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MR STECKER: (Ckay. Good evening. The tine is
8:00 p.m we are in the Munt Vernon City Hall Counsel
Chambers at Gty Hall. The third Westchester County Rent
CQuidelines Board public hearing. | will turnit over to
you, Chair Rubin,

CHAIR RUBIN:  Thank you.

Good evening and wel come. W apol ogi ze for this
delay. W had to adjust to certain things that came up and
so I'mgoing to start the neeting right now This is the
3rd of -- the last public hearing to consider comments and
opi ni ons concerning rent adjustnents for |eases comrencing
or being renewed between Cctober 1st, 2022 and Septenber
30th, 2023.

| will nowtake roll call. Please respond if
you' re present.

Vel ene Acquah, public nenber?

MS. ACQUAH. Present.

CHAIR RUBIN: Larmont Badru, public nmenber?

MR, BADRU. Here.

CHAIR RUBIN. Eddi e Mae Barnes, public nenber?

MR BARNES: Present.

CHAIR RUBIN. Elliot Cherson, owner representative?

MR, CHERSON. Here.

CHAIR RUBIN. Kenneth Finger, owner representative?

MR. FINGER  Here.
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CHAIR RUBIN:  Sylvia Haner, tenant representative?

M5. HAMER  Here.

CHAIR RUBIN. Evel yn Santiago, public menber?

MS. SANTI AGO. Present.

CHAIR RUBIN: Tamara Stewart --

MS. STEWART: Present.

CHAIR RUBIN. -- tenant representative?

And |I'm El sa Rubin, public menber.

Let the record show that we have a quorum | wll
now ask our counsel, M. Peter Stecker, to see if he has any
announcenent s.

MR STECKER: Just one announcement. There's a
meeting tonorrow which will be for the presentation for the
owner and tenant representatives. That will be in the New
Rochelle Gty Hall and the Gty Council Conference room at
7:00 p. m

CHAIR RUBIN.  Thank you.

So before we start this hearing, | would like to go
through certain rules and procedures for those testifying
before this commttee -- for this Board and you have not
signed in advance, you can still have the opportunity to do
it. W have about 18 -- 15 people who had signed up in
advance.

Those who are representing thensel ves as

individuals will have three mnutes for the presentation and
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the person representing an entity or organi zation will have
five mnutes. And M. Stecker will keep track of the tine.
So |l will kindly and respectfully ask you to stick to your
time considering that we are starting late and I will also
ask the audience to please, please abstain from clapping
because that will only delay our procedure here.

|f you have materials to support your presentation
pl ease give themto M. Stecker and he will distribute it to
us. And when you finish your presentation at the podi um
pl ease stay there in case the menbers of the Board have a
question or conments for you.

Your comments should be addressed to the nmenbers of
the Board only and not to individuals or menbers of the
audience. | will attenmpt to switch --

Can sonebody close that door, please? Thank you,
Ms. Stewart.

| wll attenpt to alternate between owners and
tenants if that is possible. That nmay not be possible al
the time, but I wll try. And, lastly, | wll ask you to
pl ease silence your phones starting with the menbers of the
Board, please, so that we don't have any interruptions. |
will now call the first person on the list here. It's
Ant hony Mariani (phonetic). |Is Anthony Mariani here? |If
not, I'mgoing to skip to the next person and we can cone

back to himif he shows up.
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Matt Persanis.

MR. PERSANI'S: (Good evening.

CHAIR RUBIN. Good evening, M. Persanis, are you
representing yourself or --

MR PERSANIS: |'mrepresenting the Building
Resident Institute on behalf of the owners.

CHAIR RUBIN:  You have five m nutes.

MR. PERSANIS: Thank you. | have sonme papers. You
don't necessarily need them but if you'd |ike.

MR STECKER: Thank you

MR, PERSANIS: M nane is Matthew Persanis, |'man
attorney with Elefante and Persanis. |'mthe |abor
attorney. | represent the BRI and their collective
bargaining with Local 32BJ, which is the |argest union
bui I di ng service enpl oyees in the nation.

W have a col | ective bargaining agreenent that
covers roughly 85 percent of the rental buildings in
West chester County. Therefore, it's often |ooked at -- the
contract -- between the enployers and the Union is often
| ooked at as the basis of what is the average and what is
the agreement between enpl oyers, the owners of the
bui | di ngs, and the enpl oyees -- the service enpl oyees.

W have a contract that's expiring this year, so we
have sonme historical increases. So over the years, the |ast

contract was a four-year contract, 2018 to 2022 and that
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averaged between 3 and 3.3 percent per year overal

Increases. In the last contract -- in the [ast year of this
contract, the wages went up 1.5 percent, which is
historically low Health coverage, which is a large portion
of the cost, went up 8 percent. Pension cost went up 2.66
percent. We're |ooking at increases going forward and since
the contract does not expire until Septenber of this year

we can only look around to try and project what do we expect
to be our increases.

Some of the issues, |'msure you' re aware of, that
are going to affect our bargaining are affecting people
every day. Nunber one is inflation. Right nowit's
hovering at 8.5 percent and we have already |earned fromthe
union that they are going to be |ooking to not just stay
even in their mnd 8.5 percent increases, but they'd like to
get ahead. In their mnd, the idea of araise is to get
better, not to just stay even. So that's going to be one of
our biggest issues with this go around is how do we -- how
do we deal with 8.5 percent rate of inflation where the
enpl oyees are going to want an increase of that amount while
trying to keep cost down for the enployers. | think it's
going to be very tough this year

Heal th cost. The average health cost is going up
17 to 20 percent, depending on which program That's

anot her cost that's absorbed by the enployers. So we need
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to figure out howto keep those cost |ow. \WWen we | ook
around, has there been any other contracts with 32BJ in the
area that have been negotiated recently? And there has.
The RAB, Realty Advisory Board, does the sane function as
the BRI but in Manhattan. They just conpleted their
contract in April of this year, so they didn't get the ful
effect of all the inflation that we've been seeing, but they
had some of it. So we |ooked at it and we said, well, what
have they done? They did an average of 3.2 percent wage
Increase. They were able to maintain health coverage at 4
percent, which is going to give us sone help we hope, but
their pension had increased to 3.5 percent in order to keep
even.

Since April, when they've done their's, our stock
mar ket has gone down quite a bit. The year, it's down 20
percent. And why does that affect us? It affects us
because when we're |looking to do a pension, we have to | ook
at it and say, okay, how much does the fund need to be
solvent and to continue. And in order to continue, a |lot of
their noney that they collect is invested and that's how
they try. So in good years, they need less. In bad years,
like this year, they're going to need nore. So we're a
little worried about that nunber.

One thing they included in the RAB, which has never

been included in any contract wwth 32BJ in this area, was an
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inflation trigger. And what it said was if inflationis
over 6.5 percent, the enployers will receive an additiona
ten cents per hour for every 1 percent over 6.5. |'ve been
involved in this contract and contracts in the area for
thirty years and |'ve never seen that. So that be will be
Interesting and it will be interesting to see what the
argunent will be.

My feeling in speaking to sone of ny counterparts
who represented the RAB was that was the only way they were
going to get out of not giving a 6, 7 percent raise was
that -- this inflation trigger. | don't knowif that's
going to work out for themor not. | guess we'll find out
at the end of the year.

So | think that's what we're looking at. If I'm
asked to guess and that really is all it is right now since
we haven't even begun negotiations, | would say we're
| ooking at a mninumof 4 to 4.5 percent increases overall
to the |abor force. Labor makes up about 22 percent of the

cost of buildings an average.

Thank you.
CHAIR RUBIN. Thank you. Geat timng.
MR PERSANIS: Al right. | didn't even tine

mysel f at hone.

CHAIR RUBIN. (Ckay. Any questions for M. Persanis?

MR PERSANI' S: Thank you for your tinmne.
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CHAIR RUBIN.  Thank you.

MR PERSANIS: | appreciate it.

CHAIR RUBIN.  The next person | have on ny list is
M chael Rosenberg.

MR ROSENBERG.  Good eveni ng.

CHAIR RUBIN. Good evening, M. Rosenberg.

MR. ROSENBERG  Can you hear me?

CHAIR RUBIN. WII you be representing yourself or an
entity?

MR, ROSENBERG Yes, |'mrepresenting nyself and
our entity. |'mthe founder of M& R Wndows. W're a
| ocal |eading w ndow and door installation and repair
company in the tri-state area.

CHAIR RUBIN:  You will have five m nutes.

MR. ROSENBERG  Sure. | first want to thank you
for the opportunity to speak this evening. | wll be
addressing a very inportant topic to all of those who are
involved in multifamly buildings and conpl exes.

The current business climate is one of the worst
environnents that | have experienced in the last 45 years of
running ny conpany and | will explain why. The enactnment of
the Housing Stability and Tenant Protection Act, whichis
HSTPA, in June of 2019 has had a series of negative effects
on owners and nanagers, rent stabilized apartment buil dings,

and conpl exes in Westchester County and throughout the New
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York and nmetropolitan region. Oaners and managers of rent
stabilized buildings due to the negative econom c conponents
of the Housing Stability and Tenant Protection Act are not
able on a regular basis to conduct installation and repair
projects involving windows and doors and ot her construction.
As a result, the contractors have |ost jobs and have | ost
busi ness which in turns hurts the |ocal econony. And the
situation also hurts tenants of nultifam |y buildings and
conpl exes.

Anot her key point that | would like to nmention
I nvol ves the recent increases in building naterial costs.
It's been outstanding. The National Association of Home
Bui | ders recently announced a 19 percent increase in those
costs since last year and it's still rising. Their
I ncreases provide owners and managers of nultifamly
bui I dings and contractors involved in those buildings with a
serious series of econom c chall enges.

What do we do next? The New York Gty Rent
Quidelines Board last nonth released it's price index of
operating costs report. The report analyzes expenses facing
owners of the nultifamly buildings in New York City.
Expenses that owners in Westchester County al so face.
According to the report, naintenance expenses rose 9.2
percent this year. 6.1 percentage points higher than | ast

years rise of 3.1. The increases involved in repainting;
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pl unbi ng; electrical services; boiler repairs; floor
mai nt enance repairs right down the |ine,.

In addition, this year's operations and mai nt enance
cost surveys involving Westchester County's rent stabilized
properties shows an 11.1 percent increase in repair and
mai nt enance expenses and is not stopping for owners during
the 2020 - 2021 term Each of these points illustrate the
need for your Board to issue fair guidelines increases this
year so that the owners and managers can receive sone help
in dealing with the significant increases in expenses that
they are facing.

| thank you for the opportunity to voice ny
concerns and if anybody has any questions, |I'll be glad to
answer it.

CHAIR RUBIN: Thank you.

Any questions of M. Rosenberg?

Yes, M. Cherson?

MR. ROSENBERG Have a good eveni ng.

CHAIR RUBIN: No, he has a questions.

MR, ROSENBERG. COh, okay.

MR. CHERSON: What is the percentage increase in
your business since 20197

MR. ROSENBERG  Since 2019? About 40 percent.

MR, CHERSON: 40 percent?

MR. ROSENBERG  Yes.
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CHERSON: I ncrease?

ROSENBERG  Yes.

CHERSON:  And what about enpl oyees?
ROSENBERG.  Enpl oyees, half the amount of

2D DD

enpl oyees.

MR, CHERSON:. You have half the enpl oyees that you
had in 2019?

MR, ROSENBERG  Yes.

MR. CHERSON. Thank you

MR. ROSENBERG  You're wel come. Have a good
eveni ng, everybody. Thank you --

CHAIR RUBIN.  Anybody el se?

MR. ROSENBERG -- for your tinme.

CHAIR RUBIN:  Thank you.

MR. ROSENBERG  You're wel cone.

CHAAIR RUBIN. | will nowcall -- I'll switchto a
tenant representative | will switch to M. Dennis Hanratty
(phonetic).

MR, HANRATTY: (Good evening |adies and gentlenmen of
the Board, HCR staff, and all those in attendance. M nane
Is Dennis Hanratty and |'mthe Executive Director the of
Mount Vernon United Tenants. | have been providing
testinony to the Rent Cuidelines Board for over thirty
years. During this tine, we have seen tenants' rent

I ncrease al nost astronomcally, doubling, tripling, and in
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sone cases quadrupling.

Further, we have seen the absol ute nunber of units
covered under the ETPA | aw shrink dramatically. Wen I
started at MUT there were approxi mately 80,000 units
covered under the law. As of Novermber 2019, the tinme when
West chester County published the Westchester County Housing
Needs Assessment, which | will be referencing in ny
testinony, the report found that there were 34,221 units
covered by ETPA. The nunbers produced by the HCR for your
deliberations this year lists 25,029 units subject to the
ETPA | aw.

These kind of nunbers spell nothing but trouble for
those tenants still lucky enough to be covered. GCenevieve
Roche of ny office will be providing you with an expert
anal ysis of the numbers this Board will be utilizing in your
del i berations. Please pay close attention to that anal ysis.
| will be putting the issues and your responsibilities in a
broader context of overall affordability and the crisis
facing renters today and, nost especially, |low to nodern
I ncone tenants.

In here, I'd like to clearly discount the argunent
that many |andl ords and their spokespersons make regarding
| ow i ncone tenants and their inability to afford ever
-increasing rents. That is, well, they should just get

Section 8 or sone other subsidy. [It's nornally inpossible
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to get Section 8 in less than five years and there really
isn't any other ongoing reliable subsidy avail able.

| mention the Westchester County Housi ng Needs
Assessnent. |'mgoing to show you that right here. The
assessnent in the appendices. This was published in
November 2019 and was prepared by the Hudson Valley Pattern
for Progress. | don't know who, if anyone, among you have
seen or read this report and it's appendices, but it
contains a wealth of, quote, research, data analysis, and
recomendations. This is an incredibly valuable tool in
hi ghlighting just how bad the affordability crisis is here
I n Westchester.

|'"mgoing to site a nunber of the reports findings
and I'mattaching a few copies of tables fromthe report and
its appendices. This will hopefully help the Board in
contextualising the problens facing tenants and provi de you
with the ammunition necessary to deny the |andl ords any
gui del i ne increases and hopefully rollback previous
I ncreases. | encourage people to get a copy of this if they
can through the County -- Westchester County.

