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Oversight:  NYCHA’s Section 8 Conversion Plan and Its Implementation
The New York City Housing Authority (NYCHA or Authority) is in a dire financial condition, which has been well documented.
  According to the Authority’s Fiscal 2008 Preliminary Budget, the projected operating budget reflects a deficit of $170 million with similar gaps over the course of the next four years.
  The current budget deficit is the result of rising pension, health care and utility costs; diminished federal funding for operating costs (the Federal government in the past had funded 90 percent of NYCHA’s operating costs, it currently funds about 80 percent of operating costs); payments to the City for certain services; gap closing proposals which have yet to be fully implemented
 and NYCHA’s governmental responsibility to maintain 21,000 unsubsidized units (which account for half of NYCHA’s current budget gap).
 

The Subcommittee on Public Housing, chaired by Councilwoman Rosie Mendez, has been convened to explore NYCHA’s plan to use Section 8 as a funding source for the 21 City and State unsubsidized projects as a budget closing measure.
  The Subcommittee expects to hear testimony from NYCHA officials, residents, advocates, and other interested parties, such as the Legal Aid Society and the Community Service Society, and resident advocates such as Public Housing Residents of the Lower East Side (PHROLES) and, the NYC Public Housing Resident Alliance and Community Voices Heard.
I. New York City Housing Authority Background

NYCHA is a corporate governmental agency organized pursuant to law to provide low and moderate-income housing.
  The Authority is the largest public housing authority in North America, with 343 projects containing 2,636 buildings spread throughout the City.
  Nearly 410,000 authorized residents live in almost 180,000 apartments.  These numbers represent 8.4% of the City’s rental apartments and 5.1% of the City’s population.
 The majority of projects are almost evenly distributed in Manhattan (with 103), Brooklyn (with 100) and the Bronx (with 98), while Queens has 26 developments and Staten Island has 10.
  As of March 2008, there were about 130,000 families on the waiting list for conventional public housing as well as an additional 145,000 families on the wait list for housing through the Section 8 program.
  

Most families that live in NYCHA public housing pay no more than 30% of their family income for rent.  The average family income for NYCHA tenants is approximately $22,119 and the average rent is $362 per month.
 Over one-third of the heads of households are senior citizens and 42 NYCHA projects are for seniors only.
  Further, NYCHA reports that “14% of its families are on public assistance,” and “Social Security, SSI, a pension, Veteran’s benefits” or a similar program “support 40.6% of the families.”
  Working families are said to account for “45.4% of families.”
  Approximately 38.1% of NYCHA residents consist of persons under the age of 21, and about 32.2% are minors under the age of 18.
 

II. NYCHA’s Section 8 Housing Choice Voucher Program

The NYCHA Housing Choice Voucher Program is administered through the Section 8 Housing Assistance program, which “was created by the Housing and Community Development Act of 1974 to assist lower income families in obtaining a decent place to live at a rent that they can afford.”
 Under the program, the United States Department of Housing and Urban Development (HUD) provides funding to NYCHA to pay “part of the rent each month directly to the landlord for an eligible family, which has been given a Voucher, in accordance with regulations” promulgated by HUD.

NYCHA reports, 

The Section 8 Housing Choice Voucher Program works as a rent subsidy allowing families to pay a reasonable share of income for rent with the government making up the difference up to a specific limit. The subsidy paid to the landlord, called housing assistance payment (“HAP”), is usually the difference between 30% of household income and the contract rent. Tenant selection and occupancy policies permit landlords and NYCHA to examine an applicant’s history, including criminal background, to ensure selection of a responsible tenant. NYCHA has the power to deny admission of individuals with a history of use or abuse of drugs or alcohol, or of criminal behavior that interferes with the peaceful enjoyment of the premises by other residents. Eligibility for assistance under the program is limited to U.S. citizens and some categories of non-citizens and is determined based on total annual gross income and family size.

