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YSYENATOR FRANK PALLONE, JR. (Chairman): We are going

to start our ‘main attraction here today, which is the public
hearlng on hous1ng opt1ons for sen1ors .1 know we have a lot
of people from the departments, but I think we may‘also havé'
some individuals here today, :so ‘I am' going to iotroduce‘f'
- everybody, just in case you don't know who we are. ‘ R
I 'am Senator Pallone, the Chairman of the- Senate'
Committee on Aging,»lTo my left are Senator Costa, who is the
Vice Chairwoman of the Committee, and Senator Jackman OVer
here are Senator Garibaldi and Senator Brown. '
Basically, the reason we are calling thisA‘hearingi
btoday is because of the problems, or perceived problems with
housing options for senior citizens. As you know, the lack of
suitable, affordable housing for the elderly is a growing .

problem. All of us, evefy day, in our own district offices, =

are confronted with this when people call and ask for )
additional subsidized housing. Many senior citizens,n'eVen .

homeowners —- particularly homeowners in many cases —- are.,;l.'

finding that malntalnlng their homes is a difficult problem,
‘and that finding alternate housing is also difficult.

So, the hearing announcement  today  mentioned
partlcular subjects we are going to be examining, specifically,
property taxv relief —- or property tax deferral programs as
they exist in some states -- home equity conversion plans,
‘reverse mortgages, and sale and leaseback arrangements. We are
fortunate with regard to the property tax deferral and the home -
equity conversion plans, in that there is a task force that has
"been looking into these housing options for senior citizens
with regafd to ‘homeowners. Basicaily, we are‘very,interested
today in finding out what type of information that task force
has gatheredf They have three subcommittees, which basically
correspond with the three subjects we would like to look into
-— the property tax deferral, the sale and leaseback agreement; -
and also the reverse mortgage. R - ’



The first person I would 11ke to hear from today - if

it's okay - 1s Mary Bentlvegna, who will be speaklng on behalf
o of the Task Force Then ‘we are going to hear from the
Cha1rman,‘ or a spokesperson, from each one of those

subcommittees which deal with the respective areas that have
~been outlined. I am hoping that as a result of this hearing
'today, we will learn a little more about these hous1ng options,
- and will then be able to look into leglslatlon, or what needs
to be done on a State level, either legislatively or in other
ways, to move. forward on some of these hou51ng optlons

So,, with that I am going to start w1th Mary
BentiVegna. Mary, we arejpleased that you are here today.

' SENATOR JACKMAN: Do you want me to give out these

copies of Mary's statement? | o e

SENATOR PALLONE: Yeah, sure,_let's~pass those around.
‘MARY B E N T I VEG N A: Thank you, Senator. ~My name is
Mary Bentlvegna I am a Hou51ng Specialist at the Division on
Aging, in the Department of Community Affairs.

-  There are 954,000 New Jersey residents over the age of -
65. In 1984, the average income of an “elderly man in New
F_Jersey was just’$11,769, and an elderly woman averaged $6,012
per year. This minimal and fixed income, combined with the
escalating costs of rents and 'property taxes which we are
experiencingvin‘our State, has created a housing crisis for our
senior population. This crisis has- been compounded by reduced
fgovernment fundlng for subsidy programs and construction of
low-cost housing. | : o |

The majority of the elderly —- 65£ -— are homeowners.
The problems created by the hou51ng‘cr151s are also affecting
this population. As many as 50,000 households headed by
elderly homeowners in New Jersey are 1living below the poverty
~level, with another 87,500 living on incomes between $5000 and
$10,000 per year. This 1is the phenomenon referred to ~as
"house-rich ‘and cash—poor,f Desplte the fact that 85% of the



elderly homeowners have no ’mortgage debt, and have an asset )

worth anywhere between $60,000 and $260,000 or more, these
‘senior citizens are struggling to pay property taxes, medical
bills, home health care, home repair and malntenance expenses,
and other costs of daily 11v1ng
The home equity lines of credit, whlch are currently
very popular loan mechanisms, are of 1little ass1stance to
‘elderly homeowners. Their low monthly incomes disqualify most
senior citizens for these loans. In addition, since'repayment
of the loan must begin immediately, they provide 1little relief
to the elderly borrower. | : | |
Selling their home and moving is also not a viable
alternative for most elderly, since affordable options are
limited. But, more importantly, seven out of ten elderly
prefer to age in the place where they have lived and worked for
- 30 years or more. Many will sacrifice food, medical care,:ahd
needed home repairs in order to remain in their homes. N
_ Mechanisms for tapping home equity to _provide extra
incbme, without having to sell and move from the home»or make
immediate repayments, is called home equity conversion. The
major types of home equity conversion are: reverse mortgages,
sale leasebaeks; deferred payment loans, and property tax
deferrals . ' |
~ National experts estimate that home equity conversion
has the potential to substantially impact on the standard of
- living of elderly homeowners, and can reduce the number of
elderly homeowners living in poverty by over 50%.
Other benefits of home equity conversion 1nclude the
'potentlal to: ‘ _
) 1) Preserve the independence of the elderly by
enabling them to remain in their homes, and enhancing their
choice to do so; |
| 2) Prevent or postpone institutionalization 4by
‘eliminating stress caused. by economic problems, and by
providing income for adegquate medical and home health care;



3) 'Lessen the ‘drain on Medicaid and other public
ass1stance funds by allow1ng the elderly to use their own'
assets; and, ' ‘

- 4) - Preserve the hous1ng stock by prov1d1ng extra

'money for home repairs and malntenance v '
~ The concept of home equity conversion is relatlvely
new and involves many technical components This has kept most
homeowners, as well as 1lenders, from partlclpatlng in these
types of products. New Jersey: presently has only two prlvate
lenders  offering reverse mortgage products in  which
~approximately 400 older homeowners'pérticipate. Participation
in sale leasebacks is difficult to monitor, but it is estimated
to be minimal due to the lack of information and guidenoe on
this type of transaction. Deferred payment loans have been
limited to scattered Community Development Block Grant funds
for home repairs, vandr our current property tax assistance
' programs can only provide a maximum of $550 per year to
’ e11g1b1e senior homeowners. ' S ,
~ In response to the recognlzed potential of home equity
conversion for assisting older homeowners, the Task Force Study
on Housing Options for Senior Citizens was formed under an
initiative in the Governor's budget address last year. The
Task Force's purpose is to undertake a comprehensive study of
home-equity conversion mechanisms and to make recommendations.
~ for expanding the availability of conversion options while

providing consumer safeguards. . o

The Task Force was formed in November, 1986 and is
chaired by Charles Richman, A551stant Commissioner in the
Department of Communlty "Affairs. Twenty members from 13 State
agencies 'sit on the Task Force. These - include: the
Departments of Banking, Community Affairs, Public Advocate,
Human Servioes,,Health,eand’insurance; the Divisions on Aging,
Housing and Taxation; the New Jersey Housing and Mortgage
Finance Agency, the Council on Affordable Housing, Ombudsman



for the Institutionalized Elderly, and the Governor's Office on
._Poli,cy'and Pianning'.. I serve as staff support for the"‘I‘a4sk
Force. - ‘ -

The - Task Force formed three subcommittees. to focus on“
various types of home equlty conversion: Reverse Mortgages.[
'Sale Leaseback Contracts, and Property Tax Deferral Programs. v
The subcommlttees consist of Task Force members, along with
representatlves - from various ~professional, advocacy,- and
industry organlzations,’such as: The American Association of
Retired Persons, the New Jersey Association of Realtors, the
Mortgage Banking Association of New Jersey, the New Jersey'
Savings League) the Legal Services Corpbratiqn of New Jersey,
and the Association of Area Agencies on Aging, the New Jersey '

Bar Association, and county tax boards, as well - as

representatives from the Senate Aging Committee and the
Assembly . Senior Citizens Committee. ' o |
_‘ The chairpersons from the three subcommittees are here'
todey, and will describe for you some of ‘the ‘model programs
which we have been studying and the consumer - and industry
'1ssues which have been under review. ' | :
The Task Force has also conducted two regional publlc”
heariﬁgs in March to recelve comment from older homeowners. I
“have copies of the transcrlpts from these hearlngs avallable _
~ for the Committee today. - | |
’ The Task Force and the subcommittees will ‘conclude
their study in July The final report, with reeommendations,
~will be issued to the Governor and ‘the Legislature in
 September. It is anticipated that the work of this Task Force
and the implementation of its recommendations will serve as a
model for other states in expanding hous1ng optlons for senlor
01tlzens _ 7
| SENATOR PALLONE: Thank you. One of the things I
wanted to mention initially is-— To what eXtent, or, I gquess, -
really, why is it that some of these options that would not



h.necessarily“xinvolve ‘legislatién,‘ particularly ‘the reverse
fmortgage or the sale leaseback arrangement—— “Why is it that
r1ght now they are not belng -= e1ther they are not available
or they are not belng taken advantage of in any major way? Is
that because there is a need for government involvement, or is
it 51mp1y because of the. market° .That is just a basic question.
'Ihad e | - o _’ B
MS. BENTIVEGNA: We11 I think our Chairman of the
’ Reverse Mortgage Committee will address that, but I can brlefly
say that it is a very new- market. - What the Task Force has been
f1nd1ng is, most lenders are s1tting'back and waiting to see
- what happens with the two lenders who are partlclpatlng in the
State rlght now. ' ‘
| ' SENATOR PALLONE: Senator Costa? .
SENATOR COSTA Yes.l,Your report was a very good one,
and I am glad to see that the Task Force is going in this
‘direction. - But, I heard about this at least three years ago,
if not longer. Why hasn't it gotten off the ground’ : v
’ “MS. BENTIVEGNA: I'm sorry, " you heard of the Task
~ Force, or—— | L | - o
SENATOR COSTA: No, not the Task Force, but these
hous1ng optlons o - . BN ' . ~
B ; ,MS. BENTIVEGNA "I am not: qu1te sure I can answer
fthat, 1 thlnk the popularlty of home equlty convers1on -
F'rather, home equity lines of credit -- right now have gotten
- senior citizens asking,~"Why can't I convert my home equity?"
kfI thlnk that interest has spurred our D1v151on to take some
actlon in starting up the Task Force. '
SENATOR COSTA How long has the Task Force been in
'ex1stence° , ' :
R MS. BENTIVEGNA ‘Since November of '86. |
SENATOR PALLONE._ See, I just wonder why—— -Again, I
‘remember when I worked for Protective Services for the Elderly
tiin Monmduth County, which goes back abbut five years now. At



that time, you know, we were making arrangemenfs for some.
;ihdividuals for reverse mortgages. 'The numbers you gave -—
about what, 400-—- : | | | |

| MS. BENTIVEGNA: That's right. » |

SENATOR PALLONE: --participating-- Is that statewide?

“MS. BENTIVEGNA: Yes. o , o

SENATOR PALLONE: I would have thought we had 400 in
Monmouth County alone just in that few years that we were
operating, you know, that I was there. I am just wondering -—-
I know I asked the questlon already -- are the limitations--
Is the fact that there are not that many available-- - Is that
because there is a need for a greater government involvement in
this? I know you may end up making certaln suggestions -- and .
other states have done different thlngs -- but is the basic
problem that  in order for those types of programs to be
successful, they would have to be some kinds of programs with a
State agency, or pursuant to legislation, or something of tﬁat
nature? ' o - ’ R

MS. BENTIVEGNA: Again, I just think most lenders are
51tt1ng back and waiting to see what happens with the programs

already in operation. It is not a popular program from the
lenders' point of view, because it is a negative cash flow.
The lenders make out payments to the homeowners and do not
receive repaYment for an estimated number of years. " ‘

SENATOR PALLONE: See, that leads me to believe that
it is not going to be successful unless there is'some sort of
subsidy or State involvement in it; otherwise, it is really not
that profitable an option for the private sphere.

MS. BENTIVEGNA: If the consumer demand was: created
there might be a bigger response on the part of_lenders. ‘That
is certainly something else that our Task Force is lookihg,at:
How can we educate consumers that this type of product ceuld
potentially be available, and create more of a consumer demand
for it so thet the lenders will respond?



v 'SENATOR PALLONE: See, what would happen with us -—-
and I don' t mean to keep asklng you the questlons-— What would
happen_w1th us at Protect1ve_Serv1ces was that we would on1y7
. get involved‘with'them if a person was in a s1tuatlon of abuse
or neglect. In other words, you know, it wouldn’ t necessarily
‘be a wealthy person, but oftentlmes there were‘peoplejwhO'had
_ homes that were worth $300,000 or $400,000. We would find them
in a Situation of‘abuse,or neglect, and in order to get them
out. of thatysitﬁation,rwe'would suggest some kind of reverse
mortgage, or some kind of sale ieaseback type agreement, so
they would have some equity. You know, on a monthly'basis they
would get money, or whatever

" In that ‘sense, there was no other course of actlon I
,mean, they were in desperate 31tuatlons But I suspect that:
what you are say1ng is, these ‘types of reverse mortgages or
-other options ‘are not really being used in a general way. They
- may only be used in that type of a s1tuatlon, where someone is
found to be in a very desperate s1tuat10n : . .

- MS. BENTIVEGNA: Because it 1nvolves many - technical
matters, partlcularly ~with the - program that is ravailablef
statewide, offered by the lender in South Jersey, it is a-yery
_btechnlcal program, and most older homeowners will shy away from
it, even if they are in desperate s1tuatlons in most cases.
That is why education is one- of the ‘key elements that the Task
r_Force,rs 1ook1ng at -- how we can better educate seniors.

' SENATOR PALLONE: Senator Garibaldi? .
SENATOR GARIBALDI: Yes, Mr. Chairman. This is just a
factual bit of 1nformat10n I am looklng for, if you can help me

'f;'oUt; Oout of the just less than a million -- according to the

first page of your written statement, there are 954,000 New
Jersey residents over the age of -65; you give their average'
~ incomes, theklow and the high -- how:many New,Jersey residents
- over the age of 65 are homeowners -- property taxpayers?



MS. BENTIVEGNA: Approximately 350,000. That is 65%
of the total elderly population. Now, that 954,000 figure-is -
individuals; the number of older homeowners we have is: in terms
of older households. So, there is a 1little bit of, you know-—-—
The Census Bureau counts them differently. ‘ S

SENATOR GARIBALDI: So, that represents 65% of our
elderly population—- - - -

" MS. BENTIVEGNA: That's right. ‘ . '

SENATOR GARIBALDI: —--who are actually homeowners

paying property taxes. ' | R
’ MS. BENTIVEGNA: That's right. That is according to
‘the 1980 Census, yes. ‘ 7 . _ '

SENATOR GARIBALDI: Do you think it could be
drastically different, since we are closer to 1990 now? | o

MS. BENTIVEGNA: I don't think so, particularly since
older homeowners in 1980 will still be homeowners in 1990,“ 
based on our figures bf mobility. The aging population that is
moving into the senior citizen category seems to be older
homeowners, as well. ’ | v '
| SENATOR GARIBALDI: Okay, thank you. .

