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Good morning. My name is Judi Kende, and I lead the New York office of Enterprise
Community Partners, a national affordable housing nonprofit. Since the New York office opened
in 1987, we have helped build or preserve more than 63,000 affordable homes for over 167,000
New Yorkers through capital investments, programmatic initiatives, and policy advocacy. We
have committed more than $3.6 billion in equity, loans and grants to affordable housing and
community development in the State.
On behalf of Enterprise Community Partners, I would like to thank Chair Chin, Chair Cornegy
and committees for convening today’s hearing, demonstrating your continued advocacy and
compassion for New York City’s aging population. There are currently more adults over the age
of sixty here today than at any other point in the city’s history, and our older population
continues to grow quickly.1 Elderly New Yorkers are disproportionately rent burdened, with an
estimated 32% of single seniors paying more than half of their income on rent.2 It is therefore a
pivotal time to prioritize affordable senior housing, along with other housing types geared
towards low-income New Yorkers, in the city’s overall development pipeline.
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First, Enterprise joins our partners and fellow senior advocates in calling on the city to increase
the per-unit allocation of service funds in the Senior Affordable Rental Assistance (SARA)
program. Administered by HRA, the SARA program provides vital gap financing to support the
construction of affordable senior housing. Currently, only $5,000 in funding is awarded per
SARA unit occupied by a formerly homeless senior. Units occupied by seniors coming from the
general Housing Connect lottery system are not eligible for any city funding for services, though
it is expected that services are made available to these tenants. While we appreciate the inclusive
nature of the program as it stands, we do not believe that the currently-available funding is
sufficient to ensure the type of robust programming that is required for older adults. Providers
are often forced to offer fewer services, or are unable to offer the predominantly female human
service workers in their buildings the competitive salaries they deserve. To address these
challenges, and ensure funding is available for senior service providers to keep wages in pace
with the recent prevailing wage increases, we recommend that the program’s per-unit allocation
be increased.
Next, while we applaud the city’s efforts to develop senior housing on public housing land
through NYCHA NextGen, the city must continue to develop new affordable senior housing on
all types of land. We also recommend further coordination between city agencies, particularly
DFTA, HPD, NYCHA, and City Planning, as development sites are selected with the potential to
include space for senior programming.

Lastly, I would like to express my gratitude to HPD for taking the lead on home modifications
for seniors through its Aging in Place initiative. In 2017, Enterprise New York launched the
Healthy Aging in Place Demonstration Project, showing how age-appropriate home
modifications improve the daily lives of seniors. We are glad to see the city incorporating home
modification work into a multi-pronged strategy to better serve older residents.