41.4 percent of the household, both owners and
renters, are both paying nore than 50 percent of their
I ncone for housing. They're considered severely cost
burdened. A staggering 66,950 househol ds are paying nore

than 30 percent of their income for rent. They're rent
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burden, cost burden. 89,839 people are living in poverty in

West chester, which is 9.4 percent of the population. Al nost
94 percent of Westchester's honeless famlies were fromthe
five largest cities: Munt Vernon where -- we're here
tonight; New Rochelle, will be tonmorrow night; Peekskill;
Wi te Plains where we were at; and Yonkers where we were at.
Even though those cities represent only 46 percent of the
counties population. This is sonething everybody should be
concer ned about.

The age cohort 30 to 44 shows a decline in
popul ation nost |ikely because of the |ack of affordable
housi ng options. People are noving out because they can't
afford to live here. Affordability challenges for renters
on page 75 and 76 and you'll see some dramatic issues there
about the Affordability Act. Asset l[imted, income
constrained, enployed, ALICE. So three cities: Munt
Vernon, Yonkers, and Peekskill all wth over 50 percent of
t he househol d either in poverty or in an ALI CE househol ds,
page 85. That ALICE data set is created by United Wy to
say, you know, how difficult it is even if you' re not
above -- if you're above poverty but how you just really
can't care for your famly properly.

Qut O Reach. That's a national study that's put
out every year. Mnthly gap between affordable rents and

two bedroomfair nmarket rents on page 107 and 108. The gap
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between affordable rents and the fair market two-bedroom
unit Westchester is $770. That same gap for affordable
rents in Westchester and the market rents is $1,578. This
I's what tenants are up against. There's a \Westchester
County sunmary about the cost burden and there's a thing
about the nmunicipality the severely cost-burdened househol d.
"1l ask you all to | ook through those things carefully.

Pl ease take your time in reviewng this data to get
a real handle on how severe our housing crisis is. Most
peopl e throw up their hands when confronted with disgrace
and say, what can | do about it? This Board can do
sonet hing about it. You can say no nore guideline increases
that will only serve to worsen the crisis.

CHAIR RUBIN:  Thank you.

MR, HANRATTY: Just one nore paragraph.

CHAIR RUBIN. |I'mgoing to |l et you to continue your
train of thoughts --

MR HANRATTY:  Ckay.

CHAIR RUBIN: -- w thout questions.

MR HANRATTY: Ckay.

CHAIR RUBIN. | have a question. \Wat is your
concl usi on?

MR, HANRATTY: What's ny concl usi on?

CHAIR RUBIN:  Conclusion in your presentation.

MR, HANRATTY: | think there should be a rollback
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in rents. No question about it.

MR BADRU. Are you giving himan opportunity to
finish the |ast paragraph?

CHAIR RUBIN:  Yes.

MR, HANRATTY: (kay. Because of the actions of the
West chester Rent Cuidelines Board before any of the present
tenant nmenmbers and public nenbers were on the Board the Rent
Cui del i nes Board passed vacancy gui delines of 100 percent of
the highest -- in 11 of 12 years during the '90's and early
2000's which raised virtually all vacancies to market |evels
and | argely eviscerated the econom c benefits of the ETPA
for incomng tenants. W see this confirmed regularly by
quot e, unquote preferential rents when | egal regulated rents
have equal ed and in some cases have exceeded market rents.
It's another reason why it's often tough to get tenants to
cone out to the public hearings as increasing nunbers of
tenants covered by ETPA don't see the econom c benefit as
their legal regular rents are at narket |evel

It's this Board's responsibility to stop -- to work
to stop these ever-increasing rents and provide relief to
al ready overextended tenants. No guideline increases, if
anything, rollback the rents. Thank you.

CHAIR RUBIN: Thank you.

Any ot her questions fromthe Board? Yes?

MS. HAMER: Because of what you do on a regul ar
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basis, can you tell me what's been your experience with
tenants affordability? And | know everyone has been tal king
about inflation as well, so how has it inpacted tenants?

MR, HANRATTY: M office happens to be right across
the street. You can see it right fromthe w ndow here. |
can't tell you the horror that sone people face on a regul ar
basis. A week doesn't go by that we don't have sonmebody
come in who's threatening suicide or something |ike that.
People are facing eviction on a regular basis. Fortunately,
we're able to stop nost of those evictions. W had the
pandemc and it was a noratoriumfor a while, but nowit's
pi cking up again. Mrre and nore people are being brought to
court. But it's terrifying when you have a single nother
with two children who nay get a notice they got to court and
they figured they're going to be honeless. W' ve got to
deal with that. They come to our office, they cry, they
breakdown. On a regular basis we see that.

| mean, the rents are just, like the gentlenen
said, too damm high. People can't afford it. People are
maki ng, you know, basically mnimumwage or a little bit
more maeking $10 or $12 an hour. You can't pay a $1,800 a
month rent and that's what the rents are going for now
Even, you know, stabilized rents. It used to be you could
get a stabilized rent for, you know, $1,000, $1,100, $1, 200.
You can't get that anynmore. And then what happens is people
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go to private houses where they really get ripped off and
they live in basenent apartnments, they live in attic
apartnents, they live in garage apartnents. W have fires
on a regular basis. It's just desperate. People are
desperate and | think this Board -- even though it's not
going to cover that many of the overall universe of tenants
I n Westchester County, only those rent stabilized -- it wll
be a big benefit for tenants or a good portion of those
tenants to have them know that they're not going to have to
pay an ever-increasing rent. So we see that. And, | nean,
you woul dn't want to see the pain that people experience on
a reqgul ar basis.

MS. HAMER  Thank you.

CHAIR RUBIN:  Yes, Ms. Stewart?

MS. STEWART: M. Hanratty, can you please -- |
know Mount Vernon on United Tenants was one of the |eading
organi zations that hel ped people fill out ERAP applications.
Can you speak a little bit about that?

MR, HANRATTY: Yeah. ERAP -- | nmean ERAP is the
Emer gency Rental Assistance Program federal dollars that
come down to the states and the counties to help people if
they had either lost income or had additional expenses as a
result of COVID-19. W successfully processed over 300
applications and then we hel ped another 300 plus people, you

know, providing docunentation and all. But we stopped. CQut
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of those over 300, probably 280 of those were nade, you

know, stopped their -- stopped people from becom ng
homel ess. And, | nean, that's -- we're still doing that. |
mean, still -- and there has still been sone confusion about

ERAP noney that it was over and stuff, it's not. There's
still noney available and we're encouraging people -- if you
know peopl e who did | ose noney because of COVID-19 or had
addi ti onal expenses to reach out to our office and we'll
hel p t hem

MS. STEWART: Thank you.

CHAIR RUBIN. Ckay. Thank you.

Any ot her questions?

MR, HANRATTY: Once again, |look for these reports.
Contact the County Department of Planning.

CHAIR RUBIN: Thank you.

MR, HANRATTY: It's valuable tools for everybody.
Thank you.

CHAIR RUBIN. I'mgoing nowto call M. Jason
Schi ci ano.

MR. SCHI ClANO  Good eveni ng.

CHAIR RUBIN. Good evening. Are you representing
yourself or an entity?

MR, SCHI CI ANG: Thank you. | have --

CHAIR RUBIN:  An entity?

MR, SCHI CIANO. -- copies of ny speech. Can | hand
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that out now?

CHAIR RUBIN: Yes, please.

MR, SCHI Cl ANO. (Good evening, everyone. M nane is
Jason Schiciano, |'mco-president of Levitt-Fuirst |nsurance
in Tarrytown New York. We are a |icensed insurance broker
for over 52 years, one of Westchester's |argest brokers for
the placement of real estate insurance. W represent many
of the largest insurers and we are the insurance advisors to
the Building and Realty Institute. And the Apartnent
Owners' Advisory Counsel have asked me to comment on the
I nsurance nmarket relative to these proceedings.

Before | continue, | just have to say, it continues
to perplex me why it's always argued that |andl ords have an
obligation to address circunstances that make Wstchester
County the nost expensive place -- one of the nobst expensive
places in the country to operate real estate by hol ding
rents where they are or even rolling themback and it just
doesn't make sense to me. 8.7, 6.8 percent, and 9 percent.
These are the DHCR reported insurance expense increases over
the last three years. A total of 24.5 percent. Cunulative
total Westchester Rent Cuidelines for the same three-year
period, 2.25 percent. Less than one tenth of the
accumul ative increases in insurance percentage.

| nsurance prem uns are one of the top expenses for

West chester landlords. And while 9 percent insurance
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I ncrease | ast year ranks only third in nagnitude behind
repairs and mai ntenance as nmentioned up 11.1 percent and
fuel which was up 15 percent |ast year, insurance prem uns
have a backbreaki ng burden on | andl ords especially while
rents had been nmore difficult than ever to collect.

How | arge does the gap between nmaj or expenses have
to be versus allowed rent increases before landlords are
provided with tangible relief? Last year | vowed in front
of this Board that expense would continue to rise. | was
correct and I will make that prediction again this year.
| nsurance will go up yet again. One solution to this
out-of-control insurance prem umincreases would be reform
of New York State Labor Law 240 the Scaffold Law. |'m going
to spare you the details of what that |aw says, but suffice
it to say, it's a major driver of high insurance premuns in
New York and in Westchester specifically. And as many of
you know, that law is not going any tine soon.

In addition, with recent |aws discouraging |andlord
upgrades and i nprovenents, it's logical to predict that
apartment buildings are now getting ol der faster than ever
which is only going to result in nore property insurance
claims such as pipe breaks; water damage; electrical system
mal functions resulting in fires; et cetera. Wile mjor
buil ding repairs such as roof replacenent and exterior brick

pointing are often mandated by insurance conpanies as a
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condition of naintaining the renewal of their insurance,
this nation's unprecedented inflation will Dbring
unprecedented repair cost. In fact, insurance-related
mandated repairs wll alnmost certainly make this years 11.1
percent DHCR reported repairs and mai ntenance expense
percentage | ook |ike a bargain next year.

Most Westchester landlords try to protect their
real estate investment. And their tenants by maintaining
anpl e property and liability insurance. But wthout a
reasonabl e rent increase to begin to offset years of huge
I nsurance expenses, many |andlords will eventually cutback
on the anounts and types of insurance that they naintain
keeping only the bare m nimum of coverage. | wll not go
into the details of the potential ramfications of such
cut backs. But suffice it say, the outcome may not only be
devastating for landlords but also for the tenants who call
the landlord' s buildings their own.

Thank you for |istening.

CHAIR RUBIN: Thank you.

Any questions fromthe Board? Yes, M. Cherson?

MR, CHERSON. | heard you just saying you don't
want to get into ramfications.

MR, SCHICIANO | just didn't have the time, but
|'mhappy to get into them

MR, CHERSON: But you know the ram fications and
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maybe Ken and | do as well, but | would like you to present
to the Board what exactly the ram fications are.

MR. SCHI CIANOC. Relative to ny |ast coments?

MR CHERSON.  VYes.

MR. SCHI Cl ANO. Yeah, ook, | nmean, the -- you only
have so nuch noney that you're going to allocate to
expenses. You know, | know that it's often debated whether
or not a landlord has a right to nmake noney or not but if
you cut back on insurance expenses and there is a loss, let's
say there's a terrible fire -- and they've been in the news.
Bui | di ngs col | apse, buildings catch fire, people get hurt.
The ram fications of not having enough and proper insurance
because you're cutting back on insurance and buying the
bargain policy, are that if the building is substantially
damaged or destroyed, it doesn't get rebuilt. It just
doesn't get rebuilt, there's not enough noney and, you know,
the lot wll be repurposed into sonething el se.

And, you know, on -- the other ramfication is that
If thereis, let's say, a fire and tenants logically have
the right no pursue claims of liability against the |andlord
if the fire shouldn't have happened, maybe because the
| andl ord was cutting back on repairs because he was trying
to save noney somewhere or she was trying to save noney
sonewhere, there's often not going to be enough liability

I nsurance to pay the liability claims of the tenants that
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are harned or have to nove out and have costs et cetera.
The landlord just won't have the liability insurance.
They' Il just, you know, turn over their property and say
here's the asset and, you know, that will be the end of it.
That has happened with najor devastating building fires,
bui I ding col | apses, et cetera, that you all know what [|'m
tal king about, they've been in the news. There's not enough
liability insurance to pay those clains.

MR. CHERSON. Thank you

CHAIR RUBIN. Yes, M. Finger?

MR FINGER | was going to ask the sane question

CHAIR RUBIN. (Ckay. Anybody el se?

Thank you very nuch.

MR. SCHI CIANO kay. Thanks very nuch.

CHAIR RUBIN. Thank you. | will now call GCenevieve
Roche.

Wel cone, Ms. Roche. | assunme you are representing
an entity?

MS. ROCHE: Yes, | am Thank you.

CHAIR RUBIN:  You have five mnutes. Thank you.
MR FINGER: Can | ask what entity? | didn't hear
CHAIR RUBIN. Yes, she will say.

MR CHERSON: She will?

CHAIR RUBIN:  Yes.

MR, FINGER: No, | asked what entity. She didn't
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give an entity.

M5. ROCHE: You said am| speaking on behalf of an
entity?

CHAIR RUBIN:  Yes.

M5. ROCHE: | am

CHAIR RUBIN: | assunme that you wll introduce
yoursel f and --

MS. ROCHE: | will.

CHAIR RUBIN: -- say your entity.

MS. ROCHE: Your assunption is correct.

Good evening. M nanme is Genevieve Roche and | am
CFO of Mount Vernon United Tenants and a cooperate attorney
who spends a fortune -- spends a portion of nmy practice
representing tenants pro bono.