. SENATOR = PALLONE: You gave us some-- >I‘m sorry. -
' Senator Brown? o | v
: SENATOR BROWN:  Thank you, Mr. Chairman. HWhén I was
ih the Assembly, I chaired the Housing Emergency Action Task
Force, and in 1981 this was one of the recommendations we came
up with -- the home equity conversion. What feedback are yoﬁ
getting from seniors? = ‘ . S

MS. BENTIVEGNA: In the two public hearings we held,
there was strong comment that senior homeowners do need help.
The two strongest arguments came in terms of help paying

property taxes and help making home repairs. In terms of

comment on home equity conversion in general, from the older
homeowners at the hearings we got minimal comments, only
because the seniors who turned out for the hearings, again,




were not well—educated onvhome equity conversion, and did not
know enough about what - the mechanlsms were to adequately

,-comment on 1t for us.

o We did get some ‘seniors who were very active in
~ looking ‘at reverse mortgages ~and  home - equity convers1on,'>
particularly seniors who weret involved in the Amerlcan‘
Association of Retlred Persons, which is doing a 1lot. of
»educatlon in this area. They see a need for some leglslatlon,

1n terms, agaln, of consumer . counsellng ) o 3
' SENATOR BROWN 1 just wonder, again, if there is real
reluctance to get into debt at an older age.v Are’there,any

psychologlcal problems‘> N - '
MS. BENTIVEGNA: Yes, there were some comments,

_-because the one - mechanlsm has the term "mortgage"” attachedmto-~

it, and these homeowners worked too hard. to get‘their‘homes'
paid off free and clear."They dec not want another mortgage‘on
them.'vAgain,_we think that with prober education and a wider
v_varietyuof:programs for older homeowners to choose from to tap
bf into ‘thelr home equlty, thoSe psychological barriers can be
~‘ioveroome , R ' o
SENATOR PALLONE: Senator Costa?
SENATOR COSTA: Could it be that there are not enough
‘people who know about this option?
' MS. BENTIVEGNA: Definitely, yes. | ‘
| SENATOR COSTA: You would have to have an outreach

'fprogram to get to them.

MS. BENTIVEGNA: Right. But, again, there are just a |

limited number of optlons There are Just the two private t

‘ lenders in the State, and both of them offer very different
‘f’types‘}of,'products_ that are not the best products for every

homeowner who may need to tap into his or her home egquity. So,
'there is a need for d1fferent types of optlons to fit seniors

- of d1fferent categories. ‘ ' |

10



2 SENATOR PALLONE: See, I suspect that right now it
becomes an option pretty much for people who maybe _havie no
alternative. That is why I mentioned the situation in'Monmouth

County with,AProtective Services. But I think that with a1"~'

statewide program, either something that is sponsored by the
State or with greater education, or press, or whatever you want

to call it, it would be an option that more people would take -

advantage of . o ,
I don t know how you want to divide this in terms of'
your speaking I know we have the chairmen of each of the =
subcommittees, but maybe you could Just touch upon the property
tax deferral option, which we really haven't discussed so far.
’ MS.‘BENTIVEGNA. The chairman of that committee should
be here. Do you see George here,.,Barbara? - (addressing. a’
colleague) (no response) v | - ' :
SENATOR PALLONE: That's Géorge—é o
MS.»BENTIVEGNA: George‘LOrbeck from the Division of
‘Taxation. 1 S | I
| 'SENATOR PALLONE: He's not here? Are we expecting
him, though? | - -
. MS. BENTIVEGNA: Yes. He should be coming. |
 SENATOR PALLONE:  That, to me, was the most
interesting aspect, the poss1b111ty of having that kind of a
program, which would be, you know, a State program.

MS. BENTIVEGNA Yeah. B :

SENATOR PALLONE: I wondered initially-- I am under
the impression that we already do something like that. I mean,
I know that people have called my office who have been 'in
situations where the State has agreed —— you know, has put a
lien on their house, and has agreed to pay certain taxes. I am
just wondering, how does that come about? I mean, from readingv
what you have given us, I get the impression we do not have a
property tax deferral program, but there is something right now.

11



S . MS.,BENTIVEGNA: Right now, there is the Homelessness

 Prevention Program. That may be the’program you are referrihg
to. | B | : o |

| 'SENATOR PALLONE: How does that work? How does that .

‘£it into all of this? | - .

. MS. BENTIVEGNA: I am not that familiar with the

‘program, but what I do know from it is, it is for homeowners in

:general,—— it is not targeted at senior homeowners -—- who are
- delinquent on - the payment of their property taxes.  This
program will giv_e' them a one-time grant -- I believe it is

capped at $1000 -- to pay off whatever property taxes they have
in arrears. Whether they pay the State back for that ~money or
not, I am not sure. But that—- ’
o _ 'SENATOR PALLONE “So, the only thlng we have right now
1s in a situation under this Homelessness Prevention Program?

MS. BENTIVEGNA ‘That is the only thing I am aware
of . There are people on the Tax Deferral Committee from county
tax boards and county tax assessors in the Division of .
‘Taxation. We have not discussed avny other type of deferral:
program in existence. . .

SENATOR PALLONE: There isn't anything else?

MS. BENTIVEGNA: No. | '

'SENATOR PALLONE: I spe01f1ca11y remember one 1nstance.
in my office, where someone had called, and the State had put a
lien on their house because of some deferral program. The
individual died, and then there was a problem with the estate.
~Could that be the Homelessness Preventlon Program? I suppose
it could be. _ . : : . . '
MS. BENTIVEGNA: It could be. Again, I am not that
familiar with the program. S o

SENATOR PALLONE: That seems to me to be the most
- interesting in terms of the different options, and something
that; you know, a lot of low-income people, in particular,
would take advahtage of . Did you do any kind of statistics--

12



There was something in here about'the number of'senior’citizens
who are lacking in equity and who would need to take advantagev
‘of some of these things. , e _

MS. BENTIVEGNA: We do not have - any ;accurate:‘
statistics on home values of homeowners 'in  the State,
unfortunately. We are getting updated. statistics on 1ncomes of
B older homeowners in the State, and that is golng to.. help'
- particularly the Property Tax Deferral Committee in terms of
judging wherever we recommend eligibility requirements should
be placed, just whatithe costs will be to the State. -But,»we
:do not have any accurate information on home values. |

We do, see the ;property tax deferral as one of the
better options for helping- the lower- -income seniors. It is
‘also the least technical of the home equity conversion options,
so in that regard it has a great potent1a1 for helping the
older homeowner.
' SENATOR PALLONE: Senator Garibaldi’ -

SENATOR . GARIBALDI: Yeah. On th1s property tax-
» deferralé— Being a mayor of a town, you know, what impact: doesk
‘that deferral have on the tax base of a communlty where all the

taxpayers have to pick up the costs? ' ,

' MS. BENTIVEGNA: The deferral program the committee‘v
~has been looking at is a program that 18 other states have in
- place right now. The way it works is, the state reimburses the
municipalities for those deferred taxes, so the municipalitiest
do not lose any tax collected. | ‘ .

_ SENATOR PALLONE: It doesn't really have any negative
impact on municipalities. The only thing is, this program,.
'unlike the other two, would definitely require—— '

SENATOR GARIBALDI: I am always. skeptical

SENATOR PALLONE: Oh, I understand, sure.

SENATOR GARIBALDI: You know, we are so. prudent down
.here., We're quick to pass these aid packages, but never—— '

13



SENATOR PALLONE: That's true. = But, the one thing
that this program would have that distinguishes it from  the
other twolis, you would have to have a significant amount of
‘money pumped into’ it'kinitially,, bécause there wbuldn't: be
any-— In other words, if you had, what, 10,000 people join the
.program in'the first yeér, there wouldn't be»any*mbney to pay
the municipalities. - So, 'you would have to have a sizable
.apprdpriation, at least initially, and then as the homes were
~sold, and as the money came back into the fund, you wouldn't
need the money. It would come back 'like a revolving type
situation. But, initially you would need probably a sizable
amount . ) : R
' ‘MS. BENTIVEGNA: That's right.

SENATOR BROWN: Are there any other steps 1f you were
a leglslator that you would take at this point? -

'MS. BENTIVEGNA: In terms of the home equity

conversion?
_ SENATOR BROWN: In general housing options for the
elderly. o ) ‘ v L
| MS. BENTIVEGNA: Well, there is a definite need for
expanding'housing'options‘in'general, not only to assist the
‘older homeowners,- but = older renters, as well. In terms of
specific legislative aétions, I really couldn't say at this
point coming out of the Task Force, because we are not yet at
‘the point where we know sp901f1ca11y what we think would be
best to recommend.
. We w111 ‘be looking at -- if the Task Force' is
continued 1nto next year —- some of the other optlons the Task
Force could focus on to help older homeowners, in particular
other increases for rental subsidy ©programs and . other
mechanisms for supportive type living arrangements for older
- persons, in terms of 'assessory apartments, converting a
one—famlly into a two- fam11y There is a demonstration program
going rlght now on »elder» cottages, which the Division of

14



Hou51ng is running There is a whole continuum of . housingr

options which I-think needs to be approached as the Task Force:.h’

‘-has done, focusing on one area at a time, to really get an
in-depth study, rather than saying, "Well, let's 1ook' at
housihg options, and then looking a little bit at each of
them. = They are too involved and too technical to take 10 at a
time. I think one at a time, like the Task Force is d01ng, has
worked out very successfully . -

' SENATOR PALLONE: Mary, if Mr. Lorbeck is not here,
‘could you just maybe briefly explain to the Committee how one
of these property tax deferrals would work, I mean, using a
typical —— I don't know —— California, or one of the states’r

MS. BENTIVEGNA: The state programs we have been"

' looking at seem to be doing very well with a property tax
deferral. It would work where a senior homeowner would fill
out an application, say he wanted to defer a certain percentage
of his property taxes, and then send that application back to
the state. Most of’them do have income eligibility guidelines
which have been all aeross—the—board, you Kknow, anywhere'frem
$5000 a year up to $30,000 a year. o

The state would then reimburse the municipality for o

4those’property taxes. When the homeowner decided to sell the

~ home, or in a case where the estate would be taking‘eare df“it,‘
the state would be paid back for those deferred taxes with a
small interest payment. We have been seeing below—market’
interest rates of anywhere between 5% and 9% —-- that the other
states charge. | | -
| ‘Right now, the committee has been working with just
how we couldrreeommend the mechanics of the program be run in
terms of making income eligibility requirements,i how the
application process would work, just how'would municipalities
be reimbursed, where the 1n1tiai start-up funds would come
from, and estimates of how long it would be before the flundj
would become self-sustaining. ' So there still needs to be quite
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' a bit of work done in‘that committee before we could make full
"»recommendatlons on- a successful ‘program such as we: .see look1ng
~at the other states. S . ' . '
, SENATOR PALLONE: The amount of money you would need
"for the start-up would depend on how many people you estimate
to be participating. What kind of participation do-.they get in
~ the other states°' | . S o
’ MS. BENTIVEGNA: The other states' participation rates
have been rather low. The' highest one, I believe, was in
Oregon,l and they get maybe 7% of the eligible homeowners
participating in a property tax deferral " The reasons for the
low part1c1patlon rate have been poor publicity for - the
program, as well as the psychological barriers we talked about
before because, in essence, deferring property taxes places a
lien on the home. Again, that is something older homeowners
generally do not like. They are not satisfied with extra debt
- being placed: agalnst the home that they worked so hard to get
‘debt-free. : _ o
SENATOR PALLONE: I think it is a good idea,

bbasically, to have that option, but one of the things, YOu
' ~know, from my experience with that‘one.caSe—— After what you

said, I don't eVen know where those people were coming from.
But, one of the problehs is when you'have to take the house.
In other words, if it gets into an estate situation, and you
“have to deal with heirs and all that, I mean, has that been a
problem in the other states? v : o .

MS. BENTIVEGNA: The other states we have talked to
have not had any problems Callfornla did mention they had one
case where there were ‘some compllcatlons working with the
estate of the older homeowner, but it was successfully resolved
- in favor of the state. Their program has been in operation, I
believe, for eight years or more; I don't recall offhand. But,

in eight years' time, just one problem case I think shows a
very, very good track record.
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SENATOR PALLONE: Are there any other questions of
Mary? (negative ‘response) Okay, thanks a lot. You{re_:not
going to go away, though, right? | B

‘ MS. BENTIVEGNA: No, I'll be here. :

, SENATOR PALLONE: Okay. ' I saw another gentleman walk
in. Was that Mr. Lorbeck? (negatlve response) No, okay.
Well, maybe we won't get Mr. Lorbeck. | : -

"Mr. Keith Jurow, President, Real Equity, asked to
speak next, because he came all the way from Connecticut. Is
Mr. Jurow here? (affirmative response) Do we have a statement .
“from you, Mr. Jurow? |
KEITH JURDO W: Yes. Thank you, Mr. Chairman. It is a
pleasure to be here this afternoon with the Committee to inform
you about our new Sale and Leaseback Program. I don't think it
-is necessary for me to review the widespread‘problem of older
homeowners; Mary did so well earlier We do have a review in.
the written statement I presented to the Commlttee, which gives
our view of the problem here in New Jersey.

One point I think I would like to make is, what we
discovered in the last year and a half of talking to a lot of -
seniors was the tremendous tenaciousness of their desire to
‘'stay in their own houses. Mary mentioned that she had found
that as WEll, and the Task Force is discovering that, too.
When you speak to as many seniors as I have—— For eXample,
yesterday I gave a talk to about 50 seniors, and I asked them,
as I always do, "How many of you intend to move out of your
homes in the next year or two?" I got four people who raised
their hands out of 50, which is . a little less than 10%. That
"is higher than I uéually find. Usually it is no more than 5%
who want to move out and go somewhere else. Sometimes it is a
good deal less than that. . ,

I have given enough talks over the past year and a
half to realize that that is the case not only in Connecticut,
but in New Jersey and throughout the rest of the country. They
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real‘ly don't want to move anywhere. Except for the very small
. number of homeowners like my parents, -who soldb their house and
then moved into a retirement community here‘ in New Jersey -—-
not far from here, as a matter of fact -- the overwhelming
majority just have no intention of mov1ng ‘out. They really
want to stay They move only out of necess1ty, either for
 financial reasons or because of health problems. But, other
than that they want to stay. t : | '

- If you stop and think about 1t, it makes sense why
the’y‘would; They have 1lived 1n} these houses for 25 or 30
years. When I ask the question, "How 'many of you have been
., here 1in your 'house :fo‘r 25 years or more?" 90% of them will
raise their hands. They have been in that same house for a
long time. Theyv_have-friends; they have -neighbors;' their
families are often very close. For them to move out into
something else would be"a tremendous shock to them : They _
' sunply do not want to do it unless they have to.

