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Executive Summary

This report provides greatly needed infor-
mation and policy strategies for the East
Harlem community to preserve its stock of
regulated affordable housing. The project is
a collaborative neighborhood revitalization
effort between Regional Plan Association
and East Harlem Community Board 11 that
secks to define general strategies to preserve
and strengthen its rent regulated housing
stock.

The East Harlem/Manhattan Commu-
nity District 11 Board has identified gentri-
fication of the District and more specifically
the conversion of rent regulated housing into
market rate housing as the major issue in its
2010 and 2011 Statements of District Needs.
There is currently a lack of reliable informa-
tion on how many regulated housing units
currently exist in its area or their rate of
conversion. This project has applied research
to answer these questions and formulate a
public policy effort to help the Community
Board assess and think strategically about
how to preserve existing rent regulated hous-
ing units.

The East Harlem community is located
in the Upper Manhattan section of New
York City and is generally bounded by 96th
Street to the South, Fifth Avenue to the West
and the Harlem and East Rivers to the East.
As of 2009 the Community District has an
estimated 122,051 persons and is predomi-
nantly minority (Hispanic 49% and African
American 32%). 90% of the population is
considered low- and moderate-income in
2010. There were about 36,330 rent regu-
lated units in the community in 2008.

The approximate share of rent regulated
housing units in 2008 for the various exist-
ing programs was as follows: Public Housing
units 44%; Stabilized units 39%; Mitchell-
Lama Rental units 9%; HUD Regulated
units 7% and Rent Controlled units 1%.

In the course of researching for this report,
RPA has found that data on housing policy
in NYC is largely fragmented and difficult
to access. This report looks to fill a gap spe-
cifically in East Harlem by presenting data
on the number and types of rent regulated
housing available. However, it is important
to acknowledge that data on housing lags a
couple of years and the data presented is the
most up to date that RPA could obtain.

Proposed preservation strategies for this
housing stock include city-wide changes that
need to be undertaken for the whole of New
York City given their regulatory or public
nature, and local and community changes
that could be undertaken by East Harlem
residents given their community develop-
ment and empowerment nature.

City-wide preservation strategies

o Extension of funding access and
financial incentives to potential HUD
Regulated Housing or other housing to
be owned by the city should be under-
taken through use of existing tax breaks
of programs to extend their preservation.

Community-based preservation strategies

» Better information and coordination
that provides data to:

o Extend Public Housing units avail-
ability through informed and contin-
ued maintenance,

o Allow Stabilized, Controlled Hous-
ing and Mitchell-Lama units contin-
ued participation in those programs
by providing advocates with warning
systems to address their de-regula-
tion, and

o Coordinate potential HUD
Regulated Housing transition into
city ownership and ensure tenants

well-being,

Acknowledgements

o Support Public Housing tenant asso-
ciations for residents to become active
stewards of their buildings;

o Stabilized, Controlled, HUD regulated
and Mitchell-Lama buildings should
develop their own warning systems to
organize for housing preservation and
establish safety nets for tenant potential
relocation, and

o A community land trust can also provide
a way for the community to acquire
housing at risk of becoming market rate
(especially Stabilized, Controlled and
Mitchell-Lama) and ensure its long-term
community control.
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Regional Plan Association is America’s
oldest and most distinguished independent
urban research and advocacy group. RPA
prepares long range plans and policies to
guide the growth and development of the
New York- New Jersey-Connecticut met-
ropolitan region. RPA also provides leader-
ship on national infrastructure, sustain-
ability, and competitiveness concerns. RPA
enjoys broad support from the region’s and
nation’s business, philanthropic, civic, and
planning communities. WWw.rpa.org
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Trends and Composition of East
Harlem’s Rental Housing

In order to address the issue of gentrifica- specific strategies. Based on the New York
tion in the community the need to identify City Housing and Vacancy Survey we have
the trends and composition of the East been able to determine the trends over the
Harlem rental housing stock is essential to last decade and a half of the rental stock and
describe the type of units that exist in the the share of regulated units in East Harlem
community and focus on these to develop compared to the rest of the city.

Renter Occupied Housing Units in NYC and East Harlem
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Unregulated Housing Growth In NYC and East Harlem
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Over the last decade the largest share of rent regulated
housing in East Harlem has been Public and Stabilized.
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Preliminary 2008 housing figures suggest that
the largest share of rent regulated housing in East

Harlem continues to be Public and Stabilized.