There is no way | coul d possible get through al
the materials, so please take the time next week to go
through all the docunents and ny statenment carefully and
del i beratively because the research conclusively confirms
the follow ng three points.

One, landlords continue to thrive. Two, there is a
deficit of affordable apartnents numbering nore than
600, 000. Three, there's a growing disparity in the levels
of poverty, inconme, and the inpact of inflation on
West chester's | owincome tenants.

|"monly going to be able to have tine to address
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the first point tonight. A rent increase is neither
warranted nor justified by the nunbers that a rent freeze
Is. The 2020 nunbers are interesting in so far as | thought
there woul d have been a reduction in rental income; however,
| andl ords only | ost nine tenths of one percent. Wuld the
tenants have been so lucky? And while rental inconme was

st eady, expenses were down a hefty 36 percent, nostly seen

I n reduction of maintenance no doubt due to COVID resulting
inan NO in 2020 of 40.29 percent, a |level not seen in 20
years.

Let's not forget that as of June 15th, Westchester
| andl ords had received an additional $43 million in ERAP
funds. In addition, the New York State budget just
al l ocated another $925 million for 2023. Notably, the
research anal ysis group just informed us last Friday that no
ERAP funds were reported in the owners survey nunbers, nor
we were told did the owner inconme figures disclose the
number of forgiven PPP | oans received by owners.

CHAIR RUBIN. Excuse nme. |'mgoing to ask the
owner's representatives to please remain quiet while she's
presenting. Thank you.

M5. ROCHE: Landlords |eave no stone unturned in
their quest for increased profits, but only you, the Board,
can give slowy recovering regulated tenants a break as they

struggle to catch up during the recovery conplicated by
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inflation and an inmnent recession.

As for 2021, rental income was al nost identical to
2019 levels, in fact, 1.3 percent higher. Average regul ated
rent was $1,561 a nonth, up 10.63 percent over three years.
Expenses were predictably up as COVID eased, but repairs and
mai nt enance equal ed 99.5 percent of 2019 expenditures. And
despite the increase in oil prices, NO for 2021 was
neverthel ess a robust 37.37 percent, just a sm dgen bel ow
2019's resulting in a three-year average of 38.68 percent.

These facts underscore that the rent freeze and
effect the first three quarters of 2021 did not hurt
| andl ord profit margins and apparently neither did the
pandem ¢, the inpact of HSTPA, or the continued | oss of rent
stabilized units.

Speaking of oil prices, as | explain every year,

I ndi vidual categories of expenses are not relevant in the
overal | analysis because at the end of the day it is net
operating incone that is the relevant indicia of what kind
of guidelines increase is or isn't needed to keep rents | ow
or seeking a reasonable net profit for |andlords.

Wil e the overall increase in expenses is largely
attributed to heating fuel, overall expenses were back to
2019 levels. \Wile fuel prices have recently spiked
tenporarily based on increased post-pandem ¢ demand and

gl obal politics, let's not forget to put this short-term
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volatility in perspective.

Three points. First, the spike in prices in 2008
| ead to | arge guideline increases that are baked into base
rents ever since. And even though not once in the 14
intervening years until this one did heating oil prices ever
reach 2008 levels. Notably, rents weren't rolled back each
year that prices were | ess than 2008 |evels.

| ask you to please focus on handout four which
puts -- it's a graph that puts the current spike in prices
In the proper context. Two, according to the US ElA
proj ections show that prices will level off this year and
into 2023. Finally, ny belief was always that guideline
I ncreases were based on facts derived fromlast year's
nunmber, not specul ation about next year's numbers that woul d
| ock increases permanently into base rents whether or not
those predictions cone to pass. You don't get to argue for
I ncreases every year based on half nunbers and future
projections unless, of course, you' re willing to rollback
rents for every year when the facts later show that the
i ncreases weren't necessary.

| just have the one final point to nake, okay?

CHAIR RUBI N Yes.

M5. ROCHE: Thank you.

Finally, | want to put to rest once and for all the

necessary distinction between operating profit and return on

eScribers, LLC
(800) 257-0885 Ext 7 | reporting@escribers.net | www.escribers.net



http://www.escribers.net

30

© 00 N oo o1 B~ w NP

N I N N N T e e e T e e =
ga B W N B O © 00 N oo o1 A W DN - O

equity and the fact that the latter is totally msplaced in
a discussion on rent guidelines. This is financial apples
and oranges. Rent regulation is intended to protect tenants
fromillegal rent increases and allow owners to maintain
their buildings and realize a reasonable profit. That's a
direct quote fromthe DHCR O fice of Rent Adm nistration.

Speculating in real estate is not an expense
appropriate nor intended for a regulated tenant. |In fact,
It's pretty darn cynical to expect a tenant in regul ated
housing that is intended by definition, to address the
energency protection of tenants, to expect themto
contribute via a permanently increased rent base to the cost
of an owner incurring financing in -- the cost that an owner
incurs financing its appreciating real estate investnent
because the owner is unwilling to dip into its consistently
heal thy net operating profit to cover these costs.

CHAIR RUBIN. Ckay. Thank you.

Any questions? Yes, Ms. Stewart?

MS. STEWART: What | would like to really you hear
finish that thought, but | also wanted you to talk a little
bit nore about those additional two points that you said you
weren't going to have time to address, please.

MS. ROCHE: Yeah, | actually have a summary --
sunmary statement. There is a deficit of affordable

apartnments, nore than half a mllion. Like climte change,
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the grow ng incone gap between the rich and the poor in
West chester and the [ack of affordable housing for those in
the lower tier is beyond di spute and escal ati ng.

In a County where the average Westchester's famly
incone is just shy of $190 thousands. 1 in 5 househol ds
earn | ess than 35,000. And | want -- would ask you to focus
on handouts 7 through 11 that address that point.

CHAIR RUBIN: Any other questions?

MS. SANTI AGO  Yes.

CHAIR RUBIN. Yes, Ms. Santiago.

MS. SANTI AGO.  You nentioned early in your
presentation the anmount of noney that |andlords have
obt ai ned through ERAP. Could you just el aborate a little
bit on that.

M5. ROCHE: | can, yes. |In fact, there are two
handouts that give the details. This is the ERAP report for
West chester --

M5. SANTI AGO.  Uh- huh.

M5. ROCHE: -- dated June 15th --
M5. SANTI AGO Cot it.

MS. ROCHE: -- 2022.

M5. SANTI AGO  Ckay.

M5. ROCHE: And it shows that Westchester |andl ords
got close to $43 mllion. There's been another 925 nmillion

al located for New York State | andlords for next year
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MR. CHERSON: | have a question.

CHAIR RUBIN: Yes, M. Cherson?

MR, CHERSON. | don't want to get into an argunent
wth you. | really don't.

M5. ROCHE: O course not.

MR, CHERSON. But when you say ERAP noney, whatever
the figure that you just gave, | just want to be clear and |
assume you agree, that is not additional noney to the
| andl ords. That is just the rent that the tenants were
supposed to pay during that tinme. Do you agree with that?

M5. ROCHE: It is conpensating |andlords. There's
ERAP and - -

MR. CHERSON: Well, is it additional noney?

M5. ROCHE: Well, let ne answer your question.
There's ERAP and there's LRAP and that noney goes to
| andl ords. And according to the survey nunbers, renta
I ncone went down nine tenths of one percent.

MR, CHERSON. But it just nmakes up the rent;
correct?

M5. ROCHE: So, wait. So -- | beg your pardon?

MR. CHERSON: It just -- if the landlords gets
$2,500 of ERAP money and the rent's $500 a nmonth, that just
represents five nonths of rent, does it not?

M5. ROCHE: Regardless of what it represents,

Eliot, regardless of what it represents --
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MR CHERSON: But | think it's inportant.

M5. ROCHE: Yeah, but I"'mgoing to tell you. But
regardl ess of that distinction this is the amount
West chester |andl ords were funded as of Decenber 31st, 2021.

MR CHERSON: But it's not in addition; is that
correct?

M5. ROCHE: It doesn't natter. Your net operating
i ncome and as your own |andlord survey nunbers say, the
rent -- nine tenths of one percent. So you take that
amount, which is based on your numbers, and you add $43
mllion of ERAP noney --

MR. CHERSON. It's not additional noney to do --

CHAIR RUBIN: Excuse ne.

MR. CHERSON: It's not additional noney. So you
can't say the landlords --

M5. ROCHE: | think that --

MR. CHERSON. It's not any extra noney. And | know
| mnot going to convince you or the tenants, | understand
that. But | need the Board to understand that there is not
one cent extra to the landl ords because of ERAP or LRAP.

M5. ROCHE: Al | knowis what the |andlord nunbers
show, okay? And, in addition to that, there is ERAP funds
that aren't reported in the survey. The DHCR statisticians
said that --

UNI DENTI FI ED SPEAKER: That's a lie.
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CHAIR RUBIN. Excuse nme. Excuse ne.

UNI DENTI FI ED SPEAKER: That's fal se information.

CHAIR RUBIN. One minute. The audience is not
supposed to be tal king about the presentation. And if
sonmebody is talking, I'mgoing to ask themto |eave.

Pl ease conti nue.

M5. ROCHE: Thank you. The fact of the matter is
there's the nmoney reported by landlords in the surveys,
whi ch the DHCR statistician said, they |ooked at them we
asked them It did not include under m scellaneous any
entries for ERAP or PPP forgiven |oans by the way, okay.
The fact that whether -- | mean, who knows what they were
paid or weren't paid, but we know this ERAP noney was
distributed in Westchester County. The report just cane out
on June 15th. | enclosed a copy of it in ny handouts.

So | will believe what the [ andlord survey shows
even though we can't test it and | will believe what
June 15th New York State report just issued says.

CHAIR RUBIN. Thank you.

M5. ROCHE: What nore can | say?

CHAIR RUBIN. Thank you.

M5. ROCHE: (kay. And is there anything else?

CHAIR RUBIN. No, that's it. Thank you

M5. ROCHE: (kay.

CHAIR RUBIN. | will nowcall -- thank you very much
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for your presentation.

M5. ROCHE: You're wel cone.

CHAIR RUBIN: | will now call Lisa DeRosa.

M5. DERCSA: (Good evening. Before | start ny
presentation, ny name is Lisa DeRosa, |'mthe president of
the Building and Realty Institute of Westchester County.
|'malso the first female president of the Building and
Realty Institute of Westchester County.

|"ma landlord. 1've been a landlord for over 20
years. Fill out those DHCR forns every year, | also
col |l ected ERAP noney. She is correct, there's no separate
line for ERAP noney because it went to the rent. So if the
tenant owed me $500 a rmonth for four nonths, that's $2,000
and when that $2,000 cane in, it went to the tenants rent
account so the tenant didn't owe that rent anynore. So, of
course, there's not going to be a separate line for ERAP, it
goes to rent.

Having settled that, | would |ike to begin ny
presentation. M nanme is Lisa DeRosa, |'mthe president of
the Building and Realty Institute and |'ve been a | andlord
in Wiite Plains for nost of my life. M journey in the
housi ng i ndustry actually began when | was nmuch younger when
| sold ny first house at the age of 13 with the help of ny
father, John DeRosa, who instilled in ne the qualities and

necessities required in order to manage a buil ding
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successfully. | know first hand what it really |ooks |ike
for a small business and fam|y-run businesses to build and
operate nultifam |y apartment buildings in Westchester. And
| know what it means to keep themafloat in good tines and
in bad and how to maintain safe, secure, and affordable
honmes that working famlies in Wstchester can depend on.

As | watched ny fam |y business grow | realized how
val uabl e home buil ders, |andlords, and devel opers are to our
communities. W provide sufficient housing for those who
cannot afford or choose not to be honeowners and we bear the
cost and burdens of the honeownership. W're not faceless
corporations or fly-by-night investors or people |ooking to
make a qui ck buck. W have deep roots in these comunities,
we have deep connections with many of our tenants and we're
dedicated to investing in our buildings to keep themin good
conditions and the type of apartnents our residents deserve,
want, and will hopefully want to live in for a very long
tine.

However, it seenms to ne that instead of view ng
| andl ords as valuable pillars of our coomunities, we're
often times punished for finding ways to keep our businesses
afl oat and still nmanage to provide the same quality of
service despite facing one obstacle after another. New York
has some of the toughest rent regulations and yet we still

try to manage. W used to be able to cross-subsidize junps
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and costs like this through vacancy bonuses through fully
reinbursed IAl's for reasonable repaynments relate to MCl's
or fromsonme flexibility fromnmarket rate tenants or even
commercial tenants helping to subsidize the rent stabilized
units.

After the ruling of HSTPA we can no | onger do that.
Then the COVID pandemic hit and we were faced with an
eviction moratorium Qher industries that have had their
own much shorter noratoriuns in paynments were resumed as
soon as they were lifted. However, with the courts backed
up, many of us were left with mssing paynents, a |oss of
i ncome, and no one to help us.

Many of ny fellow | andl ords who have testified
before me can attest to the fact that evicting a tenant is
al ways the very last resort. But what about us? W're
tal king about our lively hoods here. |f a custoner
repeatedly went to a restaurant and could not afford to pay
for their meals every time they ate there, is the restaurant
expected to pick up the slack? No, because that's not how
busi ness operates. So why isn't the sane logic provided to
| andl or ds?

Wi | e ERAP hel ped ease the burden slightly, the
program has been far fromhel pful. W have tenants who have
qualified but still owe additional rent arrears including

mysel f who has one tenant that owes over $17,000. Inflation
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Is currently over 8 percent and that does not include

housi ng, food, and gas. Businesses everywhere are adjusting

their prices to co-inside with the rates in order to stay
afl oat. Wy shouldn't we be able to do the sane?

Buil ding naterials were up over 35 percent since
March of '20. The cost of |unber has sky rocketed 60
percent since |ast Septenber, steel has increased 128
percent year after year, and |abor costs are shooting up.
Dani el Singer of Robison Gl testified |ast week that the
cost of oil and gas is now nothing conpared to what we'l|
see in the next few years. How are we supposed to keep our
busi nesses going if we can't make the necessary adjustnents
that allow us to give the best service possible to our
tenants?

