY(C

Y
1947, 1t is timie fo evaluate and phace Himits on the housing market

CEOIC and gas ulage

and for how long vas been in e housing emerygency since

and ro denmnd that government stop incentivizing veal estate

speculation ol the expense of the public good.
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VACANT PROPERTY AND THE HOUSING CRISIS

How vacant property §s ¢

eloped, and for whose benelit, s ane
of the critieal issucs lucing us as we seek (o identily solutions to
the housing crisis in New York City. Currently, housing is like

any other commadity, Investors

(real estate speculators), buy
and sedl property the sime as they would shares in a corporation.
Speculating on neighborhoods gentrifying i how many folls get
cich in this ciey, It is all perfectly legal, and even incentivized by
government policies,

Pietre the Homeless believes that bousing is a human right
From this perspective, the gquestion of vacant properties visa vis
homelessnass is shple. At what point does the promotion of the
public interest in addressing basic human needs take precedence

over the gross accumulation of privare wealth? What happens

when human rights are in contlict with property rights? This
same question was af the heart of the nineteenth-century fight
aver slavery,

New York City government actively supports the warehous-
ing of avs of
fthen) NYO
Housing Preservation & Development Commissioner Sean

vacant bulldings and land. In 2005, in the early d
our Housing Not Warshousging campaian, we asked
E"ﬁ)uz;fw;m. to address the problenm of vacancy. He responded that
imc%ﬁ;‘fzm‘ni iy our city requires i that some property be igmpilrdi"
iy held off the market o assemble development opportunities”™.
even though “temporarily” can be thirty vears or more. Although
' 1947, the
Ciey places no restrictions on how long residential buildings or

lew York City has been in o “housing emergency” since

fand can be kept vacan]

One example: in Harlem, the buildings on the west side of
Malcolm X Blvd. between 125th and 1 24th streets stayed empty for
landlovd purchased each one as it came on the
market. Jefl Sution, head of ‘Wharton Re salty, kept the apariments
i these buildings

decades while the

vacant while making profit on the g,}lmmd flaor
commercia] space. ] farlem
lopking fora fthe highest rates of
homelessness in Uie City. Nor is it that Sutton couldn’t afford w

rehaly the building. It just

‘There was no shoriage of people in
partments: Harlem hag one of
wasn't ripe for muaking a killing, as they
s Beld two “sleep outs” on the street in

front of the buildings to educate the public about the connections

suy. Pioture the Homeld

betwesn vacancy, gentrification and homelessness, We wrote o
leff Sutton and asked for a meeting. In response, he demolished
tlee buildings to construcr a luxury hotel. The lot remaing vacant
sriting. (See photo on page 71 Under current law, he can
dos wisz}tcvu he wants with his property, regardless

as of this
of conumumity
needs or impact on the ciiy as 2 whole,

Rifié‘& relless
of market conditions, two constants remabn o steady increase
j}}ﬁ’,}.t}g be-
cuitse housing is a commodity. During an economic upswing,

i hornefessness and the privatization of vacant g

@

A

gentrification produces higher rents, When the economy dectines,

rants in low income neighborhoods don’t go down. Unemployment
goes up, and the city s
Through it alf, New
during the past 18 vears. The number of homeless familics entering

avs there iy no money (o oreate housing,

vork City has set record levels of homelessness

shelter each vear has doubled since Michae! Bloomberg took office
i 2002, and has reached 40,000 people as of today's writing.” This
doesn’t count street homeless, or folks doubled up in overcrowded
housing, families in the domestic violence shelter system, or the
hundreds of shelter beds provided by faith communities through-
out the city,

ADOTS OF THE HOUSING (NOT HOMELESS) CRISIS

Policies at all levels of governiment have created the housing orisis,

Since the Reagan Administration, dis-investment in Jousing

development for the very poor, withdrawal of funds for rental

sithsidies such as the Section 8 voucher program, stagnating

and declining wages lor low wage workers, and public assistunce
budgets that relegate folks to extreme poverty, have contribuied

to more households experiencing homelessness in New York Cly
and throughout the United States, How much vent can vou afford
i you make $10.00 poi bour at a full dme job, for o pre-tax income
of $1,733 2 month? According to federal g g?i_u.az‘.bm’.s_‘ families paving

more than 30% of thelr ncome on rent are congidered cost
burdened... so the most vou could spend on rent is $519 o month,
lmagine if you have chifdren, What ha ppens when you lose

that job? Over 50% of houscholds tn the city pay more than 30% of
their ncome for housing!

Warehousing st just a New York City problem, With
unemployment and foreclosures on the rise and banls sitting on
uumihﬂ:s.s properiies acouired fraudulently or immaorally, the 2010
census estimated that there are 18,8 million vacant homes'and an
estimated 3.5 million homeless people nationwide® .. which equals

five vacant homwes i this country lor every hameless person!
Picture the Homeless learned that other gities, like Boston, survey
vacant properties, and we learned from those models. We are aiso
anchor members of the Campaign to Restore National Housing
Hights, lending a workgroup on addressing warchousing nation-

wide, learning from and providing support t allies nationally,

! Picture the Homeless members decry the amount of
money spent on shelter, especially as compared to the absence of
money spent on housing development or rental assistance for the
very poor, We lanow Uiat the daim by Ciey officials that “there's
ne money” to tarn vacant properties into housing is a le, beanise
shelter residents get a monthly update of the exorbitant amounts
the City spends on shelter, 1o 2010, the city’s budget for Housing

Preservation and Development (5

89 million) was anly 63% of

what the city spent providing shelter 1o homeless 73 il

o budpget)®.

people (&
Hon Department of Homeless Servie

PICTURETHEHOMELESS ORG
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Picture the

Homeless began our Housing Campaign in 2004, with o vacant

Flarlesn. The

st vacant E*{i?i‘i‘i{ii}% WETE DY fvats i‘t QW

£
property count in Bl Barrfo/h, count tmaght us that
]
HY

and the property
rent seenario than the abandon-

taxes paid. This was o very diffe

et of ;we*«.z'ium decades. Picture the MHomeless memibers were

b
the nei g,iﬂ:cszimmi s with the muost vacant

acutely aware of vacancy:

y arve the same peighborhoods that send the most homeless

Funihies info the sheller system,

SHIFTING THE CONVERSATION AND TAKING ACTION

Pieture the Honweless members were convinced that the develop-

maent of vacant propertios was key 1o solving the housing origis,

and the renovation of vacant properties a source of good jobs,

1 1o ereate housing and jobs through the rehabilitation

i%!(iii'ég&} st @ new idea, 1 has worked in iiuf } ast,

ant property is 2 hot commecdity now, and much of it iz in

yrivate pavker. Government officials told us that vacaney is

g of the past, that the city doesi't keep records of vacaney,

i
and there just no way 1o prove 1U0s really 2 problem. Most housin

sacy organizatl

ions also told us we couldn’t do anvih zf‘;gJEzrmi
privately owned vacant ;“i?f:‘ﬁi\, We weren't convinge

A, We reai-
the extent

Cwe had foshill the conversation by cuposh

Butldings and lots were being E;esi,!_ vacant, We conducted
armeless

sreri Ty
i hall mest 3

W
extensive outreach o h iding our base tom

ehiousing need %u& 10 $10D.

1 We kiew that we had to prove that war
housing was pervasive and harmful to commmunity and the Ciry
a5 a whole, We designed and conducted a block by block count

of vacani i{)ﬁi}‘i fox in Manhatian in wmumi;zm with the

Muanhattan Borough President in 2006 Our report, Homef

P{rg};)iﬁ (fa:;ezzz!, proved that the total volume of empty housing
units in shandoned buildings in Manhattan exceeded the number
s people in shelter and on the street citywide, 24,000

devetoped out of all those

of homeles

potential npartments could bave been

properties going to waste!’ And the housing crisis and econoinic
recession have inereased both homelessness and vacancy since
then, The financinl collapse of 2008 has alm} feft countless condo

developments stalled for luck of financing?

I early 2006, in coi mimium with imn“zdmxg the vacant property
oo, we Ewcu ait oo series of }:if:pi (G311
front of vacant butldings, engaging the community

“sleep-ouey”, where we Hierally

the sidewalk in

i conversations around vacancy and homelessness and gentei-
ficalion. We also gernerad extonsive press coverage. Nelghbors
brotught us coffee and warm soup. These public sleep-outs helped
build solidarity within cur organization, and public support for
our worle. [t was during the process of butlding support for ow
first sleep out that members of FTH met with folls (rom the office
hattan Borough President Scott Stringer, His office part

acant buildings and

OF SViBT

nerved with us on the block-by-block countof v

iots in Manhattan referenced above,

age resulting from our Manhatian count was a bill
szhmiima by State Serator Jose Serrano and passed through both
chambers of the legislature, which eradicated @ tax incentive that

hadt essentially rewarded landlords for keeping property vacant
above THOUE Steeet in communities with high rates of homelessnesy
and rampant geatrification,

Picture the Homeless memibers reached out to every member
af the N

a sponsor for leglslation to mandate a vaw

ew York City Council in 2006, secking to cralt and find
10t propecty count

and create incentives to develop housing for poor people. Souih
Brooklyn Legal Serv sted us in the research and writing
of the bill, which was sponsored by Councilman Tony Avella, By
fate 2009, it was clear that the Cournetl
nat aliow a bill to be introduced with provisions that ineluded
L We were in (act told that bills

HCes s
Ulegal department would

elements such as "duty (o rent’

were not introduced at all if they weren't likely to be passed! Many

r nembers ot thar council me

sembers should have had the
apporbinity to gather festimony, debate and vote on this bill,

of aur
and p wméz;m its introduction was a “subversion of democracy.”
I §u: d, we learned a lot about the legislative process along the way,
Ity i*chm;n‘v of 2010, 8 new bill wag introduced by Melissa
Mark-Viverito, Intro 48 would empower the aty w conductan
anpual count of vacant buildings and lots throughout the five
hat thi

continue o be convineed that once vacant prop-

borouphs. We belioved o 5 was & strategie and pragmatic

compromise, We ¢

erijes are counted and the results publicized, i will ignite outrage
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in the communities most sffected by

the housing crisls and crente additional

or gf;%azmzzag i?g?i“—i‘si‘iiiﬂ.!izf;‘ﬂ. While Intro
el

rnered the majority of City Council
sz‘sz:iz’fi‘)i:fs 25 co-sponsors in loss then
(2047 g sidl]

en i;éhﬁsécim’ci? by the

a fm'm[%z, #s of the end of

hias not b
{..35 %

(fimamf.éh ‘s’% . s:zmw'é outio!

sion Lo see what was by appen-

wnmi ig arned that they were ™

getting

g*um Lok from the Administr
1

who were concerped about 1
the bill”

cost estimates were g“»f’r,.nfﬁi.im.

even afler extremely-modest

. A

through the

iy Council, we knew we

had to raise the ¢ I
any sort of u‘sii«u archousing or vacant prop
With s dh

sUD incrensi
crente s b

;a};f-w»aa d homelessness—
foa .)am i

sing Mot Warshousing! (HNW!
allies, build o structure w

i}nu et

wag 1o for }m;.iug; refationships with

incorporate them into the work, ase ouy effestiveness (o win
a city-wide vacent property count, and bulld momentum to create