That was the starting point in developing our Sale and
Leaseback Program, that we had this tremendous number of
seniors, really th:oughout the country, but in New Jersey as
well, - and ConnecticUt where we are, who do not want to move
‘out, and whose circumstances are such as described by Mary so :
wel_l ‘earlier. Given that situation, the only real alternative
that these seniors had who were on very ‘limited incomes was
some kind of home equity conversion alternative to,pull the
equity out of ‘their houses. Their resources were otherwise
very limited, but they had these houses which, as you Kknow,
have mushroomed to $150,000, $200,000, $250,000 or more, and,
as Mary 'said} over 80% of them are free and clear. It's got to
be very frustrating -- when you speak to these seniors, as I do
-- that they have this 'equity, but they don't want to sell and
-move, and so the only way they can pull it out is to somehow
stay and convert it. '
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As Mary suggested, home ‘equity loans that are offeredf‘
by - banks are not a feas1b1e} alternatlve because of the
requirements for qualifying for those 1oans,“whioh’meant that
before we developed our program, the only real alternative was
~the reverse mortgage, which, incidentally, 'we,‘believe isp'a
terrific option in certain situations when forced to ‘meet
certain kinds of needs. ' A

Connecticut has the country s only state— flnanced and"

state—admlnlstered program It has become a model that other
states are looking at. It is afgood_program. The problemvthey
have found, and which I think I should reiterate at this point
since the Chairman asked this question of Mary earlier-- Why
is there a problem with reluctance on the part of the seniors?
The answer, I think, is seemingly simple; that is, these people
lived through the Depression They saw people whose houses
 were foreclosed on. They remember that very vividly. Theirl
house 1is free and clear; they are very proud of that fact.
They may have burned their mortgage. ‘The idea of taking on a
debt at this point in‘their_liveS—-' We're talking about people
~who are 70 or over —-- some considerably over. With the way the-
reverse mortgage works,  the debt vactually increases every
month. It may start»very small, but the principal increases,
and then the interest compounds, just the opposite of the way a
typical mortgage does, and they may end up with a debt of
$100,000 at the end of 10 years. Even though they don't have
~to payhit off until theY’die or move out, there is somethingh
about the debt that is hanging over the property that makes’
them very reluctant to enter into it. ‘ ‘ ’
Connecticut's program, which only has perhaps -— oh,

the last count-— It has been in existence for almost two years
now, and I would say roughly 150 have participated in the
‘program. In spite of the fact that the interest rates are 7%,
and it is a state-run program with the credibility of the state
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behind it, there is still that reluctance. The 1lack of

information and educatlon is part of the problem, but I think -

- at the root of it is this fear of taklng on thlsndebt'at'thisn}
o point;’ That is the greatest hindrance, I think. “ »
. ~ Well, we took a look at that situation about a year
- and a half ago, andJWe reallyfthought_there was an*alternatiVe‘
that was simply’not being addressed ‘and that we would try to
develop a program that could meet that need better than we
thought a reverse mortgage could. We spent a year and a half
,developlng the program. It has been very difficult. That is
why there are very few programs out there 11ke ours, because it
is so dlfflcult even to develop. . ;
' Our starting p01nt, as I sa1d - was that these people

wanted to stay in thelr houses . There was this need, but you'
had to try to structure the program—— A sale and leaseback is
very differentgfrom a reverse mortgage. You haveftogstructure
it in such a way that on the one hand you make 1t very
| financially beneficial to ‘the senior and develop the .
"protectlons that ‘are so 1mportant for h1m, and on the other’
'hand —— on the other 51de ~-— structure 1t in such a way so it
“is a good investment for the buyer, partlcularly the buyer who -
is not a family member. _ , | ‘
; - So, the senior has ‘the optlon of doing it elther w1th
-a famlly member , whlch.they very often would like to do, or
with a. non-family member. The problem is that the children,
- very often, can't afford it, even though they would like to
~help their parents out. They can't afford to buy a $250,000
" home, which is typical in Bergen County, and some of the other
counties = in dnorthern‘ New Jersey. So, realistically, the
- problem ‘was, could ‘you 4Structure "a program that'vwould work
between a senior and__a non-related buyer, which meant an ”
investor. | - L
Nobody had ever been able to do that successfully, so -
'g.people looked at us as if we were crazy Would seniors do
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that, and could you StrUCture it? Well, I think we were
successful in terms of structuring it in such a way that it was
both beneficial for the senior and attractive for the'
investor. The protections, I have no doubt about. It took us
a year and a ‘half. We worked with three very terrific
attorneys. We developed 35 pages of legal documents, which'are
~now being reviewed by the Task Force, with whom we are working
very closely, by the way. This is what we think is absolutely
essential, to structure the kind of sale and leaseback whereby’
seniors could feel protected g1v1ng up the t1t1e to a house
that they had owned for 30 years. _ _
It took us a long time, and it was very difficult.
‘There are a lot of "what ifs," I am sure, that are going -
through your minds now in terms of what we had to deal with.
" In a sense, we are trying to create a standard by which the
sale and leaseback,'ndt only in New Jersey, but throughout‘thee
country, will be judged. We think we have developed those
kinds of ;motections.' We also think we have structured the
financial terms as well, because we decided there were two
things which were essential. One was seller financing. We
really thought that the only_wéy the’program might work was if
it was financed by the seller, so that the buyer was not forced
to go to a bank and put down a down payment of 20% or 25%, pay
the points to the bank, and the interest rate for investment
“property, which is higher than for owner—OCcupied residences.

. We Jjust didn't think it would be attractive ‘enough for the

buyer. This was even before the new tax law came . into
existence, which compounded the problem. | _ ‘
So, seller financing we thought was appropriate. I
d1d some writing about that a couple of years ago - There was
no need for the senior to get a lump sum cash payment, because
he was not going to buy another house, which is the reason why
most people when they sell their house need to get the full
~amount in cash, to put a down payment on another house. So, we
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thOught it Was"appropriate, 'It 'gave¢ us the means to be ..
>tremendous1y flexible. v e ‘
I have a: copy of a typlcal scenario- to glve you a

1,‘sense as to what-—”

SENATOR PALLONE: Why don t you Just give us—— I

:',mean, I am not trylng to stop you, but why don't you just glve

us a 11tt1e rundown of what the program would be —- briefly, if
you could. We_have gotten your statement, but we haven't read
it : i _ e o | - o
'MR. JUROW: Well, essentially, ‘the sale and leaseback
is an arrangement by which the senior sells the property to
either a family member -- as I said earlier -- or ~to a
‘non-related investor, and then leases back the house under a
"long—term 1ease.that allows him to stay on the property as long
as- he wants.  That is absolutely"critical It is verya
dlfferent from a typical lease.  Without that, no senlor would"
ever even consider a sale and leaseback

So, under the terms of the 1lease we d951gned ' the
senior can stay in the house as 1ong as he wants. He can move
out whenever he wants, but he has the optlon of contlnulng to
‘stay for as long as he wishes to.. The‘flnan01al arrangement—-
‘It should be structured in a way whereby the bsenior: gets
perhaps a 5% to 10% down payment, so here the down payment in
this scenario was about $25,000, which is a very significant
lump sum. It may not be much to us, but to them it is a
" sizable amount with which they can do very, very wonderful _
things that they are not able to do now, and get certain
prbtections We do not have to go- 1nto them, but I am sure the
“‘Commlttee can imagine them. SO ‘ '" |
| ' The remainder is financed by means of a mortgage{
where the senlor takes back a veryyprOtective mortgage that, .
, agalnq was designed by us and our attorneys,"which is more ‘
’;motectlve than the typical bank mortgage, so that it really
: protects them against all of the things that they might'.be |

22



afraid of —— default, insolvency. You name it, and we have pﬁtr
-~ those protections in there. The way it works, the senior’then
would get a monthly mortgage payment from the buyer for as 1ong
~as the terms were structured, and then would pay back what we
are calling a “residing fee," which is essentlally rent whlcho
is s1gn1f1cant1y less than the amount of the mortgage payment

' That is part of the income the senior gets _

- The rest of the senior's income, besides the income
that is drawn from the down payment, comes from the fact that
the buyer takes over all the burdens of owning that property
The deed actually passes at the c1051ng, so the buyer now takes
"“the burden of the property}taxes, the homeowner's insurance,i

the maintenance, upkeep, and repairs on that property, which,
~as the senior becomes older, becomes more and more of a problem},

SENATOR PALLONE - The buyer can then sell? He has
‘title, and he can sell it to someone else’ ‘ -

MR. JUROW: The buyer -- yeah. We decided that to
restrict the buyer's ability to sell would Jjust Dbe toot
burdensome on the buyer. So, at least the way we have

structured it in our prototype documents, the buyer does have.
the right to sell, but at that point there is a "do unsale"
clause in ‘the mortgage. That was very 1mportant,‘ The senior
has to feel as though he can always get his money out, if'the
buyer decides to sell the property to somebody else. If the
:property were sold, and the senior presﬁmably would probably
‘call that mortgage .at that’point, the buyer would have to pay
off the full amount of the loan. The new buyer would then take
over the property' under the same lease. The lease is
recorded. It is very important that that lease is recorded, so
kthat no matter what happens, even 1if the IRS were to come in, -
that lease would still oontrol the arrangement, and the senior
would always be able to live under the terms of that lease.

SENATOR PALLONE: And the rent is also controlled by
the lease’ ' o
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MR. JUROW: It is flxed in the lease, yeah We had a
lot of trouble with that. We tried to structure‘1t in a way so
that it would be more beneficial for the senior to remain in
- the house than going and se111ng ‘the house and rentlng an
apartment or a condomlnlum. “So, we kind of structured it so
that the rent starts out on the low end. of the market remt. It
"can't be too low —- otherwise, the buyer would run into IRS tax
problems —— but on the 1low end of the market range of that
houSe, and then perhaps a 2% a year 1ncrease in the rent, whlch'
" is very good for the senior.

SENATOR PALLONE: Oh, sure.

- MR. JUROW: It is fixed in the lease so that the buyer
in three years can't say, "No, I'm jacking it up to the market
rent." _ S : : . -

SENATOR PALLONE: I would think that would be very
1mportant . | - ¥ ;
‘  MR. JUROW: 1It's critical, absolutely. We have a way
of structuring that we think will work in most situations,‘but
the other key besides the seller financing was, it has to be
'flexible It has to be structured by someone who takes into
account the needs of both senior and buyer. ' :

SENATOR PALLONE: Senator Garibaldi?

SENATOR GARIBALDI: Yeah. Looking at the example you
have here-- You have a senior with a home that is wvalued atg
$270,000. | . :
MR. JUROW: That is a Bergen County home.

SENATOR GARIBALDI: Okay. What would be the income of
this individual before this senior citizen would benefit from
entering into either a sale leaseback proposition or a reverse
mortgage’ You know, 'what is the qualifying 1level - of income
that would warrant someone doing that? .

_ MR. JUROW: As Mary sa1d you have a sizable number
of, primarlly, widows, . whose 1incomes are below the poverty
level -- $5000 or less. They may be living on just a Social
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Security pensidn. I think that is the largest group. Then you.
have those widows whose incomes are slightly higher, but not

much higher. Then there are a good number -- and I think Frank
Power could probably reiterate. the ~statistics -- of couples
- whose incomes are less than $10,000. The property tax burden
for that kind of ‘a couple is substantial. It is much woruse»,
‘than it is in Connecticut. - |
SENATOR GARIBALDI: There seems-- I would have a
tough time -- and, again, this is just right off the cuff -—-
voting for something that would confiscate -— literally
confiscate -- people's property., Sure, it would»be.with'SOme

kind of a payback, but for the purpose of paying off taxes.
You know, that is really what we would be doing. We would take
the equity from someone who has worked a lifetime. You know,
for someone to accumulate equity in that home, they had to live
there 30, 40 -- whatever —-- years. Now we are goihg to take
‘that property away from them. o

What if they, all of ‘a sudden, found themselves in a -

hospital -- forget that it is an elderly ailment -- and they
need a massive application of money -- capital -- to pay for
- extensive medical coverage and treatment -- cancer, or-- ‘

MR. JUROW: That is a good question, Senator.

SENATOR GARIBALDI: What would happen? They have lost
their home; it's gone. _ S B

MR. JUROW: That is why it took us a year to develop.
These were the kinds of “what ifs" we had to deal with. We
have a provision in the lease that deals with a situation where
‘the senior goes into a nursing home, which is similar to the
problem you raised. One thing you probably should think about
is, what would have happened in that situation if the seniotv
had done nothing, and was simply in the situation we were
describing before? Now, the worst case is that the senior
would have no assets and no income, and would qualify for Title
'XIX Medicaid. That is the worst case. | '
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‘ I should have clarified: it;.git_ is in my written.
‘statement.-.. The purpose of our program —— at the heart of it ——
was to allow seniors to live in their houses as 10ng'asbthey
- wanted to. 'There are; seniors -who move out ‘of their houses
,because they can't pay the property taxes. There are those who

move out because they can't get the in-home ‘medical services ——

not full-time custodial care, but just part-time. They don't
have the income. They go to} a nursing home because their
family is not around. That is the saddest thing. A program
1like ours enables them to have the ‘means to pay for those
‘part—time services that can keep them in ‘the house, which is-
. really what they want. They dread it. If you = speak ’to
seniors, they dread going into a nursing home. ‘ :
v SENATOR BROWN: How many takers have you had’ j How
many people are participating in your program?

. MR. JUROW: Okay. Let me clarify the way we are d01ng
it in New aJersey., Our role is not to - structure these
ourselves, because, I mean, you're looking at the core of real
equity. We don't-- S ' . | '

~ SENATOR BROWN: You started it in Connecticut?

MR. JUROW: Yeah. = .

SENATOR BROWN: DO“you'have any in Connecticut?

MR.  JUROW: Weli, as I said, our role was-- We
developed this program, 'which we see as a tool. We are
beginning to do it in Connecticut as well, but certainly in New

gJersey, this is the way we are going to try to bring the
, program in and reach a 1large number of seniors. We have
| ~developed a tool; we have developed the means by which to

-’Strﬁcture"the sale and leaseback. Our purpose 1is to put -that

tool 1nto the r1ght hands —-- the hands of those who‘deal with
seniors and with buyers That means real estate brokerage »
firms throughout New Jersey; it means the Bar; it means
financial planners. Those are the three most .important
‘groups. We just’thinkrthat since nobody has'ever‘really been
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able to be successful.with a sale and leaseback program, we are
just convinced that that is what it takes. The fourth group is
~ the senior service professionals throughout the State That is
‘more an educational functlon ‘ ' v |

But, 1if you plcture it, for thls thlng to work, you

need a lot of people out there talking to both seniors and

investors in a way that makes them feel comfortable w;th»theh
program, and who can actually do the structuring. We are very
limited. Our staff-- You're looking - at the core of Real,‘
Equity. But, we have this tool, and'when»you see it as a tool,
if you put it into the right people's hands, and you give them
~ the training'as to how to structure it, then you can really
reach out into the community and have a chance for a sale and
leaseback program to reach those seniors who otherwise might‘
not be able to stay in the house. o B ,'v
V' It 1is not easy My wrltten statement makes that
clear. The main thing is that we are committed to the program:
—— I have spent a year and a half of'my life'doing nothing else
—- because we think it meets a. need that is not belng addressed -
in the same way, and certainly by no other program.
So, in answer to your questlon, that is not our role
- any more. In Connecticut, for example, if someone.were to come
'up to us and say, "I heard you give a talk. Can you structure
a sale and leaseback?" we would do it, but that is not our main
role. We want_to turn it over to those people who can do it —
. real estate people. ' They have the contacts in the community.
They may have lived there for 30 or 40 years. The Bar doesn't
know how to-— People will go to an attorney to do it between
parent and children, but the typical attorney is just not
familiar with it. They will put together three or four pages.
Sometimes they won't even have a written lease. You may have
heard horror stories of = what happens under that type of
situation. ' ‘
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This is what it takes —- 30 pages —-- and we think the
Bar should use the program we have developed. We are more_than’
anxious to work with the bar associations and attorneys. That
is what it will really take to make this program reach 1nto the
towns of New Jersey. 7 :
o SENATOR GARIBALDI: I 1like the way you present your
~ argument. R ' SR | - |
' MR. JUROW: The task is a difficult one. _
Y SENATOR PALLONE: The main thlng I want to ask you,
though, is-— As far as the sale and leaseback is concerned,

that is something that is out there. There is no need for
'government ~involvement or legislation or anything Or, are.

" there some states where they do somehow encourage it through
‘programs, or whatever? , .

MR. JUROW:  Ordinarily, there is no need for
'legis.la}tio’n, the way there ‘is a need for a reverse mortgage in
the banking community, although ‘they are . reviewing their
documehts, ‘because they want to see what it looks like. We had
heard that there was one state out west that is thinking of
legislation requiring ‘counseling before a senior goes into a
sale and leaseback. We think counseling’is very important.

