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Introduction
On June 16, 2021, the Committee on Public Housing, chaired by Council Member Alicka Ampry-Samuel, will hold an oversight hearing entitled “NYCHA Waste Management Issues and Pest Problems.”  The hearing will focus on the strategies of the New York City Housing Authority (NYCHA) to manage waste and create a cleaner environment for NYCHA residents. The Committee will also hear Preconsidered Int. No. 	, sponsored by Council Member Cabrera, in relation to New York city housing authority complaints, and Res. No. 1645, calling on the New York State legislature to pass and the Governor to sign A.1866/S.1603, in relation to enacting the NYCHA Utility Accountability Act. Witnesses invited to testify include NYCHA, tenants, legal services providers, and other interested parties.  
Background on NYCHA
Former New York City Mayor Fiorello La Guardia created NYCHA in 1934 by replacing dilapidated tenements using funds from The New Deal,[footnoteRef:1] three years before the Housing Act of 1937 established public housing nationwide.[footnoteRef:2] NYCHA originally served two purposes: (1) to provide low-cost housing for middle-class, working families temporarily unemployed because of the Great Depression, and (2) to bolster the lagging economy by creating jobs for building trades.[footnoteRef:3] Later, NYCHA’s purpose evolved into providing safe, decent housing for families with the lowest incomes.[footnoteRef:4] Currently, NYCHA has 302 developments, 2,252 buildings, and 169,820 units that are home to 356,506 authorized residents, making it the largest public housing authority in North America.[footnoteRef:5] [1:   Ferre-Sadurni, Luis, “The Rise and Fall of New York Public Housing: An Oral History,” The New York Times, available at https://www.nytimes.com/interactive/2018/06/25/nyregion/new-york-city-public-housing-history.html.]  [2:  Housing Act of 1937, available at https://www.gpo.gov/fdsys/pkg/USCODE-2009-title42/pdf/USCODE-2009-title42-chap8.pdf. ]  [3:  Marcuse, 353-54; J.A. Stoloff, A Brief History of Public Housing, Paper presented at August 14 meeting of the American Sociological Association, at 3 (2004).]  [4:  Marcuse, 354; Stoloff, 1; see also Judith D. Feins, et al., Revised Methods of Providing Federal Funds for Public Housing Agencies, US Department of Housing and Urban Development, at 9 (1994).]  [5:  See NYCHA Fact Sheet, available at https://www1.nyc.gov/assets/nycha/downloads/pdf/NYCHA-Fact-Sheet_2020_Final.pdf. ] 

Re-occurring Pest Conditions at NYCHA
For the past decade, NYCHA has struggled to reduce the number of rats, mice, cockroaches, and bed bugs[footnoteRef:6] in its housing developments. For instance, there have been news reports that rats the size of cats were in tenants’ apartments at Claremont Houses in the Bronx,[footnoteRef:7] including reports that some such rats had attacked children inside their homes.[footnoteRef:8] There have also been reports that a Harlem Summer camp held in a NYCHA community center had to be suspended due to rat corpses falling from ceilings, random showers of maggots and cockroaches that were scattered everywhere.[footnoteRef:9] In 2019, the tenant association at Washington Houses in Harlem sent a letter to NYCHA, describing feeling like “hostages in our own homes at night” as a result of rats spilling out from elevators and stairways, and climbing out from garbage chutes.[footnoteRef:10] More recently, residents at Stuyvesant Gardens have reported that rats that infested the development playground were starting to enter the building.[footnoteRef:11] [6:  These are the categories of pests covered under the HUD Agreement. United States Department of Housing and Urban Development, Agreement, pg. 9 (Jan. 31, 2019) available at https://www.hud.gov/sites/dfiles/PA/documents/HUD-NYCHA-Agreement013119.pdf.]  [7:  Morales, Monica, Disturbing videos show rats that are ‘big as cats’ taking over Bronx NYCHA building; baby boy is bitten, mom says, (Oct. 15, 2018), Pix 11, available at: https://pix11.com/news/local-news/bronx/disturbing-videos-show-rats-as-big-as-dogs-taking-over-bronx-building/ .]  [8:  Lampen, Claire, Videos Reveal Horrifying Rat Infestation Inside NYCHA Apartments, Gothamist, (Oc16, 2018) available at: https://gothamist.com/news/videos-reveal-horrifying-rat-infestation-inside-nycha-apartments. ]  [9:  Lampen, Claire, NYCHA Summer Camp in Harlem Overrun with Rats, Maggots, Gothamist, (July 23, 2019) available at: https://gothamist.com/news/nycha-summer-camp-in-harlem-overrun-with-rats-maggots .]  [10:  Ferré-Sadurní, Luis, ‘Lighting Money on Fire’ as Mold and Rats Persist in New York Public Housing, The New York Times, (July 26, 2019), available at: https://www.nytimes.com/2019/07/26/nyregion/nycha-rats-roof-repairs.html. ]  [11:  Morales, Monica, Rats take over Brooklyn NYCHA development, playground, News 10 (May 18, 2021), available at: https://www.news10.com/news/weird/rats-take-over-brooklyn-nycha-development-playground/. ] 