The HN

chides members from sectars of the zfmwmmit‘: and social justice

housing for extremely low income folks, Floalitlon in-

movemen! that we E"sz:i'f-‘“ sare critical in m:;;

in ?\EQW "{. :

ring housing

oot and ;,irmz;auz‘aé

L 15\; inc E

aith communities. labor, academics,

»\
;9"
e
o]
o
i

-
el
"’.‘I
-
=
;"3

;‘sf;gi haiiz‘léfﬁi developers,
I 2009 we look over g vacand building in ¥l Barrio, on the
11

corper of Jioth and Madison, that hfdu been vacant for de-

i we s:mpi o fhe xéfici‘;g;m in front of i

giicgt;}c;sw;e our resolved to liberate vacant proverty. In the summer

3
of 2409, we held another public takeover of 2 vacant ot in Bl Barrio

recls g

a%b 2% 1

14
&
! i

as
s oo zﬁim:;x Ang f%m; of el

istance, Ei wis avéeﬁ.%a%a} it

tal inaction, that we embarked upon 2 mapy

g prijest {o

Mew Yorkers to pariner with us it Y VACHE proner-

Hes citv-wide and to show the oity that the count could be done,

VACANT NYC: SEE SOMETHING, SAY 3%?&5%?%%3?%&

I the summer of 2010, wo attended o workshe

crowd iy Ef’eirs'ﬂ? a4

BANKING ON VACANDY Home

ioss and Real Bstaie

‘»’2’1*;‘.?:22&i'zi'i‘ivaii'i%’ﬁ;iflléi eon, which silowsd folle 1o text the address

2014,

v agencies, and ugp
into Yacan z’l}; 12,000+
éim es

»with Hanpt

by December of 2010,

FALL 2010, TURNING UP THE HEAT

tie fall ¢

i 252_252. wa iflz‘f%ﬁéi up the heat on the €

L R R
ii}iikigfji”‘-aéa

1with allle

iolned us,

Specidation
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HOUSING A TOTAL OF

FEOPLE

OF VACANT PROPERTY
15 OWNED BY THE
GOVERNMENT

T

S

. These vesults show the vutstanding
amoust of under ulilized housing stock that is available in justa

Fwery homeless person in New York City

third of New York Ci

could bave o home with the amount of vacant space that currently

vacant buijds

1
- By pushing
i

fngs the oity couk

for rehabilitation of the existing
create jobs and house people Immedintely,

i

e While the city chooses o

iy
vaste money on the shelter-industrial complex, we have found that
the number of shelier beds i each district is significantly lower
than the number of potential housing units in cach community
district, There is space to house five times ag many people in vacant
iyl
53,500 @ month o house someons in & shelier—adding up to 5856

114
B

15 are correttly i sheber chywide, The city spends

é

property

enitlion a vear, vol there s no plan in place te create reaf housing

for the poor,

Resolts from cur vacant property count demonstrate a pattern of

zen Dnstiteie of Justice's report

In New York Clty” almost
hatf of eligible homeless families came from 10 of the 39 commuani-

displacement. According o the ¥V
“Unpderstanding Farally Homelessn

py districts in New York Clty” 8ix of these ter community dis
are the sapte ones where we found the highest rate of vacane
correlation demonstrates that homelessness and warchousing go
hand in hand,

Y

districrs with the highest rate of vacancies

were unable

Information Law requests to many clly agencies, V

o obtain a clear picture of vacanoy in Mew York City, Once we

ook on the challenge of walking block by block, counting the

nmber of vacant buildings and lots, we obtained thousands of

H

sy whal community

hat

OF THESE PROPERTIES HAD
BEEN IDENTIFIED AS VACANT
IN THE CITY DATA WE RECEIVED

we oblained from the city exposed an incomprehensible inconsis-
tengy between what the city records and what the community bas
to dive with, Our duta demonstrates that cliy records-keeping is
useless for understanding housing conditions, and isin need ol a
dramatic overhaul

Walking through

blighted neighborhoods such as Harlem and Bed-Siuy one notices

many slorefronts that are active. What people generally do not
siotice is the amount of empty residential units that are availabie
on top of these commercial spaces. Landlords warchouse their
residential anits becouse they can make enough money from
extravagant commercial rents without any of the hassles of resi-

dential tenants,

TaTD

s Within the thousands of vacam

buildings that this report has identified, we found 4,544 uniss
that ure zoned [or commercial or manufacturing use. The Cooper
Square Mutual Housing Association focuses on providing af-
fordable housing apartments on the Lower Bast 3ide through the

Community Land Trust/ MHA model. They are able to leep rents

as low as 5350 u month, i part by subsidizing their rents using
some of the profits made from their rented out commercial space.
According to Valerio Orselll Executive Direcior of the Cooper

Square Commitics, they are able to raise 27% of their total operal-
8

FRLEE

ing vost by using the income gained from thelr commercis

ro maintain affordable units,

. s i MO ‘ : The U
Department of Housing and Urban DevelopmentCHULD) uses
3 to ddentify the range for “atford-

¥s

AT

“Area Median Income
able housing” guidelines, AML in New York Chty is distorted by

afluent neighborhoods in the greater New York Metropolitan Area
including northern New Jersey and Lonyg Island, pushing the AMI

CERGLE dy wrder o provide real

f & affordable nousing, the oty

A 8L be more loeally determined.

PICTURETHEHOMELESS.ORG



i

building s being developed in the Bronxand is subsidized
by public funds, the AMI should be appropriste to the median
income of the neighborboad! Current practives encourage gentr

3

cation znd displacement while using public funds 1o do i,

o omsny nstances

oarr surveyors kentified abandoned, sarbage-filed, and weed-

o e A e e e e ey

vidden lois that the oity lsts as public recreation speces, The city

; T T Tt

needs to distinguish between oty that are publicly sceessible and

sealed-off iots where the community could create o plan for proper
usage of the space. N

pw Yorkers should not be Hving nest

o uar

aju the quality

(e
11

of e for community members,

P
sfggl
y

sab o count of vacan

8 Dt
sroperties in New York could not be done because 1t would

prey SO sl
toe much money, We have proven that through the use of volun-

E2EH g?i'{!‘;k}i"i}f count an
;

teers and partnering with 2 Universitya v
be done, Using aur Analytical and Greanizing Med

widology this

process could be repticated at o much lower cost than what cliy
I

i When Groanizips Pk proiwect
P When organizing this project

hed out to a5 many community members as possible. We

spoke at neighborbood events. rallies, protests, churches, bi

conngil forwms, and any other plece where we could

i
gar, While engaging t!

&

1
e comynity ahout the ssue of vacam
]

propertics, ved unanimous concerns about vacancy being

i
ring volume of empty

a problem, The
we identified causes major haem onall as

wherare in sesd of housing want these vacant butldings 1o be put

s of city Hie, People

I use. Community members who feel ke there are not enough
s i thels neighborhoods want the

-
:
hing

parks and recreation spas

vacant lots 1o be turned into somet fub, Homeowners lving

next to rodent-infesied loty want the city
felds re ever-present across Mighted neighborhoods in

By

Sy owe collected

and analyzed the thousands o st properties found in oar

it
sing their owner

survey, we came across grest dithiculiles in ident

orporations allow landloeds

ship. The usage of Limite

fe

ter sk true ownership of warchoused and abandoned proper-

Phes, In cnses where the properiies are bank-owned or are going

i
55

-

RN

i

G
S

oreclosure, the usage of Mo : Electron

e

TERSY make it 2w

angd transaction history by community

the end, a community member would need a law o

«féﬁéﬁ;

S memher e e -
Lobiree time o phr ing owng e

stantial anu

-

%
A

bsiid sl lots in their e aod and unco

s

3

.
.
;//;2/1/

o
.
.

warehousers, and prog

clenrly record property owners
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mumber of axmirzg shelter units: (08

LEEE commercial/manufaciaring units within 288
vagant utldings, 1% of vacant '{’E‘E’(}g’}i;,i ned by the

cygrnmeni; imi'y 5% afthes
o besn idenrifled as vacant in the m’.

3?6 LOIRIN m’tﬁ%aEfmaz';u{z;%.cmg-é?z_zf LEiits within {72
npe 0% ol v

st anly

swret by the
8% of the vm‘&ziz ?3?’&;35?%%{23 v fotnd
saen identified a8 vacant i the oity dats wa recaivad,

nimher of existing sheber units: 788

86 commercial/manutaciuring units found within 84

vacant bulidings, 8% of vacani proparty s owned by the
{5{'}%{{33

sent; only 7% of the vacant properiiss we found
fad boon idontifted as vacant in the oity dats we recslved,.

aumsher of existing sheltor units: 287

168 commarcial/manufacturing unts found within 88
i%nseid:zmgs,ﬁ‘?fa s“ss"x, ant proparty s owned by ihe
i onty 17% of the vacant
: vacan] in th

vigs we found

te we rongi

musther of existing Sﬁﬂﬁ’a? unifs: 260

435 commar t;ae;’m;,; H uring units e
cant builln Y mf piant prop

FrEnent o ;f 8% of tha vacant

e ag vacant in the city

i within 72

5 awnad by the
s Tound
fypd,

%

nunther of existing shelter units: 342

B43 commercial/manufaciuring units found within 4
vacant buildinges. 0% of vaoant property iz owned by the
zovernmant only 8% of the vac zw% aroparties we found
had been id city data we receivad,

antified na

mmi}ﬁr ef wigtly zg sheimf 1 H 223

241 commearaini/manuischering unite found within 285
vacant by e% tings. 1B% of vasant ';}mg}{}%”%%; ig pwned by the
govaernmant: only 18% of tha vacant groperties we found
had besn identified as vacant

y the ety daia we recelved,
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numbrer of existing shelter units: 768 number of existing shelter units: 1,143

{,BES commercial/manuiaciuring units found within 263 48% commerclal/manufaciuring unitg found within 172
vacant bulldings. 1% of vacant proparty is owned by fhe vacant bulldings, 8% of vacant property {5 awned uy the
soyernmant; only 5% of the vacant propoerties we found spvernment; onty 8% of the vacant properties we found
fiad been identified as vacant i the oty data we receivad, had hesn Kenified ag vacant in the ¢ity data we recelved,

number of oxisting shelter units: Y76
470 commoreial/manufaciuring units found within 172

yacant buildings. 10% of vacant property s owned by the
government; only 8% of the vacant properties wa found
had been identified as vacant in the oty data we rooeivedd

i
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sl

rumsher of sxisting shelter units: 688

45 commersial/manuiacturing units %N 3el v s%%m, tag
s, ¥ % of
i

23

SPEE, Oy W% o

e

wmitfied ag vagant ind

ZOYETH st proporties wa found

niad baen ide 1@ city da

we received.