 SENATOR PALLONE"“ _Some kind of consumer protection, so
'that people know what they are gettlng into. | _ '

MR. JUROW: Right. That. why the Real Estate
Commission is rev1ew1ng' it, too. Perhaps there should be some.
control to make sure that the brokerage firms that use the
program are using the documents the way they are supposed to
“use them, . and are not. taklng any shortcuts. We certainly would
encourage that, if there was legislation that might be
appropriate, yeah. ' _ , _

' SENATOR PALLONE: Is there ‘any‘ state that actually
‘gets involved in educat_ing people, or informing peepie about
the option? o - ' '
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o MR. JUROW: We know of a couple of‘.‘,countvies in 'New,vr
York. Nassau and Suffolk Counties have a jcounty+fundedf“
counseling service. The problem is, it-isvundeffunded;tit is -
understaffed. There may be one person in Nassau County'who‘is
responsibie for speaking to all seniors who arelthinking:of,
not only sale and leasebacks, but reverse*mortgages. Ideally,
that is what would really be necessary. That would be the one
“thing that--seniors: would really need to feel oomfortabletu
" Their attorney plays a key role in this, but still o0unse1ing
—— some organization that is a nonproflt agency for counsellng_
them and d1scuss1ng alternatives—- The closest thlng we have
is AARP's CHISS Program. Frank Power heads the one in Bergen
County. But,thét is volunteers, and they have other things to
do. It is better than nothing, ‘but counseling is really an
.1mportant part to overcome what I think is the biggest. problem,
that is, the unfamlllarlty, the suspiciousness, the fac,bthatd
~you are dealing -- as the Senator said —eiwith'people's houSes
which they have owned for 30 years. - : - |

These protections are in there " These .protectiohs:
will answer those "what ifsf»that they are afraid of, but theyd
don't know that. This_is a new program, and they have to feel
reassured before they will act. That we Xknow, but 'we"‘are'
willing to work with whatever organizations and State agencies
it takes to overcome that credibility problem, which I thihk is
the blggest one. . R

SENATOR 'PALLONE: Okay. Senator Garibaldi? ; _

SENATOR GARIBALDI: I Kknow some elderly and, boy, you‘
can't move them out of their homes. You can't tamper with
them. Look at this 92—year -old; look at what he did to’his’two.‘
daughters ‘when they suggested that they were golng to put him
~in a nurs1ng home. : » :
SENATOR PALLONE: The point is, there may be some -

o situations where it is a good idea. 'I knew of some when I

worked for Protective Services where, really, there was no
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alternative, because ~if  you are going to prevent -

‘.,*1nst1tutlona11zatlon in some cases, you know you are better off

doing that, .even if psychologlcally you know the people have a
- problem. S I o
o MR. JUROW: A lot'ofvpeople weyspeak‘to —— not only
tseniors, but  others -- are skeptical. We were asked by
" friends, when we first started, "Do you think that a senior who
~has owned a house for 30 years will g1ve up the title to that
, propertyisjust for the benefits junder: the sale and leaseback
' program?" My answer, after,speakingftx> a lot of them for a

iyear‘and a half, is, we think‘there_are‘enough~who‘might,.if“ -

they feel. comfortable with it.” It won't be easy. It vis
certalnly not something they w111 rush into, but we think it is
"worth a try We don' t get state fundlng, we don't get Federal
funding. This is our. own money that we put 1nto the program _

’ - We think the beneflts are great enough that if you can
. overcome those - problems I mentloned—— - We think there are

"~<enough who m1ght at 1east take a good. 1ook at it.

‘ SENATOR GARIBALDI: Who guarantees the ‘value in 'the_'
sale? Who guarantees that——‘k‘ , S R -
e MR. JUROW: Well, the process is-- The first step is
that it is appralsed It is appralsed by an independent
ﬁ_appraiser, so the senior- does not. feel as though some hustler
is trying to ‘take his house. : '
| SENATOR GARIBALDI: Trying to rip him off. | |
, : . ’MerJUROW:‘ Oh,'absolutelyu We have a program where
" the buyer iquualified;ﬁnOt much differently from the way a
"bank'yould qualify the buyer. We have a whole procedure for
"’appraising the‘property; 'This is really important; otherwise,
they won't even oonsider something like this. These are the
- procedures—- y That is. what took us a year and a half to
‘?develop, and we th1nk th1s is the only way that a program like
thiS'Would work. That does not mean that a lot of seniors for
‘whom it might be beneficial still wouldn't touch it with a
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10-foot pole. But, there is a lot of interest. We speek to a
lot of people' - The -interest is there. They are not sure.
Nobody wants to be the first one on the block, but that is
where the credibility-- Who is real equlty? I mean, we come
in with no eredibility whatsoever, although we have been
working with.the Connecticut Department on Aging. That is why
- we have worked so closely with the Task Force. We think the
pub11c1ty they can give to home equlty optlons, plus when it
goes to the Governor—— , . C
I am here just to make you awarerof the existence of
the program. That educational function is perhaps the most
important thing, especially when you are dealing with sehiors.
We think it should be available as an option. | v
SENATOR PALLONE I agree with’you, I think it should
be avallable ' - t '
SENATOR GARIBALDI: It is an interesting concept.
SENATOR PALLONE: I don't want to cut you off, but we
have to move on. Thank you for‘comingbdown.from Connecticut.
MR. JUROW: - Thanks so much. >> _ _ :
SENATOR PALLONE We appreciate it. ~ We have yout;
statement. : : | ‘ ’ .
, MR. JUROW: You have my written statement, and ;you}
have the scenario. The documents are being reviewed by eight
or nine different agencies, so the awareness of the program and
how it works will take place. We are very optimistic about it
really working in New Jersey. ' ' ' ‘
Thank you, Senator. o
SENATOR PALLONE: All right, thanks again. Take care.
Now we are going to get Mr. George Lorbeek.v Istherv
here? (affirmative tesponse) " Tell us about the property tax
deferral option. ~ | B . e
GEORGE LORBECK: Well, property tax deferral —-
the work our committee is d01ng—— We are looking at that as an
option for the seniors. I am sure you have heard testimony
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‘;about the need to keep them in their homes, and their de51re to
- stay in their homes, and all of the problems they are having
living on fixed incomes. | ' B

y . We are looking at the programs that are in existence
'1n other states, and we are trying to gather ‘the best: from
these programs. In addition, we are gathering 1nformatlon -
spe01f1c to New Jersey in terms of the population base, the'

'a.seniors who own homes, what ‘they are paying for property tax,,‘

,”'and what kind of . 1ncome they ‘have. We are finding out, based
.. on the two public hearingS--that I am sure you have heard-
saboutwéfI am finding out f—'the_oommittee‘iS»findinglout’——
that the seniors value_very small amounts of money very highly
—— an extra $100 ’a' month an extra $200 a month. We are

| szinding' that there is a tremendous :need for some ‘type of a

program. Also, based upon the testimony, and based upon my own

office —— I work for local property - we know that seniors are""

~‘Jvery concerned—- - . . o v
'  SENATOR PALLONE I'm sorry. You are going to have to
Speak louder. They can t'v’he‘ar- yovu in the back. Could you
please speak a little louder? That mike is . not for
ampllfication, it is just7for recording purposes. o

» MR. LORBECK: Okay. Basically, we determined —- or we
1,conc1uded —-— that all seniors are ‘concerned about their
property taxes. The property taxes are going ‘up, and they are-

concerned about that because they are on a fixed income. We .
have determined that there 1s a definite need for some type of
- a tax deferral program ,At this point in time,-though, we have
not determined how we would implement~——kor recommend that that
- program be ,implemented nor have we determined what its
i eventual cost might be 1n terms of its annual operating budget

| ' _ - SENATOR PALLONE: Do you ‘env1s1on” this type of a

g program mainly for people below'a certain_income?‘ I mean, do
most of the State programs have a kind.of”income eligibility?
I am just wondering l amatrying to perceive it, you know, as
be1ng for a certain 1ncome bracker.
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MR. LORBECK: Well, I would think that in order to
address -the needs of those who most need thls type of program, :
it would have to have some kind of an income limitation. '

SENATOR PALLONE: In every state that: has thls klnd of
deferral, do they have an income 11m1tat10n°

~ MR. LORBECK: To my knowledge, yes, that would be
correct. | | - s o
SENATOR PALLONE: What range is it in terms of the
incbme’ What is the typical one if you look at other states’
'I understand California is about $24,000, or so. :

MR. LORBECK: Yes. Some are much’less;}but you have
to relate everything. In Oregon, they might have a $12,000
- cap, but it has to be related to the cost of 11v1ng - Of
course, New Jersey has a very high cost of living. o .

SENATOR PALLONE: = Well, what would youw— I am just
trying to get some idea of a parameter for New Jersey. Would
you think we would be pretty much comparable to. the $24, 000 in
Ccalifornia, in terms of a program? '

MR. LORBECK: Well, that might be hard to say.  For
example, in New Jersey there is a program which allows a tax
deferral —— a $250 ‘tax deduction for seniors with incomes of
less than $10,000. | SRR 1

| ~ SENATOR PALLONE Yeah, but that is where they are
getting the money back, right? | ,

MR. LORBECK: Yes, that is a forgiveness. In other
words, it is a $250 gift, if you will. And, it is $10,000
exclusive of FICA Federal pension --— disability pension. So,
if YOﬁ figure'the average, or the normal Soc1a1 Securlty, the
highest could be around $9100. | it

SENATOR PALLONE: Yeah, but ‘'what I am saying 1s,-the;
$250 you mentioned—— That is not a deferred tax; that is just
an exemption. ‘ o

MR. LORBECK: That is correct.
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: ' SENATOR PALLONE: We asked Mary before -- when you
. were not here —- whether there was anything 1like a deferral
program in place right now in the State, but there really
~isn't, other than—4 I th1nk she mentioned ' the Homelessness

o Preventlon Program  There is no program ‘where. your ‘taxes are

.owed and you can defer them by hav1ng the - State put a ‘lien on
_your home, or something like that? ' '

~ MR. LORBECK: That is: correct.

- 'SENATOR PALLONE: - Okay. I am ]ust trylng to get an
ideaé— Do‘you‘have any idea what type of costs we would be
talklng about for the start-up of a tax deferral program 1n the
' State? » R

' MR. L‘ORBEcK: . Well—— | |
SENATOR PALLONE: I know there is something in here ——
at one of your meetlngs —- where you estimated, or somebody
‘estlmated——b D | o .
- SENATOR GARIBALDI: When you are. talklng about tax
deferral ‘you are talking strlctly about property tax, r1ght°
' SENATOR PALLONE: Yeah, we are ta1k1ng about what we
started off w1th 1n1t1a11y, where——
, ; SENATOR GARIBALDI - Aren't the statutes clear with
"regard to property taxes? Once you are in arrears,,fOreclosure
proceedings and tax by the liens, and-- ; ‘ |
© SENATOR PALLONE: No, no, this is what we - were talklngr"
: about»before, Pete, wherehyou enter a State program — okay? —-
“and your'property taxes would be paid, either all or in part --
_your ‘looal _municipality .property taxes --— by the State, and

 they would put, in effect, a lien on your home, so that that

money would accumulate'over SO mahy‘years.and, in effect, you
'would be getting the money on your ‘equity ih'your home to pay
your property taxes And, after so many years, you know, the
"State s lien on- the home would keep - building. and then, of
course, oncevthe ‘person died -- which is what happens in a lot
of the cases -- then the State would have a lien on the estate

N e e
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for that much money. But, while the person is alive and living
-in his or her home, they don't have to pay all or part of the1r .
property taxes, which are a big burden. |

We don't have that kind of a program in New Jersey,
~but it exists in how many states? Is it 18?

| MR. LORBECK: At least, yes. .

SENATOR PALLONE._ In 18 dlfferent states for elther
seniors or the disabled, or some comblnatlon of the above.
Thls is what this Committee is looklng into.

MR. LORBECK: I apologize. I should have gone over 
the mechanics of it. I assumed—- - |

SENATOR PALLONE: Yeah, I wish you would, a little bit.

MR. LORBECK: You explained it very well. You're
‘talking about offering the senior citizen -- the homeowner —-—
the optiori of deferring all or a part of his property tax.
Then the State would have to p1ace a lien against the property,
and that deferred tax would accumulate at some nominal
interest. Other states are using 6%, 7%, or  8%. It would
accumulate, and when the individual sold the home, or upon his
death, it would be payable either by the estate, or by the
homeowner if he chose to sell. | S

SENATOR PALLONE: See, I am just trying to get some
kind of a handle on what the costs would be, or how realistic
this is. My own impression is that it is a good idea, because
a lot of states have it, and some seniors have expressed an
interest in it. I am just trying to 'get an idea of the
mechanics of how it would work in New Jersey, what kind of
interest you perdeive, or what kind of start-up money we would
be - talking about, because there wouldn't be any money
initially, you know, until a few years, when the money started
coming back. ' |

MR. LORBECK: Basically, I think there is tremendous
~ interest in this kind of a program in the State. ' At this
point, all we can do is sort of guesstimate the costs.
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. SENATOR PALLONE ‘Well, that would be fair. We would

like some guesses. Do R . - .

‘ MR. LORBECK: Well, see, in New Jersey, there are
174,000 senior citizens who are obtaining the- senior. citizen's

'\'tax deductlon

- SENATOR PALLONE  Right.
SR SENATOR GARIBALDI: How many?
. - MR. LORBECK: There are 174,000, which means they own
a home and they have incomes of $10,000 or less. |
o ' SENATOR PALLONE: Right. |
v MR. LORBECK: Now, the average residential tax in New
 Jersey‘is approximaely $2000. Now, if you multiply $2000 times
174,000, it is‘a staggering number.‘fBut, if you look at some
of the data we have been gathering, it appears that from 5% to
' 20% of those eligible for a program, mith‘participatev—— might
choose to participate. = So, immediately'that 74,000 (sic) can
be reduced to 8000 —- to perhaps 40,000. That will give you
your parameter. It is going to be 8000 times 2000 per person
" on an average. ‘ o | L
7 ~SENATOR GARIBALDI: Do these states charge interest on
the accumulated deferred-- | '

| MR. LORBECK: Yes.

 SENATOR GARIBALDI: They do? " o

’ MR. LORBECK: - The norm, as I mentioned, is’probably
between 6%‘and 8%. It seems to be occurring in those numbers
It would be a State-run program _ v
, SENATOR PALLONE ' So, what option then would it be to
use the same 1ncome and e11g1b111ty criteria that we now use -
for the $250 exemption? ‘ S . :

MR. LORBECK: - Well, that certainly isk_é viable

option. I have people representing the assessors on this
subcommittee, and tax boards. They are concerned about the
mechanics, you know, how are you going to process this thinq.
The $250 deduction is already in place. The applicatidns are
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airéady used in the field, so that ‘would ‘make it fairly'_
simple. But, there are other programs in place, as well -- the
‘Pharmaceutical Aid Program. : . ‘
| . SENATOR PALLONE: Right. You could use the Lifeline
PAAD. | S LT
MR. LORBECK: There, household income is looked at,
whether it comes from Social Security, Federal penSioh,‘,
disability pension. It is still spendable money, so that may
be a viable option, as well. In other words, you don't care.
Under the $250 deduction, a family would ‘optimumly be making
$28,000 and still qualify, because they would have $10,000 or
less reportable income, and the husband and wife, say, each
. getting the maximum FICA. They would have $28,000 and still
' get the $250. That might be a great deal of money. There are
a lot of seniors with far less in terms of total household
income. ST » o "‘
SENATOR PALLONE: If you used the PAAD guidelines, it

would probably be significantly less -- right? -- than the $250 o

’=exempt10n, because the income is, like, half,of the maximum.

MR. LORBECK: The income would be reduced because you
would be looking. at household income, not Jjust income from a
specific area. : ‘ '

SENATOR PALLONE: What about any legal difficulties
- that might be involved in trying to récove:, you know, when the
-homes are sold or are part of an estate —- I mean, when a
person dies? Have you looked into that at all, at what the
other states have done? .