Thank you and we look forward to our continued work with the Council to ensure that New
Yorkers of all ages have access to a safe, affordable home.
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TESTIMONY OF THE REAL ESTATE BOARD OF NEW YORK TO THE
COMMITTEES ON AGING AND HOUSING AND BUILDINGS OF THE
NEW YORK CITY COUNCIL CONCERNING INT. 06-2018 AND INT. 2252018
December 12, 2019
The Real Estate Board of New York (REBNY) is the City’s leading real estate trade association representing
commercial, residential, and institutional property owners, builders, managers, investors, brokers, salespeople,
and other organizations and individuals active in New York City real estate. REBNY thanks the Council for the
opportunity to testify on legislation that would expand certain protections for seniors and people with disabilities.
BILL: Intro No. 0006-2018
SUBJECT: A Local Law to amend the administrative code of the city of New York, in relation to evictions of
elderly tenants
SPONSORS: Council Members Barron, Brannan and Koslowitz
Int. 0006 would amend the New York City administrative code to require the owner of a dwelling unit to notify
the NYC Department of Housing Preservation and Development (HPD) prior to or on the day the owner serves
a petition of unit recovery to a senior occupant. The owner would have to provide HPD with the name, address
and phone number of the senior occupant as well as that of the occupant’s legal partner, if applicable. Failure to
do so would qualify as a Class A misdemeanor. The bill requires HPD to provide the tenant(s) with a list of
persons who can provide legal services. Additionally, HPD is obliged to collect and analyze the annual data
from the owner notifications and will actively search for trends in senior evictions, which will be made publicly
available.
REBNY understands the Council’s concern for eviction proceedings and shares in its pursuit for fairness and
justice in the process. However, except for senior housing, landlords generally do not collect information about
or monitor the age of their tenants. To do so could conceivably lead to allegations of violating New York City’s
Human Rights Law which strictly prohibits age discrimination if, for example, it could be shown that a landlord
declined to rent an apartment based on an applicant’s youthful age. Consequently, it is unlikely that a landlord
could comply with Intro 0006 without exposing herself to liability under New York City’s Human Rights Law.
The City has made important strides in recent years to ensure more New Yorkers can obtain counsel in eviction
proceedings. To ensure potentially vulnerable seniors have adequate protections in place, REBNY encourages
the Council to provide adequate funding in this budget cycle to ensure all older adults have access to counsel in
housing court as part of the City’s universal right to counsel policy. In addition, REBNY suggests that the
Council require HPD to create a simple, one-page form that could be distributed to all tenants served with an
eviction proceeding notice that informs tenants of providers of legal services including under the City’s right to
counsel policy. Such a framework would ensure that all tenants, not just seniors, know how to obtain legal
assistance and empower the tenant to act, rather than waiting on the agency to reach out with support.
BILL: Intro No. 0225-2018
SUBJECT: A Local Law to amend the administrative code of the city of New York, in relation to the installation
of protective devices for seniors and persons with a disability who reside in multiple dwellings, and the provision
of a tax abatement for certain related installations
SPONSOR: Council Member Brannan
Int. 0225 would amend the New York City administrative code to require a dwelling owner to install bathroom
safety measures for senior or disabled tenants upon request. Protective devices include shower, bathtub, and
toilet grab bars as well as safe manner treads in the shower and bathtub. The dwelling owner shall annually
notify tenants of her obligation to install the safety measures upon request.

REAL ESTATE BOARD OF NEW YORK 2019 | 1

The bill would also establish a tax abatement to help reduce the fiscal burden on dwelling owners to install the
listed safety measures. For all installations from Fiscal Year 2014 onward, owners will be eligible for an
abatement of with a cap of $250 to $800 dollars, depending on the extent of supporting retrofits needed to
install the protective devices.
REBNY shares the Council’s concern for the safety and well-being of seniors and people with disabilities.
Measures such as grab bars and safe manner treads can offer protection against risk of serious injury.
Consistent with the requirements of the City’s Human Rights Law, dwelling owners already make reasonable
accommodations upon request for residents with disabilities and seniors, including installing grab bars and
treads. For this reason, REBNY generally supports the legislation and believes the inclusion of a tax abatement
will encourage greater proliferation of protective measures for senior and disabled tenants.
However, it is important to note that the installation of grab bars may not be possible in bathrooms in some
existing dwelling units, especially in older buildings. This is the case because grab bars must be adequately
anchored in walls in order to work properly. Certainly, there are existing bathrooms with walls that cannot easily
accommodate or properly support such equipment. Proper efforts to anchor equipment may necessitate
opening walls to install reinforcement beams, incurring additional cost or exposing other issues such as lead
that may require additional intervention and cost. These costs could easily exceed the value of the proposed
abatement.
To address this situation, the tax abatement will need to be increased in order to offset the full cost of such
work. While it is important to cap the abatement from a fiduciary perspective, such abatement will lose its utility
over time if the cost schedule is not adjusted upward, at minimum, to increase as cost of labor and goods
increase. An automatic mechanism for the cap to do such, typically tied to CPI, is recommended.
Finally, the legislation should be modified to address situations where existing bathrooms simply cannot
reasonably accommodate grab bars.
Further, we believe the legislation could be improved in the following ways:
First, landlords are already required to provide tenants with ample annual notices on an expanse of topics. The
legislation would be improved if clarified that owners could distribute such notices electronically or post such a
notice in the building lobby for a defined period.
Second, the legislation should be clarified in the context of cooperatives and condominiums to ensure that when
a unit in such a building is rented it is the obligation of the unit owner to make such improvements rather than
the cooperative or condominium.
Finally, the legislation appropriately addresses the installation of protective devices, but we would request clarity
about responsibility for the maintenance and or replacement of such devices as proper maintenance is essential
for the safe operation of these devices. The legislation should clarify that in situations where tenants damage
the equipment that it not be the obligation of the owner not be held responsible for violating the requirements. In
addition, the legislation should clarify that the tax abatement may also be utilized for work related to the
replacement and maintenance of such systems.
Finally, more generally, REBNY encourages the Council to ensure consistency of definition between Int. 0006
and Int. 0225. Both pieces of legislation provide different ages for the term “senior,” 62 and 60 respectively.
Both bills should use 62 as the defined age for a senior. This would be consistent with other regulations, such
the Senior Citizen Rent Increase Exemption (SCRIE), which is defined in accordance with New York State law.