£ J.L;:ﬂ iy g0 :“‘&ﬂf‘{g by the
s yaeant nrapeviies we found

EOVELIY

Bmen

ant in the oty date we received,

sumbar of existing shelter units: 370
a8 commus
i

sal/manufsaturing enits found within 264
ings. 5% of vecant property is owned by ©
verament, only B% of the vacant
o hoan wdentified as vacent in tha

&2

number of existing shelter units: 832

aifmanufacturing units found within (7
,szzg<:, A% of wacani props sy ig owned by the
ity %ﬁ % of the vacant or zea fouind

A

S

I e
SRR

nunsher of existing shelier units: 1,084

204 cammercial/manufacturing units found within 188
vacant bulldings, 4% of vacant property is {wm?eri biy the
government, only 4% of the vacant properiies we found
fad Bpan iiit.ﬁfiftf}i% as vacant in the cily data we reseived.

nunrther of existing shelier units: 318
88 commercial/menufacturing units {o
vacant huiidh
ﬂmvem‘-w&'ﬁ% oily 18% of the vacant g
sz bean identifiod 2g vacant in the oity data we received.

vnd within 208
v, BY% of vasant aroperty s owned by the
raperiies we found

puitor of exfeting shelier units: 2858

(37 commarcial/manufacturing units found within 134
vacant butldings, 3% of vacans property is owned by the
government, anly 14% of the vacent proporties we found

had boen identified as vacant in %‘z 5 oity dats we rocaived

number of existing shelter units: 1L402
8% commercizifmanutfasturing units found within 184

. BY% of veosent proparty is owned by the
Hhy 28% o the vaoant properties we found
awWe s

yaoani building
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ASSESSING CITY DATA

We began by asses Inthe

g what data the ity already had,
course of our research we had learned that different city agencies
e NYPL
activity has been

Hpay tment monitors proper fFies thal i}t}’ had

collect different information sbout vacant properties-ih
keeps track of vacant property in which I”U pal
reported, the Fire D
sewled up after fire damage, and so on. In November of 2010 we
fon Law
ptorel

svitt records. In the end we emzi nineteen FOLL requests to eleven

began an cxhaustive campaign of Freedom of Informat

Requiests fo every city agene

v that could conceivably have ke

different agencies. Many city agencies tgnored or outright refused

L vomply with our requests, Some provided data that was clearly

ot af date, or formatted in such @ way as to make it impossible

to collate or ff‘af}igﬁaz‘f: with other city agcﬁ;écy data, And then some
ight aw 333 with very

LHeim ?‘E{,h by obtaining information regarding vacam

th
responded ¢ hopful and thorough data

£

lots wnd buildings from va Fious governmental agencies via the

Freedom of Information Law (FOTL) as well us information rEpOri-

wod the OiEg T ather gi‘i‘x’a‘}'i}ﬁ'ﬁjiﬁ%i AnG AOn-govern menfal source 8y W

10000 proverties. Our

seen in i

stacked up s

daty set carmne from the sour

fisting of over comprehensive

itig? Findings.”
We shared this dutasel with ¢

wha carefully reviewed it They romoved duplicate and er-

yropartaers at Hunter Collepe,
roneous Hstings. All vacant buildings and lots were mapped
stems {GI8) software and the

riment of City Plannings P } [y

ng Geographic Information Sy

FO database. it quickly

became apparent that the vast majority of the vacancies were

concentrated in a small nunther of communities. We concluded
that it would be most efficient and offective 1o concentrate Hime
and resources on these neighborhoods. A complete block-br-block

gurvey of the entire aity would cortainly have been possible, but we

sulid not justify the additivnal tmie and resources it would

ta survey and map the relatively smail namber of vacancies in
many parts of the ity

in order to narrow down the areas to be surveved, we had 1o
use ondy the data thal was up-1o-daie and avatlable citywide, The

taleen out hguﬂ,l‘ﬂ
The 4,000 partial
i?u dala was usele

fight to the City Condo Count listings were
they were dated and inonly one borough.

vacate orders were removed, beciuse  for our

e

R
e &y

purpoeses, The city fails to document the extent of the vacancy ina
partialiy-vacant property, meaning that every one of these proper-
would have

Ues was somewhiere between 1% and 99% vacant. It

beery brnpossibie to count or verify partial vacancies in our field
survey without having sceess to the buildings,

IDENTIFYING CONCENTRATIONS OF VACANT PROPERTY

We considered mapping the concentrations of vacant progperty by
census tract, zip code, Council District or informal neighborhood
boundaries. We concluded that the best choice would be the city’s
54 community districts. Mapping these addresses tn GIS, Hunter
was able to identify the number of vacant properties per cont
munity board, We used this finalized lst to identify target arens,
Hunter collected information regarding the size of each commu-
ity district (rom the Department of City Planning, and used this
to control for density and determine the number of vacancies per
square mile {mi®},
Community districes
wial n
of vacant lots mi’, and total number of vacani hmi Hissgs mi®. We

were ranked from izu‘gf:f to smallest in

three scenarios umber of vacancies per mi’, total mztzim

then amalyzed and compared the top ten community digt r.ia; s i
each st E%eg;wse Ny community "mav;ii: sappeared in more than

ane “lop ten,” removing the repeats Jeft us with a list of 1% com-

munity Lii‘iﬁf‘iéji?«‘ This list included all of ihc wtajor aregs of vacancy

concentratjons, and fit our own collective knowledge of the city's

sacig;;z.ﬂmrimmig,

it
i

tve boroughs, thus ruly creating & replicable model for 2 diywide

Because it wag strategically important o cover all

vacant property count, we expanded our Hst to 20 by adding C 1

in Staten ksland and CIY 14 in Queens, the areas with the highest
mumher of vacuneies per mi® within their respective boroughs.

AFTER THE FIELD SURVEY

¢ Omce the field survey was done, the surveys were

collected and grouped by borough. Each physical survey was then

antered into g spreadsheet with columng for all of the information

an the survey, We used Internet tools such ag The Gpen Accessible
space Information System {0AS1S

CUNY Mapping Service to identify the addresses on each survey

sasispye.net) designed by the

when a surveyor could not find an address for a particular proper-
ty. OASIS uses City Planning information {o create an online wap

PICTURETHEHOMELESS, ORG
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of Mew York City that provides city data on vach praperty in all
frve boroughs, We then transferred the addresses of each property
into its Borough, Block, snd Lot location in order to extract the
property information fram the city data on PLUTO and map it via
Gis. the bull of the data entry and transier was done by (ull-rime
and part-time interns al PTH and Hunter College.

¢ While we provided numerous trainings {or
voluniteers, and partnered less-experienced counters with veteran
I

volunlesrs, working with non-profe:

fonals will inevitably produce
adiversity of survey quality. Less than § percent of our surveys
were invaiidated as incomplete, wrong, or identifying addresses
that upan follow-up research were not vacant. [n some cases, we
sent experienced organizers oul Lo re-count entire ransecis (o
verify survevar findings. This

is a conservative count, Suspicious
properties without clear evidence of vacancy (haarded-up win-
dows, padiocked doors, overgrown lots) were omitted, and in the

case of vacant condos we believe the quantity is significant, Any
ErrOnEOUs enty v to underscore the need for the ¢ty to con-

duct un official citywide vacant properiv count as a matter of

gouid public policy.

Vi A m&w% St

Bud
fad

After compiling all of the surveys on a
spreadsheet snd obtaining the city’s PLUTO data for each address,
we then did {olow up research to further v

rify the data, We used
Guoogle Maps and OASIS which provides links 1o the Depariment
of Buildings and ACRIS information on each property, The major-
ity of the vacant buildings that were identified by surveyors had a
clear recard of vacaney complainis or vacate orders according to
the Department of Buildings website, while ather buildings wers
vigibly vacant, The final set of date and maps combines the resulis
of our feld study with the valid data we received Irom the city. In
oy cases the field survey confirmed vncancies reported in cily
data. However, our survey found significantly more vacant build-
ings. b part this is because our survey found many completed
residential buildings with aciive ground-fleor retail and residential
anits intentionally held off the market (and thus not listed in the
city dataj, L part it may have to do with s continuing growth in
vacancies since earler this year, We believe it also reflects the groat
value of having on-the-ground community surveys conducied by
volunteers from our neighborhoods.

Usne of the shortcomings of the field survey, however, was the
abstlity to accurately wentify
vacant loty, Since vacant lots
tho not have observable street
addresses, survevors ususlly

had o provide a reference lrom

a nenrby building, We had 1o
check local and on-line sources
o come up with block and ot
numbers that best identified
the vacant lots, Sometimes
surveyors incorrectly identi-
fed a clty park or side vard as e
vacant lot and we were able to
correct these mistakes. In the
end, we found that existing city
data shows many more vacant
fots than found in the survey,
Nevertheless, we still found a
farge number of vacant lors that

were not previously recorded.

The city-wide
vacant property count was
achieved through 4 purinership between Picture the Homeless
and the Hunter College Center for Community Planning and
Development. Volunteers, including the volunteer labor of home
less leaders of Picture the Homeless, helped to keep costs low. The
primary costs were staff time for organizing and coordinating the

count, assistiice with data collection and management, analysis

of findings, preparation of paps, as well a5 other resources like
wwinting, food for volunteers, and transportation, Whik: objections
toa city wide count include the claims that # would eost “mil-
long of dollars”12, we did it for approximately $150.000. loss than
S0 por person who could

be housed b the property we counted,
Considering the potential savings to the city and neighborhoods,
and families impacted by homelessness and the housing orisis, this

is quile a bargain,

PICTURETHEHOMELESS.ORG
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Stnply o
people
part of the housing market as it currently funciions, and the only

s there are people wha benefit inancially from other
being priced out of Ezammﬁgk Flomelegsness is an egsential

way that is going to change is for people who ave bomeless o

organize and fght back and win. Az an under-resourced grassroots
organization, arganizing and asserting the rights of an extromely
tlarge
sysiems such as the housing ma !\ca i 1o creatively combine base

stigmatized constituency, the only way we can impaci

building, leadership development, participaiory research, direct
action, civil disobedience, legisiation, ltigation, media and coali
We knew that our decumentation had to be

Lion work abriight for

this count. thanks to our parinership with Honter College, we

frarned g ot towards how Lo accomplish that

‘thits report exposes that there s enough vacant housing and
land to house every homeless New Yorker, and then some. In
the five vears gince our Manhatton Count, Picture the Homeless
memibers and salf have developed our vision far the use of vacant
buildings and lots, At the same time as we've learned o signific
capd wmount about urban plunning, housing finance, cooperative
housing development, commundty land trusts and mutual hovsing
associations, ay well as other strategies such as squatting or home-

steading. Our arganizing methodalogy stands on the shoulders of

past and present housing struggles. O ities have arganized,

conducted participatory research, demonstrated, created altery

tive urban repewal plans, gotton arrested, squotted, x"cmwami
Buitdings, made gardens out of garbuge strewn loty, and pressured

clecte d 5] Efi,hil.

s andd poticy makers to resource affordable E‘if}uhiﬂgﬁ

development at all levels of government. These and other tactics

informed our Organizing Methodology.
Mobilizing vohinieers was the most crucial piece of the
pazzle. 20 community boards

vd of ;éu city——n lot of blocks

ateers through our

soowalk up and down! W ¢t v

norrnat cutrench channels, mw%%ﬁ; g gsa‘iépii‘. ab soup kitchens and

shelters throughout the five boroughs to fer them know about this
project ard our work and asking them to participate. We also went
1o cotleges and high schiools in search of volunteers and interns
The face that th
to all New Yorkers, allowed us to atiract a lot of support. In the

is project revolved around housing, a central issue

erd, we mobilized 295 volunteers, for a total of 75 hours spent

counting vacant property!