Wthout a proper increase in rent renewals, our
bui ldings will suffer tremendously and so will our tenants.
Toni ght I'masking you for a fair and reasonabl e increase,
which is 6 to 8 percent for a one year and 10 to 12 for two
years. Your group is the only resource we have. W cannot
go anywhere else to plead our case. Please listen to our
concerns and understand that we are all on the sane side at
the end of the day. W all want safe and quality housing
for all of our communities. | hope you can understand that
that takes resources and cost noney all of which we need to

properly need to run our buildings.
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Thank you very nuch for your tine.

CHAIR RUBIN.  Thank you, Ms. DeRosa

M5. DERCSA: How is that?

CHAIR RUBIN: | npeccable timng.

M5. DEROCSA: Perfect. And | didn't plan it either.

CHAIR RUBIN. Can you please -- | have a question for
you. Can you pl ease repeat the margins that you just spoke
about to 6 to --

M5. DERCSA: 6 to 8 percent for a one-year |ease.

CHAIR RUBI N Unh- huh,

M5. DERCSA: And 10 to 12 percent for a two-year
| ease.

CHAIR RUBIN. And, M. Finger, do you have a
question?

MR. FINGER Yeah, | have a question.

CHAIR RUBIN.  Yes.

MR FINGER: Have you found that the HSTPA has any
| npact on your ability to do either basic capita
| nprovements to the building or repair or inprovements for
i ndi vi dual apartnment repairs?

MS. DERCSA: HSTPA has pretty much put a wrench the
wheel of our repairs. M contractor is M& R Wndows, |
think he left, but I was working with himand we were doing
two floors of windows a year in nmy building. And | was

trying to work ny way up to putting in double pane w ndows.
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It wll keep the apartments warnmer, it will make the

buil dings nore green, it will cut down on the fuel costs, so

we' Il have | ess heating conplaints. And this was the first
year the w ndow cost -- and, again, we've been doing
busi ness for years, we're over 60 percent. | couldn't --

MR. FINGER: 60 percent of what? It went up 60
percent ?

MS. DERCSA: They went up over 60 percent. So if |
was spending $100, 000 | ast year, | was spending $160, 000
this year.

MR. FINGER: And they aren't even able to continue
doing it?

MS. DERCSA: No, | stopped.

CHAIR RUBIN: Yes, M. Cherson?

MR, CHERSON:. Besides wi ndows, are there other
projects that you had planned or were needed that you cannot
do because of the lack of funds through HSTPA annual or
| ower in guidelines?

MS. DERCSA: Yes, ny buildings are between 50 and
60 years old. | have a boiler that's older than me and
while | may | ook young and fresh to everybody, I'ma little
bit older than you may think. M appliances -- they don't
make appliances today |like they did 20 years ago. They | ast
a couple years. A lot of tines they have -- you have a

one-year warranty, the one-year cones up, the appliance
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isn't working and you' re spending, you know, hundred of
dollars on an appliance that you recently just bought, but
how do you say to a tenant, |'msorry, but | can't give you
arefrigerator? I'msorry, | can't fix your refrigerator
because it cost too nmuch. W keep extra refrigerators in
stock so that when a tenant's refrigerator goes, they don't
have to wait for a new one cone in which now takes about
four nonths to get a refrigerator. W have been in a panic
for the last two years just trying to get appliances in to
meet our tenant's needs. W'I|| order an appliance and we're
definitely paying a lot nore for themnow then we were. And
we' || order an appliance Novenber 1st, with a delivery date
of maybe Novenber 15th and then we'll get an e-mail saying,
oh, sorry, that's not comng in until March or April. \What
do I do for four nmonths? A refrigerator is not optional. A
refrigerator is not a luxurious itemand |I'mrunning around
scranbling paying top dollar just trying to get nmy tenant
basi ¢ needs. Everything is going up.

MR, CHERSON. (Qther than replacenments for
appliances, and if anybody's been -- you know, they're
basically out of stock and it will take nonths to get.

MS. DERCSA: (Ch, yeah, nonths to get it.

MR, CHERSON. But |I'mtalking about --
MS. DERCSA: The major stuff.
MR. CHERSON: -- repairs, renovations, replacenents
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of old itens and systens in the building. Are those
things -- have you put themon hold or cancel ed thenf

M5. DERCSA:  Yes.

MR, CHERSON: Have you called within the past two
or three years?

MS. DERCSA:  Yes.

MR. CHERSON. And what woul d they do?

MS. DERCSA: | have a building that every tine it
rained -- it was kind of a wnd tunnel -- and the rain would
hit the side of the building and the rain would go through
the brick and danage the floors, the walls, tenant's bel ongs
that were near there. W should have replaced the brick on
the entire building --

MR. CHERSON:. Is that pointing?

M5. DERCSA: It was a little bit nore than pointing
because --

MR, CHERSON. Ckay.

MS. DERCSA: -- on every floor there's steel and
there's a steel |edge that supports the brick. You just
can't put brick on top of brick. You need things to support
it intermttently. And we would -- we did a partial job as
best we could. Wiile we were doing it, we discovered that
the four corners of the buildings, the brick had shifted out
an inch or two and brick is only about three inches, so now

you were tal king about a major safety issue. Like one of
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the safety issues you read about in Manhattan where
soneone's wal king down the street and all of a sudden part
of the building falls on people and kills them So we
actually had to borrow noney and overextend ourselves to
create a safe situation because nobody was dying on ny
property.

MR. CHERSON:. Thank you

MS. DERCSA:  Yes.

M5. SANTI AGO. We've tal ked about ERAP and how nuch
| andl ords have received. In your case, do you feel
(i naudi bl e.)

MS. DERCSA: It hel ps sone tenants with rent, but |
found that | had a good chunk of tenants who really took
advantage of the noratorium So tenants that for, | don't
know, years, 5, 10 years paid their rent by the 5th, know ng
that we couldn't charge a late fee, were paying their rent
on the 15th, on the 20th. M nortgage date didn't change.
| still had to pay ny nortgage on the same date. M
el ectric due date from Con Edison didn't change, that still
had to be paid.

|"msorry. Can you tell ne your question again?

MS. SANTIAGO. Sure. So do you think --

CHAIR RUBIN. Ms. Santiago --

MS. SANTI AGO.  Yes.

CHAIR RUBIN. -- can you speak up, please.
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MS. SANTI AGO.  Sure.

CHAIR RUBIN: It's hard to hear you

MS. SANTI AGO. Maybe I'I1l just take off ny nask.

CHAIR RUBIN:  |'msorry.

M5. SANTIAGO: No, it's okay. So ny question --
what | really want to know, and we al ready had a di scussion
about ERAP and | asked how nuch -- you know how much is
received by tenant, by landlords overall in Wstchester
County. So ny question to you is, have you found that that

has hel ped to offset the cost of tenants ow ng you noney due

to the order -- the noratoriunf

MS. DEROSA: Well, it did offset -- it didn't
of fset cost. It offset the rent that they owed. A |ot of
tenants -- a lot of tenants struggled with the ERAP system

We wound up hel ping them W would get the information from
the Builders Institute and send that information to tenants
so that they knew when it was opened, what they were needed,
they woul d have current statements of what was due.

Again, a |ot of people took advantage of it.
Peopl e woul d say, you know, I'msorry. I'mgoing to | eave
and I'mnot going to pay ny last nonth's rent and there's
nothing you could do about it. See ya. And we were like
you have a | ease, you know, any judge will tell you that
you're not supposed to use security for your rent. You're

supposed to use security for the apartnment. |'ve had judges
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say that to me in NY plain city court, but you know

people -- tenants knew that we were at a disadvantage and a
| ot of people took advantage of us during that time and
there was nothing we could do about it.

And, you know, it's not |ike we could | ower the
tenperature on the boiler because we still had to maintain
68 degrees in the coldest part of the building; we still had
to plow the snow, we still had to fix potholes; we still had
to have the elevator conpany conme in nonthly and do their
preventative maintenance. | mean the building still
oper at ed.

Regar dl ess of what happens in the world, buildings
still have to operate. Elevators still have to come down to
the | obby floor when you push the button and they have to
safely take residents who may not be able to wal k upstairs
to the 6, 7th, 12th floor. So whether there's an eviction
moratorium whether there's inflation, whether, you know,
all costs drop to the floor and we're bathing in nmoney, we
still have to run those buildings. And ERAP -- not ERAP --
HSTPA really, really, hurt us and then you put |ow
gui delines on top of |ow guidelines, on top of |ow
gui delines year after year after year. \Were's the noney
supposed to come fron? M elevator conpany expects a check
every nonth to come in and do ny elevators. Were aml

supposed to --
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CHAIR RUBIN. M. Finger has a question for you. |'m

sorry.
M5. DERCSA: |'msorry. | did not answer the
question?
MR. FINGER No, | have an additional question.
Are you still carrying additions to -- are you stil

carrying in addition to tenants who got the ERAP assistance
arrears fromthose tenants?

M5. DERCSA: Yes, we work with tenants as best we
can. The easiest and best solution is to approach a tenant
and say, okay, we know you're struggling what can you do?
You know, would it help if we took your back bal ance and
spread it out over 24 nonths, would that help you? Wuld it
help if we -- so we work with tenants as best we can to make
paynent arrangenents and paynment plans that, you know, as
peopl e went back to work, they were able to now start paying
towards their arrears.

And a | ot of people were very honorable to us.
Peopl e woul d call us up and say, |ook, I know | owe you
money but the pandem c stopped and |'mjust going back to
work and I'Il have you paid off by the end of the year and
we really want to thank you for -- and appreciate you for
working with us. And those were the nice nonents that --
that cane through during a very difficult time for

everybody.
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CHAIR RUBIN: Yes, M. Cherson.

MS. DERCSA: Don't fight over ne.

MR, CHERSON. Just to enphasize, the noney that you
received fromthe ERAP went as a credit against the rent
owed and was reported as rent on the survey; right?

M5. DEROCSA: Yeah, it has to be.

MR, CHERSON. Ckay.

MS. DERCSA: | mean, whether someone's father pays
the rent or a tenant uses their paycheck to pay the rent or
they get Section 8 or they get noney from ERAP, regardless
of where the noney conmes from it has to go to their rental
account so you can keep track of where they are. You know,
I f they overpaid, if they under paid, it goes towards their
rent. It would be a financial bookkeeping nightmare to have
to apply ERAP noney to two separate places. Thank God they
didn't ask me for a separate line itemfor ERAP

CHAIR RUBIN: Ckay. | have to wap up because we
have a | ot of people --

MR, CHERSON. Ckay.

CHAIR RUBIN. -- who are still pending. |'msorry.
Thank you very nuch for your presentation.

MS. DERCSA: Thank you for your time. It was good
seei ng everybody in person for the first time in many years.

CHAIR RUBIN. |I'm-- we have two presentations of

peopl e who could not make it here. So |I'mgoing to ask
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M. Stecker to read one of themis from Rosagna Rubi ano.
She's a tenant and --

MR, STECKER: (Ckay. Chair, so you want ne to read
that witten statenent that was provided to the Board prior
to the neeting?

CHAIR RUBIN:  Yes.

MR, STECKER: Do you want ne to set a tine for
that, Chair?

CHAIR RUBIN: Excuse ne?

MR, STECKER: Do you want ne to set a tiner for it?

CHAIR RUBIN. Yeah, three m nutes.

MR, STECKER: As an individual. GCkay.

MR. CHERSON. | have a question. For someone
that's not here, don't we just hand out their witten
statement? W've never read a witten statenent before of
people who aren't here whether they be landlord or tenant.

CHAIR RUBIN. W can --

MR CHERSON. In addition to that, we obviously
cannot question sonebody who's not here. And, | nean, it's
time that I've asked for which is why |I'm here.

As M. Finger points out, we've never taken
statements. Yes, you can hand out a statenment but -- from
politicians and various people, various tenants but we've
never had themread out |oud.

CHAIR RUBIN. WVell, | will leave it to the rest of
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the Board to decide if they want to continue doing this or
not. We'Il just hand the witten statenents that we have.

M. Counsel, what do you say?

MR STECKER: | say they --

CHAIR RUBIN:  You're our counsel, you can tell us
what you --

MR STECKER: | think it's appropriate to put it up
to a vote of the Board as to whether they want witten
statements to be read into the record or just kept as
statements that were passed to the Board and keep it as is
and not spend the time to read theminto the record.

CHAIR RUBIN. Can you call the roll, please?

MR, STECKER: Sure. You should probably see if you
can take a notion to that first.

CHAIR RUBIN. Yeah. W have a notion to either the
statenments or just handout the copies.

MR, CHERSON. | have a question to M. Stecker.

How is it proper to have a notion in the mddle of a public
hearing where we're supposed to be hearing fromthe public
and that's the purpose of this hearing, but --

MR, STECKER:  Uh- huh.

MR. CHERSON. -- to change the tradition that we've
had, which is not to read in statements. | don't see how
it's proper procedure to, in the mddle of our hearing, to

have a vote on such a notion.
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MR, STECKER: Well, | think it's worth pointing out
that in the last two years during the pandem c, the Board
did take witten coments and they were read into the record
and there was no requirement that any questions be nade to
t he public.

MR, CHERSON:. If they want it read into the record
and | have no objection to taking --

MR, STECKER: Well, they were read into the record.
| renenber perfectly that they were because | read theminto
the record during the neeting. So the Chair has asked ne
for advice on this. Gven that there's a conflict, | think
it's worthwhile to see if sonebody wants to make a notion
for it to resolve the issue at this point.

MR. CHERSON: Right and the notion should not cone
fromM. Stecker. A notion has to cone fromone of the
Board nenbers and not from counsel.

CHAIR RUBIN: | just did.

MR, STECKER: Exactly.