East Harlem Rent Regulated
Housing Units in 2008
Breakdown by type
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Rent Regulated Preservation Strategies

Rental Housing Preservation Examples

Strategy

Examples

Information and coordination

Data clearinghouse to promote housing trends

analysis and coordinate housing preservation

Regulatory support and flexibility

Laws and funding resources that allow tenant or

government acquisitions to preserve rental housing

Funding access and financial incentives

Support for mission driven owners to restructure past loans and

finance needed repairs in exchange of preserving rental housing

Community development
and empowerment

Create community land trust to provide
opportunities for residents to acquire and control

housing at risk of being de-regulated

Based on the trends and existing rent regu-
lated programs in East Harlem the following
types of housing are needed to be considered
to develop preservation: Public Hous-

ing, Stabilized and Controlled Housing,
Mitchell-Lama Rental and HUD Regulated
Housing.

Preservation strategies identified here
are based on an analysis of the current
preservation efforts and best practices and
examples of similar situations. Overall this
research project has found that there is little
information and research regarding housing
preservation as compared to existing litera-
ture on new construction.!

Generally speaking there are two types
of strategies for each category of housing:

o City-wide changes that need to be
undertaken for the whole of New York
City giving their regulatory or public
nature;

+ Local and community changes that
could be undertaken for East Harlem
given their community development and
empowerment nature.

Based on a review of rental housing
preservation examples we have identified
preservation strategies for each type of hous-
ing such as increasing information and coor-
dination, regulatory support and flexibility,
funding access and financial incentives and
community development and empower-
ment. In the table above some examples of
the types of strategies are listed.

1 Forasurvey of rental housing preservation see: Window of
Opportunity: Preserving Affordable Rental Housing. MacAr-
thur Foundation. 11/ 2007

Based on these examples and an analysis
of the current preservation strategies for
the existing types of rent regulated housing
in East Harlem (found in Appendix IT) we
have identified the following recommenda-
tions for housing preservation:

Public Housing preservation strategies
aimed at funding maintenance and remod-
cling programs are the current policy.

o City-wide through better informa-
tion that provides data access and early
warning systems to aid maintenance and
remodeling programs preservation can
be enhanced;

o In East Harlem supporting tenant
associations would empower each build-
ing’s residents and promote their active
involvement in its upkeep.

Stabilized and Controlled Housing is
being preserved through rent increases by
the Rent Guidelines Board.

« City-wide improved access to informa-
tion and instituting warning systems for
de-regulation could also help tenants
and communities preserve housing;

o In the community tenant associations
can advance preservation by developing
their own warning systems and organiz-
ing for housing preservation;

« A community land trust can also pro-
vide a way for the community to acquire
housing at risk of becoming market rate
and ensure its long term community

control.
Housing is
being preserved by potential acquisition of
the portfolio by NYC.
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Reporting warning systems that notify renters and
communities before owners opt-out of programs

Regulations that extend rental housing
affordability through adjusting rents,
recapitalize properties or other means

Providing preservation funding, allocating new taxes
or giving tax breaks to support housing preservation;

Organize tenants to identify and prioritize building
wide issues and strategies to ensure rental housing
preservation such as maintenance upkeep

o City-wide a potential enhancement
could be provided by targeting this
housing for existing tax breaks or pro-
grams to extend their preservation;

» Information for the transition of this
portfolio to the city can also be made
readily available for affected tenants
and communities to coordinate their
strategies;

o In East Harlem organizing by affected
tenants can provide a safety net for
residents as they transition into new
programs.

Mitchell-Lama Housing is being preserved
by offering incentives to landlords to extend
participation in the program.

o City-wide better information and a data
dissemination system can enhance pres-
ervation of this type of housing given
the current lack of warning systems for
housing de-regulation;

o In the community organizing tenants
to identify at risk buildings of being
de-regulated can provide warning
systems for the community to address
their potential conversion and tenants’
housing needs.

+ A community land trust can also pro-
vide a way for the community to acquire
housing at risk of becoming market rate
and ensure its long term community
control.