fad
As part of the mobilization effort, members and stafl of PTH
@

&m’d(:; d the curricuhom for a formal 2 hour workshop, s
ing un bow vacant property inpacts not endy homelessiess, but
dozens of other fssues as well. We offered teach-ins to any group,

class, or organization that would be willing 1o give usa ‘*l ace (o

discuss theae lesucs, and paid members to conduct the wordishops,

-

W were suce

ful in scheduling freqguent teach-ins mipéng us
educate the public while recruiting volunteers. At the same time,
we conducted infernal workshops o build our members capacity
to be effective ambassadors of the vacant property count—as wel
as build broader skills that would help the count in a number of

ways, such as public speaking, participatory research, internet
e .Lhmg, organizational messaging, and more
To collect viable daty, volunteers nesded 4 ‘zirmw in how o
jdentify vacant property, i the month leading up to the count
Hemmele

volunteers learned how to distinguish vacant buil

Ficiure the 55 ofparized frainings in every berough so ifmﬁ
dings and lots,
vith cin

aiymiiy

especially in cases that were Jess clear-cut than buildings w

derblocks in all the windows, Volunteers learned how to

vacancy, hiow to T aut g survey, and how to read s map for the
ares that they were to cover. Volunteers got an additional orienta-

Hon and training on the day of the count,

fn order to effectively cover all five boroughswe broke the

vacant pt‘n}i)criv count down by borongh from June through

i
i

avations were spread out through each of the community

E'h;ﬂ W Ce)ié%ﬁ{.th

PICTURETHEHOMELESS.ORG



Lots of organizations are hgh

1
and we're fortunaie 1o have al
uf the struggle~-fro

progre

more. Many got thelr members i

officials assigned staffers 1o worlow

o}
e
.
et
o
o
et
w5
pong
P

[
ing to faith eommunities with a commitment 1o s
S .

it do comm

y us Dozens

sor that volunteers could meet up on the day of ow
.

unity organiz-

cial justi

oups, community

= developers, and

ors. Some elected
of pur ailies in

H

We broke up cach

on their transect map as they ¢
been counted, Later, interns and
and count the g

sritons of each iran

ot t, At the end of

not been able to

2

the vi

maps to go ba

{
e and a clivhoard and survey forms, and head out into

sach biock

e

slunteers hac

Because we wanted to spread the word about our count far

and wide, we puta fot of

W OWETD

v Mews, and many bl

¥,

citing miodia

HTIETEN

o

1LOVErasE
=

o held press conferene

¥

ces that got us

Capiial New York, New

s and Heaf Bs

i

ty Sproulation
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Theclty neads to

prioritize housing by inv

sting i real
fong term solutions o tie housing erist

5

Sacant-cify

Y
¥

this report should be immediately turned

into housing for low meome New Yorkers.

While many

s the thousands of v

Bulldings are empty condes where people
i |

could move right in, rehabilitation of

H
distressed vacant buildings would provide

jabs for countless shilled homeless people

who have beon haid off due to budget cuis
and the cconomic recession. Low-income
people who are willing (o put their own

work into fising a vacant property should

be granted ownership through the velue

ot Ei‘L

ingsive »mﬁé in
deals with housing

Fewedl aquily, A
how the ¢ty ceda to
take place. The current record r;us;ﬂ*n:'rs of

fromels ose the dive need for

peaple exp
housing and this report shows that there
i5 more inug einough housing svailable
fong as the oity is made fo do :%mm‘.iiaiz"zg

ahout it

=

vned properties identified in

Vicant P

raperty Count exposes the nead
for s annual census of vacant butldings
and lots o be coordinated by the city. We

have exposed potentia i housing for 199,581

individunls that is not being vsed while

there are people sutfering brutal winters

on the street. Counting these properties

is an important Arst step to translorming

them into housing for homeless people and
fighting back against displacement. An

annual count would allow people to obiain
clearer picture of the available housing
i &

;‘i.m‘i lots that could be developed with com-

Uity inpul

Many of the vatant buiidings
hat surveyors identified have beeny vacam

for numerous vears by speculators waiting

o turn o profit, To make sure that housing

is made available, the city needs to impuose

o b year Hmit that a res iad unit could

vernnin without reoants, There s vot s

PFICTURETHEHOMELESS . ORG

3"&(?2';’83-1‘5:; problem

ig 8 housing problem. By mandating use of

in Now York city, there

residential SPaces the a,iiﬁf would ensure a

H

highey rate of housing on the market and

decrease the smount of vacancy. Th

58
units that become vacant for more than 3
vears should be taken over by the city and

t i*rmi into housing for low income

ew Yorkers,

: The uise of
Cormmunity Land Trusts sad Mutuai

E-'is&sz%?r\:{' Associations would allow for long

erm affordable housing that we
regulated by the renants that %i*f-

and facilitate o shift from o profl

housing system o one b?‘i}i(ﬁii (3354 ;‘.L‘?HE'Y

needs, Since Community Land Trusts are
pn-profits, this model woukd also allow

city- and priv

welyv-owned buiklings to be
gifted to people that want w stay in their
communities at an affordable rate, redue-
ing the bigh rale of homelessness and
displacement. For more information on
rusts, check out o

Community Land T
website abr picturethehomeless.on gf’k?l iy

{ i Many govern-
wly refuse to comply
sdom of Information Liw,

mental agencies sin

with the Fr

We learned frsthand just how diffieult
is ti access the nformation thal we need,
This inconsistency is a major problem for
New Yorkers tryving to got in i'in‘z‘s’za-zi'ém;

about thelr conmmunitics, or the actions

it
also harms intergovernmental operationy

of their elected and appointed officials

averat], and should be addregsed through

an executive order mandating uniformily

prompiness and fransparency ineach

agency’

s responses to POTL requests,
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developments are belng butll. In order to
keep comununity members in thelr neig
borhoods, the city must mendate that any
development inchude atfordable bousing
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Picture th BTN l‘mm;&! City-w

organization founde

1994, Our members E;;p is comprised of

4
i
E

homeless and formeriv b {)mcic‘s%:; MNew Yorkers, Moembers of Piciure

the Homeless aw%ivn‘zg,n sheliers, doubded-up with friends and

fumily, sleeping on subways, parks and transit facilities. Some
have been unemployed or wiaicn mptoyved for the long term, some

ar ;nggfing{zm,:i'wi low-wage or underground-economy fobs,

s
athers are union members who have recently lost wark, others are
disabled or senior citizens, All of them are extremely poor, Mos

are concerned with ending homelessness pot only for themsebees,

bug in working to make New York City o better place. Picture the
,

Homeless works to build individual s;;zpz;uiaf ared collective power
e a8 community stakeholders through

for homeloss New
grassroots oz‘;iaiii;{irlii.

We are o resotiree for homeless follks o identify the root
catses of homelessness and to develop solution-based vrganizing
campaigns. The fundamental causes of homelessness are con-
nected o intersecting lssues rooted in our economy: particularly
the commodilication of housing and resultant housing exclusion,

extreme poverty, racisny, gender and sexual identity discrimina

tion, bnmigration, and other forms of evonomic marginalization,

Tssues thal frame our work include the impact of homelessness on
individuals and communities, the Anancial and human cost of the

shelter industrial complex, the intersection between government

agencies such as the police department and homeless folles, and
the (mis) represeniaiion of homelessness and homeless people in
the mudin

Picture the Momeless has worked since our founding to place
ending bomelessness on the sgenda of the broader social justice
moverient, by pobnting o the intersecting jssues of vacial, gendey
and economic justice. We sit on the coordinating commitlee of
the fLight to the City Alllence-NY, the steering conmiites of the
Campalgn to Restore National Housing Rights, the steering com-
mittee for the Campaipn for Fair and Just Policing, Organizing
for Qccupation, and are involved In numerous other allinneces, We
are recipients of the Union Square Award, the Samuel Peabody
Award ol the Cit
Blossed Clty Award from Interfaith Assembly on Housing and

zens Commitiee for Children, the Butlding the

Homelessness, the Harry Chapin Sefi-Reliance Award, and the
s Jews for Bacial:

s was named one of he top 50 public

oy i’i?i!ﬁ{f,

PICTURETHEHOMELESS.ORG
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Picture the Homeless conducted this groundbreaking, city wide

survey of vacant buildings and lots with the vision, participation
and assistance of many [viends and allies, We are grateful 1o each
and every ooe of them

This report was written by Adrisn Antondo Paling, Sam

T Miller and Lyon Lewis, The Vacant Property Count that it

chronicles was executed under the meticulous direction of Adrian
Housing Not Warehousing organizer ot Picture

¢ Homeless, This fiest elty-wide survey of ‘»-’;K;iz’s.‘;

perties
Eh{: culmination of seven vears of efforts by our Hou a% g Mot
‘»‘r chousing campaign, orzgi'uii}f staff Ailler, whao
tras been the consistent staffer of this zxm?g, singe the can npa fgn
hegan, Ifmsg wrticipatory action research project is one of several

strategies developed by pur Housing ‘x ot Warehousing campaign

o increase the swm%}: of housing tor the poorest New Yorkers, by

identifving and exposing the '“ém i which lind and bousing is

mnde niavailable by spe sthe wiz‘;."aizn.imn of most important aspect of thelr contribution however was the
vears of creative organiving and rel i%wziﬁi;i;@% sitldding with ailies, abilizy of Tom and An gz: 2 to work wi ii us as full parimers inthis
Anika Paris, Chirks E%Emv d Mars Glnleman all bm}caﬁz, They gave direction where we ﬁ"»‘i’iifig @ *;md they
helpod produce the "Vacant NYC nteractive ondine map ol vae ook direction when wo were clear about our goals for the project.
caney that was the fmmediate %m,n ey of this project. Support Poeter Marcuse was also nstramental in his enthusiastic support

from Pleturs the Homeless Executive Director i,f foor this §?§m§:¢:.
; ,

ika Pal ':s:, interns Soléne junger and”

P bowrd member Byan Gibbs were oritical In differen wWays {0

i

i hcés}. SEVeTy ’*3 p arir éa g mestings to review
£

LDV BUCUDEE C
‘g,%,‘._:_ Are

g

-‘:

project gouls s thodology, with Angels Tovar, Adrian

Anionie Paling , Kendail In

Lynn Lewis, Sam |, Miller, Tom it Witliam Burnet

zing PRSI ti}iii'éif,‘u i

s Momeless or ﬁ,c
ing Mot Wareh

BAMKING ON VACANGY Homwlessness amd Reoal Eain
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contributed in many other ways, including phone banking, meet-
ing with ally organizations to eliclt support, and training volunteer
surveyors, ferry Singleton and Ryan Gibbs, for example, made
Bundreds of calls to mobilize volunteers. Marina Ovtiz provided
crucial support updating our website and social media work to
help raise mwareness and turs out volunteers {or the count. Pinally,
the brilliant graphic design of this report is the work of Design
Corps, a project of the Pramr Institute, Lavrel Ames, Crissy Petcler,
and Lizzi Reld produced the winning design as deeided by a vote of
PUH members and staff,

Hundreds of volunteers spent thousands of hours walking

up und down the streets of every borough in the city all summer
lorg, They gathered the data that this report presents, helped
with coordinating the cownt dates, prepared materials, facilitated
trainings, and conducted volunteer outreach, We are grateful to
the generous allies and community based institutions who opened
their offices to us o use as Thubs,” where count volunteers met for
training and to pick up thelr survey packets, who mobilized their
AAAY, Coalition o
Save Harlem, Convnunity Voices Heard, Grace Church, Interfaith

members and helped to spread the word, ©

Assembly on Homelessness and Housing, Johin Wesley United
fethadist Church
Avea Community Council, Project Hospitality, Project Renewal,
Oueers for Economic Justice, Unjon Theolog
aus branches of the New York Public Library, and the ofheus of

Neighbors Togather, Not an Allernative, Pratt
ical Seminary, numer

Council Members Margaretr Chin, Letitla James, Jessica Lappin,
MarleViverito, Diana Revna and Manhatian Boroush

fssa
President Scott Stringer,

Finaily, without the hnancial support provided by the Oak
Foundation, New York Foundation and the Human Rights Fund,
this city-wide vacant property count would not have been pos-

sibsle. B

ntial campaign support was also provided by the ¥
Gilmore Foundation, the Daphne Foundation, and the Ben
Jerey's Foundation.