NYCHA has likewise struggled to control its cockroach and bedbug populations. A resident of Seth Low Houses reported a chronic cockroach problem in her apartment, stating that when NYCHA finally did send workers to address the issue by pulling down kitchen cabinets, hundreds of cockroaches spilled out and began crawling into the hallway.[footnoteRef:12] Her situation is not isolated. In 2012, a resident in Ravenswood Houses in Astoria, Queens, reported a similar situation: after reporting rats and cockroaches were crawling into her apartment, the extent of NYCHA’s response was to put a plastic bag over the hole used by the pests to enter the apartment.[footnoteRef:13] In the first nine months of 2019, NYCHA residents filed nearly 60,000 complaints about bugs.[footnoteRef:14] [12:  Boone, Ruschell, Brooklyn Woman Horrified Over Roach Infestation in her NYCHA Apartment, Spectrum News NY1, (Dec. 6, 2019) available at: https://www.ny1.com/nyc/brooklyn/news/2019/12/06/brooklyn-woman-horrified-over-roach-infestation-in-her-nycha-apartment. ]  [13:  Tanner, Jeremy and Morales, Monica, Rats and roaches pour through woman’s wall in NYCHA building, Pix11, (Dec. 13, 2012) available at: https://pix11.com/news/rats-and-roaches-pour-through-womans-wall-in-nycha-building/. ]  [14:  Culliton, Kathleen, Bedbugs, Roaches Infest Thousands of NYCHA Homes, Patch, (Jan. 13, 2020) available at: https://patch.com/new-york/new-york-city/bedbugs-roaches-infest-thousands-nycha-homes. ] 

Early in 2020, NYCHA launched its own rat, mice, and roach census.[footnoteRef:15] The purpose of this census was to get an accurate count of pests across NYCHA’s portfolio.[footnoteRef:16] NYCHA’s agreement with the United States Department of Housing and Urban Development, discussed in greater detail below, requires that, following such count, NYCHA must quarterly provide and publish “reliable estimates” of pest populations in each of its developments.[footnoteRef:17] [15:  Smith, Greg B., NYCHA Conducting Its Own 2020 Census—of Rats, Mice and Roaches, The City, (Feb. 18, 2020), available at: https://www.thecity.nyc/housing/2020/2/18/21210495/nycha-conducting-its-own-2020-census-of-rats-mice-and-roaches. ]  [16:  Id.]  [17:  	United States Department of Housing and Urban Development, Agreement, pg. 8–9 (Jan. 31, 2019) available at https://www.hud.gov/sites/dfiles/PA/documents/HUD-NYCHA-Agreement013119.pdf.
] 

Filing a Complaint at NYCHA
Tenants can file a pest complaint and any other complaint with NYCHA by calling the Customer Contact Center (CCC) to report emergencies and schedule routine maintenance repairs.  A representative is available to answer calls 24 hours a day, 7 days a week.[footnoteRef:18] At CCC, scheduling is separated into two main categories: emergencies and non-emergencies. Non-emergencies are routine maintenance repairs and skilled trade repairs. Development management assigns staff to perform these repairs at the next available date and time. During emergencies, NYCHA has a target for a first response within 24 hours, depending on the type of emergency and availability of staff.  [18:  NYCHA, Customer Contact Center, http://www1.nyc.gov/site/nycha/residents/customer-contact-center.page#_blank (last accessed June. 11, 2021). ] 