Appendix I. East Harlem Housing Inventory

East Harlem 1993 1996 1999 2002 2005
Total Housing Units NA NA NA NA NA
Occupied Housing Units 42,098 40,768 42,712 41,282 39,422
Owner Occupied 4,291 6,090 5,515 4,253 NA
Renter Occupied 37,807 34,678 37,197 37,029 39,422
Public % 39.8 40.4 43.1 47.1 38.1
Stabilized % 31.4 334 30.4 29.5 34.3
Controlled % 2.7 0 0 - -
Other Regulated % 24.3 21.8 229 15.3 16.5
Total Unregulated % 0 2.9 3.1 8.2 11.1
Total Regulated % 98.2 95.6 96.4 91.9 88.9
New York City

Total Housing Units 2,985,527 2,995,276 3,038,796 3,208,587 3,260,856
Occupied Housing Units 2,874,017 2,885,186 2,949,824 3,081,799 3,124,143
Owner Occupied 827,000 857,765 932,123 997,003 1,031,780
Renter Occupied 2,047,017 2,027,421 2,017,701 2,084,796 2,092,363
Public % 8.6 8.5 8.6 8.5 8.2
Stabilized % 49.5 51.9 51.9 48.6 49.9
Controlled % 5 3.5 2.6 2.8 21
Other Regulated % 6.8 6.5 2.8 7.5 6.0
Unregulated % 28.4 28 .4 29.9 31.9 33.3
Regulated % 71.6 71.6 66 67 66

Source: NYC Housing and Vacancy Survey 1993, 1996, 1999, 2002, 2005
Note: Figures might not add up to one hundred percent due to rounding.

Appendix Il. Rent Regulated Preservation Programs in NYC”

Type Program Description Current Strategy Future Strategies
Public New York City Housing Authority To fund its maintenance NYCHA is making $2 billion in capital improvements to
(NYCHA) owned housing. Only and remodeling programs to thousands of units of public housing. The capital program
low or moderate income houscholds keep the units available. is being funded in part by a $600 million two-phase bond
may qualify as tenants. NYCHA is issue on behalf of NYCHA by New York City’s Housing
in charge of the maintenance and Development Corporation (HDC) and an expected $1.4
remodelation of developments. billion capital allocation from HUD over the next four years.
Stabilized New York Stare Division of Housing Unit preservation strategy is Rent Stabilization has been extended and amended frequently
and Community Renewal (DHCR) to regulate rents through RGB and protects tenants from sharp increases in rent that have
regulated units generally built after proceedings and applicable law. the right to renew their leases. The Rent Guidelines Board
1947 and before 1974, decontrolled or (RGB) sets the allowable percentage increase for renewal
receiving J-51 and 421-a tax benefits. leases each year through a public review process. An apartment
becomes deregulated through luxury decontrol (rent becomes
more than $2,500 or income more than $200,000 for tenant)
and through vacancy decontrol when it could be offered
at a legal regulated rent of $2,500 or more per month.
Controlled New York Stare Division of Housing Unit preservation is not being Rent control apartments tenant’s must have been living in that

HUD Regulated

Mitchell Lama
Rental

and Community Renewal (DHCR)
regulated units generally built before
1947 and occupied by statutory tenants

Units receiving federal Housing and

Urban Development (HUD) subsidies.

Includes Section 8 New Construction
and other subsidized construction
and rehabilitation programs.

Housing units supervised by New
York City’s Department of Housing
Preservation and Development
(HPD) primarily for moderate

and middle income tenants.

pursued and units are generally
becoming Stabilized.

Unit preservation is being
pursued by acquisition by New
York City of these units.

Preservation is being pursued
by providing incentives for
current or futurc units to start
or continue to participate in the
program for 15 years more:

apartment continuously since before July 1, 1971. When a
rent-controlled apartment becomes vacant, it either becomes
rent stabilized, or, if it is in a building with fewer than six
units, it is generally removed from regulation. Rent increases
are determined by the New York City Rent Guidelines
Board (RGB) under the Maximum Base Rent System.

The Housing Development Corporation (HDC) is
proposing to acquire the HUD-held portfolio to increase
flexibility and financial resources. Complementary
preservation strategies include non-judicial foreclosure
authority to expedite repositioning of distressed assets.

HPD has pursued the rehabilitation of housing units through
the Mortgage Restructuring to provide debt relief and Repair
Loan capital improvements program. By using these programs
affordability can be extended for at an additional 15 years.

*Program descriptions and current preservation strategies are based on NYC Department of Housing and urban Development publications. Of special relevance have been The New Housing
Market Place reports since 2005.
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