###
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TESTIMONY OF THE QUEENS & BRONX BUILDING ASSOCIATION
DECEMBER 12, 2019

Good afternoon. My name is Robert Altman and I am the legislative consultant to the
Queens & Bronx Building Association. I am here today to testify against Int. No. 6

QBBA opposes this legislation for two reasons. First, it makes a failure under it a class A
misdemeanor. This is too stiff a penalty. Making something a criminal offense for a ministerial
action is not appropriate. The penalty, if any, should be that the Landlord needs to serve the notice
before eviction proceedings can proceed. This would result in a delay that would cost the landlord
money, and is appropriate for a failure to file the notice. Second, there are going to be instances
where a landlord might not know the age of its tenants. (In fact, this could be quite common with
all the age-discrimination laws.) What happens in such instances if the tenant does happen to be
62 or over, but the landlord is unaware? The age could be determined by the courts and if the
tenant is over 62, a notice can be provided to the tenant and a 30-day adjournment granted in order
to allow for any legal services that HPD may provide. Rather than criminalize what might be an
unintentional action, the proposed law needs to take into account a multitude of potential situations
and legislate accordingly.

Thank you for your consideration.
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Submitted by Katie Foley, Director, Public Affairs

Thank you to Committee Chairs Chin and Cornegy and the members of the committees for the
opportunity to testify about programs that help older New Yorkers remain in their homes and
communities as well as best practices in affordable housing development that enhance the quality of
life for older adults.
Selfhelp was founded in 1936 to help those fleeing Nazi Germany maintain their independence and
dignity as they struggled to forge new lives in America. Today, Selfhelp has grown into one of the
largest and most respected not-for-profit human service agencies in the New York metropolitan area,
with 46 programs throughout Manhattan, Brooklyn, Queens, the Bronx, Nassau, and Suffolk
Counties. We provides a broad set of services to more than 20,000 elderly, frail, and vulnerable New
Yorkers each year, while remaining the largest provider of comprehensive services to Holocaust
survivors in North America. Selfhelp offers a complete network of community-based home care, social
service, and senior housing with the overarching goal of helping clients to live with dignity and
independence and avoid institutional care.
Our services are rooted in the idea that all individuals deserve to age with independence and dignity.
Our services include: specialized programs for Holocaust Survivors; eleven affordable senior housing
complexes; four Naturally Occurring Retirement Community (NORC) programs; four intensive case
management programs; five senior centers; home health care and home health aide training; the Virtual
Senior Center; two court-appointed guardianship programs; the Selfhelp Alzheimer’s Resource
Program (SHARP); and the provider for New York Connects in Queens.
We are focused on helping New Yorkers age with independence and dignity. Our affordable housing
portfolio offers New Yorkers the opportunity to live in their own home while accessing the services
they need as they age. In all of our housing developments, we engage with community partners,

healthcare providers, and the residents to provide high-quality housing plus services for low- and
moderate-income New Yorkers.
Selfhelp Realty Group
Since 1963, Selfhelp has been building affordable housing. Today, Selfhelp Community Services is a
major provider of affordable housing for seniors in New York City and on Long Island. Our housing
portfolio includes twelve affordable apartment developments, comprising of 14 buildings located in
Queens, the Bronx, Brooklyn, and Long Island, which house over 1,400 low- and moderate-income
senior residents in attractive, functional apartments with supportive services as needed.
To accommodate the growing number of older New Yorkers who need affordable housing and would
benefit from remaining independent in their own homes, we are committed to developing new
affordable housing in New York. Current developments include:







Hunters Point South, Queens, NY: Selfhelp was awarded the Hunters Point Parcel C project
with TF Cornerstone (TFC), a 1,200 unit, 2-building project, comprised of 800 units of affordable
housing, of which 100 units are designated for senior affordable housing. Selfhelp will provide
services to the seniors, and is involved in the design of the building to assure its compliance
with our standards for senior living.
Bergen Place, Freeport, Long Island, NY: Construction is expected to begin in early 2020 for a 44
unit building, which is being designed by Studio Libeskind.
11 Park Drive, Wyandanch, Long Island, NY: In partnership with The Albanese Organization,
Selfhelp will develop an affordable senior residence as part of the Wyandanch Rising 40-acre
redevelopment, anchored by the Wyandanch LIRR train station.
Sumner Houses, Brooklyn, NY: As part of NYC's Seniors First plan, Selfhelp was awarded land
by the New York City Housing Authority (NYCHA) to develop a senior building on one of its
existing public housing properties, Sumner Houses, in Brooklyn. We are partnering with the
RiseBoro, Urban Builders Collaborative and Lettire Construction on this development. The
building will have approximately 200 units and will have a community facility open to the
entire Sumner complex.

The Need for Affordable Housing
The need for affordable senior housing with services remains as or more significant today as it was in
2016, when LiveOn NY first reported their findings that an estimated 200,000 seniors were on waiting
lists for housing through the HUD202 program in New York City. In fact, housing challenges continue
to plague older adults, as many seniors live on fixed incomes that cannot keep pace with rising rents;
experience mobility challenges that limit housing options within an aging rental-stock; and are found
to have high rates of rent burden, with ⅓ of individuals receiving SCRIE paying more than 70% of their
income on rent. Given the current need for senior affordable housing, Selfhelp recommends that the
City ensure that senior housing is prioritized in its overall development pipeline.
Selfhelp has been pleased to see the Administration’s recognition of the need for senior specific
housing as demonstrated through the investments and commitments included in the Seniors First

Initiative, which has brought about historic commitments to the production and preservation of
affordable senior housing. Through this initiative and the Senior Affordable Rental Assistance (SARA)
program in particular, Selfhelp was awarded land by the New York City Housing Authority (NYCHA)
to develop a senior building on one of its existing public housing properties, Sumner Houses, in
Brooklyn. We are partnering with the RiseBoro, Urban Builders Collaborative and Lettire Construction
on this development. The building will have approximately 200 units and will have a community
facility open to the entire Sumner complex.
Selfhelp sees the SARA program, which is often utilized in conjunction with NYCHA NextGen, as a
success for the City. However, in recognition of the significant continued need and to continue to
improve upon current efforts, we respectfully offer the following recommendation to increase to the
per-unit allocation of service funds through the SARA service program administered by HRA. We
recommend that HRA also make available $3,000 per year per non-formerly homeless SARA unit, in
addition to the $5,000 currently available for services for formerly homeless tenants.
Currently, only $5,000 in funding is awarded per SARA unit that is occupied by a formerly homeless
senior, which makes up 30% of a building’s units. Units occupied by seniors coming from the Housing
Connect lottery system are not eligible for any city funding for services, though it is expected that
services are made available to these tenants. While we appreciate and strongly prefer the inclusive
nature of the program as it stands, currently available funding is insufficient to ensure the type of
robust programming that is required for all older adult tenants.
We know that service coordinators within affordable senior housing can reduce healthcare costs and
keep seniors healthier at home. Selfhelp's unique real estate model brings together safe and affordable
apartments with our legacy of quality social services. At each Selfhelp building, we offer service
coordination through SHASAM (Selfhelp's Active Services for Aging Model), which makes available
social work services, education, and recreation, as well as access to skilled nursing and home care, if
and when requested by the resident. The goal of SHASAM is to provide the appropriate level of
assistance to allow older adults to remain in their apartments and not move to more costly settings
such as assisted living or nursing homes. Recent research shows that access to SHASAM allows older
adults to reduce their chances of being hospitalized and/or visiting an emergency room which reduced
their overall Medicaid and/or Medicare costs.
Affordable Senior Housing as a Tool for Healthcare
Importantly, research on Selfhelp’s service coordination model shows that this low-cost intervention
has a significant impact on health. An investment in the SHASAM model would result in significant
savings to the State’s Medicaid program by preventing or lowering costs of emergency room visits and
keeping low-income seniors out of costlier levels of care, such as assisted living or nursing homes. A
New York-based study, conducted by Dr. Michael Gusmano of Rutgers University, compared Selfhelp
residents with access to service coordination to a comparison group of seniors in the same zip codes
without this support. The published research shows that residents of Selfhelp’s housing are healthier
than their neighbors who do not live in high-quality housing.