When a tenant files a complaint with CCC, a service request would be created in Siebel, an asset and management software, which then creates a work order in Maximo, a computerized database that keeps track of all maintenance work.[footnoteRef:19] The primary work order, also known as a “parent work order,” is the initial task that was called in by a NYCHA resident or NYCHA staff.[footnoteRef:20] This work order remains open until all related work is completed, including all “child work orders” that are connected to the parent work order.[footnoteRef:21] A child work order is created when NYCHA staff identifies additional work that is needed to repair or inspect the parent work order.[footnoteRef:22]  [19:  NYCHA staff uses an Asset and Management software called Siebel and Maximo to process service requests and maintenance orders. Maximo is a computerized database that tracks all types of maintenance work, including inspections, emergency response, preventive care, seasonal work, and corrective work.  The Siebel database keeps track of work orders that are initiated by residents at the CCC.]  [20:  Id.]  [21:  Id.]  [22:  Id.] 

HUD Agreement
On January 31, 2019, the United States Department of Housing and Urban Development (HUD), NYCHA, and the City entered into an agreement to address issues relating to physical conditions at NYCHA (HUD Agreement).[footnoteRef:23] The purpose of the HUD Agreement is to remedy NYCHA’s physical conditions, ensure that NYCHA complies with its obligations under federal law, reform NYCHA’s management structure, and facilitate cooperation and coordination among HUD, NYCHA, and the City.[footnoteRef:24] It requires NYCHA to prepare “Action Plans” setting forth policies and practices to meet its obligations. Reducing the pest population at NYCHA was one of the goals that was agreed upon between HUD, NYCHA, and the City in the HUD Agreement. The HUD Agreement additionally requires that an independent monitor, who was appointed in 2019, review the specific needs of each building and development as they relate to mold, lead, heat and pests, by establishing an outline of what type of plans NYCHA needs to make in the future.   [23:  United States Department of Housing and Urban Development, Agreement, (Jan. 31, 2019) available at https://www.hud.gov/sites/dfiles/PA/documents/HUD-NYCHA-Agreement013119.pdf.]  [24:  Id.] 

With respect to NYCHA’s pest problem, the HUD Agreement requires that NYCHA achieve a 50% reduction of its rat population, 40% reduction of its mice population, a 40% reduction of its roach population, and a percentage reduction (to be determined by the Monitor) of its bedbug population.[footnoteRef:25] The HUD Agreement additionally sets forth certain requirements for responding to resident complaints about pests, Integrated Pest Management (IPM), daily inspections and trash collection. [25:  Id. at 9.] 

The Pest and Waste Management Plan
Each NYCHA household produces approximately one ton of garbage every year, which amounts to nearly 190,000 tons of waste produced annually across NYCHA developments.[footnoteRef:26]  To meet this demand, NYCHA created and the Monitor approved the Pest/Waste Management Action Plan on January 26, 2021 to set requirements and milestones that NYCHA must meet to address sanitation and pest conditions.[footnoteRef:27] The plan calls for NYCHA to adopt IPM, which is an approach that focuses on prevention and directs resources to combat the infestation. The IPM approach prioritizes the collection, storage and disposal of waste in a timely manner, limits the amount of toxic pesticides for pest control, and requires staff to prevent pests from sheltering in NYCHA buildings.[footnoteRef:28]  [26:  New York City Housing Authority, Pest and Waste Management Action Plan, pg. 5 (date accessed: June 11, 2021) available at: https://www1.nyc.gov/assets/nycha/downloads/pdf/NYCHA-Pest-and-Waste-Management-Action-Plan-1.26.21.pdf. ]  [27:  Id.]  [28:  Id.] 