CHAIR RUBIN: | just made the notion to read --

MR, CHERSON. But who's the notion and who's
seconding it?

CHAIR RUBIN: |'m maki ng the notion.

MR. CHERSON: (kay. And who's second that?

M5. STEWART: Second.

MR, STECKER: | think the notion should be
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clarified, Chair, what exactly the notion is.

CHAIR RUBIN: Yeah, the notion is to either read the
statenments that the people who cannot be here, read it to --
read it out loud to the audience and to the Board or just
hand out the copies of the paper.

MR CHERSON. If he's just handing it out, but it
becones part of the record.

CHAIR RUBIN. Yes, definitely. Yeah. So both --

MR STECKER So, Chair, you're going to -- | mean,
the notion needs to be clarified as to which of those you're
making a nmotion for

CHAIR RUBIN. For reading it.

MR STECKER  But you have to decide which one you
want to happen and then make a notion towards that.

CHAIR RUBIN. Well, | want to read it.

MR CHERSON:  You want it read?

CHAIR RUBIN.  Yeah.

MR CHERSON. (kay.

CHAIR RUBIN. | want it to be read and to be -- at
the beginning | asked M. Stecker to read one and
Ms. Stewart to read the other one for two people who coul d
not be here for health reasons I think.

MR FINGER: Who woul d read the other one?

MR. CHERSON: M. Stewart.

MS. STEWART: Me.
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CHAI R RUBI N:

UNI DENTI FI ED SPEAKER:

on that notion?
CHAI R RUBI N:
MS. STEWART:

UNI DENTI FI ED SPEAKER:

MR STECKER

Ms. Stewart.

And you're going to second

Yes.
| seconded it.
Ckay.

Ckay. So there's a notion by the

Chair to have the witten commrents received prior to the

meeting read into the record.

"Il call the roll.

Seconded by Ms. Stewart.

Vel ene Acquah?

ACQUAH;
STECKER:
ACQUAH;
STECKER:
BADRU:
STECKER:
BARNES:
STECKER:

STECKER:
CHERSON:
STECKER:
FI NGER:
STECKER:

23?233 HDDIDIDD DD

Her e.
Yes?
Yes.

Lamont Badru?

No.

Eddi e Mae Bar nes?
Yes.

Evel yn Santi ago?

SANTI AGO:  Yes.

Eli ot Cherson?
No.

Ken Fi nger?
No.

Tamara Stewart ?
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MS. STEWART: Yes.

MR STECKER: Syl via Hamer?
M5. HAMER  Yes.

MR STECKER: And Chair Rubin?

CHAIR RUBIN:.  Yes.

MR STECKER: So the notion carries by a vote of
six to three. So the Board has voted to have the ability to
read these into the record.

So, Chair, at your direction | can do that. You're
just going to have to give ne specific directions as --

CHAIR RUBIN:  Yes.

MR STECKER: -- to which you want ne to read into
the record and whether you're going to constrain it to the
time limts.

CHAIR RUBIN.  You will have three mnutes to read the
statenent from Rosagna Rubi ano.

MR STECKER:  Ckay.

MR CHERSON. (I naudible.)

CHAIR RUBIN.  Rosagna Rubi ano.

MR FINGER Do you have a copy of that?

MR STECKER: The copy was e-mailed prior to --

CHAIR RUBIN. He sent an e-nmail.

MR FINGER Ckay. So it was not distributed?

MS. STEWART: \What's the question?

MR STECKER: Ckay. Starting three mnutes now.
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Menbers of the Board. Dear Rent Board, |'mwiting
to you as a concerned tenant and DHCR conpl ai nant who has
dealt with nmultiple unresolved natters since 2016. |t was
only through the help of ny attorney that | was able to
navigate this broken system Not nany tenants had the
opportunity to retain an attorney or the stamna to persi st
three years of slow noving proceeding. And, yet despite our
rent overcharge when (inaudible) services ordered followed
by two enforcement proceedings, the systemhas still dragged
out these conplaints without resolution to this day.

VWhile | have incurred additional charges and ny
famly's health continues to be at risk. |'ma nurse
practitioner that has worked the front lines during the
pandem ¢ and there was no break for us for two full vyears.
We hel ped everybody, we stood hol ding their hands while they
were dying when their famly nmenbers could not be there with
them W're still in the mdst of recovering froma
pandem ¢ which is not over. People are struggling to catch
up on bills fromthe 2020 hei ght of unenpl oyment due to the
pandemc. It is people like ne, people who are doing
everything possible to make ends nmeet who then have to cone
home to a deteriorated building with mce running across ny
apartnment floor and nold throughout ny apartment. Not to
mention the long list of building lack of services as to

whi ch not hi ng has happened since our tenants association
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filed a conplaint |ast year.

This foot dragging is a calculating tactic by slum
| andl ords who take advantage of the slow action by the DHCR
to get us to nove out so they can renovate and raise the
rent. Yet the systemfines these landlords a mere $500 for
the first are refusal, $2,000 for the second refusal to
conply with DHCR orders for repairs. This is sinply the
cost of doing business for landlords. There's absolutely no
incentive for themto do the right thing, only for slum
| andl ords to nake a profit and essentially put tenants
health at risk

During the past six years ny famly and | have
dealt with the follow ng issues which have yet to be
resol ved. Exposure to nold, which has exacerbated nmedica
conditions for ny asthmatic daughter; refusal to make
repairs such as water |eaks; falling ceiling debris; broken
pi pes; mce, roach, and water bug infestations that have
vermn crawing across our feet in the mddle of the day;
gas pipe |eaks and the gas being shutoff to the building for
over six nmonths w thout neans for tenants to cook; nor was
any reinbursenent offered to the cost of take out, hot
pl ates, toaster ovens so we can feed our famlies; pet fecal
matter left throughout our building that never gets cleaned
up and petrifies after being left in the same spot for a

month; |'ve been stuck in the elevator on a hot summer day
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with several children without a functioning emergency bel
for assistance; refusal to renew ny |ease that took six
years to get fixed; threats of eviction despite paying ny
rent in a tinely manner; harassment and threats including a
personal visit by the landlord and super to a senior
tenant's apartnment to intimdate her to get the tenant's
association to drop the building-w de conplaint.

| beg you not to raise rents this year when the
DHCR | andl ord survey nunbers rel eased show that |andlords in
2020 made a 40 percent profit and in 2021 a 37 percent
profit after expenses --

CHAIR RUBIN.  You may finish your sentence.

MR, STECKER: They continue to profit while nany of
us are struggling to recover from pandemc |oss of full
I ncone, barely able to make ends nmeet. Facing rising
i nflation cost and possible recession. Please do the right
thing and do not inpose unnecessary rent increases on the
tenants this year

Rosagna Rubi ano, 527 Riverdal e Avenue, Yonkers, New
Yor k.

CHAIR RUBIN. Thank you.

| will now call the next person on the list, it is
Alana Guffetelli.

MS. Cl UFFETELLI: You got it. Thank you.

CHAIR RUBIN:  Finally.

eScribers, LLC
(800) 257-0885 Ext 7 | reporting@escribers.net | www.escribers.net



http://www.escribers.net

57

© 00 N oo o1 B~ w NP

N I N N N T e e e T e e =
ga B W N B O © 00 N oo o1 A W DN - O

MS. Cl UFFETELLI: Good evening and thank you for
your time tonight. Hello. M name is Alana Cuffetelli and
|'mthe Chair of the Apartment Omner's Advisory Council of
the BRI and | sit on the Board of Directors of the
West chester Omners' Association. Not only have | been a
smal |l landlord for basically ny entire life, but I'malso a
real estate broker and managi ng agent. Sone of you may know
me because |'ve testified nunerous tinmes in the past. |If
you don't, |I'msure you can assune fromthe organizations
that 1'mheavily involved in that |I'm passionate about what
| do.

| live and breathe ny buildings. Not only are they
a piece of ny livelihood, but they are also part of ny
famly legacy. M real estate conpany is called Three C
Real ty because three generations of Cuffetelli's have
owned, managed, and operated our buildings. Wth a 4th
grade education and little to no understanding of the
Engl i sh | anguage, ny grandfather, a first generation
immgrant fromltaly risked it all on hopes of providing
better -- a better future for his famly and generations to
cone. And our buildings have given back to us as nuch as we
have put into them But for the first tineinnm life I'm
afraid. Afraid of what's going to happen to ny buil dings,
afraid of what's going to happen to ny tenants and afraid

for ny famly.
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Year after year the increases nade by the Rent
Cui del i nes Board have not been sustainable. Mnaging
bui I di ngs cost noney and it comes with a | ot of unexpected
ri sks and expenses. Yes, this is with every business, but
sonehow | andl ords are hardly viewed as business owners. The
argunent of a high RO that was nentioned at previous
hearings and tonight as well does not account for additional
costs such as interest paynents, depreciation, or
anortization.

Earlier tonight a tenant's advocate nentioned that
i nterest should not be reported in the operating -- as an
operating cost. W're also being told that depreciation
shouldn't be considered. W are -- tenant advocates are
constantly citing incorrect and grossly inflated percentages
and here's why that's incorrect. Wat | handed out tonight.
The NYC RGB whi ch has hundred of thousands of nore ETPA
units than Westchester, Nassau, and Rockland conbi ned gives
Its board nenbers every year, and definitely this year, the
2020 nortgage survey report. If New York Gty RGB thought
that interest should not be an -- if the NYC RGB thought
that interest should not be an operating cost, then why was
it given out? W had a CPA testify, Angelo MIlone, he's
li censed and practicing in New York State. He tells us that
I nterest nust be considered as an operating expense. Jerry

Houl i han, ny co-chair, great guy, |icensed nortgage sal es
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broker in New York gave us exanples in clear detail which
show owner's real rate of return on investnment is |ess than
5 percent. | repeat, less than 5 percent.

Also, if the IRSIet's me deduct interest paynents,
depreciation, anortization why do tenant advocated think we
should turn a blind eye to those expenses? Tenant advocates
can say that we still nmade a return on our investments, but
this is our bread and butter. W have to make a return.
This is how | feed nmy famlies.

As inflation rate continues upwards of 8.5 percent
and the building and repair costs sky rocket, we're finding
It more and nore difficult to make any sort of return on
renovations |eading to nore vacancies. Qur job is to
provide quality and safe housing for our tenants. \Wen we
suffer, they suffer as well and we understand that. Wth
t hese depl orabl e increases, how do we provide the sanme
quality and services that our tenants deserve? W are here
toni ght because we care. W care about our buildings, we
care about our tenants, we want to provide the best for
them Quality services cost resources, time, but nost
I mportantly, noney.

In the past few years IAl's have been curtail ed by
regul ation and MCl's have been conpletely changed. $15, 000
for an apartment renovation can't be done. You can't do

anything with that. The math doesn't add up. For anple, in
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one of ny buildings a boiler went in the dead of winter. |
wanted to replace the boiler but received quotes ranging
from $88,000 to $125,000. To put it into perspective, siX
years ago, the same boiler cost me $26,000. This is a
21-unit building, I don't have that kind of noney. And with
the changes in HSTPA that they brought on, | can't save
towards reserves. It ultimtely cost me $10,000 to make a
repair, but trying to get it fixed in the winter was
extrenely difficult because we had shortage of supply.

| n anot her building, we continuously have to patch
a roof as it was damaged by hurricane Ida. | want to
repl ace the roof, the cost quoted for this, 40k plus the
cost of new plywood. Again, | can't afford to do that.
During the last storm the back gutter went down a buil ding.
To replace 38 square foot of gutter cost me $10, 000.
$10,000. It should have cost $2,500 to $3,000 but COVID and
inflation has driven up pricing for all of us. Landlords as
well. W are not inflation proof, we are not COVID proof,
we are not pandem c proof, we don't have deep pockets as
smal | | andl ords.

Wth insufficient increases how do you expect us to
continue keeping our buildings safe for our tenants? Sure
| andl ord corporations may afford to eat up such costs, but
not us small landlords. And there's a lot of us. A lot of

good landlords. A lot of famly-owned operated businesses
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that bought buildings or built buildings in the hope of
achieving the ultimate Arerican dream W took a risk. |If
these increases continue to trend the way they have in the
past few years, you will |ose these people. You will --
only have a paragraph left.

CHAIR RUBIN: Go ahead.

MS. Cl UFFETELLI: Thank you.

W are the ones who have worked neticulously to
work with our tenants during the pandemc. W are the ones
who hel p those qualify for ERAP apply for the program W
are the ones who take pride in keeping our buildings, the
ki nd of buildings that we want our tenants to live in. Like
| said before, I've testified numerous tinmes in the past but
for the first timeinny life l'mafraid. |'mafraid for ny
tenants. I'mafraid for my buildings. You are our only
means of an increase. W cannot go anywhere else to voice
our concerns. Qur livelihoods are in your hands and |
i mpl ore you to consider the struggles that we have faced
t hese past few years and the ongoing struggles we wll face
going forward if reasonable increases are not nade. | thank
you for your tine.

CHAIR RUBIN. Thank you. Any questions fromthe
Board. No?

M5. CI UFFETELLI: Thank you.

CHAIR RUBIN:  Thank you.
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s Ms. Antoinette Rose here?

M5. ROSE:  Yes.

CHAIR RUBIN: Yes, please.

MR, CHERSON. Say your nane.

M5. ROSE: Antoinette Rose.

CHAIR RUBIN: Antoinette Rose, are you representing
yourself or an entity?

MS. ROSE: An entity, 1199SEIl U.

CHAIR RUBIN:  Thank you. You have five mnutes.

M5. ROSE: Can | give you --

MR. CHERSON. Can you repeat what you said? |
didn't hear you.

M5. ROSE: 1199SElI U Heal t hcare Workers Union East.

MR. CHERSON: (Ckay. Thank you

M5. ROSE: Can | give you --

CHAIR RUBIN:  You have five m nutes.

M5. ROSE: (Ckay. Thank you.

