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Title:
Calling upon the New York State Legislature to pass A. 6198 and S. 2677, which would amend Real Property Tax Law (RPTL) Section 467-b to decrease the required proportion of income to be paid toward rent from one-third to one-fourth for residents of rent-controlled and rent-stabilized units to qualify for the Senior Citizen Rent Increase Exemption (SCRIE) program, and to enact legislation which would amend RPTL Section 467-c to decrease the required proportion of income to be paid toward rent from one-third to one-fourth for residents of Mitchell-Lama units to qualify for the SCRIE program 


On October 20, 2003, the Committee on Aging, chaired by the Hon. Maria Baez, will consider Res. No. 993, which calls upon the State Legislature to amend the New York State statute that authorizes the Senior Citizens Rent Increase Exemption (SCRIE) program to reduce the proportion of income required to be paid toward rent from one-third to one-fourth for residents of rent-controlled, rent-stabilized and Mitchell-Lama units. Among those invited to testify are representatives from the Department for the Aging (DFTA), the Department of Housing Preservation and Development (HPD), the Independent Budget Office (IBO), the New York City Department of Finance, the Manhattan Borough President’s office and numerous senior and tenant advocate groups.

BACKGROUND


The SCRIE program protects senior citizen tenants with annual incomes below a certain threshold from rent increases.  Currently, in order to qualify, an applicant must be sixty-two years of age or older, have an annual household income of not more than $20,000, and be paying one-third or more of his or her income in rent.  Eligible tenants are exempted from paying that portion of rent increases that would bring rental payments to a level exceeding one-third of annual income.  Only tenants living in rent-stabilized and rent-controlled apartments, Mitchell-Lama housing, Division of Alternative Management Program (DAMP) housing
 and shareholders living in cooperative apartment units in housing which was or continues to be subject to a mortgage insured by the federal government under Section 213 of the National Housing Act
 are eligible for SCRIE.  DFTA administers SCRIE for rent-controlled and rent-stabilized units, while HPD administers the program for Mitchell-Lama, DAMP and Section 213 housing. 


In seeking to expand SCRIE, senior advocates often urge passage of legislation increasing the program’s income eligibility cap.  However, in addition to meeting the criteria for age and income, to qualify for SCRIE, a senior tenant must also be paying at least one-third of his or her income in rent. Assembly Bill A.6198 and State Senate Bill S. 2677, introduced in their respective legislative houses by Assemblywoman Barbara Clark and State Senator Toby Stavisky, would amend the New York State Real Property Tax Law (RPTL) §467-b to reduce the required proportion of income paid toward rent from one-third to one-fourth. It must be noted that the proposed legislation seeks to amend only the section of the statute governing rent-controlled and rent-stabilized units. Consequently, while Res. No. 993 supports A. 6198/S. 2677, it also supports passage of law amending RPTL §467-c, which applies to Mitchell-Lama, DAMP and Section 213 units. 


In an August 2001 publication,
 IBO found that decreasing the proportion of income required to be paid toward rent in the SCRIE program would reach more senior households than raising the income eligibility level would. The article used the example of lowering the threshold from one-third of income (or 33%) to 30%. Maintaining the income eligibility cap at its current level ($20,000 annually), IBO estimated that an additional 7,710 households would qualify for SCRIE at the 30% threshold.
 IBO reported that while the cost to the City would be an additional $2.5 million annually, expanding SCRIE in this fashion would cost less than raising the income ceiling.  According to IBO, the reason for the lower cost is that average rents for potential SCRIE recipients paying a reduced proportion of income in rent (e.g., 30%) is less than the average rent of potential beneficiaries who pay one-third of income in rent and meet increased income criteria (e.g., $30,000). Seniors with higher incomes must have higher rents to reach the “one-third” criteria; further, they generally receive rent increases in greater dollar amounts than those with lesser incomes and rents do.   Reducing the proportion of income required to be paid in rent would be likely to add recipients to the SCRIE program who have lower incomes and rents, and thus, rent increases in lower dollar amounts. Since the City provides dollar-for-dollar tax abatements to property owners for exempted rent increases, expanding SCRIE to seniors with higher incomes and rents would ultimately cost more than expanding it to seniors paying a lower proportion of income in rent.   


The State legislation Res. No. 993 supports was introduced in the 1995, 1998, 1999, and 2001 sessions of both the Assembly and the State Senate, but has never passed in either legislative house.  

Fiscal Impact 


IBO estimates the cost to the City of Res. No. 993 to be $1.2 million in Fiscal Year 2005.

� Division of Alternative Management Program (DAMP) is part of the New York City Housing, Preservation and Development (HPD). DAMP has oversight of several HPD neighborhood revitalization initiatives that seek to return City-owned in rem buildings to private owners.


� 12 U.S.C. 1715e.


� “Easing Rent Burdens for Seniors and the Disabled,” Inside the Budget, New York City Independent Budget Office, August 3, 2001.


� Report estimates are based on 1999 Housing Vacancy Survey (HVS) data. HVS is a national survey of residential housing markets conducted by the United States Census Bureau every three (3) years. The Census Bureau released the 2002 HVS in the summer of 2003.
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