According to the Pest/Waste Management Action Plan, IPM requires a property owner to respond to a pest complaint, and inspect and treat the complaining unit and the adjacent units when there is an infestation.[footnoteRef:29] NYCHA will categorize the pest severity by ranking the infestation from none, low, mid-level or high.[footnoteRef:30] Table 1 shows which type of infestations require adjacent unit inspections. [29:  Id. at 9.]  [30:  Id.] 

	Table 1:  Infestations that Require Adjacent Units Inspections[footnoteRef:31] [31:  Id.] 


	Pest Type
	Severity

	Bed Bugs
	Low, Mid-level or High Infestation

	Rats
	Low, Mid-level or High Infestation

	Mice
	Mid-level or High Infestation

	Roaches
	High Infestation


Table 1 provides a description of the types of infestations that require adjacent units within NYCHA to be inspected. The table breaks this down by Pest Type in the first column, and Infestation Severity Level in the second column.

The plan required that, beginning on May 10, 2021, NYCHA would phase in a requirement that when an exterminator identifies the severity of an infestation, treatments would be administered at the apartment and the adjacent apartments (below, above and each side).[footnoteRef:32] The exterminator would then take notes on where the treatments were applied.[footnoteRef:33]  For pests such as rats, the plan calls for NYCHA to respond within 24 hours if a rat is inside an apartment regardless of the severity rating.[footnoteRef:34] NYCHA has at least seven days to respond to bed bug, mice, or cockroach infestations if the pest severity rating is low or mid-level if the severity rating is high the response time would be 24 hours for mice and 48 hours for bedbugs and cockroaches.[footnoteRef:35]  NYCHA plans to reduce the number of pesticides that have a high level of toxicity.[footnoteRef:36] NYCHA plans to monitor apartments that have submitted complaints yet also intends to inspect units and common areas that have not submitted complaints but are adjacent to units with known pest conditions.[footnoteRef:37]  [32:  Id.]  [33:  Id.]  [34:  Id. at 14.]  [35:  Id.]  [36:  Id. at 6.]  [37:  Id. at 9.] 

Communication with Tenants
NYCHA plans to raise awareness through print and social media on the best practices to keep homes free from pests.[footnoteRef:38]  NYCHA has a waste management initiative called, “Campaign for Clean NYCHA” that was launched in 2020 with the goal of promoting best practices to have a pest free environment.[footnoteRef:39] NYCHA also launched a website for pest extermination services and provided materials that included notices, FAQS and building flyers.[footnoteRef:40]  [38:  Id. at 10.]  [39:  Id. at 27.]  [40:  Id. at 10.] 

Neighborhood Rat Reduction Program
As of the January 26, 2021 transmittal of its Pest/Waste Management Action Plan, NYCHA has implemented the Neighborhood Rat Reduction Program (NRR) at 110 sites.[footnoteRef:41] The goal of the program is to reduce the rat population at those sites by 70%.[footnoteRef:42] NRR aims to reduce rat’s food sources and their burrows. NRR began in 2017 at 54 developments located in Manhattan, the Bronx and Brooklyn.[footnoteRef:43] According to NYCHA, there was a 63% reduction in rat burrows at the initial NRR sites.[footnoteRef:44] In 2019, NYCHA announced that it would double the number of developments under NRR, adding 60 developments in Brooklyn, Bronx, Manhattan and Queens to the initiative.[footnoteRef:45] NYCHA plans to add additional sites in the future.  [41:  Id.]  [42:  Id.]  [43:  Id.]  [44:  NYCHA, NYCHA Doubles Number of Developments Under Neighborhood Rat Reduction Initiative, July 19, 2019 available at https://www1.nyc.gov/site/nycha/about/press/pr-2019/pr-20190719.page. ]  [45:  New York City Housing Authority, Pest and Waste Management Action Plan, pg. 10 (date accessed: June 11, 2021) available at: https://www1.nyc.gov/assets/nycha/downloads/pdf/NYCHA-Pest-and-Waste-Management-Action-Plan-1.26.21.pdf.] 

Training
As of April 2020, exterminators on NYCHA staff have been trained to use IPM by the Pest Management Institute.[footnoteRef:46] NYCHA continues to provide additional training for current and new property staff (includes maintenance and skilled staff).[footnoteRef:47] NYCHA expects future trainings to be developed and conducted in consultation with the assistance of the monitor. [46:  Id. at 11.]  [47:  Id.] 