PICTURETHEHOMELESS.ORG
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Testimony from: NEIGHBORHOOD HOUSING SERVICES OF JAMAICA (NHS]J) & NEIGHBORHOOD
HOUSING SERVICES DEVELOPMENT CORPORATION (NHSDC)-SUBSIDIARY
Hearings Addressing: "Oversight: Building Homes, Preserving Communities: A First
Look at the Mayor's Affordable Housing Plan"
Monday, November 17, 2014

To Councilman Williams and distinguished members of the Housing & Building Committee:

I am Helen Maxwell, Director of the Housing Development Corporation of Neighborhood Housing Services of
Jamaica, Inc.

Neighborhood Housing Services of Jamaica (NHSJ) is not-for-profit housing organization that has been actively
involved in community revitalization and the promotion of affordable homeownership for the past 40 years.
We are a holistic organization that takes the full cycle approach to homeownership for low- and moderate-
income residents. Our lines of business include: Pre-Purchase and Foreclosure Counseling, Owner-Occupied
and Closing Cost Assistance Grants, Handyman Education and Training, and Youth Build and Disaster Case

Management for residents victimized by Hurricane Sandy.

| am here to speak about the critical need for affordable housing in the communities that we are serve. We
have three offices, two in Jamaica, Queens and one in Far Rockaway. Non-profit organizations such as ours
are on the ground floor in our communities and are perfectly poised to help solve the affordable housing
crises. We are very much energized by Mayor Bill de Blasio’s housing plan that promises to be very aggressive
and comprehensive, and we depend heavily on the support of our Partners such Council Members,

Governmental agencies and others, to sustain our ability.

Over the two years we have experienced the aftermath of Superstorm Sandy’s devastation, the on-going
foreclosure crisis and the high rate of unemployment due to a sluggish economy. In response to these crises,
NHSJ expanded its services to include Rental Assistance and Disaster Case Management, which includes

financial, education and other assistance to victims of Hurricane Sandy.

The need for affordable housing in Queens is at an all-time high because of the following:

e The percentage of New York City households who are rent burdened (spend more than one third of
their incomes on housing costs) has increased tremendously. As rents continue to rise while incomes

remain stagnant, the problem of finding an affordable apartment becomes more difficult.

NHSJ & NHSDC's Testimony1 | Page



e Residents residing in hotels as result of Hurricane Sandy two years ago, are still displaced and having a

difficult time finding affordable apartments to rent.

e Many people mistakenly think that the foreclosure crisis is over; however, we, at NHSJ, are still
counseling homeowners who have not been denied loan modifications after fighting with their banks
for two, three or four years. Some of them are now coming to the realization that they may never get
the modification and lose their homes; they then realize the need for an affordable apartments and
rental units. Others have already lost their properties and are doubling up with family and friends and
also have the need for affordable apartments; however the high cost of rents have placed apartment
out of the reach for most families who lost their homes because of a reduction in their incomes. In
Southeast Queens, many families are doubled-up in illegal basement apartments due to a void of legal,

affordable apartments.

In Jamaica Queens, we are approached daily by residents that who are looking for an affordable place to call
home. Because we are housed in the same building with a WIC (Women Infants and Children) Center, we get
tons of requests for affordable apartments. Many of these families cannot afford market-rate apartments and
have to continue to live with parents or friends. We have a very few housing referral resources, especially with
the Section 8 Program suspended and NYCHA having a waiting list for Queens' apartments. We also get many
requests from seniors that are looking for affordable apartments. Oftentimes, because they are on fixed
(limited) incomes and are not able to pay the exorbitant market-rate rents. We have very little resources for

referrals in this regard.

NHSJ's goal is to be able to respond to the community's housing needs. We are pursuing several programs

and projects in an effort to ease the housing burden.

e We are co-developing affordable apartments with Slate Property Group, at Archer Avenue and 165th
Street within the next one to two years. This workforce development housing project will be 100%

affordable and will house 89 units.

e NHS Development Corporation's goal is to acquire abandoned properties and utilize State subsidies to
rehab and make them affordable. Upon completion of renovation, the properties will be sold to low-
and moderate-income residents at affordable prices. We currently have a pipeline of hundreds of pre-
qualified first-time home buyers who cannot afford market-rate properties, but would be able to
qualify for “affordable” properties under our program guidelines.

NHSJ & NHSDC's Testimony 2 | Page



e We also interested in acquiring vacant apartment buildings in Queens to be renovated and offered as

affordable units to residents in our communities.

e NHSJ continues to facilitate down-payment assistance grants for low and moderate income first time
homebuyers who need help with their down-payments, and offers repair grants and energy audits to
homeowners. Our goal is to have homeowners be able to sustain homeownership by managing their

expenses and keeping costs to a minimum.

e While much of the housing-stock in Southeast Queens is aging and in need of continuous maintenance.
We utilize our Construction Monitoring Department to oversee repair projects to avoid the likelihood

of homeowners being taken advantage by professional tradesmen.

e The NHSJ Handyman Training Program is a hands-on training program that allows customers to learn
the basic principles of home repairs and maintenance such as plumbing, electrical, tiling, etc. We
encourage first-time and existing homeowners to take the classes and save money by learning to do

simple repairs themselves while maintaining the up-keep of their properties.

Since its inception in 1974, NHSJ has provided direct services for more than 70,000 families by providing Pre-
purchase Counseling, Foreclosure Intervention Counseling, Homeowner Grants, Rental Assistance and
Landlord Trainings. Our goal is to assist families through a holistic approach, assessing their full array of
needs, in an effort to ultimately provide affordable housing and economic stability. We stand ready and able
to do our part in helping to solve the affordable housing crisis. Thank you for giving me this opportunity to

speak before you.

Helenw Marwell, Dinector

NHS Development Corporation
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TESTIMONY OF LEGAL SERVICES NYC REGARDING
THE MAYOR’S AFFORDABLE HOUSING PLAN

New York City Council Committees on Housing and Buildings,
Community Development, and Land Use
November 17, 2014

Legal Services NYC welcomes the opportunity to give testimony before the New York City Council on
the critical topic of affordable housing. Legal Services NYC is one of the largest law firms for low
income people in New York City. With five borough offices and numerous outreach sites, Legal
Services NYC’s mission is to provide expert legal assistance that improves the lives and communities of
low income New Yorkers. Legal Services NYC annually provides legal assistance to thousands of low
income clients throughout New York City. Historically, Legal Services NYC’s priority areas have
included housing, government benefits and family law; in recent years, Legal Services NYC has vastly
expanded services in areas of need critical to our client base, including consumer issues and foreclosure
prevention, unemployment, language access, disability, education, immigration, and bankruptcy.

Preserving Existing Affordable Housing Stock:

The Mayor’s new Housing Plan estimates that at least 500,000 low income families are paying
substantially more rent than they can afford. The Plan further explains that nearly 250,000 apartments
left the rent regulation system since 1994. Every time a rent regulated tenant is displaced from her home
through eviction, harassment, or deprivation of services, the rent is increased beyond the means of low
income New Yorkers, and the City permanently loses an affordable housing unit. Clearly, the City
cannot afford to lose a single unit that is now affordable, and every measure taken to prevent tenant
displacement contributes to the success of the Mayor’s housing goals.

We are excited that governmental bodies and agencies on both the City and State level, are working
together as never before. The Council, HPD, the Attorney General, and DHCR’s Tenant Protection Unit
have all sharpened their focus on housing preservation, and can accomplish more in coordination than
any of them can in isolation. We look forward to working with all levels of government, and with
community-based organizations and tenant advocates, to put the brakes on tenant harassment, predatory
landlord practices, and irresponsible banking policies that fuel speculation and tenant displacement. We
also hope to work with HPD and neighborhood groups throughout the City to formulate strategies to
preserve the affordability of expiring State and federally funded housing, as well as multi-family
housing threatened by foreclosure or bankruptcy.



Strengthening Inclusionary Zoning:

The Administration’s commitment to mandatory inclusionary zoning is an essential part of solving the
City’s affordable housing crisis. However, out of the 200,000 units to be preserved or constructed under
the Mayor’s ambitious housing plan, only about 16,000 new units will be affordable to the neediest
families — those below 50 percent of median income. The affordability crisis faced by LSNYC’s low
income clients can be remedied only if the Administration and the Council to work together to obtain the
maximum number of units at the deepest possible subsidy levels in exchange for the valuable tax
benefits and zoning changes so sought after by developers.

Defending and Strengthening Rent Regulation:

Preserving Rent Stabilization, which provides an indispensable lifeline to nearly one million low income
and middle class New York families, must plainly be the centerpiece of any housing preservation plan.
LSNYC supports the efforts of the Council and the Mayor to prevent weakening of the rent laws, and to
close loopholes like high rent decontrol, preferential rents, and fraudulent vacancy increases that rob the
City of irreplaceable housing resources.

Strengthening Code Enforcement:

Uninhabitable conditions are a major source of displacement of low income tenants, leading to the
permanent loss of affordable housing when landlords rehabilitate and decontrol the vacated units.
Tenants will benefit greatly if the City can find resources to expand HPD’s code enforcement efforts,
including its successful AEP program and the essential work of its litigation bureau. Code enforcement
can be significantly strengthened through coordination between HPD and the Department of Buildings,
and the District Attorneys. The Council’s recent increase in funding for community organizers is also a
vital step toward a coordinated housing preservation strategy.