Research shows that residents in Selfhelp’s affordable housing had:
 68% lower odds of Selfhelp residents being hospitalized
 $1,778 average Medicaid payment per person, per hospitalization for Selfhelp residents, versus
$5,715 for the comparison group
 53% lower odds of a Selfhelp resident visiting an emergency room compared to a non-Selfhelp
resident
The full report is available through the Journal for Health Affairs (the article is available upon request),
and a white paper published by Selfhelp is available at www.selfhelp.net.
Conclusion
Thank you to Chairs Chin and Cornegy and the committees for holding today’s hearing, and we look
forward to working together. On behalf of the 20,000 clients we serve, I am grateful for the Council’s
support for affordable housing. For further questions, I can be reached at kfoley@selfhelp.net or 212971-7605.

The Seniors First Initiative is an excellent framework which would benefit from an expanded
focus on the new development component. The existing and anticipated demographic impacts
we have noted above necessitate the creation of more new units than can be made available
exclusively on NYCHA land. Therefore, we strongly encourage the prioritization of new
senior housing development within the HPD/HDC development pipeline and a
commitment to utilizing the SARA program not only for NYCHA land, but also for
private and City-owned sites. WSFSSH was fortunate to recently be awarded the
opportunity to develop an HPD-owned parcel in Highbridge for senior housing, and we
advocate that similar sites be made competitively available in the future.
Equally important, we believe that an increase in the SARA service funding is necessary to
ensure that appropriate services are provided on-site. Currently, $5,000 in operating funding
is made available per homeless senior unit per year, with no funding allocated for the
majority of the occupants (70%) identified through the Housing Connect lottery system. Our
concern is that all older adults (homeless and otherwise) need a minimum level of service
enrichment to remain safely housed – including a 24-hour on-site staff presence who can
respond immediately in the event of a tenant emergency. Particularly in light of the passage
of Intro 1321, providers like WSFSSH cannot meet new prevailing wage mandates with the
contract funding we are being awarded exclusively based on our homeless census.
Therefore, we strongly recommend that a SARA service subsidy of $3,000 per year be
allocated for each Housing Connect tenant, in addition to the $5,000 currently made
available for each homeless tenant referral.
2. Provide Service Support for Seniors Living in NYCHA Housing
While existing, privately managed senior housing developments are eligible for preservation
under Seniors First, and while NYCHA’s senior-specific developments can benefit from
capital improvements under RAD-PACT opportunities – there are no financial resources
currently available to support on-site service provision for NYCHA seniors. These older
adults, like all seniors, benefit from visits by social workers to ensure that their physical and
mental health remains strong enough to avoid unnecessary hospitalization. Accordingly, we
advocate for the creation of operational funding to be allocated to qualified nonprofit
service providers working in partnership with RAD-PACT development teams.
Thank you once again for this opportunity to testify.
Paul M. Freitag
Executive Director, WSFSSH
212-721-6032 X1060
pfreitag@wsfssh.org