NYCHA is also requiring vendors who have been hired for extermination services to be trained in IPM.[footnoteRef:48] NYCHA has found that in the past certain vendors have not been trained properly in IPM or may not meet NYCHA standards.  To address these concerns, NYCHA plans to reform the contracts to specify IPM training requirements, redraft sections in regards to defaults, damages, and terminations, and reform the payment process.[footnoteRef:49] NYCHA will require vendors to attend an IPM webinar and pass a test with at least 80% of the questions correct. NYCHA’s supervisor of exterminators will oversee the job and discuss the scope of work with the vendor.[footnoteRef:50] In addition to the four staff inspectors assigned to pest related work in its Quality Assurance Division, NYCHA’s plan involves hiring a quality assurance vendor (QAV) that will review the work of vendors. The QAV would help enforce the contract with the vendor if the work does not meet NYCHA’s standards.[footnoteRef:51]  [48:  Id. at 13.]  [49:  Id.]  [50:  Id.]  [51:  Id. at 39.] 

Capital Upgrades
	NYCHA is aiming to spend capital money to upgrade their waste management infrastructure and equipment. According to a 2018 infrastructure assessment of 274 NYCHA developments, 255 had interior compactors and 108 had exterior compactors,[footnoteRef:52] which help ensure trash is removed from the premises or stored in a manner that prevents or reduces access by pests. The assessment highlighted that 83% of NYCHA’s interior compactors and 73 of its exterior compactors had exceeded their useful life.[footnoteRef:53] According to its capital upgrade schedule, NYCHA was to complete the installation of 223 new interior trash compactors, 43 new exterior compactors, 5 new bulk crushers, 147 new enlarged trash chutes and 676 new food waste disposers at developments in NRR zones by April 30, 2021.[footnoteRef:54]  [52:  Id. at 28.]  [53:  Id.]  [54:  Id.] 

	By December 31, 2024, NYCHA expects to complete upgrades to interior compactors at more than 130 developments and redesign waste yards.[footnoteRef:55] The initial investment for this project is $309.1 million. Beginning in 2023, NYCHA will fund the remaining 254.3 million to include additional waste yard designs and interior compactor replacements up to 117 additional developments.[footnoteRef:56] They expect this work to be completed by December 31, 2028.[footnoteRef:57]  [55:  Id.]  [56:  Id. at 29.]  [57:  Id.] 

Trash Removal
	The primary waste hauler for NYCHA is the New York City Department of Sanitation (DSNY). DSNY removes trash approximately two to four times each week and recycling are collected curbside once a week.[footnoteRef:58]  NYCHA removes bulk waste in a combined effort between DSNY, NYCHA and a private bulk carter. DSNY provides NYCHA a designated number of bulk tickets. Each Ticket represents a drop off of a 30-yard container. These tickets are divided throughout NYCHA’s portfolio.[footnoteRef:59]  [58:  Id. at 30.]  [59:  Id.] 

	In November 2019, NYCHA asked DSNY to increase curbside collection to seven days a week.[footnoteRef:60]  DSNY was unwilling to provide these services due to cost, but was willing to work with NYCHA and come up with other solutions.[footnoteRef:61]  In November 2020, NYCHA requested DSNY to increase the amount of bulk tickets and it was granted 1,250 a month. These are the most tickets NYCHA was able to pick up from DSNY.[footnoteRef:62]  [60:  Id.]  [61:  Id.]  [62:  Id. at 31.] 

Conclusion
The Committee expects to hear testimony from NYCHA regarding their efforts to improve NYCHA’s waste management and pest problems, and in particular, the development of NYCHA’s Pest/Waste Management Plan, and any updates on the implementation of this plan thus far.  The Committee intends to examine the factors that have contributed to the persistent waste management issues and pest problems at numerous NYCHA developments. The Committee also plans to examine whether the benchmarks laid out in NYCHA’s newly approved Pest/Waste Management Action Plan are realistic, and what plans—if any—NYCHA has to update or improve its waste management infrastructure.
Legislation Analysis
Below is a brief summary of the legislation being heard today by the Committee. This summary is intended for informational purposes only and does not substitute for legal counsel. For more detailed information, you should review the full text of the bill, which is attached below.