Bringing NYCHA into the 21* Century:

NYCHA can do much to remediate the City’s homeless crisis simply by ending punitive and pointless
policies that displace tenants while wasting precious resources. While agencies such as HRA and HPD
have enthusiastically leapt to fulfill their roles in the Mayor’s housing plan, NYCHA has sadly lagged
behind. NYCHA tenants will remain subject to unnecessary risk of homelessness until NYCHA ends its
cruel and wasteful practices of evicting tenants for late rent payment, of banishing young people from
their homes based on minor criminal offenses, and of charging tenants unaffordable rents instead of
promptly reducing rents based on lost income. There is no reason why any NYCHA tenant should have
to enter the City’s shelters.

We thank the City Council for addressing these important issues, and look forward to working with the
Council and the Administration to address the City’s affordable housing crisis.

Respectfully submitted,

Edward Josephson, Esq.

Director of Litigation, Legal Services NYC

40 Worth Street, Suite 606, New York, NY 10013
(718) 237-5538
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Testimony of Kelly McAnnany
On Behalf of New York Lawyers for the Public Interest
Before the New York City Council's Committees on Housing and Buildings, Community
Development, and Land Use

“Building Homes, Preserving Communities: A First Look at the Mayor's Affordable
Housing Plan”

We would like to thank Chairperson Williams and the Committees on Housing and
Buildings, Community Development, and Land Use for convening an oversight hearing on
affordable housing in New York City. New York Lawyers for the Public Interest (“NYLPI”) is a
civil rights law firm with a robust disability rights practice, and as such we appreciate the
opportunity to provide testimony regarding the need to increase the availability of affordable,
accessible housing in New York City.

We applaud the Mayor’s Affordable Housing Plan (“Mayor’s Plan”) proposal to enhance
the roles of the ADA and Section 504 coordinators to improve access to the City’s Housing
Agencies and we hope that an expansive view of access is undertaken in the coming months to
ensure that all residents of New York City — regardless of ability — have access to affordable
housing.

Robust Enforcement of Accessibility Laws

Consistent and aggressive enforcement of anti-discrimination laws will allow more
people with disabilities to remain in their existing apartments. Our office has assisted countless
individuals with disabilities living in untenable situations merely because landlords and
managing agents refuse to provide them with legally required reasonable accommodations.
We’ve spoken to numerous individuals with mobility impairments, including seniors, who could
not safely enter and exit their building because their landlord refused to provide a ramp or an
elevator key to allow access through the basement. Other clients with mental illness or visual
impairments have been at risk of eviction because their landlord claimed they were “harboring a
pet,” when in reality they had a legally protected service animal that provided them with critical
emotional support or physical assistance.

The New York City Human Rights Law (“NYCHRL”) prohibits disability discrimination
in the sale or rental of housing and requires the provision of “reasonable accommodations” to
enable people with disabilities to fully enjoy their housing premises. NYC Admin. Code § 8-
107(5)(a); 8 8-107(15)(a). The protections under the NYCHRL have been interpreted more
broadly — and the law covers more housing providers — than its state and federal counterparts.
The additional protections available under the NYCHRL undoubtedly benefit New Yorkers with
disabilities. Take for example, an elderly couple with severe arthritis who contacted NYLPI
seeking a reasonable accommodation in their rent-stabilized apartment. Due to their disabilities,



they had great difficulty using their bathtub and toilet without the assistance of grab bars. They
made numerous requests of their landlord to pay for and install grab bars, but the landlord
refused. Unlike other laws that merely require a housing provider to allow tenants to make
accessibility modifications in their apartment, the NYCHRL requires landlords to provide and
pay for reasonable accommodations as long as it does not constitute an undue burden. For this
elderly couple with multiple health conditions and living off a fixed income, such a distinction
made quite a difference. NYLPI represented the couple in a lawsuit asserting a claim under the
NYCHRL and successfully forced the landlord to cover the cost and installation of the grab bars.

While this example illustrates the strength of the NYCHRL, it also reveals its limitations
for the many New Yorkers with disabilities who do not have legal representation to enforce such
rights. As discussed, the NYCHRL is one of the most progressive anti-discrimination laws in the
country, particularly with respect to rights to accessible housing. Yet, this promise rings hollow
given the lack of resources dedicated to the New York City Human Rights Commission (“The
Commission”), the entity charged with enforcing the law.! The Commission has for years failed
to exercise its power to initiate investigations and complaints regarding discrimination. The
Commission’s current staff of 11 represents a 90% decline from its staffing of 152 employees in
1991, and its current budget of under $6.5 million dollars represents a fraction of its initial
budget of approximately $10 million in 1992, particularly when adjusted for inflation. In the
absence of dedicated staff and resources, the Commission cannot quickly and aggressively
address disability discrimination in housing. Given that the majority of victims of discrimination
do not have legal representation and must file complaints pro se, we must increase funding and
resources to ensure that the Commission is a legitimate avenue for redress.

Finally, we support the Mayor’s Plan to “increase oversight of accessibility standards in
the private market as well as in its regulated affordable housing stock...” (Mayor’s Plan, p. 84).
Federal and local law — including Title Il of the Americans with Disabilities Act, Section 504 of
the Rehabilitation Act of 1973, and the New York City Building Code — contain various
provisions requiring accessible design and construction, including for renovations and
alterations. Yet, as evidenced by recent litigation by the United States Attorney’s office against
a major real estate developer, new construction of rental apartment buildings in New York City
routinely fails to comply with accessibility guidelines and regulations. We hope that the
Mayor’s Plan proposal to increase oversight will mean real consequences for new construction
and renovations that fail to comply with accessibility standards, including code enforcement by
the New York City Department of Buildings. New York City cannot afford to miss opportunities
to grow its supply of accessible, affordable housing.

Increased Supply of Accessible NYCHA Housing

We applaud the Mayor’s commitment to increasing the availability of affordable,
accessible housing, but we are concerned that NYCHA’s responsibility to provide accessible
housing has not been adequately addressed in this initial plan.

Over the years, NYLPI has received calls from individuals with disabilities who live in
NYCHA housing and have waited many months — sometimes years — to be transferred to an
accessible apartment. While federal guidance and a settlement resulting from the Rivera

! The concerns and recommendations for strengthening the New York City Human Rights Commission are outlined
in a policy paper penned by the New York City Human Rights Working Group, of which NYLPI is a member.
Please contact me to obtain a copy.



litigation mandate that 5% of NYCHA housing units be made accessible, this figure is arbitrary
and untethered to the demands of the public housing population. As documented in a 2011
report by the Center for Independence of the Disabled New York, nearly 32% of individuals with
disabilities in New York City are living below the poverty line.?> Further, as noted in the
Mayor’s Plan, nearly 20% of NYCHA residents are seniors, the vast majority of whom already
have or will develop disabilities that require reasonable accommodations of some kind. This
number will only go up as “the number of New Yorkers who are age 65 and older will increase
by 40 percent to more than 1.4 million” by the year 2040.

We hope the Mayor’s Office and the City Council will take steps to match the supply of
accessible NYCHA housing to the needs of the public housing population.

Oversight of Homeless Shelter Accessibility

The Mayor’s Plan identifies several key statistics to support the promotion of homeless,
senior, supportive and accessible housing, including that “New York City’s shelter population
has increased to an all-time high of more than 50,000 people” and that “approximately 850,000
people, or 10 percent of the City’s total population, are living with a disability.” Yet, the plan
fails to connect the dots between the needs of these intersecting and overlapping populations.

Over the years, we have heard complaints from individuals with disabilities and
advocates that New York City homeless shelters — in particular domestic violence shelters — have
refused to provide accommodations or otherwise equally serve people with disabilities. Among
other barriers, we have been told of individuals with mental illness being inappropriately
screened out of shelter services, deaf individuals not being provided with sign language
interpreters or other reasonable accommodations, and blind individuals being told they cannot
keep their service animal. This can lead to the inappropriate discharge of individuals with
disabilities from hospitals to nursing facilities. In other circumstances, people with disabilities
may be forced to remain in abusive situations or end up living on the street.

The disproportionately high rate of domestic violence experienced by people with
disabilities lends further incentive to ensuring that shelters are accessible.® In addition, given the
strong correlation between poverty and disability, we know that a significant number of
individuals seeking or already housed in the homeless shelter system have disabilities and need
accommodations of some kind. There must be increased oversight and accountability for shelter
compliance with accessibility requirements.

Ongoing Support from NYLPI

Once again, we would like to thank the Committees on Housing and Buildings,
Community Development, and Land Use for convening this critical oversight hearing on
affordable housing in New York City. We appreciate the opportunity to provide this testimony
on behalf of our clients with disabilities who seek — and deserve — equal treatment and access to

2 “Disability Matters: Unequal Treatment and the Status of People with Disabilities in New York City and New
York State,” Center for Independence of the Disabled, New York. Available at:
http://www.cidny.org/resources/News/Reports/Disability%20Matters.pdf.

3 See, e.g., “Violence against people with disabilities: New developments and important implications,” Emily M.
Lund, M.Ed. Available at: http://www.apa.org/pi/disability/resources/publications/newsletter/2012/12/disabilities-

violence.aspx.
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affordable housing in New York City. We hope the issues we have identified above will help
inform the Committees’ advocacy in the coming months. Please feel free to contact Kelly
McAnnany at (212) 244-4664 or kmcannany@nylpi.org for further information or discussion.
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November 17, 2014
Testimony of Joan Byron, Director of Policy, Pratt Center for Community Development

The Pratt Center applauds Mayor de Blasio’s goal of addressing New York City’s housing crisis. But as the
incomes of New York families continues to stagnate while housing prices skyrocket, we share the concern of
housing advocates that the plan will do too little to address the needs of those who are most burdened by housing
costs.

By relying on rezoning of residential neighborhoods to higher densities, and of industrial areas to allow residential
development, the plan is likely to result in a net loss of what are now affordable units. By fueling land speculation
in neighborhoods that have up to now remained affordable, the plan risks displacing both the residents the plan is
intended to help, and the industries that employ those residents at wages that actually make housing affordable.

We call upon the administration to develop a plan that will deliver:

¢ Real affordability - internal cross-subsidy through inclusionary zoning or 80/20 alone cannot deliver the
levels of affordability we need. We need to identify sources of the deeper subsidy we will need to make a
meaningful number of new units truly affordable to residents of neighborhoods targeted for rezoning and
major development. Relying on internal cross-subsidy, whether through inclusionary zoning or 80/20 by
design creates many more market rate than affordable units; we now know that the attendant increase in
land value triggers indirect displacement. Commissioner Been was commendably honest and specific in
her testimony to the Council about the Administration’s targets for affordability and HPD’s progress to
date. But this underscores the necessity of identifying the resources that will allow the Housing Plan to
serve a larger number of low and very low-income New York City households.

e Preservation of affordable units and neighborhoods. The numbers of minimally “affordable” units that will
be created through rezoning are dwarfed by the potential loss of currently affordable units to speculation
and displacement. Without strong protection and preservation strategies, the Housing Plan is likely to
result in a net loss of affordable units. And after the recent election, it is even more unclear whether the
City will have the support it needs from Albany to strengthen protection of existing affordability.

e Protection of irreplaceable manufacturing land. At a time when the sector is transforming and growing,
land costs are the most serious constraint on the retention and expansion of manufacturing firms in
traditional and emerging sectors; it is disturbing that DCP’s testimony, and presentations it has recently
made in East New York, make no mention of the need to preserve industrial land and jobs.

e Real guarantees that the other needed investments — schools, transit, streets, parks — will materialize. We
now lack real processes to bring the other agencies implicated in comprehensive neighborhood plans to
the table, along with representatives of the implicated communities - and to tie binding commitments for
those investments to the rezonings that enable large-scale residential development that will place
additional demands on those services.

