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The Problem

Studies have shown that LGBTQ+ older adults deal with higher rates of poverty and, many barriers to
effective healthcare and mental-health services. Many LGBTQ+ persons of color (POC) are affected by
even higher rates of discrimination in housing and incarceration, which in turn adds to increased shelter
stays and lack of access to social programs designed to increase inclusion and socioeconomic standing in
the community. Further, lack of family and social community support can lead to isolation and higher
mortality rates. LGBTQ+ persons are also subject to higher rates of violence in the shelter system, which
leads to many LGBTQ+ persons not using shelters for services.

Among the strategic objectives set forth under the City of New York’s Housing New York plan' is to assist
homeless individuals and families and prevent homelessness before it happens. Among the key
components of that objective is to increase the supply of housing in addition to enhanced housing support
and services for the rapidly growing population of seniors. Furthermore, under the housing plan, the City
specifically encourages developers of senior housing to partner with LGBT nonprofit service providers to
provide inclusive affordable housing opportunities for lesbian, gay, bisexual and transgender seniors. The
SARA program is among the key financing tools deployed by the City to achieve this objectives through
the creation of innovative LGBTQ+-welcoming senior affordable housing.

Financing LGBTQ+ -welcoming affordable housing with SARA

The Senior Affordable Rental Apartments (SARA) Program provides gap financing in the form of low
interest loans to support the construction and renovation of affordable housing for seniors, 62+ years in
age with low incomes. Projects developed with SARA funding must also set aside 30% of units for homeless
seniors referred by a City or State agency, typically the New York City Department of Homeless Services.
SARA loans carry a minimum 30-year term and may be up to $135,000 per unit. Applicants must provide
a plan, budget and funding source for services. In recognition of the need for low-income LGBTQ+-friendly
senior homes, some SARA developments are designed to welcome LGBTQ+ seniors.

The SARA program along with HDC's financing tools leverage multiple public and private funding sources
such as low-cost tax exempt bond funds, subsidy loans, housing tax credits, HOME, Section 8 and local tax
incentives to provide highly affordable long-term senior housing.

Underpinned by an effective public-private partnership model, the SARA program brings together
nonprofit and for-profit development, financial, and social services partners, as well as government
agencies who collaborate on the successful completion of senior housing. Funding plans for supportive
services are typically evidenced by an award from partners at NYC DOHMH, DHS or HASA, or NYS OMH or
OASAS.

HDC and The SARA program also strive to provide long-term stability and support to the LGBTQ+ senior
community by working with nonprofit partners such as (Advocacy & Services for LGBT Elders) to address
the special needs of our growing LGBTQ+ senior population.
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SAGE promotes a holistic model for LGBTQ+ inclusion in the community by targeting the needs of
underserved LGBTQ+ seniors. SARA funding has provided access to trained SAGE staff and effective
outreach strategies to engage the LGBTQ+ community to mobilize. Since safety is a primary concern,
SAGE has developed a supportive services and safety standard procedures that serve as a working model
to address the concerns of LGBTQ+ older adults.

Replicability and Benefits

HDC financial tools and SARA can be replicated across municipalities to finance LGBTQ+ -welcoming
housing and can be used in conjunction with many federal and local programs, including RAD Assistance,
HOME, tax exempt bond financing, Section 8 and local tax incentives and exemptions from real property
taxes. HDC's senior finance officers would be pleased to answer any specific questions or meet with the
executives of other HFAs to further discuss the program and how it could be replicated and adapted to
meet other local needs.

The SARA program provides much needed long-term affordability for seniors with fixed incomes that
strengthens the fabric of local communities. Like all HDC financed new construction developments, SARA
projects are sustainable and constructed/furnished with high quality-energy efficient housing
(sustainability and lower operating costs) that ensures a smaller carbon footprint. SARA developments are
also designed to have high value senior services and amenities that improve the residents’ quality of life.