All participants in the Section 8 program “are also required by federal law to submit household income documentation each year to determine continued eligibility in the program” in a process called re-certification.
  Further, each apartment must be inspected by NYCHA Inspectors prior to being rented and each year thereafter. The apartment must meet standards set forth by HUD called Housing Quality Standards (HQS).  Rent for approved apartments “must be reasonable relative to comparable market rate housing in the area . . . .”
  NYCHA states that “[a] family may choose a unit with a higher rent than the maximum limit allowed for subsidy (known as the payment standard) and pay the owner the difference.  However, a family cannot pay more than 40% of income when initially moving to a new unit.”

III. NYCHA’s Section 8 Conversion Plan
As stated above, NYCHA has a governmental responsibility to maintain 21,000 unsubsidized units built by the City and State, both of whom no longer provide any direct subsidy to NYCHA, contributing to the Authority’s continuing budget deficit.
  To close its budget gap, in 2006 as part of its overall Plan to Preserve Public Housing, NYCHA submitted Section 8 Voluntary Transition Plans to HUD which would move 8,400 of the City and State apartments into the Section 8 Program (see attached list of projects including number of units targeted for conversion).  The Authority plans on using the Section 8 vouchers as a funding source to support 80 percent of the operating costs for the city-and state-built units.
  In December 2007, HUD approved NYCHA’s application to transition 447 State-built units at the Bay View project in Brooklyn and is currently reviewing applications for the remaining 20 projects.
  Once fully implemented, NYCHA estimates that its conversion plan will result in $75 million in new revenue by 2011 and $2.2 million in new revenue in 2008.
  

According to published reports, the Department of Housing Preservation and Development (HPD) provided NYCHA with 3,400 vouchers beginning in 2005.
  It is anticipated that the remaining 5,000 vouchers will come from reallocations of enhanced Section 8 vouchers.
  NYCHA will offer enhanced Section 8 vouchers to current residents in City or State projects on a voluntary basis resulting in the Authority receiving the difference between a tenant’s rent and fair market rent as a Section 8 subsidy (about 70% of the market-rate rent from HUD).
  As targeted apartments become vacated they will be transferred to the Project Based Section 8 program allowing NYCHA to receive additional revenue from these units.
   Further, all units that transition to Section 8 based funding would no longer be included as part of NYCHA’s public housing inventory.

IV. Concerns
Residents, tenant advocates, Council Members and other elected officials are concerned that the Authority’s use of Section 8 as a funding source for the City and State projects will reduce the number of vouchers that will be available to the 145,000 families currently on the Section 8 waiting list, given the need for affordable housing in New York City.  Additionally, because Section 8 funding is subject to federal appropriations, any federal reductions to the program could jeopardize NYCHA’s implementation of the conversion plan and its ability to close the budget deficit.  Advocates are also concerned about whether tenants have been fully informed about their options including possible rent increases for those tenants who choose to participate in the transition program. 
V. Conclusion
The purpose of this hearing is to gather information on how NYCHA intends to implement its Section 8 conversion plan.  To effectuate this goal, the Subcommittee expects to hear testimony from NYCHA tenants and officials, advocacy groups and persons interested in this issue.
Attachment A

New York City Housing Authority

New York City and New York State Developments

	Development Name
	Program
	Borough
	Total

Apartments


	Minimum

Number of

Apartments

Targeted for

Conversion

(Transition)



	Bay View
	City
	Brooklyn 
	1,610
	447

	Boulevard
	City
	Brooklyn
	1,441
	438

	Linden
	City
	Brooklyn
	1,586
	442

	Marble Hill
	City
	Bronx 
	1,682
	498

	Saint Mary’s Park
	City
	Bronx
	1,007
	362

	Samuel (City)
	City
	Manhattan
	664
	347

	344 East 28th Street
	State
	Manhattan
	225
	107

	Amsterdam Addition
	State
	Manhattan
	175
	107

	Baychester
	State
	Bronx
	441
	234

	Bushwick
	State
	Brooklyn
	1,220
	471

	Castle Hill
	State
	Bronx
	2,025
	1,097

	Chelsea
	State
	Manhattan
	425
	179

	Drew-Hamilton
	State
	Manhattan
	1,217
	525

	Indpendence
	State
	Brooklyn
	744
	332

	Manhattanville
	State
	Manhattan
	1,272
	575

	Marlboro
	State
	Brooklyn
	1,765
	775

	Murphy
	State
	Bronx
	281
	201

	Rutgers
	State
	Manhattan
	721
	277

	Stapleton
	State
	Staten Island
	693
	471

	Williams Plaza
	State
	Brooklyn
	577
	315

	Wise Towers
	State
	Manhattan
	399
	200

	
	