The Department of City Planning has indicated its intent to rezone in East NY, Bushwick, “Cromwell-Jerome,” and
other neighborhoods. And while residents of many of those neighborhoods have engaged in comprehensive
planning processes addressing the full range of local concerns, DCP appears determined to prioritize density
above affordability, economic diversity and job quality, and infrastructure investment, and to narrow the focus of
discussion to building height and density and street design. Participants in a workshop this weekend in Cypress
Hills repeatedly called upon DCP to honor the substance of a multi-year, collaborative process; they are
concerned that DCP now intends to plan for the community rather than with it.

200 Willoughby Avenue « Brooklyn, NY 11205
T 718.636.3486 = F 718.636.3709 « www.prattcenter.net



Moving forward with rezoning, when other key elements of the housing and economic development strategy are
not yet formed, means we are asking people to sacrifice everything they value about their neighborhoods — their
affordability, their character, the good jobs that local businesses now sustain — in the name of affordability, when
there is no clear path to creating that affordability at meaningful levels and scale.

The Council should insist that the rest of the pieces — subsidies to enable meaningful levels of affordability,
protection of existing affordable housing, no net loss of industrial space, and commitments to the other public
investments needed to make additional density succeed, are in place, and make clear that it will not approve any
rezoning that doesn’t address these concerns.

Opinions expressed in this testimony reflect the position of the Pratt Center for Community Development, and are
not necessarily those of Pratt Institute.
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(J infavor [J in opposition
Date: 4_[.[ ’//'7//c—/

- e ‘f’U&fn/ o (PL SE PRINT)
Addees: A 70 WG&SWW?{/’) )Iue, Nt M’ 10033

I represent: Lb”he,ﬁ /M&n/[t( 7(7(0-(1 L’ﬂ)@"hﬂ’r (OYIJQ

Address:

e T TR R B T PR

“THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak on Int. No. Res. No.

O in favor [ in opposition

Date:
(PLEASE PRINT)

Name: _ ﬂ/UW\‘/ LQU .
Address: W\ql N\ﬂurgﬁ/h Lo N\{JC [UD ‘j&

— Lkovtmw Kpewen

Address:

’ Please complete this card and return to the Sergeant-at-Arms. . ‘




" THE COUNGIL
THE CITY OF NEW YORK -

Appearance Card

Res No.

e

I intend to appear and speak on Int. No.
[J infavor [ in opposition

Date:
(PLEASE PRINT)
vemer AN Setin Tenaiid » de (gijo
Address: . Q?G (L. 9\ 7 th -_HP W\ T Vv
Teseut b F /vuﬁ%w\/

I represent:

Address:

" THE COUNCIL_
THE CITY OF NEW YORK

Appearance Card

Res. No.

I intend, to appear and speak on Int. No.
) in favor [ in opposition

Date:
_.,._- (PLEASE_PRINT)

Neme: _KORERT TOLREEY o
Address: _ 12220 BL&W AVE [ 1C

1 represent: JDLA\/\ MY
Address: 8 O‘A Lr‘H A Uﬁ MLVN ‘

THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak on Int. No. Res. No,

[ infavor [J in opposition

pae: L/ 17/ (Y
LEASE PRINT)

Name: E}‘mo (\rj& V&.P/\

Address: ‘ '
I represent: (\jqc D{‘%’\ frC1 (OU{/‘C[I O—{j (\Qf‘();/h/r’a
st 296_HudSon o,

. Please complete this card and return to the Serg‘eanf-;i-Arma ‘



F o S R e e e

, THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. _____ Res. No.
[] infavor [J in opposition
\1 -

Date:

}P . (PLEASE PRINT)
Name: L L’E(X/ <
Address: ?3 g \Pr Alec /fdd,/ﬁ.f A‘/ﬁ:._ /l/ff

1 etld Commvnn Ty Roprp 12, / /(// s
. édcllresa:' s 320 W /gé 7 - éf?fi"W My/du_g;__

“THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speakon Int. No. __ Res. No.
O in favor [ in opposition

Date:
{PLEASE PRINT)
Name: MMW % LJ\RQWL

Address:
I repr:éséiit Londgy EY WYL NMIRW&W\MBM
Addrews: W w‘c'c‘m Ruak, Gl 022 . ‘\H&k)\’.y\‘;’. MY ol

T THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

-y
s P i ST D R 2 i P v A

I intend to appear and speak onInt. No. ___ Res. No.
[ in favor (] in opposition

Date:
PRINT)

(PL
Name: p m Ce %mj(_f
Address: W F2/ /8

< ey T

1 represent:

Address: W(’.:

. Please complete this card and return to the Sergeant-at-Arms ‘




e T ety B T - i i e i ot =

THE COUNCIL
THE CITY OF NEW YORK

Appearance Card ’

I'intend to appear and speak onInt. No. ______ Res. No.
[J infavor [ in opposition

Date: ”![:"l//k/
(PLEASE PRINT)
Name: KO»W\!\LGL S\ rs) Qlln

Addren: NNCA G Chise Yevie Lw\au( A—q\s ilevic
I represent: Q(ﬂ"——P)

| Addrens: 1 Hosorer So )'6 I N\( N?’ lf,"’f'}’

IHE CoUNC
THE CITY OF NEW YORK

Appearance Card

Iintend to appear and speak on Int. No. _______ Res. No,
[J in favor [] in opposition

Date;

(PLEASE PRINT)
Name: Zf—e’)?‘c /6»1.

Addrews: /5/ 2 //L”-‘f‘r'ﬁ/’/f(’} Ao B )
I represent: / /’; 5/{] /

| "'"THE'COUNCIL
THE CITY OF NEW YORK

Appearance Card

T'intend to appear and speak on Int. No. _______ Res. No.
[J infaver [J in opposition %

Date: /I?/

(PLEASE PRINT)
Name: {Da Yon L aiav
Address: Us (.LJGS‘}’ l -M S #

1 represent: 1) C 4 Fuioters o+ Alliay Tretde
Address: U Y L(J 8%‘! M_}L] Ea

’ Please complete this card and return to the Sergeant-at-/irm.l ‘




N o T e e e i e it %

“THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

£
3
k

Res. No.

I intend to appear and speak on Int. No.
O in favor [ in opposition

Date: \ \"\\ V——\.

e, SO0 L‘E"““d'""@m
i, ASUD OECATUC Ao B

0RASA Aea Booes (AS \nC

_ Addresss : —
- THE COUNCIL -
THE CITY OF NEW YORK
Appearance Card
I intend to appear and speak on Int. No. Res. No.

] infavor [ in opposition

Mo 11 Qofq}

Date:

u (PLEASE PRINT)
Name: (’JYt@t \’)0 LQQAML .

.lrepresem (-)Qrgil‘ MM@Q’?MW*

Addreu

s s B

“=THE COUNGIL
THE CITY OF NEW YORK

Appearance Card

I'intend to appear and speak on Int. No. Res. No.

[J infaver [J in opposition

Date:

Name: b TZ/Qa (,7! (.)/ A/

I represent: Cd\s )4 2
Address: [T/ 2_THNSEAN “/f!/ N‘{ [ 0{#’5;,

. Please complete this card and return to'the Sergeant-at-Arms ‘




il GOUNGIL
THE CITY OF NEW YORK

Appearance Card

I intend to appe”ar and speakonInt. No. __ Res. No.
(O infavor [J in opposition

Date:
{(PLEASE PRINT) .
Name: (\ \(AM (j'M" (N" W~ . MW\N \—‘ (}7\(}@'\/"‘ PWJBPQK/
Address: _| < M M - CL‘- , @cl\ﬂ"\/\ _
N\/ C Comnan V\A\W\ L&WW\ Lk 16 l\\ Ve

-+ THE COUNCIL -
THE CITY OF NEW YORK
Appearance Card
I intend to appear and speak on Int. No. Res. No.

[} in favor [J in opposition
pate: 1L L17/ 1F

(PLEASE PRINT)
Name: HGW\fev Epsfem
address: _12.3 Wi lliditn st =8, Ny VY

LW n

I represent: @ MVbﬂl\ﬂ Juchice ()‘?Vlf—é’r’ D«e\/elapmgd‘
Pvoject

Address: \Z-Z iAh”loU.u <t l!n - Fl Nyw

=T T IHE CoUNGIL
THE CITY OF NEW YORK

Appearance Card
I intend to appear and speak on Int. No. ___________ Res. No.
[Oin-favor—[] in opposition
I~ o~ Dae: /f 7 /;
P \gﬂ, ) ,_(PLEASE PRITT)
Namef—. wd - {‘4 (oper
Address:
I represent: Pﬁffq——.&%\ e Cote ™ O’UIT‘"\"Q\/
Address; d

’ ‘Please complete this card and return to the Sergeant-at-Arms ‘



R e e e

Name:

I intend to appear andspeak onInt. No. __ Res. No.

THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

] infavor [J in opposition

Date: o
. (PLEASE PRINT)
e o ¢ Llen = Byam

Address:

I represent:

Address:

£ oS Now Uc(!l&.\ FZ:(OOEC‘W\,Q
2 ! N

Name:

e N e

I intend to > appear and speak onInt. No. . Res. No.

THE CITY OF NEW YORK

Appearance Card

0O infavor [J in opposition
- Date:
(PLEASE PRINT)
@G(MAH P(*”.("F'fi

Address:

1 represent:

(Jiieeqs ‘ \'\3},‘/

Name:

.

Address: - £ —

I intend to appear and speak on Int.No.____ Res. No.

THE CITY OF NEW YORK

Appearance Card

[ in faver I:i in opposition

Date:

lre;:::nt: /(L\Q (,Q_&DA.Q /L;«) gtfﬁtm

Address:

C% (PLEASE PRINT)
(lieny) [ aipson

199 s ST /\)% 9 030

Please complete this card and return to the Sergeant-at-Arma ‘

oy, nwwm a g e s aho i eomiin s e s i




LR TS S T T St Pl S

THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

. 4
L o O]

I intend to appear and speak onInt. No. __ Res. No.
O infavor [J in opposition

Date: \\, \7‘ L(i‘

"(PLEASE PRINT)

&ame: \50\4 N LO‘DL{ ~

I represent: Q—Cb\l?'ﬂ\&& (..l 6_?;& (é‘@ﬂ_s (‘:}VL JG
Address: (77% Y N \\ O

TTUTUTHE COUNGIL
“THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. _____ Res. No.
O infavor [3 in opposition

Date:
{PLEASE PRINT)

" Name: ,/EE}U DS REQUE Uﬁ ’
- Address: 35~ >F &/ 1 Saee? opt- 43 Jacksott /113'76%/’5’,3;'/2

.. I represent: ﬁ'){’g ‘7[4'5 620/?0 A/f/(/ >é,é?9(‘/
 stteem 92— )0 RoocevEtt WE

e s
i et Sl SN ot Sy o U W D, R L e Y T R I L e e

~ THE COUNCIL
THE CITY OF NEW YORK

Appearance Carc,l

Res. No.