Since 2015, the SARA program has achieved 24 newly constructed, affordable, energy efficient, high
quality developments totaling 2,677 apartments for extremely low and very low income senior
households. In consideration of much needed LGBTQ+ senior friendly affordable housing, 2 SARA
developments to date have been designated as LGBTQ+ senior friendly, constituting 230 homes. These
developments strengthen the fabric of our neighborhoods and are a promise fulfilled to our senior and
LGBTQ+ senior populations.

Project Examples

Some examples of successful LGBTQ+-friendly developments financed under the SARA program include
Stonewall House originally called the Ingersoll Senior Residences (146 units in Fort Greene neighborhood
of Brooklyn) and Crotona Senior Residences (84 units in the Crotona Park North neighborhood of the
Bronx). Both sites will include onsite senior centers operated by SAGE, the nation’s largest and oldest
organization dedicated to improving the lives of LGBTQ+ older adults. The SAGE Centers will be open to
both building residents and community members, regardless of sexual orientation.

The Crotona Senior Residences, and Stonewall House, are part of SAGE’s National LGBT Elder Housing
Initiative. Launched in 2015 to address the housing crisis faced by LGBT elders, the multi-year initiative
encourages model inclusive housing like Ingersoll and Crotona, policy advocacy, consumer education,
cultural competence training for providers, and technical assistance to communities seeking to address
LGBT elder housing issues.
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Any individual who is age- and income-qualified can apply to live in Stonewall House and Crotona Senior
Residences regardless of sexual orientation or gender identification.

Stonewall House is a 146-unit new construction development financed under the City’s SARA program in
conjunction with the Extremely Low & Low Income Affordability (ELLA) program. The project is developed
by BFC Partners. It is being constructed on the campus of NYCHA’s Ingersoll Houses, located in the Fort
Greene neighborhood of Brooklyn. Excluding the superintendent’s unit, all 145 residential units will be
affordable to senior households (age 62 or older) at or below 60% of AMI. All units are supported by
project-based Section 8 rental subsidy from NYCHA, which further restricts income to 50% of AMI at initial
occupancy. 37 units will be reserved for formerly homeless households. The project will also include a
ground-floor SAGE senior center that will provide services for the neighborhood’s seniors and the
building’s tenants with a specific focus of the needs of LGBTQ+ seniors, including health and cultural
programs, meal service, and a computer lab. Building amenities will also include a storage room, bike
room, laundry room, and two outdoor decks; one with a garden and another with lounging furniture. All
amenities will be available to all tenants. Financing for Ingersoll Senior Apartments included total HDC
construction loan amounts of $53,145,000 raised from tax-exempt and recycled bond issuances, an
additional mortgage loan in the amount of $12,091,548 from our sister agency the New York City
Department of Housing Preservation and Development (HPD), and permanent mortgage phase LIHTC
equity totaling $32,871,335. The total development cost for this development was $78,225,887 ($535,794
per DU). Anticipated completion date is August 2019.

The Crotona Senior Residences is an 84-unit new construction development located in the Crotona Park
North neighborhood of the Bronx, financed under the City’s SARA program. The project is developed by
HELP USA. Of the 84 apartments, 26 units reserved for homeless seniors. The project will include studio
and one-bedroom apartments for extremely- low income tenants aged 62 years and older, plus one
superintendent unit. An onsite SAGE senior center will provide health and cultural programs, meals and a
computer center. SAGE will also offer targeted social services for the formerly homeless residents. With
easy access to public transportation, pharmacies, grocery stores, and public parks, the seven-story
building will feature energy efficient construction, including windows, fixtures, and an integrated solar
array as well as a rooftop terrace and community garden. Financing for Crotona Senior Residences
included total HPD-funded permanent loan amounts of $11,441,504 raised from City Capital funds and
Reso A funds, additional New York State Homes and Community Renewal (HCR) loan and New York State
Energy Research and Development Authority (NYSERDA) grant funded mortgages totaling $1,570,000, and
permanent mortgage phase 9% LIHTC equity totaling $16,797,871. The total development cost for this
development was $41,515,390 ($494,230 per DU). Anticipated completion date is February 2020.