Good evening Board nmenbers, Westchester County
residents, and interested guests. M nane is Antoinette
Rose, | live at Mount Vernon and | work for Montefiore
Medi cal Center in Tarrytown. | ama proud del egate for
1199SEI U, the countries largest healthcare workers Union
with over 45,000 nenbers, over 12,000 of whomlive in
West chester County. | appeared before this Board | ast year

to tell you about how badly the pandem c was affecting ne
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and my coworkers. Today | am back to speak on behalf of a
severely rent burdened tenant and | respectfully request
that you freeze rents for Westchester tenants.

Li ke my 1199SEIU coworkers, | go to work everyday
to help people. Qur nenbers are frontline caregiver's in
hospitals; nursing homes; honme care; clinics; pharnmacies;
and all areas of the healthcare industry. W are nurses;
nurses ai des; physician assistants; techs; |ab workers;
cl erks; housekeepers; dietary workers; transporters;
pharmaci es; social workers; and many other types of nedi cal
pr of essi onal s.

We are the healthcare heroes who continue to fight
t hrough the COVID pandem ¢ which is not over. | noved into
my rent stabilized one-bedroom apartment in Munt Vernon six
years ago and nmy rent is alnost $2,000. Although I have
been with Montefiore for 22 years and nany -- enploynent has
been steady, it's a challenge to pay ny rent every nonth.
VWhen | noved into ny apartment | had a roommate to share
expenses with. Unfortunately, ny first roonmate noved out
and things didn't work out with ny second roomat e.
Consequently, |'ve been paying nore than half of ny incone
for rent. You can't work fromhone, if you have no hone.
Many of ny coworkers and neighbors lived in rent stabilized
buil dings and are al so struggling to pay rent. Due to the

hi gh cost of housing in our community, many of us are having
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a hard time paying rent even before COVID and the pandem c
just nade things worse. Many of our nenbers househol d
require several people working nmultiple shifts to pay for
rent; food; child-care; transportation; and necessities.
Child-care and el der-care responsibilities are still making
it difficult for some of our menbers or their spouses to
return to work full-time even though the househol d needs
additional incone to pay rent. Mny fixed incone nei ghbors
are having a difficult time neeting their expenses due to
the inflation that's affecting all of us and the food
distribution lines that this church across the street from
my building are getting |onger, not shorter.

Wiile | thank God for a |ife saving vacci nes and
| ' m encouraged that our econom c is bouncing back, nany
I ndi vi dual households |like mne, ny retired nei ghbors, and
many of ny coworkers are still struggling to pay for
necessities. And slowy digging out of debt while grieving
the loss of nmore than 1 mllion of our fellow citizens.

|f this Board recognize the plight that many
tenants find ourselves in because there just isn't enough
af fordabl e housing to go around. |f you truly appreciate
the sacrifices that healthcare workers made you in this
wor se of the pandemic and if you believe that our seniors
deserve to live out their golden years with dignity and sone

measure of confort, then please help struggling rent
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stabilized tenants by freezing rent this year.

Thank you

CHAIR RUBIN: Thank you.

Any questions for Ms. Rose?

Thank you for your presentation

M5. ROSE: (kay.

CHAIR RUBIN. | will now call Sandra Borducci.

MS. BORDUCCI: (Good evening.

CHAIR RUBIN. Hello.

MS. BORDUCCI: Hi. Good evening Board. M nane is
Sandra Borducci and |'mtestifying on behal f of sone
| andl ords in southwest Yonkers and Myunt Vernon. | just
want to address the point about seniors. W do have a few
senior tenants in rent stabilized buil dings who do get SCRIE
whi ch basically freezes their rent. So | just want to note
that. Even though the legal rent goes up, theirs is frozen.

| just want to go over sone caselaw that | found.
Nurmber 1. According to Rose Associates v. DHCR the
Appel late Division of New York indicated that the purpose of
the Rent Cuidelines Board is to balance the |andlords needs
against the tenants. There has to be a rational basis for
the agency's determ nation considering substantial evidence
on both sides.

In the case of Casado v. New York Gty Rent
CGui del i nes Board (phonetic) in 2011, the Court of Appeals of
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New York opine that small annually authorized increases do
not cone close to covering increase costs. 2011, that was
way before the 2019 update to the rent guidelines which
totally crushed landlord' s abilities to increase rents
proportionate to econom ¢ conditions.

Further, in the case of Rent Stabilization
Associ ation of New York Cty, Inc. V. New York Gty Rent
Cui del i nes Board of 2017, the Supreme Court of New York held
that while tenant affordability is a proper factor for the
Board to consider in establishing annual rent guidelines,
tenant affordability is not the only factor. Qher factors
I nclude the econom c condition of the residential real
estate industry in the affected area as explained by a
| andl ord representative and business industry
representatives. These factors include real estate taxes;
utility rates; operating maintenance cost; insurance rates;
governnental fees; cost of fuel; |abor.

Let's go over real estate taxes. Mount Vernon real
estate taxes increased between 12 and 13 percent between
2019 and 2022. Wiere's the cap on Munt Vernon Cty Hall?
Yonkers real estate taxes increased 5 percent since 2019.
Uility rates, those are electric and water. UWility rates
I ncreased a whoppi ng 28 percent since 2019. \Wo's covering
that? Qperating maintenance cost. Let's talk about

I nsurance. Qur personal cost increased 10 percent in 2021.
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10 percent for insurance. W rely so much on insurance. W
just had a building fire that -- not in New York, in another
| ocation, it totally destroyed the building. Wthout
I nsurance we can't cover anything. Heating fuel increased
for us 8 percent since 2019. Munt Vernon inposed a
sustainability fee of $200 per apartment. Their website
says pass this on to the tenants. Vo -- under where? How
are we going to pass this onto the tenants under the Rent
Cui delines under DHCR? | would love if you guys know the
answer, please let me know. And how are tenants going to
react to paying an extra $200 a year from now on?

And furthernore, every single one of our vendors:
Waste -- everything. Every single vendor has hiked up their
prices 3 to 8 percent. W got a letter one by one everyday.
Sorry. W're increasing our prices 3 to 8 percent,
what ever -- depending on the industry. You know, 8 percent
inflation on top of that. Qur paving guy told us that
oil -- the cost of oil has sky rocketed. One parking |ot
cost us $120,000. 12 bal conies cost us $350,000. CQur NO,
ours, has decreased 26 percent this year. 26 percent. That
| eaves us a lot |less noney to pay for capital inprovenents
for our aging buildings. And if | hear about MCl's as a way
to conpensate for this and recover this, that's a joke. The
2019 | aws capped MCI's at 2 percent per year. You get to

recover the cost over, like, the life of the thing which
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could be 25 years. And, okay, 25 times 2 percent, that's 50
percent of your cost recovered over 25 years.

UNI DENTI FI ED SPEAKER: And then the rent goes down.

M5. BORDUCCI: And then the rent -- it's a rea
joke. W're at a loss. You are the God's of our faiths.
You shoul d change your nanme to the faiths because you're all
we have left at this point. And that's all | have.

CHAIR RUBIN. Any questions fromthe Board?

Thank you for your presentation.

M5. BORDUCCI: Thank you.

CHAIR RUBIN. | will now ask Ms. Stewart to read the
presentation that we have, but do we have copies of that
presentation, M. Stecker?

MR STECKER | do not have copies of that
presentation, Chair.

CHAIR RUBIN. | think if we don't have copies we
cannot -- we just have to --

MS. STEWART: It was e-nailed to everyone.

CHAIR RUBIN. It was e-nuailed to everybody?

MS. STEWART: VYes.

MR STECKER | nmean it has been e-mailed to the
Board. | don't have physical copies here, Chair.

CHAIR RUBIN. (Ckay. So we have the copies. Excuse
me. This session is still going on.

Yeah. Go ahead, Ms. Stewart, you can read it.
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MS. STEWART: Thank you. This is the testinony of
M chael MKee who's the treasurer of Tenants PAC, New York
Cty and he's very sorry that he can't be here in person at
this evening's hearing.

CHAIR RUBIN. He has five m nutes.

M5. STEWART:  Yes.

CHAIR RUBIN. And if the reading is longer than that,
| will have to interrupt you.

MS. STEWART: Sure.

CHAIR RUBIN.  Thank you.

M5, STEWART: | want to remnd you that the very
purpose of rent regulation is to give tenants security from
arbitrary or a retaliatory evictions and to keep rent
affordabl e over tine. Not only for the benefit of current
tenants, but for the future famlies who will need an
affordabl e place to |ive.

In this year of raising inflation you will hear
appeal fromlandlords for large rent increases, but please
remenber that inflation affects everyone, |andlords and
tenants in that, landlords are better equipped to wthstand
it. The data provided to you by the DHCR Ofice of Rent
Adm nistration Staff based on incone and expense reported --
reports filed by landlords give you all the justification
you need for another rent freeze at |east for one-year |ease

renewal s.
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Net operating incomes. Wiether |ooking at table

one wth data from buildings where | andl ords provi de heat or

tabl e one for buildings where | andl ords do not, rental

i ncome for 2021 exceeds rental incone from 2019.

Expendi tures have increased only slightly from 2019 to 2021
and net operating income from 2019 to 2021 has essentially
hel d steady over the last 35 years.

The bottomline is that the average NO for rent
stabilized properties is Westchester County was 37.37
percent in 2021 conpared to 34.5 percent in 1987. The
first -- excuse ne.

UNI DENTI FI ED SPEAKER. |"'mleaving. 1t's okay.

CHAIR RUBIN: Yes, please.

MS. STEWART: Pl ease do so quietly.

UNI DENTI FI ED SPEAKER:  Al'l right.

MS. STEWART: Thank you.

UNI DENTI FI ED SPEAKER: | can't listen to the lies.

MS. STEWART: Leave quietly, thank you.

UNI DENTI FI ED SPEAKER: | will. | can't listen to
the lies.

MS. STEWART: Al right. The first year under
hi storical (inaudible) provided by ORA staff. Owners of
rent stabilized properties in Westchester County are doing
quite wel |.

Inflation. The current inflationary spiral is
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having a negative inpact on the residential rental market
everywhere in the United States. Around the world, in fact.
Mar ket rents have soared above anyone's expectations and
additional pressure on rents cones fromnore affl uent
consuners who find themsel ves unable to afford to buy hones
at the nonent, but can outbid ordinary renters for a

di m ni shing supply of rental housing.

Pl ease renenber that inflation affects everyone.
Tenants are affected every bit as nmuch as | andlords and
don't have any of the financial advantages that come from
ownership of real property.

| mpact of rent increases. According to the vacancy
reports provided by ORA the nedian rent for apartnments that
turned over between 2019 and 2021 in Westchester was a
$1,787 for those who signed one-year vacancy |eases. Wile
these figures apply only to apartments that turned over,
remenber that since 2019 |andl ords have not been allowed to
I ncrease rents for vacant units substantially over what the
fornmer tenants were payi ng.

So let's use this median to cal cul ate what your
decision this year would nean for ETPA tenants. A 1 percent
rent hike would be $18; a 2 percent increase would be $35; 3
percent, $54; 4 percent, $71; 5 percent $89. These are
rounded. These nunbers are a fairly exact neasure of what

tenants nove into ETPA apartnents in the last few years
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woul d have to pay if you adopted such an adjustnent. Wile
we don't have rent nunbers for occupied apartnents, let's
just assune for a nonment that this nmedian ETPA rent in
West chester County was $1,500 in 2021.

Wth a monthly rent of $1,500 here's the inpact
your potential decision this year would have on tenants. 1
percent rent hike, $15; 2 percent, $30; 3 percent, $45; 4
percent, $60; 5 percent, $75. These are rounded. Think in
terns of the dollar anounts not percentages when you are
consi dering your vote on Thursday. These are real nunbers
that will have a real inpact on tenants who are struggling
with paying nore every time they go to the grocery store or
pay their utility bills or fill up at the gas station. Even
a nodest rent increase will be harnful to nost tenants.

During the last two years many renters were laid
off fromtheir jobs or had their hours substantially
reduced. Many have not qualified for unenploynment or other
benefits and even where tenants have successful |y obtai ned
ERAP paynents to cover sone of their back rent, many stil
owe some back rent and/or lack the ability to pay future
rent. Here's the question you nmust answer: Wo is nore
able to survive the econom c breakdown of the |ast two
years, the people who live in rent stabilized apartnents or
the people who own those apartments? For many reasons it is

clear that landlords are better positioned to come
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reasonabl y whole. Thank you.

CHAIR RUBIN: Thank you.

| will nowcall Gene Diresta. M. Diresta, are you
representing yourself or an entity?

MR DIRESTA: [I'ma financial nodel consultant.

CHAIR RUBIN: Ckay. So you have five m nutes.

MR. DI RESTA: Thank you

M. Stecker, it's really inportant that when you
get these that you look at it carefully because | wll be
referring to it during this presentation with a |arger
version of what | have.

' ma mat hematici an, professor of mathenatics and
engineering and | currently teach artificial intelligence to
prof essional engineers. So | received sone interesting data
sets from PRl and asked for ny opinion

So | now begin. Good evening Rent Cuideline
Menbers, coll eagues, and audience. This evening | wll
sunmari ze a two-part report on financial nodeling analysis
using only DHCR data and rent increases the Rent Quidelines
Board has granted in response to that data and the
sinul ation recommendation for the rent increase the Rent
CGui del i ne Board should grant for 2022. Part one presents
the findings froma statistical analysis of historical data
relating Rent Cuideline Board increases for one-year |ease

versus New York inflation rates for it's period 1974 to
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2021. And a closer evaluation of how the period 2010 to
2021 has affected the actual growh rate netric for the

| andl ords, cash flow not including depreciation per unit,
also referred to as the bottomline.