‘ MR. LORBECK: Some of the other states might have from

a fraction of 1% to a 3% or 4% loss write-off. Now, they
weren't able to provide very much data in terms of how these
losses occurred, or'whether or not they pursued them. In other
words, I can imagine a situation where you have a senior living
in a home for a number of years, and substantially a lot of
money has been paid in terms of taxes, and bver'the years the
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interest accumulates, even at a nominal rate, to where there
might be a $30,000, $40,000, $50,000 liability on that property. .
' - say, in the‘meantime, the elderly parent had a married
'ch11d ~who,  through divorce or death of the spouse, returned to“
the house with‘children‘ " Now the elderly parent passes on, the'
. 8tate comes in, and the house has, say, a daughter, -or a son.
with'five‘children,.and they are going to boot | them out " _You
know, with that type of thlng, I ‘don't know, \how . ‘you would
"handle that. o S
SENATOR GARIBALDI Wa1t a m1nute now. Are you saylng;
»these states have a tax deferral program that goes beyond the
- senior citizen? : : : v : ;

" MR. LORBECK " No, no, no,‘no, I'm saying-— I am just
glv1ng you a scenario. Co T T "" o
| - SENATOR PALLONE: Some use, like, disabled, as well.
~ They take into—- S B '
‘ SENATOR GARIBALDI: Mother or,,daughtef or children,
kthat kind of thing? ' : ‘ i

 SENATOR PALLONE . No, they don t have it that way.
SENATOR GARIBALDI You Kknow, that 'isv 1nteresting;

- too. Suppose you have other people in the State who, beoause
. of a disability, or unemployment then find themselves on the
- verge of losing their home. Maybe a tax deferral system should
 be available to them, in addltlon to the elderly. : ‘

~ SENATOR PALLONE: Just think of it. If you ‘had
‘seniors and the disabled the start-off money could even come
‘from Casino Revenue Funds - dare I mentlon the words.

* SENATOR GARIBALDI: That's r1ght ~ There you go.

SENATOR PALLONE: No, I didn't mean that.
SENATOR GARIBALDI: Yes, you did.
SENATOR PALLONE: Yes, Senator Costa? o

_SENATOR COSTA: Can you use up all of your home

' equity, or just part of it? '

38



MR. LORBECK: well, I would think, from a prudehth-
standp01ntp,you would only want a portlon of it used up,. rather -
~than all of it.. - . e ‘ - -

' SENATOR GARIBALDI: What was t'hat again? ,

SENATOR PALLONE: In other words-- The question was

whether—f Go ahead, Senator Costa. ‘ | - S N
~ SENATOR COSTA: I asked, can you useuup'all of your
home equlty, or just part of it, and he sa1d you would use part ’

MR. LORBECK: Would the homeowner, if he had equlty of
$75,000, be permitted to borrow up to 100% of that.equlty?v_My‘
response was, from a prudent standpoint, I would think that
would be a no, no. Maybe you could go to a fraction of that
equity, 1like, banks allow you a mortgage of, what, 70%, 75% of

your equity. You mlght want to be even more conservative under‘v“

}the'circumstances, but that is something the committee really'
"hasn't determined yet. : o R
SENATOR PALLONE: There are all kinds of different
eligibility criteria. You would have to look at that —- liens
that mlght exist on the home already, you know —— in terms of
what is available, too, rlght° ; ; , R : o
- MR. LORBECK: That is correct. Well, in response to
that, in some of the other states, if there are substantial
‘liens‘on the property already, they just wouldn't qualify[for
the program. | o - o .
SENATOR PALLONE: My own impression, Pete, is just
that-- This is a lot more 1nterest1ng to me than either the
reverse mortgage or the sale and leaseback, because that is the
most common,complaint you hear from seniors -- ”I‘can‘t pay my
) property taxes. How am I going to make the payments?" So,. ‘if
you had a program that was just limited to that, I thlnk it
might arouse a lot more interest than maybe just the reverse
.mortgages or the others. 7 ‘
SENATOR GARIBALDI : Well, you would think that the
~ State government would be a lot fairer in the way they treat
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- the people; I would be 1nterested to know, invyour'studiesvef'-s
these .other states, ho_w do they -- or how does New Jersey
. compare to. them with regard to, first of all, the number of ‘
'~ senior citizens, as that relates to the total populatlon —-— Ppro -
'rata'-— as a.way,of comparlson, and how‘many senior cztlzensf'

- out - of that. number in 'New Jersey are not able to pay‘their’

:'bllls or are depr1v1ng themselves .of at least the m1n1ma1
medical care, diet, and anythlng else? Do you have any k1nd of

a handle on that? - ‘ - ! |

| ~MR. LORBECK: We do not have specific numbers on that.

SENATOR GARIBALDI: In other words, how do these other

' ;}states—— What caused these other states to get ‘involved in

 this before New Jersey,'because we are . usually first when it
‘comes  to eStabiishing programs? What happened in those other'
states that caused them to move quickly? Do you have  any
handle on that? . ; |

’ MR. LORBECK: 1 don't know why they moved before us,
'but New Jersey has a very heavy senior populatlon The numbers

1 have seen indicate that the senior population for New Jersey

is going to increase over the years.

SENATOR PALLONE. You know, it was just suggested that
it is because with the Casino Revenue Funds, we do have a 1lot
of supplemental programs.to help people and, therefore, there.
hasn't been as much of a need. '

SENATOR GARIBALDI: There hasn't been the outcry.

SENATOR PALLONE: Although, on the other hand, we have
the highest property taxes in the country, right?

. SENATOR GARIBALDI: Yeah. | |
” SENATOR PALLONE: So, in that sense, it would be the
‘opposite. ' ‘ ‘ ” |

MR. LORBECK: Yes, but' this area has been very
fortunate in terms of ‘the economy. It has always been
reasonably healthy, and property values have gone up. So,

~maybe there is a better wealth base.
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SENATOR PALLONE: I think it is an option that should
-exist, but in any case—-— Are there any questions?
' SENATOR GARIBALDI: No. Very good. .

' SENATOR PALLONE: Any other questions?  (no response)
Thank you very much. We appreciate it. R
s - MR. LORBECK: You're welcome. ; S
o SENATOR PALLONE: I thought we would try to get the
other two subcommittee chairpersons. On the reverse mortgages,l
we have Andrew Carten. ’ g

Before you start, Mr. Carten, I know I have a couple
of people who are not from the Task Force, and we want to hear
from them as well., So, please don't leave. We are going tb
try to be as quick as we can. '
ANDREW CARTE N: Okay, yes, this will be brief.
First of all, for clarification, I work for the Depértment'of
Community Affairs, Division of Housing. Some reference was
made to being of assistance' to elderly homeqwnérs who are in
_tax arrears. There were some 'Questions ‘as to how the
Homelessness Prevention Program would assist them. That option
~of assistance would not come into play until the senior citizen
" homeowner is on the verge Of‘eviction. It is a one-time piece.
of assistance. I am not sure of the threshold, but I believe
it is $5000. It can be structured either as a grant or a
loan. The elderly are given priority in the Homelessness

Prevention Program. The problem with that program, I should

perhaps make you aware, is that its funding sort of goes
through cycles. There are moments when the funding has run
out, and they sort of have to wait a few months before it is
replenished. | ; ' _

~ The Reverse Mortgage Subcommitteé, as you have been
told, is comprised of representatives from various State
agencies, as well as private bankers, the Mortgage Association,
and area agencies on aging. What we have done to this point
is, we have evaluated the two existing programs that we have -
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talked about that are operatlng in New Jersey | The f1rst is
the IRMA Plan offered by Amerlcan Homestead which is ba51ca11y
a 11fe—term plan, where the senior citizen can remain in h1s
home for .the duratlon of h1s 11fe or until he chooses to elther~r
sell or is requlred to be hosp1tal1zed for over a year, at

,whlch point he must rellngulsh the home. The other,program we

" looked at was the Bo111ng Sprlngs Program, which ‘is a

three-year term plan—— o ,

' SENATOR GARIBALDI: ' What is it? » |

) MR. CARTEN: It is the Boiling Springs Plan; it is up
‘in'Rutherford.y ; . N o

‘ SENATOR GARIBALDI: That is what I thought you said.

MR. CARTEN: This is a three-year term plan. In

essence, thereeare‘basiCally two types of';dans.>10ne,,as I
said, is the American Century Plan, ‘which extends to the life -

~of the elderly homeowner. ' ) B

SENATOR COSTA: May I 1nterrupt at this point?
' MR. CARTEN: Sure. .
SENATOR COSTA: You are mentlonlng dlfferent things
like Homestead American Century, etc. Are these programs that"
are already in operation? | : ‘

| MR. CARTEN: Yes.

SENATOR COSTA: In New Jersey"

MR. CARTEN: - In New Jersey :

SENATOR COSTA: I see. Are they pr1vate°'

MR. CARTEN: Yes. -

- SENATOR COSTA: When you say Homestead is that like
‘ the Vlllage of Homestead that is golng on in Bordentown°. ‘
o MR. CARTEN: No, no, no. It 'is a firm that operatest

~~out of Mount Laurel, New Jersey called the American Homestead.
It used to be called the Century Plan, it is now called the
_IRMA Plan o ‘ ’ . _

- SENATOR PALLONE: They don't call it the Mount Laurel

~ Plan? (laughter) . ‘ '
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MR. CARTEN: Right.
SENATOR  GARIBALDI: You are forgiven. . :
MR. CARTEN: They also operate in Connecticut and
Pennsylvania. As was stated at the outset, one of the reasons
why it has been very difficult to sort of get a ground swell of
participation - in the program is because from 'the' private
perspective, they are really the only game 1n town as far as a
life program versus B0111ng Springs. B0111ng Spr1ngs 1s a . new
program, as well; it is a three—year term program. o
In ‘addition to evaluating those programs, if you wouid

like me>to, I can go into a little more detail. '

 SENATOR COSTA: What I would 1like you to do is really
get to the point. First of all, let me know exactly how a
reverse mortgage operates. ' 7 o ‘ '

| MR. CARTEN: Okay.
SENATOR COSTA: If that is all rlght with you. |

'SENATOR PALLONE: Sure, that is what we want to Know.

"MR..CARTEN:’ Sure, that is no problem. Inkessence,f
what would happen under'the;American Homestead scenario is, .a
seniorkcitizen would approach American Homestead under.American »
' Homestead's planr and say, "I need assistance to maintain my
operation of the house, in order to continue living in- _my
house," and so forth. American Homestead would say, "Fine. We
will sit down and we will do the following: We will conduct'an:.
~appraisal of your house to determine what the value of your
house is." For example, let's say an appraisal is done and it
is found to be worth $150,000. The senior citizen will then
have the option of dedicating a percentage of the equityvé-
80%, 50%, 30% -- not only of the equity; but also of the
appreciation —- there are a lot of different factors involved
—— and, based on that, the American HOmestead‘would say., "Okay,
you are willing to give up, say, 50% of the appreciation, not
only the present value of the house, but also the appreciation
value ——fthe two components. Based on that, we can pr0vide‘you
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a monthly income payment of“‘—é a certain ‘amount of money;,be”‘
it $300, $400. A factor that ‘will also come into Pplay is the
 age of the homeowner . Someone who is 75 years old would be
~entitled to a larger payment than someone 65, because they: are
d01ng the1r ~calculations based on - actuarial tables. ” The'
likelihood of an 1nd1v1dua1 11v1ng 10 years is less if he is 75

‘_vthan if he is 65.

If there is a couple in there, and both of them' are
o Senior citizens, so 1long as’one'of*themnremains —— 1if one- of
" the spouses dies —- the contract would still go into play. So,
that would agaln .reduce 'the size of the payment they would
'recelve _ ‘ ~
The appraisal ‘is done;'the monthly paymenth is wo:ked
~out; the contract is entered From thatypoint'on, they‘would.
| examine the house itself to see if there were any 11ens on the
house If the lien was minimal, say, $5000, the senior would
be able to draw down a lump sum ' of that payment to clear the -
lien on the house,_and then would recelve that fixed payment on
a monthly ba51s for the remalnder of his or her 11fe, or the
remainder of the time they spend in the house. v s
| © With the American Homestead Plan, they do have a
'vhclause in there, however,.that if you arevhospitalized,,and_are
1out of,therhouse for more_than‘one year, you must sell the
house, and at that point the association is concluded.
. SENATOR COSTA: They take their 50% at that point?

. MR. CARTEN: Well, in addition—- If the agreement was
for 508 | o " . o _ -
 SENATOR COSTA: Plus the—-
| MR. CARTEN: --they would take 50% of the appre01ated
value. They. would take the - pr1n01pa1 they had glven you in the
» loan, plus the compounded 1nterest on the principal. So, one

of the concerns of that program is that if you look at the rate
of return on their inyestment;tif a senior citizen should die,
'Ioor-have to be hospitalized, or for some reason has to vacate
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the unit within the first few years of the program,,American
Homestead is—-— - Lo o
~ SENATOR COSTA: Makes out better. ‘ 3
MR. CARTEN: Really, that is a considerable return on .
investment. ' . c “ Lo ‘”“e"a
SENATOR - COSTA: . They are taking a chance.  Their
investment is banklng on if you don't live long, they will make
out better than if you do live long. You know, it is no wonder
that not too many people go into that. It gets so doggoned
compllcated : , . ,
- MR. CARTEN: It is complicated. I think that'is'one
of the reasons why, in conducting our evaluation, we havernet
only evaluated existing programs in New Jersey, but have looked
at what other programs are operating in other states. ' - '
SENATOR COSTA: It sounds like a government program,
it is so complicated. ’ ‘ L ‘
SENATOR PALLONE: Well, you know, I was going to ask
you, what about-- You didn't mention the Connecticut program,
but that is government sponsored.
' SENATOR GARIBALDI: Bite your tongue. |
SENATOR PALLONE: How does that differ from these, or
why would it be-- I mean, is one optlon in terms of trylng to
get greater participation to have a government- -sponsored -
'program, or is that not working either? ’
_ MR. CARTEN That is somethlng we are con51der1ng as
- well. We have evaluated the Connectlcut and Rhode Island
plans. These are pub11c plans offered by their Housing and
Finance Agencies. The Connecticut plan is a 1l0-year term plan}a
- the Rhode Island plan is very new, but it is structured as a
5-, a 10-, or a 1l5-year plan. Under those plans, there is no
shared appreciation. 1In essence, an appraisal would be done of
fhe,house; For example, in Connecticut, you would take up to
80% of the value of the home, and then they would structure the
payments accordingly on that equity for the 10-year term.
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- . so, at the conclusion of 10 years what would happen
~is, the payments would stop. However, if the homeowner is
still 1living, they will not evict the homeowner. They will
sort of bear that loss. Whereas, in the private industry, they: '
§ Gould'not bear that loss. They would evict the individual. ’ »

The concern that has been expreSséd to us-— We have
had discussions with representatives from the -New Jersey
Housing and Mortgage Finance Agency, and we have a few
v~representatives:onbour Task Force. 'Their concern - is that by
discontihuing the payménts to the senior citizens, although we
are not evicting them, that, in itself - —— that sudden loss of
‘income after 10 years —-- may, in effedt,jcause an eviction.

SENATOR COSTA: On their death?

~ MR. CARTEN:~»Well/’no._ However, we are aiso,giving

consideration to how we can address that issue. It really
boils down to, not only for the private plan, but also for the
public plan, the issue of insurance. At present, there is
' Federal legislation in the works to establish a pilot program
~ for insurance for the reverse mortgage program3J  v
‘  SENATOR PALLONE: But, that has been hanging around
 for a while. Is that moving in Congress at all? |
| . UNIDENTIFIED SPEAKER FROM AUDIENCE: Yes, it is.