" https://lgbtfunders.org/resources/issues/aging/
i http://www.nyc.gov/html/housing/assets/downloads/pdf/housing plan.pdf
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LARGEST LGBTQ-FRIENDLY
APARTMENT COMPLEX
DEBUTS ON FORT GREENE
NYCHA SITE

.|
@ By Kevin Duggan ®, 2 Posted on December 19, 2019

UPCOMING EVENTS

The LGBTQ-friendly senior housing complex Stonewall

House opened at St. Edwards Street in Fort Greene on
Dec. 17.

Photo by Kevin Duggan

The nation’s largest LGBTQ-friendly senior
housing complex opened on publicly owned land
in Fort Greene Tuesday.

Developers and operators of the apartment tower,
dubbed Stonewall House in honor of the 50th
anniversary of the Stonewall Riots, celebrated its
opening at a corner lot on St. Edwards Street
managed by the New York City Housing Authority,
bringing long-awaited housing to queer seniors,

according to the head of one of the companies
involved in the project.

Concrete Cathedrals by Kaves, opening
“It’s no exaggeration to say that LGBT elders in reception

New York City have been working for 50 years for
a place they can truly call home — since they stood
up and said ‘no more’ back at Stonewall in 1969,”
said Michael Adams, the chief of the Manhattan
LGBTQ advocacy and services company Sage.

LGBTQ seniors are more likely to face housing
discrimination and tend to have less children or
other family members to support them, making it
more difficult for them to live out their golden

. . Would You Rather
years in peace, according to a spokeswoman for

Sage, Christina Da Costa.

“Many don’t have family because they might have
been kicked out of their families,” she said.

The 17-story building adjoining the Ingersoll

Houses at the corner of Myrtle Avenue directly vis-
a-vis Fort Greene Park contains 145 units, all of
which will be priced at below market rates
targeting residents with salaries of no more than
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50 percent of the city’s area median income, which
is currently $96,100 for a family of three.

The units provide a view of Fort Greene Park, right across

the street.

Courtesy of Sage

There are 54 studios and 91 one-bedroom units,
and applications must include at least one resident
who is 62 years of age or older.

A quarter of the units are earmarked for formerly-
homeless households and 54 units are reserved for
NYCHA tenants from around the city, 156 applied
by the filing deadline that ended in May, according
to the authority’s spokesman Barbara Brancaccio.

The city’s housing authority leased the land to
Downtown Brooklyn developer BFC Partners in
2017 as part of the agency’s initiative to generate
funds with infill development on its land known as
NextGeneration NYCHA.

The controversial program allows NYCHA to lease
land to private developers to fund repairs for its
ailing buildings, but in the case of Stonewall
House, the complex does not bring in revenue for
the agency, but public housing bigwigs approved
the project because of the need for affordable
senior housing in the area, according to
Brancaccio.

BFC Partners also took out more than $65 million
in mortgages from the city’s Housing Development
Corporation to fund the project, according to
property records.

A spokesman for the developer did not disclose the
range of rents the company will charge for the
units by press time.

Clinton Hill-based management company the
Mutual Housing Association of New York will
manage the residential units.

Sage will open and operate a ground-floor
community center early next year, which will have

programming such as yoga and tai chi and meals,
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Carroll Gardens: Pirate nabs license plates on
Walcott Street

Bensonhurst: Bruiser attacks victim with baseball
bat

Fort Greene: Punk assaults 70-year-old woman

Sheepshead Bay: Gang of good-for-nothings mug
man on E. 18th Street

Downtown: Pillagers pocket man’s gold chain in
Boerum Hill

Coney Island: Freebooter’s snagged $1,200 worth
of property from a parked car

Park Slope: Burglar robs bike from Third Avenue
house

Sunset Park: Purse snatchers attack women on
Sixth Avenue
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with all staff trained to understand and take care of State closes down

controversial Woodland
bar in Park Slope

LGBTQ residents’s specific needs.

“Being able to be in a place where they feel ok
whether they’re trans, lesbian, or a gay man, is
absolutely important for them,” Da Costa said.
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