Figure 1. This is figure 1. You have it. Please
| ook at it so that you will understand the comments that |
am goi ng to nake next. Figure one sunmmarizes how the Rent
CGui del i ne Board one-year rent increases have tracked with
the New York inflation rate from'74 -- 1974 to '21. The
data is -- the data set is broken into two parts. The green
dots are the rent guideline data during the period 1974 to
2010 and the red squares are the rent guideline data during
the period 2010 to 2021. Note, this second period wll
allow us to correlate the rent guideline activities with the
actual growth rate analysis that uses avail abl e DHCR dat a.
The two data sets were anal yzed using |inear regression
anal ysis that asks the question, is there correlation
between rent guideline rent increases and inflation rate.

Now, a little bit about the correlation
coefficient. It has -- it's broken into three ranges from
0 -- the range goes fromO to 1. It provides a netric that
Is used to answer the question. Qur squared val ued between
0 and point .33 suggest the |ow correl ation between
vari abl es val ues between .34 and 66 suggests a nobderate

correl ation and val ues above .67 suggest strong correlation.
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The negative values indicate no correlation. From our
analysis for the -- for the '74 to 2010 the period -- the R
squared is .6821 that indicates strong correlation between
rent guideline rent increase and the inflation rate. Wile
for the period 2010 to 2021, the R squared is mnus .264
that indicates no correlation between the two variabl es.

The slope of the regression line through the
correlated '74 to 2010 data suggests that the -- that
historically the Rent Cuideline Board was 98.2 percent of
the inflation rate. Let me repeat that. The rent guideline
rent increase was 98.2 percent of the inflation rate.

That's the historical data. Your organization, okay?

Shown here. This is the green line, okay? And you can see
the correlation. On the other hand, the red is buckshot.
There is no correlation. So the slope conparison anal ysis
perforned that the two data sets confirned that they are
statistically different. Two conpletely different sets of
dat a.

We next consider the effects the rent guideline
decision has had on the landlord' s bottomline nmetric. The
actual growth rate. And now we refer to picture two. This
Is picture two. Everybody see it? Picture two. Ckay. The
actual growth rate for cash flow m nus depreciation per unit
Is evaluated in five, two-year periods. There's a

noti ceabl e change follow ng 2017 froma positive rate to a
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negative rate and that the declining trend has continued for
over four years.

Further, the trend went negative before HSTPA 219
| aw and the COVID pandemc. So this occurred before COVID,
before HSTPA. Let nme explain and show you hear, okay? This
Is the profit, the bottomline is rate of growth, okay? And
you can see that in this period it went negative and
continues to go negative. The brown line is the inflation
rate.

CHAIR RUBIN. Thank you. Have you finished or you
woul d like to wap up?

MR DIRESTA: | will just junp the packet to part
two and say that on the basis of the nodeling analysis,
whi ch does not consider interest, okay? Using the NO
concept, okay? The rent increase that should be granted is
8.76 percent for a one-year |ease. Let ne repeat that.
Using the NO analysis strictly, the rent increase should be
8.76 percent. If we followthe historical data then the
rent increase should be 4.15 percent.

CHAIR RUBIN. Thank you. Any questions?

MR, CHERSON: Quick question

CHAIR RUBIN:  VYes.

MR, CHERSON. Could you please give a little bit of
background about your professional life to present this

case?
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MR DI RESTA: Sure. | was -- I'ma professor, |
was a professor. I'mrecently retired fromNYU | was the
director of the bioengineering group. | was also a nedical

nucl ear physicists at Menorial Sloan-Kettering where | still
conduct research on drug delivery. M specialty is
mat hemat i cs and nodeling. Wen you | ook at how to determ ne
whet her you should give an injection, you use people like ne
to analyze the data to nmake a statenent as to whether or not
the data suggests to nove forward. So |I'mcurrently worKking
triple negative breast cancer. Trying to inprove drug
delivery to those woman who have that disease. But |'ma
model er. Data is what | work wth.

CHAIR RUBIN: Thank you.

Any ot her questions?

Thank you, M. Diresta.

| wll now call TimFoley. Good evening.

MR. FCOLEY: Good evening, Madam Chair.

CHAIR RUBIN. Are you representing yourself or an
entity?

MR FOLEY: An entity, the BRI

CHAIR RUBIN:  You have five m nutes.

MR. FOLEY: Thank you so nuch.

Good evening, everyone. |'mthe CEO of the
Building and Realty Institute, the BRI. And, as always, we

appreci ate your thorough review of the data, the overal
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econom ¢ picture and this orderly public (inaudible), so
thank you for your service.

\When | spoke before you | ast year, the |ast part of
my comment was how in addition to sky rocketing prices for
| unber, we were beginning to see price increases in about a
dozen distinct building supplies. Well, as we now know,
that wound up being just the beginning. Even with the rate
of inflation as often nmentioned that's higher than anything
we' ve seen since 1989, the cost of building supplies and
repairs has increased 40 percent since the start of the
pandem c and that is between three and five tinmes the rate
of inflation,

As you've heard at every public neeting, the
conmbi nation of this surge in prices, the changes of HSTPA
the rent freeze in 2020, and the nostly frozen increases of
2021 has produced an observable effect. These buildings are
not seeing the level of repair, upkeep, and inprovenents
that we woul d expect and that they probably need. And
you' ve heard tine and again it's because owners can't figure
out how to afford them

In the cost reports provided by HCR repairs and
mai nt enance is the only main expense category that is |ower
than it was in 2019. You've heard fromnmultiple |ocal smal
busi ness vendors about how this loss is directly affecting

their business and their enployees. Now, as | mentioned,
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the BRI includes hone builders and renodel ers and so | can
say with certainty that this decrease in repairs and
construction is not industry-wide. New housing starts both
in the nation and as a whole and in Wstchester are back
hi gher than their pre-pandemc |evels. And the NAHB West
Lake Royal Renodeling Market |ndex show that the residential
model i ng industry had al ready recovered by the end of 2020
and the index for the first quarter of 2022 is al so higher
than that pre-pandemc

Now, building supplies in these parts in the
I ndustry are expensive too, yet, there's still a boomin
residential construction, repair, and renodeling here in
Westchester. W are only seeing a decrease like this in
rent stabilized buildings.

Now, we've talked a |lot about inflation and cost in
t hese neetings, but we haven't tal ked as nuch about what's
happeni ng el sewhere in the econony. Al the focus on
inflation overshadows the fact that overall this is actually
the strongest job nmarket we've seen for decades. The
unenpl oynment rate nationally is under 4 percent and here in
Westchester it's 3.7 and that is the [owest mark for our
County on record. Not pre-pandemc, ever. Even nore
I npressive is the average wage index. After the great
recession we consistently linped along with wage growth. It

was basically flat, but not |ast year. Last year the
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average wage index was 5.6 percent and that is the highest
It's been in over two decades and is twice as high as our
average has been since 2008.

The wage index for this year is still in progress
but it continues to hover around 5 percent, which would
again be the strongest we've seen. So the reality is that
al t hough costs are going up for everybody, |andlords and
tenants alike, this is actually the nost affordable nonment
in terms of jobs and wages for a nodest increase to invest
in the TLC these buildings need and these tenants deserve.

Now, of course, that is just an average. Sone
people are still struggling. Some people will still fall
behind on their bills. Some won't see the wage gains that
most are seeing and sone will face a financial hardship.

Qur organi zation strongly believes in and has chanpioned in
Al bany and el sewhere targeted approaches to help stabilize
housi ng costs for those who are struggling just as we
passionately believe in increasing access to affordable
housing. Wien we find the nost effective tools for those
goals are to be found outside of this process. This process
has how often produced a justifiable and, therefore,
econom cal |y sustainable increase that tenants and owners
have usually been able to afford. And if that's the goal

it unusually works. But if the goal instead is to provide a

broad based anti-poverty effort, then sorry to say that is
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not going to be successful. For one thing, as mentioned
earlier, the nunber of housing burdened individuals and
famlies in Wstchester is four tines the nunber of total
rent stabilized units. It's a drop in the bucket. For
anot her rent stabilization is a confluence of the age of the
bui I dings, the municipality it's in, often how long the
tenant has lived there, it is just not a nmechanismthat's
targeted by need.

If we want to help those suffering hardships,
pl ease by all nmeans outside of this roomlet's work together
and push for better tools and sol utions.

Last sentence, Chair.

But inside this room let's find a reasonable
econom cal |y sustainable and justifiable way to make sure
t hese homes continued to provide affordability, safety, and
dignity for those who |ive here.

Thank you for your tine.

CHAIR RUBIN:  Thank you.

Any questions for M. Foley? No?

Thank you

MR. FOLEY: Thank you.

CHAIR RUBIN. | will now call Suzanne Johnson.

Ms. Johnson?

M5. JOHNSON: I'mrepresenting an entity.

CHAIR RUBIN. Good. You have five mnutes.

eScribers, LLC
(800) 257-0885 Ext 7 | reporting@escribers.net | www.escribers.net



http://www.escribers.net

82

© 00 N oo o1 B~ w NP

N I N N N T e e e T e e =
ga B W N B O © 00 N oo o1 A W DN - O

MR, CHERSON: | didn't get her nane.

M5. JOHNSON:  Suzanne Johnson.

CHAIR RUBI N:  Suzanne Johnson.

M5. JOHNSON: |'ma property manager for
St. Andrews. We're in southwest Yonkers.

Good eveni ng, everyone.

CHAIR RUBIN. Good evening.

MS. JOHNSON: | just want to make a note before |
start that |'ve been renting apartnents at St. Andrews for
30 years and | wish our rents quadrupled in that time. But
when | started 30 years ago, we rented one-bedroons for
$1,175 and today we rent themfor $1,500. So that's the
Increase we got in 30 years for market rate. W usually
have to go by the market. W don't get legal rents where we
have buil di ngs.

Landl ords need a lifeline and we have suffered
trenendous financial |osses since the passing of the 2019
rent law. Loss revenue fromthe pandem c and years of
extremely low rent increases. As we watch our taxes;

I nsurance; payroll; supply; maintenance; and utility cost
continue to sky rocket, we feel abandon. Many buil ding
owners feel it's a waste of tine to even cone here to speak

Qur pleading for fair increases has fallen on deaf
ears for years and now | andl ords are one of the nost abused

groups in New York State. | want to share one story to
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denmonstrate what New York State policies have done to

buil ding owners. Last year we heard fromthis Board that

t he ERAP program woul d save us fromfinancial worries.
Here's the reality of what we've been dealing with. W have
a tenant who's been in court for nonpaynent of rent since
2018. This tenant was supposed to be evicted in March of
2020 but the courts shut down and the warrant was never
served. Fast forward to June 2020 -- 2022, that's this
month, and this tenant owes over $44,000 in rent. ERAP -- |
tal ked to the caseworker |last Friday -- and they said, we're
going to give this person $25,000 but they' re going to have
to cone up with $19,000 on their own otherw se they' re not
going to give themthis ERAP noney. So they can only
guarantee ERAP if the tenant prom ses to pay the bal ance so
that they don't get evicted.

Unfortunately, | don't think this tenant -- after
all the vacations she has taken -- is going to be able to
pay $19,000 to us. You nay be thinking this is just one
tenant and what are you conpl ai ning about, but it actually
setoff a cycle of events. Four out of the seven nei ghbors
on this floor decided they were not going to pay rent either
because they watched this other tenant for four years get
away with not paying rent. So now | had to incur |ega
charges in the tens of thousands to take three additional

tenants to court. This is with themnot paying rent for at
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| east two years and these other tenants owe us about
$50, 000.

| would like to rem nd everyone that rent is the

only means of income for a landlord to maintain a property.

In 2022 we are making less than we did in 2019. ETPA

I ncreases have been historically behind in keeping up with
inflation. As costs are sky rocketing, we have absolutely
no recourse to catch up. W're going through our savings
right nowto keep up with the repairs. Qur buildings are
getting older. Rents are sinply not keeping up with the
expenses. A significant increase this year cannot be

di sputed. Landlords cannot continue to shoul der the
financial burden any longer wthout giving the right to

substantially raise rents and collect rents.

| thank you and inplore you to | ook at the data and

vote to increase rents this year at a mninmumof 8.3 percent

for one-year |eases and 12 percent for two-year |eases.
Thank you.

CHAIR RUBIN: Thank you. Any questions for
Ms. Johnson?

Thank you, M. Johnson.

The next person is Liana Wortel. Did | pronounce
your name correctly?

MS. WORTEL: Liana, yes.

CHAIR RUBIN. Are you representing --
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M5. WORTEL: |'mgoing to nake this short.

CHAIR RUBIN: Are you representing yourself?

M5. WORTEL: |'mrepresenting an entity. |'ve been
managi ng properties for 30 years. |'mrepresenting a
| andl ord in Yonkers and Mount Vernon.

Good eveni ng, Madam Chair, menbers of the board,
and menbers of the community. Let's talk about building a
heal thy system and structure. Wen the body has no food, it
cannot function. It becones |ethargic and eventually
devel ops di sease. The sanme is true about a buil ding housing
many famlies. |If there isn't the necessary inconme to feed
the building, life or death choices have to be nmade. Do we
repair a boiler that could possibly breakdown in the mddle
of a cold winter or replace bathroomtiles that are old and
cracked?

Wiy shoul d we have to choose between the two and
allow our tenants to wait until the necessary noney cones in
to do the repairs? What happens to the quality of Iiving
when funding to a building is squeezed so hard that it is
unsust ai nabl e. The operating cost of a building should be
met by the necessary inconme and everyone has to contribute
their fair share. Qur tenants deserve to live in buildings
that are well-maintained. Howis it that we are expected to
make i nprovenents when our rents are not in line with an 8

to 9 percent inflation? Qur costs have significantly
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I ncreased and without allowing for a rent increase to keep
up with inflation, we cannot survive.

| recently read an article about a landlord, his
name i s Justin Fung who owns and manages a building in the
Bronx. The building has been in his famly for a century
but he has to work two jobs to pay the bills. Wth property
taxes and utility costs increasing and nost of the units in
his building rent regulated, the rents's as | ow as $500, he
said it's getting tough to hold on to his famly's building.
I ncreasing rents would be the only solution for himto keep
the building running. The landlord said he's worried for
t he nei ghborhood too, fearing that devel opers who have
al ready made offers would tear down the building and make
rents -- and raise rents and gentrify the area. Let nme
repeat that. The landlord, M. Fung, said he's worried for
t he nei ghborhood fearing devel opers who have al ready nade
offers would tear down the buildings, raise rents, and
gentrify the area.