	Total
	20,170
	8,400


� See NYCHA, Plan to Preserve Public Housing at http://www.nyc.gov/html/nycha/html/about/ppph.shtml; 


Fiscal 2009 Executive Budget Report available at http://www.nyccouncil.info/html/committees/committee_matters.cfm?committee_id=15&ltsbdkey=16


� See NYCHA Fiscal 2009 Executive Budget Report available at http://www.nyccouncil.info/html/committees/committee_matters.cfm?committee_id=15&ltsbdkey=16


� See Fiscal 2009 Executive Budget Report available at http://www.nyccouncil.info/html/committees/committee_matters.cfm?committee_id=15&ltsbdkey=16


and Testimony of Tino Hernandez, NYCHA Chairman, May 29, 2008. Joint Executive Budget Hearing of the New York City Council Committee on Finance, Housing and Buildings, Subcommittee on Public Housing on “FY 2009 Executive Budget.”


�  Id.  In testimony provided to the Subcommittee, Douglas Apple, NYCHA’s General Manager, maintained that “these [21,000 units] were built usually in the fifties and sixties, some a little earlier, some a little later, with City and State funds. The federal government never really even recognized them, but they were treated here in New York, the public housing, the same as all those units built with federal funds.” These units do not receive any subsidy from the City or State.  Id.


� See NYCHA’s Annual Plan, available at http://www.nyc.gov/html/nycha/html/about/agencyplan.shtml.


� New York State Public Housing Law §401.


� See “NYCHA’s Fact Sheet,” available at http://www.nyc.gov/html/nycha/downloads/pdf/factsheet.pdf


(revised as of March 31, 2008). 


� Id.


� Id. 


� Id.  Additionally, Section 8 is a Federal program that allows low-income families to live in market rate housing and pay 30% of their income for rent.


� See “NYCHA’s Fact Sheet,” available at 


http://www.nyc.gov/html/nycha/downloads/pdf/factsheet.pdf  (revised as of January 1, 2008).


� Id. 


� Id.


� Id.


� Id.


� New York City Housing Authority Section 8 Housing Choice Voucher Program available at http://www.nyc.gov/html/nycha/downloads/pdf/lh_housing_choice.pdf.


� Id.


� Id.


� Id.


� Id.


� Id.


�See NYCHA’s FY 2007 Budget Book that can be found on its website at, http://www.nyc.gov/html/nycha/downloads/pdf/FY2007_budget_book1.pdf.


� See attached list of City and State projects.


� See NYCHA’s FY 2009 Draft Annual Plan, available at http://www.nyc.gov/html/nycha/downloads/pdf/Draft_Plan_FY09.pdf.


� See NYCHA’s FY 2009 Draft Annual Plan, page 3, available at http://www.nyc.gov/html/nycha/downloads/pdf/Draft_Plan_FY09.pdf.


� See City of New York Independent Budget Office, Examining NYCHA’s Plan to Preserve Public Housing.


� Generally, enhanced Section 8 vouchers support households living in buildings originally financed with federal funding.  Although similar to the regular Section 8 program in that tenants with such vouchers pay 30 percent of their income in rent (rent will be set at the HUD Fair Market Rents), the income ceilings for the enhanced voucher program are higher.  Further, enhanced vouchers allow recipients to use the Section 8 program anywhere in the country.  See City of New York Independent Budget Office, Examining NYCHA’s Plan to Preserve Public Housing.


� According to NYCHA, about 71% of residents in city-and state-built developments who are now paying the statutory rent (30% of gross income) may be impacted by a minimal rent increase with this option, depending on family composition. See Voluntary Transition Assessment and Plan available at http://home2.nyc.gov/html/nycha/html/about/section_8_voluntary_transition_program.shtml. 


� A Project Based Section 8 voucher is not portable.


� Id.
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