Preconsidered Int. No. 	, A Local Law to amend the administrative code of the city of New York, in relation to New York city housing authority complaints
This bill would require the 311 customer service center to track complaints related to the New York City Housing Authority and to publish information relating to those complaints. The 311 customer service center would also be authorized to refer such complaints to the New York City Housing Authority. 
It would become in effect 120 days after becoming law.

Res. No. 1645, Resolution calling on the New York State legislature to pass and the Governor to sign A.1866/S.1603, in relation to enacting the NYCHA Utility Accountability Act.
For the past decade, there have been numerous articles that have reported on the frequent service interruptions to heat and hot water, and to gas services at NYCHA developments. However, according to media reports, tenants are still struggling with damages that occurred from Superstorm Sandy back in 2012, as well as, reoccurring utility outages throughout the NYCHA portfolio. NYCHA needs to be held accountable when it fails to provide utility services. A.1866/ S.1603 would require NYCHA to give a prorated rent reduction to tenants who suffer interruptions to their utility services.


	Preconsidered Int. No.
 
By Council Members Cabrera and Ampry-Samuel
 
A Local Law to amend the administrative code of the city of New York, in relation to New York city housing authority complaints
 
Be it enacted by the Council as follows:
 
Section 1. Chapter 3 of title 23 of the administrative code of the city of New York is amended by adding a new section 22-305 to read as follows:
§ 23-305 Complaints relating to the New York city housing authority. The 311 customer service center shall (i) allow the public to directly file and track the status of complaints relating to the New York city housing authority by phone, online, and in any other manner that such center routinely accepts public complaints and (ii) publish in searchable, machine-readable format the same information with respect to complaints relating to such authority that such center publishes with respect to public complaints accepted by such center. Such center may refer complaints relating to such authority to such authority in the same manner that such center refers public complaints relating to an agency to such agency.
§ 2. This local law takes effect 120 days after it becomes law, except that the commissioner of information technology and telecommunications shall take all actions necessary for its implementation, including the promulgation of rules, prior to such effective date.
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Res. No. 1645
 
Resolution calling on the New York State legislature to pass and the Governor to sign A.1866/S.1603, in relation to enacting the NYCHA Utility Accountability Act.
 
By Council Members Menchaca, Ampry-Samuel and Yeger
 
Whereas, The New York City Housing Authority (NYCHA) is a public housing authority with 302 developments, 2252 residential buildings and 169,820 units, making it the largest public housing provider in the United States (U.S.); and
Whereas, Currently, 162,721 families and 356,506 residents call the New York City Housing Authority their home; and
Whereas, For the past decade, there have been numerous articles that have reported on the frequent service interruptions to heat and hot water, and to gas services at NYCHA developments; and
Whereas, On January 2019, federal and city officials agreed to the appointment of a federal monitor to help address the history of maintenance issues that have created health and safety hazards at NYCHA; and
Whereas, The federal monitor has been charged with approving action plans that require NYCHA to meet certain benchmarks to promptly resolve outages; and
[bookmark: _Hlk74303446]Whereas, However, according to media reports, tenants are still struggling with damages that occurred from Superstorm Sandy back in 2012, as well as, reoccurring utility outages throughout the NYCHA portfolio; and
Whereas, NYCHA needs to be held accountable when it fails to make repairs; and
Whereas, A.1866, sponsored by Assembly Member Khaleel Anderson in the New York State Assembly and companion bill S.1603, sponsored by State Senator Michael Gianaris in the New York State Senate, would require NYCHA to give a prorated rent reduction to tenants who suffer interruptions to their utility services; and
Whereas, NYCHA has a legal and moral obligation to keep the utility systems functioning properly, the passage of A.1866/S.1603 would hold NYCHA accountable when it fails to deliver on its commitments; now, therefore, be it
Resolved, That the Council of the City of New York calls on the New York State legislature to pass and the Governor to sign A.1866/S.1603, in relation to enacting the NYCHA Utility Accountability Act.
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