We get calls everyday to sell our buildings. |It's
getting really close to that. M. Fung finished by saying,
there was a tinme in the neighborhood s history that there
wasn't anywhere el se for the Chinese immgrants to go and
that | feel like it's a sense of responsibility.

Thank you so much.

CHAIR RUBIN:  Thank you.
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Any questions for Ms. Wortel ?

MR, CHERSON. | didn't get her nane.

CHAIR RUBIN: Liana Wrtel.

MR, CHERSON: Lilianna Mntel?

CHAIR RUBIN. L-i-a-n-a.

MR. CHERSON: L-i-a what?

CHAIR RUBIN. Na; Wo-r-t-e-|.

MR. CHERSON. Thank you

CHAIR RUBIN.  Thank you.

MS. WORTEL: Thank you.

CHAIR RUBIN:  The last person on ny list is Chris
Johnson.

Wel cone, M. Johnson. Are you representing
yourself or an entity?

MR JOHNSON: I'mrepresenting my -- an entity.
And if everyone could -- | just want to get everyone's
attention. Put the phones down, please. |t would be nice
to have some eye contact.

M. Finger, | want you to pay attention over there.

' ma mai ntenance supervisor for nultiple
properties, all right? | actually have sone of nmy enpl oyees
with ne today, so your decision actually affects them W
take a lot of pride in maintaining a high standard of our
buildings. W want to provide our tenants a very good

product. We also hired nultiple vendors and the exanple the
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gentl emen presented from Ross Wndows is a perfect exanple.
We have reduced the hiring of vendors and that affects the
| ocal job market which circles right back into Munt Vernon.
| have news for you, we are in the perfect storm
right now Inflation is 8.6 percent. That's the highest
since 1981. Definition of inflation. |t cost nore noney to
buy the sane product. That's what inflationis. Qur
operating cost as a mai ntenance supervi sor running these
bui | di ngs have sky rocketed as everyone has said. Rent
I ncreases have not kept up with inflation and | have news
for you, again, inflation is going to continue to increase
exponential ly and these buil dings need noney to operate.
Everyone wants an operating el evator. Everyone wants heat
I n January. Everyone wants a nonl eaking roof. @uess what?
That costs noney.
The only income |andlords get is through rents. So
Wwe are using our savings, our noney that we set aside for
capital inprovenents and enmergencies to stay afloat. And to
answer your questions fromearlier, sir, yes, we have slid
projects that we should do. W have 65 year-old boilers
that 1'mgoing to pray every night this winter that it
doesn't break because we cannot fix it right now because
we' re doi ng hundreds of thousands of dollars on other things
and we're done. W don't have any roomfor error here. And

everyone wants heat this winter; correct? WlIl, where's the
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money going to conme fronf

Everyone knows everything's up. Everyone's bought
a jug of mlk, everyone's filled their gas up. That applies
across every vendor, everything we buy in the maintenance
area for a building. So my question to you, how do we
mai ntai n our buildings when the rent increase is rapidly
Intersecting with our operating costs |eaving us no reserve
tank for capital inprovements; energencies in January; or
bui | di ng i nprovenents that are nice to have. W have --
appl i ance costs are through the roof, appliance wait tine is
months, we're trying to do our best for our tenants by front
loading that. It's a challenge but we need rents, we need
fair rents. W always want to be fair on both sides, but it
has to be a fair decision.

We have to make a big correction here people.
W' re way behind the power curve. |'mgoing to reconmend 8
percent for one-year |eases, 12 percent for two-years
| eases. We have to keep up with inflation. Things cost
money.

Questions for me?

CHAIR RUBIN.  Any?

MR. JOHNSON. Thank you

CHAIR RUBIN. One m nute.

MR, JOHNSON:  Yeah.

CHAIR RUBIN. Any questions for M. Johnson? No?
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Thank you for your presentation.

MR, JOHNSON:  Yep.

CHAIR RUBIN. | believe that brings us to our -- to
the end of our --

M5. STEWART: Pardon me, Chair. | believe there
was somebody who wanted to sign up, but they came |ate and
she didn't have an opportunity.

CHAIR RUBIN. Oh. Ckay. Can you come to the podium
and introduce yourself, please.

M5. COX: Good evening.

CHAIR RUBIN. Good eveni ng.

M5. COX: My name is Ronnie Cox. |'mhere
representing nyself, but | work for Westchester County
Department of Senior Prograns and Services and | wanted to
speak to you tonight on behalf seniors. | wanted to be sure
that you are aware that the population is aging all over the
United States and they're particularly here in Wstchester
County and in Munt Vernon

If you | ook at census -- the 2020 census and you
compare it to the 2010 census, you will see that the
popul ation in Arerica is gray. The people in the industry
refer to it as the gray tsunam or the age wave. And that
I's exactly what's happening in Westchester County as well.

O the mllion people here in Wstchester County,

about a little bit nore than 20 percent are over the age of
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65. Munt Vernon mrrors that same denographic of the
70-sonet hi ng thousand people here in Munt Vernon, over 20
percent are age 65. And the reason that | bring this data
up to you that is so inportant because this data al so
reflects the tenants that you have in rent controlled
bui I dings. According to the 2020 conparison to the 2010,

t he baby boomers, 10,000 baby boomers are turning 65 every
single day. 10,000 baby booners, those that were born after
World War Il are turning 65.

It is estimated by 2030 that there will be 73
mllion baby boomers. And why do | this that this is
i mportant for a body like this? First of all, you make all
of the decisions that control the rent, but your decisions
are very inportant because there's a |ot of honeowners who
have aged out of their job, they had little part-tine jobs
before the pandemc, after the pandemc they're incone has
not been able to keep pace. So we want you to know that the
decisions that are in your hands, the decisions that you
make affect many nore people then you could ever possibly
I mage.

One thing | want you to renenber, that every person
that is alive today will become a senior and you will face
that day when you will no longer be able to work. \Watever
you're able to get in Social Security, you're going to have

to live off of. That -- jobs back in the '80's gave a
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pension, but the majority of the jobs today don't give a
pension. But what you -- decisions that you make today will
| npact Westchester County for years and decades to conme, so
that's why | think that it's inportant that you understand
where your population is and al so where the county

popul ation is in general.

| want you to know that typically we would like to
have peopl e pay 30 percent of their incone towards their
housi ng expenses. Well, I'mhere to guarantee you that nost
peopl e are paying between 50 and 60 percent. One of the
things that | do in ny departnment for the Departnent of
Senior Prograns and Services, |'mthe housing specialists.
Sol -- fromny perch | get a ook at all over Westchester
County, not just Munt Vernon, Yonkers, the big
municipalities. | get a look at all of the towns and
villages. Al of the seniors that get into trouble and end
up in court, either soneone is going to call ne on their
behal f or they're going to call nme direct.

So fromny perch | see County wide, | know that we
have a crisis in housing. W have an obligation, the County
along with each and everyone one of you fol ks who agreed to
serve on this very inportant body, we have an obligation to
do what we can to save housing. It is inportant. It is
part of our survival to be able to have our housing. | want

you to be aware that evictions are sky rocketing. It is
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peopl e who have | ost their spouse or their significant other
and now they have one household income. Many of the little

part-tine jobs, school bus drivers, beauticians or whatever

haven't fully returned yet. So you have a [ ot of people who
are under water.

One of the things that | have noticed, you know
that ERAP or heard a ot tal ked about ERAP tonight, but with
ERAP, yes, you had the 12 nonths plus the additional 3
months for 15 nonths. But what | have found out is that |I'm
getting tel ephone calls because after the 30 to 31,000 has
been paid to the landlord, the person still can't maintain
their rent because they have not been able to get their
I ncone back or get their job back to where they were before
the pandemc. So we have a |ot of people in landlord tenant
court who are after ERAP, after the landlord got $30, 000
they are nowin court being evicted. So we have to really
take a | ook at our housing stock. W have to protect it, we
have to keep it affordable, and nost inportantly, we have to
do everything that we can to advocate for nore housing.

The other thing | just wanted to say to you is
that, again, every single one of us, if we are |ucky, we
will be a senior and we will be faced with the sane thing
that people are faced with today. Thank you for your tine.

CHAIR RUBIN: Thank you, Ms. Cox.

Any questions for M. Cox?
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MS. HAMER: | think | mssed one of your status'.
Did you give us the nunber for the nunber of folks in
West chester County that are over the age of 657?

M5. COX: 20 to 21 percent according to the 2020
census. Again, the entire nation is aging. And as | said,
for us preparing in the industry even when we go to
conferences, it's the same issue throughout the nation, it
I's housing and it is affordable housing. Thank goodness
West chester County hasn't been forced to put tents out for
people to live in tents. But | understand in California --

MS. HAMER:  Uh- huh.

MS. COX: -- and upper New York State, there are
people who are living in tents. And so Westchester County
has not had that problemyet. But we're asking for your
expertise and your w sdomthat in whatever decisions you
make that you are fair. Remenber the popul ation that you
represent. Renenber the need, but it is also inportant to
protect the youngins because actually we're all in this
together. If they can't survive, we'll have nowhere to |ive
either. So it is a partnership, whether we like it or not.
But | wanted to nake sure that you were aware of what's
happening with our seniors, not just within Wstchester or
New York State, but nationw de.

CHAIR RUBIN:  Thank you.

M5. COX: Thank you so nuch.
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CHAIR RUBIN. M. Stewart has a question for you.

MS. STEWART: Pardon nme, Ms. Cox. Several people
have spoken about SCRIE. And | know you're -- | expect that
you're famliar withit.

M. COX:  Yes.

MS. STEWART: M understanding of SCRIE is that
each nunicipality sets whatever the income guideline is that
will allowa personto be -- to qualify for SCRIE and t hat
there are only sone nunicipalities in the county that have
adopted it and also that the income guidelines varies
significantly fromone nmunicipality to the next.

So the solution that some people say is, well, the
seniors can apply for SCRE and then that will freeze their
rent. Can you pl ease speak to that point?

M5. COX: Yes, SCRIE and DRI E have been around for
many many decades. SCRIE is for senior citizens | Dbelieve
over the age of 62 or 65 that in certain nunicipalities they
can qualify to freeze future rent increases and it gets
of fset wth whatever the State does and whatever the
rebates, taxes or whatever it is that they do. But there's
also a sister programcalled DRIE. And that's for people
who are disabled. There is an office of New York State
housing, if you contact nmy office, the Westchester County of
O fice of Aging ny name is Ronnie Cox and | can get you the

State fact sheet '20 and '21 that describes the State
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program There's an office right here in Wite Plains,
that's where you get the application and you submt your
docunent.

What | woul d hope is that more municipalities will,
in fact, participate in the SCRIE and DRIE program |'m
happy to say that | had a housing conference back it was
2018 | think, | had it at the County Center and one of the
staff nenbers of Munt Vernon cane to the conference and
found out that Munt Vernon on | don't think was part of the
DRIE program it was part of SCRIE and then they went and
they talked with the state and they nmade Mount Vernon on a
SCRIE and DRI E | ocati on.

So | would recommend anybody that needs
information, I'lIl get you the State fact sheets on that and
give you the address in Wite Plains that you can go and
submt your application. But these freezes in future rent
are critical because | have people who call nme who are
preretirenent and they're scared to death because they nmay
only have Social Security and not have a pension. So those
two programs are terribly underused and they have to be nore
wi dely publicized. | find that younger seniors, people who
are just retiring now, don't know very nmuch about those
progranms, but people who are |ike ny age, a senior, and been
out here for a while, we're famliar with them

So | think that is all of our responsibility to get
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the nessage out on those two prograns because they really do
work and it wll freeze your rent increase as |ong as you
need nmeet the inconme guidelines that are established by the
muni ci pality.

MS. STEWART: Just one other follow up question.
When it comes to SCRIE, it does freeze your rent, but it
doesn't necessarily --

M5. COX: Well, it freezes future increases.

MS. STEWART: Future increases.

MS. COX: That's the way that they describe it.

MS. STEWART: But it doesn't necessarily keep you
from being rent burdened or severally rent burdened;
correct?

M5. COX: No, that's the whole reason that I'mhere
about the guidelines board and your decision on whatever the
percentage i s because a | ot of people are house-expense
burdened. We find that our surveys that we do within our
office, the main conplaints we get is that people don't have
enough transportation and they don't have enough for
medi cation and that has been consistent now for nore than
ten years whenever our office does a survey.

So it is inportant -- | felt that it was inportant
enough for me to bring this nessage to you because, again,
your decision, whatever decision that you make, all of us

will have to live with it for many, many years to cone. So
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| wanted to just make this appeal to you on behalf seniors
and to remnd you that if you're lucky, all of us will end
up being a senior and one day not being able to work and
will have to rely on whatever the fixed income that we have.

And are there anynore questions?

M5. STEWART: Thank you.

CHAIR RUBIN. Thank you.

M5. COX: Thank you very nuch for the opportunity.

CHAIR RUBIN: | believe that that's the |ast person
that | have on the |ist unless there's anybody in the
audi ence that hasn't spoken and wants to speak, | wll give
them the opportunity.

If not, then that concludes the business of this
meeting and do | hear a notion to adjourn?

MS. STEWART: So noved.

MS. BARNES: Second.

CHAIR RUBIN: This neeting is adjourned. Thank you
very much for everybody who's here present. Thank you for

your time,

(Wer eupon the proceeding concluded until \Wdnesday, June 22,
2022.)
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The prior proceedings were transcribed from audi o
files and have been transcribed to the best of ny
ability. | further certify that I am not connected by
bl ood, marriage, or enploynent with any of the parties
herein nor interested directly or indirectly in the

matter transcri bed.
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