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TITLE:



In relation to extending the rent stabilization laws with certain amendments to such laws and the rent control law.

ADMINISTRATIVE CODE: 
Amends section 26‑502; amends section 26-504.2 by adding a new subdivision b; amends subdivision d of section 26-513; and amends section 26‑520.

LEGISLATIVE HISTORY OF THE RENT STABILIZATION LAW OF 1969:

  
In 1969, the Council passed Local Law No. 16 which enacted the Rent Stabilization Law regulating multiple dwellings containing six or more units, built after February 1, 1947. That local law was to expire on April 1, 1974.


In 1971, the State Legislature enacted Chapter 371 of the Laws of 1971 which removed from the protection of the City Rent and Rehabilitation Law ("Rent Control") and the Rent Stabilization Law dwelling units that became vacant.  These units were thereafter not subject to any rent regulation.

In 1974, the Council passed Local Law No. 1 extending the Rent Stabilization Law for those dwelling units not vacated during the 1971‑1974 period to April 1, 1979.  Thereafter, the State Legislature enacted Chapter 576 of the Laws of 1974 (the "Emergency Tenant Protection Act") which gave or restored Rent Stabilization Law protection to those units that had become vacant during the 1971‑1974 "decontrol" period, as well as dwelling units in buildings constructed after March 10, 1969 and prior to January 1, 1974.

      The Council has extended the Rent Stabilization Law for three year periods in 1979 (Local Law No. 8), 1982 (Local Law No. 18), 1985 (Local Law No. 24), 1988 (Local Law No. 18), 1991 (Local Law No. 20), 1994 (Local Law No. 4) and 1997 (Local Law No. 13).

BASIS FOR EXTENDING THE RENT STABILIZATION LAW:      

In order to extend the Rent Stabilization Law of 1969, the Council must determine whether a housing emergency exists "on the basis of the supply of housing accommodations, the condition of such accommodations and the need for continued regulation and control of residential rents..." (Section 3 of Chapter 576 of the Laws of 1974).  "A declaration of emergency may be made as to any class of housing accommodations if the vacancy rate for the housing accommodations in such class is not in excess of five percent and a declaration of emergency may be made as to all housing accommodations if the vacancy rate for the housing accommodations. is not in excess of five percent." (Section 3 of Chapter 576 of the Laws of 1974).  

A report containing the results and findings of the 1999 Housing and Vacancy Survey (HVS or Survey) was prepared by the Department of Housing Preservation and Development (HPD) for the period between February and May of 1999.  The Department of Housing Preservation and Development entered into a contract with the United States Bureau of the Census for the latter to conduct the survey and calculate the rental vacancy rate for the City based upon the data contained in the Survey.  

The rental vacancy rate is calculated by dividing the number of vacant available for‑rent units (that are not dilapidated) by the number of renter occupied units plus the number of vacant available for‑rent housing units (that are not dilapidated). The current HPD report indicates a citywide rental vacancy rate of 3.19% with a margin of error of +/-0.19. When an emergency was last declared in 1997, the net citywide rental vacancy rate for the equivalent period was 4.01% with a margin of error of +/-0.21%.  Accordingly, a "declaration of emergency" may be made by the Council to all housing accommodations citywide.  Therefore, the legal basis exists for the Council to adopt Int. No. 669 which extends the Rent Stabilization Law from April 1, 2000 to April 1, 2003.

    
The survey points out that there were approximately 64,000 vacant available rental units in New York City as of the survey period, an decrease of approximately 17,000 units since 1996.  The number of housing units in the City since 1996 has increased by 44,000 units to 3,039,000 from 2,995,000 in 1996, while the total number of rental units for the same period has decreased by .5% from 2,027,421 units to 2,017,701 rental units in 1999. 


The Survey notes that the median monthly gross rent, including utility payments, increased 9.4% from $640 in 1996 to $700 in 1999
. The inflation adjusted increase in median gross rent was 3.1%.

Provisions of Int. No 669: 

In addition to extending the Rent Stabilization Law from April 1, 2000 to April 1, 2003, Int. No. 669 also includes certain amendments with respect to notice to be given to the first tenant of a housing accommodation that is deregulated pursuant to the "vacancy decontrol law".  Under the current law, the owner of a vacant housing accommodation that is excluded from the Rent Stabilization Law or Rent Control Law is not required to give a new tenant any notice of the legal regulated rent or maximum rent that was in effect at the time such housing accommodation became vacant.  Bill section 2 amends the current law to require that an owner of such housing accommodation shall give a certified written notice to the first tenant of that housing accommodation after it became exempt from the provisions of the Rent Stabilization Law or Rent Control Law.  The certified notice must contain contains the last regulated rent, the reason that such housing accommodation is not subject to this law or the city rent and rehabilitation law, a calculation of how either the rental amount charged when there is no lease or the rental amount provided for in the lease has been derived so as to reach two thousand dollars or more, a statement that the last legal regulated rent or the maximum rent may be verified by the tenant by contacting the state division of housing and community renewal, or any successor thereto, and the address and telephone number of such agency, or any successor thereto.  Such notice shall be sent by certified mail within thirty days after the tenancy commences or after the signing of the lease, whichever occurs first or shall be delivered to the tenant at the signing of the lease.  In addition, a certified copy of the registration statement for such housing accommodation filed with the state division of housing and community renewal indicating that such housing accommodation became exempt, shall also be sent to the first deregulated tenant within thirty days of tenancy, or the filing of such registration, whichever comes first.  This notice provision differs from the one enacted three years ago, that was rendered moot by the New York State Legislature three months later, in that the previous law required a notice with an attached certified copy of the last registration or the document most recently filed with DHCR
. 

Under current law, the owner of a housing accommodation that is subject to the Rent Control Law and becomes subject to the Rent Stabilization Law is required to give written notice by certified mail to the next tenant of the initial legal regulated rent of such housing accommodation and of such tenant's right to file an application for adjustments of such initial legal regulated rent. Section 3 of the bill amends this notice provision to require that the owner include in such notice the maximum rent of such housing accommodation at the time such housing accommodation became vacant. 

Sections 1 and 4 amend the applicable provision of the Rent Stabilization Law. 


This legislation would take effect immediately.  

� The preliminary numbers reported in 1997 were corrected by the Census Bureau and are used in this year’s report.


� At the same time they removed the provision prohibiting landlords from deregulating units by Capital Improvements during vacancy
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