I intend to appear and speak on Int. No.
|:| in favor |:| in opposition

Duser 11 / ) 7// 201

(PLEASE PR
Name: K\O/bf/'/‘g Mne/[/f)

Address: EO\{' ]7)0}% 'Y\M M }ﬂpl

] Dol Tt
Address: %5Q @//{/M\_//ﬂﬁ/é /MWW/W\

’ Please complete this card and return to the Sergeant-as-Arms ‘




R i, G i e B0 e b ARG T, SR T

THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. __ " Res. No.
[J in favor [] in oppositien

Date:
(PLEASE PRINT)

Name: _‘£€ I cpoma Cé){y[j
Addren: _ 35 9 oy M, Th 34

I represent:
¥

L Address:
O TR AR e ser " S

T THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. ____ __ Res. No.
{J in faver [ in opposition

Date:
(PLEASE PRINT)

Name: 0%/4){ M @-/{/—_Z/}Q D
Address: ;2)<Q W//O ?p) /L///Dr’)?l ‘

I represent: %ﬂé\ﬂ/ JM%

~ Address:
i -{ﬁh_ e e T Y W ey 1

T COUNCTL
THE CITY OF NEW YORK

Appearance Card

Dk et lte, 2 J0E

I'intend to appear and speak onInt. No. _____ Res. No.
) O infavor [] in opposition

Date:

(PLEASE PRINT)
Name: Be\ Wae . Poaclews N
Addres: _ S I\ \\0 \\)\,( N

I represent; Q&:\({&Q__C\/“‘&D (:R_CV\A ‘Q"'"D ’ \CU\’“&O '
Addresa: 3 S ; \/0 \\ O

. Please complete this card and return to the Sergeant-ot-Arms




o

THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak on Int. No. Res. No.

O infavor [J in opposition

Date:

@ﬂfa Wz}

¢ represent: DWURLTVA - DRPRLTHEA T OF (1T &wm&

Addrcss

ST

TTTTTTIHE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak on Int. No. Res. No.

[ in favor [J in opposition
Date: / / 7-// l7(

(PLEASE PRINT)
Name: [/’ C é]

Address: /09 50 LA

1 represent: H P 0

____Address:
r&-’{.hmﬁm;.; e it e i e L i e e

THE COUNCIL,
THE CITY OF NEW YORK

Appearance Card

I'intend to appear and speak on Int. No. Res. No.

] infavor [ in opposition

Date:
(PLEASE PRINT)

Name: m#l”vﬂrnﬂ‘/“bc 'L f“-/
Address: _ A Y 27 W]ﬂY’V’iS

I represent: P:anaw& The H@m;d 8.85 O/’C
Address: MM@MWIE Rve /b}( &




."Addreu
..Irepresent /.VW\V\AV/H{“—] <F/V{[,(_/ gg/dfe{\

e e f b e Wy W LA S

" THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

Iintend to appear and speak onInt. No. _____ Res. No.
‘ [J infavor [ in opposition

Date: /l/ 24 ! { vl [
I
{PLEASE PRINT)

Name: _ 10 0 Wate-¢

“THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

Iintend to appear and speak on Int. No. ______ Res. No.
[] infaver [J in opposition

Date:
(PLEASE PRINT)

Name: %m /QI A’ 2 KEC
Address:

¢ represonts COAL N E5. Y5 éémac <<

Address:

R R e AT R i

-

Ty gt - i s ian
Rt T R 2 e T e TN o T

" THE COUNCIL,
THE CITY OF NEW YORK

:j ppearance Card

[intend to appear and gpeak on Int. No. ____ Res. No.
in favor [ in opposition

Date:

Name O@M W ” %l:;)ﬁwﬂ%_@%"
Address:

1 represent:

Address:

’ Please complete this card and return to the Sergeant-at-Arms ‘




R e o A AT

THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak on Int. No. ______ Res. No.
[] in favor [J in opposition

Date:

. (PLEASE PRINT)
Name; — M rrild D p1BAL
Address: 'ﬁ 4 c:(to(tdur SL'FJ @r,.akl.\{h HV

I represent: J_@J:‘JJ_%_&A.LMQ 14'1 ey "é’(k C'ﬂ
Address: _”_.l_g_/g’ Q'\’EG‘\— /’I M v

e i et s T T T iy R A

THE COUNC]L
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. _______ Res. No.
O infaver [J in opposition
Date:

(PLEASE PRINT)

Name: EIZO\L&«P% W iSerel]

I represent: -F-m;}'e)/)akf SP /r\ /f/? M‘AJ/“'/—'\/

Addrese: /@ﬁ! )/"'M‘lo V Q

~ " THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I'intend to appear and speak onInt. No. __ Res. No.
O infavor [J in opposition

Date:
(PLEASE PRINT)

Name: Sébhl ‘F;WC,
Address: b\gﬂ _}_—);H{ g\'\'ufﬂ [F& N\{UJ {032

I represent: i(\}\()fx é M\J 0(/&0\4 ‘g;« 6L E‘\AM (9%1)
Address: 205 1% A 15" At !\]uu Nox M ool

’ Please complgte this eard and return to the Sergeant-at-Arms ‘




. 1 represent: l/@/\l" J@Ld\ (‘E:S _WL.

THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. . _ Res. No.
[0 infavor (] in opposition

Date: i { A / € ~|C
(PLEASE PRINT)

Name: _EDWARY  ToJEr by
Address: 1o% C()Mzzf \a gl

Address:

| Name: A(?‘K ﬂhr\m \Jm\f\ﬁof\_

I i, oA bl T T A it - o T - ‘n

—THE COUNCIL
THE CITY OF NEW YORK-

A ppem:ance Card

I intend to appear and speak on Int. &?M_\!ﬁ es. No,

[ infavor [J in opposition

© Date: H/\:f’l"{
(PLEASE PRINT)

Address: __ 2MZ W ™My 3 F.
NNS AFEA W

I represent:

Addreau

L

3 A e

“THE COUNCIL
"THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak on Int. No. Res. No.
[] in favor [ in opposition

Date:
o e Y™
Address: ) brsed
I represent: P‘ M "\ D
Address:

’ Please comﬁé;gthis card and return to the Sergeant-at-Arms ‘



I intend to appear and speak enInt. No. _____ Res. No.

ﬁ"a ‘ a @ (PLEASE PRINT)
Name:

e e Y
L2 A T S S 4 i oo zinao b )

THE COUNCIL
THE CITY OF NEW YORK

1Appearance Card

O infaver [] in oppositio

Date: ”"/ fﬁ* //loibl

7

—

e, 0] DA PO
! reprenent Bqu Ay req C’ommOTﬂH (ong)

Address:

I intend to appear and speakonInt. No. ___ Res. No.

T e e et o vy e S Y

-~

“""THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

(O in favor [ in opposition

Date: / ~ 7J/ /
;M—J /%. /épnmr)

NnmpL

Address:

I represent: L aw‘[/zﬁ//,m Swﬂd/‘%@fp‘
Addrew: L

Nnme

»

I intend to appear and speak on Int. No. ________ Res. No.

e
THE CITY OF NEW YORK

Appearance Card

O infaver [J in opposumn
Date: \-'7 L(

(PLEAS PRINT)

Alf\d(&x O\

A Addreu -

T repreaem

Address:

Councd of Sano Centore wdgi’l(\h@%

Please complete this card and return to the Sergeant-at-Arms ‘



“THE COUNCIL

THE CITY OF NEW YORK

Appearance Card

_ Iintend to appear and speak on Int. No. ____ Res. No.
[J in faver [J in opposition
Date:

Je (PLEASE PRINT)
Name: ) Ronc 1 A :\: ’Dmv\

Address:
I represent: Osbs Cfne ASSO ) o+\0n
. Address: 80&1 WC_E-\_C’\ ‘_[_rr A\‘ ¢ @(Jﬂy N\i 1“VS)
e TR 3 S T i

AR AR INI TT Tr o o2 N AT s L o e T e A il

“THE COUNCIL
THE CITY OF NEW YORK

A ppewaﬁce Card

I intend to appear and speak on Int. No. #*+. ' / {\Res. No.
[ infaver [J in opposmon

Date:' ir .t / L/
{PLEASE PRINT)

Name: ;/\” i\ P.QJ ”

Address:
1 represent: Thy Rivg OGn T Hb“l& O‘g— F\Y({\:Jff“ﬁ'ﬁ b Nl iﬂ"

addeens: 1 Lrfyciclion Qo 1000 CPIARY)

“THE COUNGL |
THE CITY OF NEW YORK

Appearance Card

H-OU b
I intend to appear and speak on Int. No. ._]"_._f“"} Res. No.
[*f in faver [J in opposition

Date:
{PLEASE PRINT)

Name: Jogem}\ pﬂ_&eh crﬂ\ :
Address: SO "Matden lane” éCQC.)

Cﬂ\“‘\‘l'\:\\t: Ci)mmuv:~‘\-/~7 (Re.l-cQ\ws &)uv\c'.\

I represent:

Address:

’ Please complete t}us card and return to the Gergeam-at -Arms ‘




. Address: /S(-Y"'// /7/V/¢ Tz A FLU{/;/;, ﬂ/Y ffgé//

o-

: THE COUNCIL
~#* " THE CITY OF NEW YORK

Appearance Card
I intend to appear and speak onInt. No. ______ Res. No,
[@in favor (] in opposition
- Date: / 7/’

(PLEASE PRINT)

ﬁume: ELQUF /7Q7C/7£7’—_

I represent: L?C%/LM’I [Fan "fB‘ L .(26"'
Address: / { s' ~ 1! e T0- E ] AM'A,.T vy wzd)

eT T THE COUNCIL,

" """"7""— s T R it S R AT S

= »*" THE CITY OF NEW YORK

Appearance Card

5{ _,55

I intend to- appear and speak onInt. No. ____ Res. No.
F E\);: favor [ in opposition .
7 _ - JL
f Date: / / i 7
(PLEASE PRINT)

Neme:  A/CAiBERTY RESTREPO
Address: /L E~t1 Hepa T . Asx F{"J'A"j N

Toravw (D rT Ry Bepro of The

I represent:

Address: L LECT Recn ¢ /(VO“.N,‘&% P > 7

o b A it N S i B A i“—.m*&k’n.

g + Name: RP{JN D;\S“H

o p ddress: 10 Rechon StEEE 4, Fucor

T g L

e TR

“THE COUNCIL
THE CITY OF NEW YORK

Appearance Card

I intend to appear and speak onInt. No. ___ Res. No.
[J in favor [ in opposition

Date: \\ll?' ]H
{PLEASE PRINT)

URSAN Jushee CenbeR— Al et Proect

1 represent:

Address:

’ Please complete this card and return to the Sergeant-at-Arms ‘ |