SENATOR PALLONE: OKkay. | |

 MR. CARTEN: If that were to come into play, it would

address the concerns not only of the private seétor,'but also-
of the public agencies as well, that at the conclusion of the
10-year term, by having the insﬁrance available, they would be
able to continue to make those payments, without really
- suffering the loss. The insurance company would sort of assume
- that risk, as opposed to thebagenéies'that'weré participating
here. B o | |
: SENATOR BROWN: So, if a $150,000 house after 10 years
_is sold for $200,000, what happens to the $50,000 appreciétion?
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MR. CARTEN: Under the Connecticut plan, it would go

to the homeowner .-— excuse me —— minus the-- o
SENATOR GARIBALDI: There would be an adjustment on to
_the value, right? - S T TR
_ 'MR. CARTEN: Right, minus the interest payments that
were be1ng paid. o ' I

SENATOR PALLONE ‘The interest that they were charged.
MR. CARTEN: They would be taking the principal, plus

" -the. interest.

SENATOR PALLONE: But you do get the value of the
appreciation; at least. ‘ L | ,
B MR. CARTEN: If there was anything remaining, it would»
go to the estate, or to the homeowner. A N -
- SENATOR = BROWN: Okay,' because theoretlcally your,
' negotiations, or your payments, or whatever, should not have'
gone above what the house was orlglnally appralsed or, r1ght7~'
SENATOR COSTA They stop after 10 years ‘

'MR.  CARTEN: It may. That is the inherent risk, thatf

it may. Calculations are being made as to-— For example, at -

the conClusion of 10 years, if there were not 1nsurance, the
option remaining on the term plan would be to renegotlate the
term, to extend it another 5 or 10 years. To be able to do
 that, you would have to have a minimal amountvof-appreciation
-— to enable you to do that. “Again, this is where the risk
~ comes into play. | | e
SENATOR COSTA: Or, they could have a reevaluation

‘which, at that time, if the house had enhanced in value, that

50% would be a different figure than the original one from 10‘
years previously. , o
- y MR. CARTEN: -As far as sharing in_.' the appreciatiori :
itself? | | ' |
' SENATOR COSTA ’ Right.' If you had it renegotiated ?
after 10 years. | | |
MR. CARTEN: Right.
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SENATOR COSTA: = Well, do they do that? o |
'MR ' CARTEN: Well, ‘under the Connecticut plan, if a
suff1c1ent amount = of apprec1atlon has occurred—— - The -
Connecticut plan does not have that sharing of apprec1atlon.
The homeowner is ent1t1ed to- a11 of the appre01atlon. They are
’operatlng_.on, the assumption that the property wili have
: ,appreciated enough, and that since they are oniy going to give
"you a loan for 80% of the value of the house, there is that 20%
rema1n1ng variable. Between. the 20% in  the remaining
. appreciated value—- That is what they would have to base their
_decision on, whether or not they would be able to extend ‘the
- loan, which is why we are really—— = : ‘
| I think the ‘thing that could make this a much more
“““viable product would be the insurance component, because from a
“publlc policy perspectlve, both the banks and the housing and
mortgage flnanoe agenc1es‘are very'concerned. All you would
~really - need in the headlines is, "HMFA Evicts Senior Citizen"
~ —— you know --— "80-Year—01d Senior Citizen From Home," and you
have k111ed the program '
' SENATOR PALLONE: Are these public programs = you

' mentioned in Connecticut ‘and Rhode Island-- Are they more

*successful than what is out there now in terms of the private:
sphere" You mentioned two prlvate programs that are currently
‘avallable Do you think that if New Jersey had a public
program similar to those other two states we would have a lot
more 1nterest or not? '
; MR CARTEN Well comparatlvely speaking, if the New'
Jersey HMFA were to develop a program on the lines of ‘the
.Connectlcut, ‘Housing Finance Agency-- .Where the _dlfferences
would occur, the Connecticut Housing Finance‘Agency“s funds are
- coming from sort of a'snrplus of administrative.moneys In our
‘jdlscuss1ons w1th “the New Jersey Housing and Mortgage Flnance
Agency,‘they do not have a surplus of funds available. Thls is
) Where if we were to develop ‘a recommendation at HMFA to operate
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- such a program in New JerSey, we would probably also recommend
- some legislative initiative to provide some funding at the
" outset. < , S e .

SENATOR PALLONE: How much would we need, do you think?}

MR. CARTEN: At this juncture, we have not gotten down
to that. I can tell you that in Connecticut, I think they are
working with either $10 million or $15 million. . .

SENATOR PALLONE: To start up that was available?

MR. CARTEN: Right. | |

SENATOR PALLONE: Okay. ,

MR. CARTEN: I believe Rhode Island is operating with
$5 million. o o , . RO
o 'SENATOR PALLONE: All right. Andy, I don't want _to
cut you off, but we are running ' late. Are there any other
- questions?  (no response) Is there anything else .you would

like to say to sum up? - S | S
©  MR. CARTEN: May I just mention a couple of other
things? | '

SENATOR PALLONE: Sure. _ ,

MR. CARTEN: In the area of consumer safeguards——

-SENATOR PALLONE: Yeah, that is important.

MR. CARTEN: --another issue we are exploring as well,
- we have had representatives from Banking on .the committee to
discuss . the present requirements under financial disclosure.
We hope'to‘develop some sort. of recommendations along those
lines as to, you know, what sort of improvements or changes
~ need to be made in that area. o S
. SENATOR PALLONE: Are there those types of things —-—
,>consumer protections -— in the other statés that have the
private programs, that do not  have Jovernment-sponsored
programs? S | | o
| - MR. ~ CARTEN: ~Well, we Dbasically looked at the
Connecticut program, which has the American Homestead Program
in it. L
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"'faxgattorneys

SENATOR PALLONE And the1r own, yeah. _ .
MR,  CARTEN:  Also, out on Long Island ~we have
explored ,the‘ concept of providing counse11ng to fsenior~
- citizens; as‘ the bottom line in a number of these programs,,‘
:hjust to improve upon the 1nformatlon network worklng through v
 the area agencies on aging. . e R
) SENATOR PALLONE: But, I mean, they ‘don't ‘have any
- k1nd of a regulatory mechanlsm in place in any other state?
' MR. CARTEN , Well from a regulatory perspectlve,‘the¢
”Amerlcan Homestead has to reglster w1th the Department of
' Banklng ’ ' ' ’
SENATOR PALLONE: Like'any'other——r

~ MR. CARTEN nght‘ ‘They did, as well, 'in the Statei .

’of New Jersey. I thlnk one - of the problems was that they
' prov1ded so much 1nformat1on that it is Just overwhelmlng for,
‘not only senlor 01t1zens, but the general layman, and also

SENATOR PALLONE Okay‘ , o : ,
MR. CARTEN: So, in that respect, I think what we ——
to sort of - sun\ up -- would also “look at, - is. how we’~cou1d
encourage more banks and -lendlng» 1nst1tutlons to enter into
- this area of assistanoe}to senior citizens. That will be one
of the f1na1 issues we w111 really grapple with, as well,

- SENATOR PALLONE Okay, thanks a lot. We appreciaté’
o fMR._CARTEN: You're welcome. v o
 SENATOR PALLONE: Just to try to vary things a little,
I am. 901ng to call on someone from the Bergen County Offlce on
dvAglng Is Mr. Frank Power here? |
_F R ANK POWER: Yes, I am. _ o
'SENATOR PALLONE: - Could you please come on up? You
r'nlook as though you are 1tch1ng to talk to us, which is always

~ nice. | o o
| ‘ MR. POWER:’-I'am.W I just want to_make mention that
‘you are to be commended-- | o |
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SENATOR PALLONE : Did I mention that you ‘are the
D1rector of the Bergen County Office on Aglng? _
MR. POWER: I am not the Director. I am the
Coordinator of Minority Affalrs and I am the Hous1ng Spec1allst
at the office. -
SENATOR PALLONE: Of Bergen County? .
_ MR. POWER: Of Bergen County. My name is Frank
Power. I have worked in this area for three years. i'think
outside of the American Homestead Mortgage Cdrporation;‘I ha&e
spoken to more seniors in the State of New Jersey on . home
equity and home equity conversion than anyone else in the last
three years. ' , . ,
I have a few things I feel you really should'hear.r
However, I just want to mention that there is a major shift in -

1

caring for the elderly in their homes. It is comlng out of
Medicaid. The State of New Jersey, which has-- This is
today's paper. You can look at that. It shows that mostgof
the emphasis on home care 1s coming intojMedicaid._ The'State

of Connecticut-- A year from now, you will probably be having

a hearlng on how you are going to finance home health care out
of home equity. v L | Lo
SENATOR PALLONE In terms of this Committée, I just
want to say that our whole emphasis, certainly for the last _
couple of years, has been on trying to come up with programs.‘
" We have sort of a basic phi1050phy that we would rather keep
people at home, rather than institutionalize them. ‘What you
are ‘'saying is that you are: g01ng to relate that now to home
equlty : | _ : S

MR. POWER: Yes.

'SENATOR PALLONE: Okay.

MR. POWER: What I am going to show you 1s that if you
have the vision-- Mary Bentivegna has 10 of these, and I think
‘'she could share some of them with your people (indicates
material he is referring to) . If you have the vision, this is
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~what you should see. The major neéds of seniors -- and I have
'spoken} to -oyerv.JOOO seniors on home equity and about 200
 one-on-one -— are taxes. It»is‘clear that‘the major thing —-
‘and_you-arevright5on target -- is taxes. That is what they are
concerned about. So, in terms of'équity, there is no question.

" in my mind that some kind of tax deferral program is the bestv

solutlon . .

The second thing they have in their minds is how they
are. going to maintain their homes. - Not only do they have
problems with the ladders and with the lawns and with the rest
. of it, but they have to negotiate often with people who would
do these things for them, and that is unsatisfactory.

The third major area that is com1ng into every office R
on aglng-— I represent the offices on aging in the State of ,
New Jersey on the Task Force. The third major area is home
health care. What are we going to do about mother? ' Okay.
-Mother has now had a stroke, or father has had a stroke. Where
is the money going to come from. As you all know, no insurance
program effectively covers home health care. It is very
unlikely that the insurance industry is going to really cover .
that. We don't have any national program; there are no funds
to do that. And, Medlcare 1s cutting back on home health care.

So, what are we 901ng to do?- _ ,

SENATOR PALLONE: © We have seen some recent- proposals
‘to reverée that, but whether or not they are going to succeed
is another thing. ' _

MR. POWER: I know a lot of people have spoken
already, but 1 have a couple of things I really want you to
think about. I want you to think with this kind of vision:
Sixty—three'percent —+'and these figures are accurate, right
out of The Nekabrk Times this morning; they are red hot -- of
all home health care costs -- Medicare —-- in the nation went
into New York City home health care in the past year -- 63% of
all the costs for Medicare home health care in the nation —--
okay? -- in the whole Country.
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2 Now, the appre01atlon of the homes in Bergen Countyf"
alone would pay for that -- $600 million. ~Last year, that 1s_f
the value of the appr901at10n of the . homes in Bergen County,"

‘In the State. of New. Jersey, the apprec1atlon on senior homes-—'v

It is very hard to figure, but it is somewhere between $3 :

'b11110n and $5 billion. Okay? The main point I want to make

‘is this: - You are on the rlght track There isu.not' enough’
money in Casino Revenue Funds. There was more money; inly
appre01atlon last year in the State of New Jersey than will
come out of the Casino Revenue Funds in 45 years. There is not
enough money in the State Treasury to deal with home ‘health
care issues in the State'of’New'Jersey,'with.the burgeoning
senior population. | ’ R

If you have been doing your homework and'I'think you

have been, you know it is that portlon of the populatlon that
is really rising in terms of numbers. ~ They are the ones, after;
75, where the home health care issues become essential and

“crucial. So, where is that money going to come from7 My thing;f'h'

is, it can come —-- if we have a v1ab1e program —— out of the
equlty and appre01atlon of senior homes. - -
, I ‘want to address Senator Gar1ba1d1 for a mlnute It
is true what you_say in one sense, but if you listen to the

seniors, they want to,Stay in their homes. They_want‘to keep

that homestead up. They want to pay their taxes. They are not
- cheap-minded. When they talk’about freezing the taxes, or when,
they complain about paying their taxes,”it is not because they
.~ don't want to pay their fair share. It is only because of
their meager' pocketbooks. When they 'don't 'have, the _moneyr
1‘coming'invand they have to pay the}taxes,'that’is when they |
begin to complain. . : ' | B
| SENATOR GARIBALDI I got news for you: They complain
‘ about their taxes. o ' ' ‘

talk to.
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SENATOR PALLONE: ‘May I ask you someth1ng°
T MR. POWER: Sure -
v SENATOR PALLONE: ‘You mentioned Connectlcut. Have
- they already linked thelr reverse mortgage program to-- o
| MR. POWER: Not as yet.
SENATOR PALLONE But they are talklng about 1t

_ MR. POWER: Ken Scholen, who is the expert in home
equity 1n the Unlted States, is a consultant. By the way, I
think the State of New Jersey should be commended. They are
g01ng to have Ken Scholen also 1nvolved in the wr1t1ng up of
the Task Force report for the State. _

The notion that the equlty is there-- In The Times
thlS morning, the,major ‘home health care agency, St. Vincent's
fHosp1ta1;1n}New‘York City-- The D1rector is a phy51c1an who is
inroharge of that program, and he is in favor of taking equity.

~ and using it for home health care; so 1is Mr. Scholen; so is

. Professor Weinthraub -at Clark University in Massachusetts. . 8o,
the best minds 1in the nation r1ght now are looking at home
'health care -— at paylng for 1t 1n equity. I am not talklng.
~ about small—mlnded people who are trying to say, "How can we
not take care of the elderly, and cut back on Medicare," but
the people who ‘are going to say, “Where 1is the money going to
come from?" It is g01ng to come from equ1ty -
I have a statement I would llke to leave w1th you. I
am not going to run through it, but I just want to mention a
,c\ouplevof ‘things. Whatever you do in legislation as You' get
into a tax deferral program, as I hope you will, make sure that
the leglslatlon is flexible enough to allow for other options.
Let me explain that. ~Many programs -- for example, the IRMA -
'Program, which is good for some seniors, but is a disaSter'in
vother ways -—— would make a senior who has a small mortgage. on
his property of $6000 at 4% clear that mortgage, borrow the
" money from the Howard Savings Bank, and pay back 14% to clear
that mortgage.' So, you get into ridiculous things 1like that.
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That is one of the reasons why some Seniors'wonft go into the'
~ program. . L :
’ Secondly, if you are unable to have a low-cost home
improvement loan piggybacked onto a tax deferral program, if

you are narrow-minded and only allow one lien on the

property—— Now, California has the most experience, and they
~are generous and broad. They allow flexible liens. 7’They'allow
~ piggyback liens. If you allow a .lady in Teaneck, New Jersey to
~get. that little loan to fix her roof which is leaklng,,at 3%.v
she can take that 1loan, fix the roof, "and the appreciation,
 because of that structure being repaired, is going_to outweigh
~ the added cost. S - R B
’ SENATOR. PALLONE: Some of the states, then, do not
-~ allow you to have any liens? I R
' ‘ MR. POWER: Right, right. So, that is very
important. = Home improvement programs, at least in tﬁevstate of
—— at least in the county of; it is not a state vet, 1 gues§—~jbe
In the County of Bergen, they allow that, okay? They allow
that to happen They will allow you to put that 11en on. So,
that is the main thing. ' _ B
 The second thlng is to think home health care. So,
even if we are not ready at the moment -- and I don't think we
are —— to figure out how we are going to deal with this home
health care issue from the equity inrhomes} the legislation:
that would be passed would have that in mind,. and'at least not
be narrow, so it would be open to additional ways of looking‘at
home health care. So, once the senior gets into a tax deferral’
‘pfogram, and he or she needs home health care, you don t want
.fo have to.say,v”Well, I'm sorry, ‘ma'am, we can't help you on',
that area now." It has to be open to that. _
' The AARP has made a very good p01nt, it should be:
70ptiona1 You can't make 1t mandatory to use up your. equlty to
get on entitlement programs. Some people are thinking along
those lines. I would say, as a senlor advocate, that we should
not go~along'those lines. '
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Number four, assurance. - Do you know why seniors are
not golng to go 1nto these programs" Because they —- as I

‘thlnk Mr. Jurow mentioned -- were- young adults during. the . -
- ~Depression; - and they. saw’foreclosures., I took testlmony¢for,

the public hearlngs from senlors in Bergen County, and they
remember that. There is: nothlng‘golng to-- They are not going B
to 'get into a program “where there is going to be the
'poss1b111ty of some sheriff -- and they even mentloned that in
~ the testlmony ——in those b1g thick thlngs you got—- They are
not going to do that unless there is assurance that no one w111
- come and put them out. . o ,
| One of the reasons why you 've got to-- Even if they“
get less beneflts, even if you scale down, it has got to be sof
',that there is an assurance that they are not golng to be put
out, 1f it is going to be successful B v _
. Mr. Jurow has. already spoken on home equity :
insurance. The Federal government H. R. 4 1nsurancefprogram is
‘a demonstration pr03ect which will allow both the lending
organlzatlon and the senior to be protected. 'If the State of .
- New Jersey does it with public funds, then the State of New
. JerseyyWillfhavevto'insure itself in some way. I am notﬂsure’
“how that would work. But, hopefully, that Federal program
would be on-line, so that the insurance would be available.
' What we would like to see is the local banks getting involved
in this, insofar as they_can,’and, talking reverse'mortgage,
S put it into the New- Jersey Housing and Finance Agency, and hayek'
- some kind of counsellng system going on to counsel the seniors:
on what they are reallyvgettlng into. Then, if the State funds
“are there, fine. I suggest'the PAAD population as a start-up
for this. | » R '
SENATOR PALLONE: As a guideline? v v
MR. POWER: As a guideline. Now, I want you to
remember that the Commission on”Aging'and many  of the senior
citizen organizations have said, "We have to look at apartment
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dwellers." Two-thirds of the seniors we are talking about are
homeowners, but my contention is, if -you think -deeply about
- this, YOu are going to see that as you get at that equity,
. .which -is a tremendous amount of money, and allow seniors- to.
use, in pride -- to feel pride-- They are not going to'gb on
the public dole. No one is paying for their home health care.
Théy are paying their own taxes out of their own equity. ‘Sbf
.they have a feéling: of ‘pride; they>«have a feeling_ of
responsibility. You are not putting them on the public dole.
‘And, if they are able to use their money to pay for their own
taxes_and their own health care, there should be more money in

the State Treasury and ftom Casino Revenue Funds for those ==

apartment dwellers, who do"not even have the equity to pay for. -
the chronic disease and illness which is going to catch them
also, and the Medicaid programs which they afe going t-o‘have"-
home health care paid by. o ' o

So, what I am trying to say is, you see that kind of
money, the billions of dollars in Bergen County alone, and the
hundreds of millions of dollars every year. Somehow, if that
could be converted-- Don't let anybody tell you. Get your
best experts up here in terms of calculating out these |
"actuarials. There is no way you are going to have a little tax
deferralvat‘ 5% or 8% catch up to a house that is already
$150,000, $200,000 that is appreciating —- at 5% to 8%. It is
not going to happen. - The State of Oregon has already had that .
experience. -They even make charts to show the senior that the'_,
rate the amount of money is go'ing 'up in terms.'of their tax
deferral is 1like this, and the rate of appreciation of their
_house is going up like that. It is only the doomsayers who
would say, "What would happen if this-=" We are not going" to
throw out senior citizens when they are 85; we all know thla't.'
So, no one is going to get involved in iegis'lation that would
do that, and we don't want that, of course.
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Lastly, I would 1like you to think of the most
important thing‘ '~ We should be able to defer the payment for
"~ home health care insurance, or even nursing home- 1nsurance
There are a number of insurance companies -- and I very much
" question the insurance companies, but nevertheless -- which are
looking at how you are gomg to pay for nursing care or home
health care. The senior who goes into a tax deferral program,”

or the senior who goes into a reverse mortgage program, should

be able, after his taxes are pald, to take 5% of the equlty of
his home, per year. In a 10-year program, that is only 50% of
~ the equity, maximum, sey, of $5000. You pay your taxes. That
- is an average of $2000 per year in the State of New Jersey.
What is left over—- There should be some way they can defer
and buy into an .in’surance .progrem,@ to help them pay for home
health care, and help them pay '_'fo'r nursing home care. If they
‘don't do that, and if we don't get the money, the State 1is
going to have to pay for it"‘.‘ Your actuarials are going to be
- able to work something out, I think - if they have enough
‘vision down the road -- to see that in the long run that is
going to save the State of New Jersey a lot of money. o
The 1last thing I would say Iis, alth_ough the
Connecticut program is an excellent one, and I would hope that
~we would be able to model New Jersey's on it, I would see the

home health:care portion, and even the nursing home i_nsiir;ance.; .

portion, in the middle. So, I propose a sandwich. Straight
tax deferral,v and then two levels of home health care equity
and home health care insurance, and then a supplementary -
“income. _I'11 give yo'u a very specific ekample.r I visited the =

home of a lady in Teaneck. She is living in a home worth
$250,000, and her income is $6000; taxes, $3000. If there were
a way for her to capitalize-- That home, a corner lot, is

going up $25,000 a year. So, she has to be able to think
positively. We have to help her to think in such a way that
there is a different way to pay your taxes. You pay y‘our taxes
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from the equity that is coming into your house. She is making
"~ more money than I am as a county civil~servént;;~She would be
able to do that, to delay the taxes, and then she pays out for

~ her home health care. -Whatever kind of a mechanism:we have in

the State of New Jersey, she pays for that. She pays for her
insurance, for a nursing home out of that, and then she can get .
‘her 1little supplementary income of $500 or $600 a ‘month,
whatever the case.may be. - | - .
' SENATOR PALLONE: All right. Well, it sounds like--
MR. POWER: I think in that case, we will have some

programs that will be effective. - R B
| SENATOR PALLONE: Thanks a lot. I really appreciate
the insight into it, and the suggestion 'there,  because I
definitely ‘think we have .to 1look into some of these
alternatives. These kinds of options have to be investigated. -
We really don't have any other chkoice in many cases.
| MR. POWER: Thank you. o o
 SENATOR PALLONE: Thanks a lot. = Anna Auerback. You
are the last Task Force chairperson. o | -
ANNA M. AUE R B A C K: You have my written statement

and, if you wish, you may defer to the other two people.

| SENATOR PALLONE: I think we will, only because we
heard from Mr. Jurow, and I ‘apologize, unless there are any.

questions. (no response) Okay, thanks a lot. | v
| I have two more people. From the Senior Shared
Housihg Program, Elaine Polin. I am sorry you had to wait. v
ELAINE POLIN: Some of my testimony may be found in
the transcript of the Task Force meeting in Point Pleasant, but

I do have some additional remarks to go along with that. |
My name is Elaine Polin. I am the Coordinator of the
~ Shared Housing Program for Senior Citizens. The name of my
agency is Senior Citizens United Community Services of Camden
County. We are an innovative, nonprofit, social service
’agéncy,,Whose'primary goals are to improve services offered to
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the senior c1t1zens of Camden County, to enhance the quallty of'

- ‘thelr 11ves, ‘with empha51s on- those “with ° the great_est o
- socioeconomic need. - -co-co A

The corporatlon is located at 512 South Whlte Horsef

“P1ke in Audubon, New Jersey._ It has _been in operation since
- December, 1979, under "the’ directorship of ',Do'nna KOvalev\ich.
‘VThe corporatlon presently recelves 'funding‘ from the Camden
County Office on Aglng, New Jersey Tran51t,_the Camden County
Community Development, and the ~Division  of Youth and Fam11y’
~ Services. B ' P
The corporatlon s Board of D1rectors are themselves'
older people, who have f1rsthand knowledge of the problems of

- senior c1tlzens ’ Among the serv1ces offered by the corporatlon :
are: med1ca1 transportatlon -- we prov1de 9000 rides a month;
: emergency serv1ces,' such as a f_1ve day food supply, fuel;
‘shut-in 'food shopping; ~a Golden Hands Gift Shop;  in-hcme
services; a homemaker services and respite program; community
relations and outreach; Golden Voi'ce, ‘our monthly newspaper,

| tripS'forvsenior~citizens; and, of course, shared housing.

| The Senior Shared Housing Program of Camden County is
des1gned to increase ‘the hous1ng optlons of " the low— and'
moderate—lncome Senior c1t1zens It is funded through a Camden
~County Community Development Block Grant and the Division of 7

'_Youth and Famlly Serv1ces, at no cost “to the cllents ' The

‘program is for senior citizens looklng for affordable, decent
~housing, and homeowners who are hav:Lng trouble malntaining‘

: the1r homes because. of the hlgh costs of ut111t1es and taxes
‘The program is for seniors who are 1ndependent, in other words; ‘

:those who are able to - take care of themselves, and who are in
falrly good health. : . v | : S

' The Senior Shared " Housing Program was developed to
answer the needs for affordable housmg, as evidenced by the
extremely long waltlng 11sts at all of the senior citizen »
apartment - _ complexes in ‘Camden County _In Camden County, the
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waiting list is four long years.' In 1984, the median costs to
subsidize a rental unit, based on three senior high-rise
buildings in our county, was $400 per month per unit. Yearly, .

this amount totals $4800 per unit. On average, a person steys}xa

- eight years in a senior high-rise. This brlngs the sub51dy :
total up to $38,400 per person. This was in 1984. »
‘ Compare these figures to the $1000 one-time cost of
matching two people in a shared housing arrangement‘ If a
program of this type works, millions of dollars can be saved in
building additional subsidized housing units. '
The latest census figures show that Camden County has
.'well over 80,000 senior citizens aged 60 and over. Within this
gréup are over 50,000 female head of household,_most‘of'whom
comprise the low-income group. During'a four and one-half year
period, the total number of clients served through the Senior
Shared Housing'Program was over 1100. By'serviCe I 1:ean, we
provide information; we make referrals and arrange for
additional -support and assistance; and we provide personal andg_
housing counseling. o
To date, 54 matches have been made, benefiting 108

vclients. Most of the clients in the Shared Housing Program are
living on Social Security. Their average monthly income is
$450. Federal guidelines state that no more than one-third of
income be spent for housing,  yet :decent; affordable housing
starts at $400 in Camden County. Of course, those figures are
higher for North Jersey -

- ' Our clients have much in common. All of them are, or
were, homeowners. Most have lived in the same community for 40
years, 50 years, or more, working hard and faising_ their
- families. - Now their spouse, children, friends, and neighbors
have gone. How do they manage from day to day when :their
mobility, eyesight, and hearing may have diminished, they no
1enger drive, taxes and home maintenance eat up their savings,
they'are not even sure from day to day whether or not someone
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'xw111 be"ava11ab1e 'toj'go-rtof”thea'food‘<stcre',orf:refi11'
prescr1pt10ns°‘ . U / B .'fr_v";[‘»_
' 0ver 75% .of the shared hous1ng c11ents in’ Camden'

‘County are women between the ages of 60 - and 76. They are low

:1ncome, they no longer have frlends or famlly in the area to'
"lean on for support. : ' ' SRRt
o In 1985,,the Shared Hous1ng Assoc1at10n of New Jerseyl
7was organlzed to prov1de shared hous1ng programs throughout the
fState, ‘with an opportunlty to exchange and develop ideas and
b'1nformatlon in the field of - shared hou51ng In addition, ‘the
"Assoc1at10n works 301nt1y ’ w1th other organlzatlons ' and
government agencies to serv1ce ‘the aged in the area of shared
housing. However, shared hous1ng is not enough and it only

‘ﬁrfhelps a very select group of people,‘ meaning those who are«.tvﬂ

1ndependent o New Jersey has always been in the'fOrefront when
:rt came “to prov1d1ng‘ serv1ces to senlor citizens. VH0wever;a
: there 1s a group of elderly wh1ch 1s not being served e
_ ' W1th1n the past year and a half, a growlng trend hasf
"jemerged The fra11 or at—rlsk elderly are seeklng housemates'

: who "will. prov1de serv1ces Such serv1ces 1nclude cooking,

»housekeeplng, and, to some degree, personal care. The at- rlskr.'

v gelderly' are 1nd1v1duals who have phys1ca1 llmltatlons They’
- are no longer able to remain in their own homes without
~ assistance.  Therefore,  they ‘]arev at risk of being

: 1nst1tut10na11zed either in long—ternx residential facilities

or nursing homes - Of the 300 1nqu1r1es recelved in the Camden
© County Shared Hou51ng Program in 1986, over 30%, or one-third
,of those 1nqu1r1es were from this at-risk group. ‘Statewide,
all of the Shared Hou51ng Assoc1atlon member agencies‘-arep
ﬂexper1enc1ng the same problem Agenc1es are having great | _
'ﬁdlfflculty prov1d1ng adequate housing and other ‘social services ;'
for this unlque and grow1ng populatlon - : |
. I quote now from the. "1985 Report on Aging in New"‘
’Jerseyﬁ -— the Governor s Report '"Health status is not the
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primary factor leading to institutionalization of an older
person. - institutionalization results fromrabsencezof family'orf‘
a support system, depletion of personal or family resources, or
the  excessive burden on existing resources, or“thefexcessiVe
burden on ex1st1ng family members. " ‘ , g |
More housing options and 1n—home serv1ces must be made

available to senior citizens. The Shared Housing Assoc1at10nv
of New Jersey and the New Jersey Department of Communlty
Affairs' housing liaisons  support shared  housing »tand:

alternative housing options. Senior Citizens United Community
Services has already investigated and  researched 'the |
p0551b111ty of prov1d1ng another housing optlon, which is adult v
foster care for Camden County residents. There is a need for:
adult foster care in our community, again, as evidenced by the
fact that over 30% of the clients who use our agency services
are at risk of 1nst1tutlonallzatlon - ,. .” o
Our agency would like to meet - the hou51ng and personal-n
needs - of the senior population. An adult foster ‘care program

' could serve as a model that could be implemented throughout the

State of New Jersey. The proposed program seeks to provide an
“alternative - for  persons currently ~ at. ~ risk of
'1nst1tutlonalization;v who would be eligible for residential
care, but, nevertheleSS; prefer to be cared for in a home
setting. S | e
v Esteemed members of this Committee, senior  citizens .
are a proud’group;‘ They want what'anyone wants, regardless of
"age, and that is to be able to maintain their independence and
sustain their dignity. More housing options wili allow this.
Thank you for the opportunlty to speak. ‘ g ,
SENATOR PALLONE: Let ‘me just ask you briefly, becausev
I know- we are running out of time—— You mentioned the shared:
"hou51ng ex1st1ng programs. How are théy being financed right

now? I mean, like, for example, basically we are talking about"'

referrals; I suppose -—— kinformation' and referral -- right?
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) Does thls operate through your ex1st1ng D1v1s1on on Aglng, or,g
your Hou51ng Autuor1ty, or what? : o

'MS. POLIN: Each ‘county has ‘its own programs We do
.‘not have shareq hou51ng programs in every county. We don't
'~ have the same type of shared hous1ng programs in the countles_
“that do have them _ .
| SENATORH PALLONE: I know,  for example, that in
- Monmouth County Fhe Division —- or the Office on Aging —- has a
referral prograﬂ Is there anything other than the need for,
you know, this type of referral program that you are suggestlng
‘to us? In otheﬂ words,vlt does not seem to me to be something
that would inuolve legislative intervention; rather, just

hav1ng the program exist in the various counties.

. 'MS. PoﬂIN “Well, there is a need for leglslatlon

'V'Fundlng is needéd to provide these programs. = In Camden County,

our Shared HouJLng Program is funded .through DYFS and CDBG

-
I
|
|

funds
' "SENATOR!

v PALLONE' So, in other words, you would 1like
- some. fundlng for '

the referral program Okay.

MS. POH;N:» Well, it is not Jjust a referral program.
We do the actual(matching up of people to live together.

SENATOR| GARIBALDI: Could you define, a little more

spec1f1ca11y, shared hous1ng and referra1°

| SENATOR| PALLONE: Well, I guess, I don't know-- In
~ Monmouth County,| for example, if someone calls the office and
saYs they are 1looking for-- - I know sometimes I think I am

operatlng a real estate'agency,~but, you know, they will call
“up and say, "I have a room, and I have an income problem, so I
~would like to take in a senior. There is a place you can call

1n the Office oﬂ Aging in Freehold. They put that individual
on a list, and then they make that list available at the senior

centers,'nutritibn program sites, and all that, and they}match
people. o ' '
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| SENATOR GARIBALDI: Are there any m1n1ma1 requlrements
‘as to number of rooms, or kltchen, or—— ‘ ' . N
'SENATOR PALLONE: Not really, no. The only thing is,

~ it +is always, of course, up to: thé'“individual who has'athe:’;'

-house; They don't force anyone on anyone and then, of course}
there are some people who are reluctant to = get involued. ,
They'll say, "Well, I don't want to call Fréehold,"becausellbf
“don't know who I am going to get," and that type:of'thing.
| ' MS. POLIN: Well, our program does not work like that.
. SENATOR PALLONE: Oh, okay. o | R
| MS. POLIN: People call us. . They Say they need a
“place to stay, or they are a homeowner'and they would i'ike_;‘
someone to come to live with them. We do an intérview_with the
party. o ‘ . AR
| SENATOR PALLONE: Maybe they do that in Monmouth; I
don t really know I have never gotten into it that deeply o

MS. POLIN: Every one is different. :

SENATOR PALLONE: I don't think it 1s’too——

SENATOR‘GARIBALDI' This is not State sponsored°’

MS. POLIN: No, it isn't. : o

. SENATOR PALLONE: Well, the Office on Aging must use

certaln of" its funds, part of which comes from the State for
that purpose. But I think her program. sounds a 1lot more
| sdphisticatéd. Go ahead. ‘ o
~ SENATOR GARIBALDI: Yeah. S
MS. POLIN: I brought a program‘description, and also

. a booklet whlch explains our program in detail.

SENATOR GARIBALDI: = Oh, okay. o

MS. POLIN: We have very thorough 1nterv1ews ) We'also
‘ask for medical and personal ‘references. We take the people.
‘and introduce them. | | | - R
| | ' SENATOR  PALLONE:  But, there 1is no statutory
-ihpédiment injany way to what you are doing. o -
MS. POLIN: Yes.
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'SENATOR

- wanted to know. |
~ MS. POL
the people who

not have the funds.

. SENATOR
 MS. POI

'dlfferent needs.

year and a half
‘need to have sc
household tasks
“accommodate that
' ~ SENATOR
vthe funds’ ;
MS. PO
'1ndependent peop
SENATOR
| . MS. PG
~ Anyone who ‘15‘

cooking, persona

homeowner -- is

ba11~us;

PALLONE: - There is? Well, that is what I

 First of all, we cannot accommodate all of
“We-dOfnot_have*the=sta£f{

IN:

and we do
No,
SecOndly,

PALLONE:
LIN:

I understand that

people who call us have many.7
: What we have seen at least in the 1last
-- is that there are more. frail people,vwho
meone 11ve with them to help them with the1r
and some personal care,

and we are not able to

group. ;

PALLONE: Becausehyou’don't have the staff or
LIN: No, because our program 1is only 'for
PALLONE: Oh. | o o
)LIN: .~ We cannot . accommodate frail people.
providing a service by doing housekeeping,
1 care ——rattending to the personal care of the
] like, a full—time companion, and that person.

~would be expected to

arrangement

receive a salary for that type of an

e don't have people who want to do that. What I

S am offerlng today is that we would 11ke to start an adult |

|

ram.
PALLONE
re programs

|

.foster care prog;
: SENATOR
~adult foster ca

1

Okay. ~We know'abOut,

B111s have passed through thlsvt

for example,»

 Committee for, for example, day care or—-
| MS. POLIN: Right. | J |
SENATOR PALLONE: --centers for Alzheimer's victims.
But,,you'rertalking.about somethihg that is individualized—-
| MS. POLIN: Yes. o | | |
'SENATOﬂ‘ PALLONE: = —-where are matched for -

|

“shared housing.

people
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' 'contract

SENATOR GARIBALDI ‘They actually enter into a

. MS. POLIN: 'Yes.“r L IR
--- - SENATOR GARIBALDI: A contract between the party who .
is golng to share the residence and the—— ' \
R - SENATOR PALLONE: It also 1nvolves health and personal‘
' caret You can't do that now, but you would like to be able to
| MS. POLIN: Right. . | | : B
SENATOR GARIBALDI According to this, you do on-site
Jevaluatlons—— | ' | -
MS. POLIN: Yes, we do.
SENATOR GARIBALDI ——0n behalf of your. cllent ,
‘ SENATOR PALLONE: What are the 1mped1ments to your_'
‘d01ng the sharlng and match1ng that ‘also involves the health
and personal care? ' e o
MS. POLIN: See, our contract with CDBG 'and DYFS
states that we are only allowed to accommodate people who: are

“able to care for themselves. I don t know if that is because

there is a concern. for 11ab111ty, or-- You know, I don't'know
that much about it. e B
o SENATOR PALLONE: And certifications of the people"'
 involved, and who is tak1ng care ‘of who. It's a can of worms
B SENATOR GARIBALDI: Or whether they have pets

SENATOR PALLONE: Oh, gee. | R |
, SENATOR GARIBALDI: Oh, yeah, there are all kinds of
_ things. e | | R R
' MS. POLIN: Yes, everything. | o |
| SENATOR PALLONE: Well, it is interesting. I am glad
: YOuvbrought’this up today, because I certainly wasn't aware
'”that ‘there was this type!of a program, or that there was a‘need:
for the matchlng with regard to the health care. G
| , MS. POLIN: - There is a very b1g need in our county,
and | other ‘shared hous1ng programs are exper1enc1ng‘ the same k
_ problem ‘
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We also have room and. boardlng' home codes we must}
adhere to.' When you 'talked about restrlctlons,’ we are only_v

_7a110wed to do one-to-one matches Some of the other people who -

‘test1f1ed sa1d ‘that there are. some: people'whO‘aremxaklng 1nj
boarders, and our program ‘does not allow for ‘that, because thenf'
',you have to get 1nto very strict f1re and safety codes, and sor
forth. o o S ) : :
': ' SENATOR PALLONE | What you re‘ saying is, 1f 1t only
1nvolves a sharlng s1tuat10n, maybe some of these thlngs can be‘
‘relaxed, p0551b1y-- o " o '
MS. POLIN: Yes. Well bwe do have standards. .
o SENATOR PALLONE: --to encourage more of it., Again,
that is . somethlng to be looked' 1nto - All r;ght,,thanksyallot;
 Are there any questions? : - ’ |
SENATOR GARIBALDI: No questlons, but I have to leave :
, SENATOR PALLONE I know. We only have one more
, Qwitness - I'm sorry. I know we are. g01ng on, but it has ‘been
‘1nterest1ng S ' o ; - .
| SENATOR GARIBALDI : Yeah I am interested myself.
SENATOR PALLONE: Ms[ Polin, do you want to leave us‘
with some of those ‘materials, and we can share them wlth the”
 Committee? | B - | |
‘ 'MS. POLIN: Yes, I would like to. IO
SENATOR PALLONE: We have one more speaker, Sylvia
y Wiser, jPreSident,' Shared Housing Association of New Jersey.
'She has been here all day. | Lo L
SYLVTIA WISER: Ihaven't been here tooﬁlong. |
- SENATOR PALLONE: ©Oh, okay. We. have‘been'here all day.
MS. WISER I am Sy1v1a Wlser I am Pres1dent of the
'Shared Housmg Assoc1at10n of New Jersey 1 ‘work at UMDNJ
which is part of the Community ' Mental Health Center at
Piscataway, in a program called COPSA =— Comprehens1ve Services
on Aging. Through COPSA, we received a grant a few years ago
“from the Mlddlesex County Office on. Aglng, to sponsor the
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shelter Clearing House " We then found‘that'matChing was really
- an optlon for seniors. o ‘ “.\ ,'

‘ ‘The -tragic lack of affordable hous1ng options . for
;7young' and - ‘0ld ‘alike in New - Jersey, . due to the,_rapldly
escalating housing expenses, 1is straining the 1argest single -

limited budget item for most people —- which we have heard over
and over today. One optlon that will prov1de adequate and
affordable housing is shared living -- two or. more‘unrelated

individuals, each hav1ng one's -own privatefspace,and sharing
other common areas. The benefits of such'an'arrangement are: |

1) Providing compan10nsh1p and security to overcome.hf

1solat10n and lgneliness; v
2) Developlng cost- effectlve hou51ng and affordable
rents by sharing the costs of taxes, ut111t1es, and maintenance;
3) Maintaining a home by poollng the res1dents
' household skills and personal resources, o
4) Rev1ta11z1ng a nelghborhood through renovatlon of ;'“
'the ex1st1ng housing stock and, , I e
5) Encouraging the residents to be independent"-
through 1nterdependence ' , |
Elaine talked about the Shared Hous1ng Assoc1atlon of
New Jersey, which represents 40 shared housing and matching
programs throughout the State, which serve hundreds of people.

The real reason I am coming in front of this Senate Committee

1s because Assemblyman Thomas Patern1t1 has, for the second‘
year, sponsored a bill for shared hou51ng. The bill this year
b'is"A4306; which would provide needed funds and».technical
 assistance. The passage of this bill for '$500,000 would keep
shared living programs in operation In the past’few Years, we
~have had a rnmber of shared hous1ng programs cut. because of
local and county social service programs hav1ng their funds cut
The Shared Housing Assoc1atlon would 11ke to commend
the Leglslature s efforts in sponsoring A-306 to establlsh a.
Senior Cltlzen Shared Housing Program. Now we ask that you
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place th1s bill —- A—306 - up for a vote in the Assembly and
the - Senate, and that you support affordable,, avallable, and:
,adequate hous1ng ’ o _ S :
E _ I have heard some of the questlons you asked, and somee
' of the-— There are “two dlfferent kinds of shared 11v1ng " One
is the match—up program,‘and one 1s shared 11v1ng re51dences 7
If the Comm1ttee would like to know more about th1s at a better
t1me, I would be happy to explaln it. :I know we are all being

'”'pushed for time.

: SENATOR PALLONE - Why don t you tell us a llttle b1t3

| .'about the leglslatlon - thlS A-306? I am not familiar with it.

~ MS. WISER: Okay It is a bill wh1ch would prov1de
$500 000 from the General Fund to—-— »  Most of these programs
'that are starting will be around for a year or two years. They'
" are funded for a couple of years, -and then they are gone'r'
‘because the»funds,are gone. People are going to ask, "How many
.people'have you placedpin a shared 1living residence?"k'If you -
-say five or ten, it is not cost- effeotive.‘ There are otherd
things that these agenc1es are doing. | o ' .
o ‘Now, there 1s a match—up program, which is what Elalne’
‘ 1s bas1ca11y 1nvolved in. ,
: SENATOR PALLONE Yes. iy _
~ Ms. WISER There is also the Shared Living Residence
:Program, which approx1mately half of the members are involved
»with ‘They - are ‘usually through nonproflt groups -- churches'-
prlmarlly " They house anywhere from about 5 to 3s people,
' anywhere from people 11v1ng' completely 1ndependently - they
kmake thelr own . meals, they do their own shopplng - to‘where .
g'they are prov1ded w1th all services. : .
SENATOR 'PALLONE: - Do they run 1nto problems in terms
.of zon1ng°. Is that part of the problem? S
. MS. WISER ~What - we have found is that if we go in
L front of the zon1ng board. as individuals, and talk to the
zoning board, we have not run into problems. '
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SENATOR;VPALLONE In other words, it is still
,cons1dered like a 51ng1e family residence. o S
' MS. WISER: It is a single famlly ‘residence.

‘SENATOR PALLONE Because they are eat:ng 'together,
and 1t s——' ' ’ : S T,
, MS. WISER: Right. They'are doing ene‘common\thing

' together, whether it be one common meal a week or’heying five
}meals together , - ‘ - ‘vfj; g
: SENATOR PALLONE In other_words; as 1ong as you don't
have a situation with another fsmily moying in,kso it is like
an apartment, you don't run into zoning problems. o
_ MS. WISER: They are usually very large, old 'homes -
that have been underutilized. :

case, too. o : : ) , o
| MS. WISER:' I den‘tﬁthink you_have-ahy :hl‘MOnmouth;f_,
County. | o | S
, SENATOR PALLONE: Oh, no. What I mean to say is, in
'Monmouth County,"We have a lot of 'situatlons ‘where uan‘
individual has a large home, and they will look for someone to
take in, a senior citizen, or whatever. That is what I think
- is happening with the’progrmn»we'have through our. Officehbn-
"Aging - It is not the same as yours, but it is an 1nformal you
- know, mechanism to do some of the same thlngs

SENATOR PALLONE: Yeah. That is what I find to be the

MS. WISER: Inclusive in this bill would be an

easement of the roomlng and boarding home regulations' fdr
shared living, because to ‘have to put up a fire alarm or a
'sprlnkler system would be prohibitive in cost. ’
'SENATOR PALLONE: All rlght thanks a lot
MS. WISER! Thank you . v
, SENATOR PALLONE: We appreciate it. We are'going to
~ look into this:. ~ We don't have that particulat bill you-
" mentioned here, because it is over in the Assembly, but we . w111,
certainly look into that kind of an option. ~Maybe there will
be some 1egis1atioh on this side, as well. ' '
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‘ MSVEWISER ‘ W1th 'some more educatlon L
| SENATOR PALLONE:  Yes. Thanks a lot, Ms. Wiser. I
“,also want to thank everyone for comlng, and I thank Mary Jane:'
: Zlmpleman - d1d I get your name rlght9
HEARING REPORTER Yes, you d1d - :
‘ SENATOR PALLONE ~ You have ‘been to a couple of these
,'Thls must have been the shortest one so. far, r1ght° ‘
- HEARING REPORTER: I think so. : :

~ SENATOR PALLONE: All right. Thanks aga1n

HEARING REPORTER. You re welcome

(HEARING CONCLUDED) -
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HReal Equify -
'SENHONHOUSESQUARE
2505 Main Street

- Stratford, CT 06497
(203) 378-1900

April 24, 1987

Anlta Saynlsch ‘ : ' v v =
Office of Legislative Serv1ces . ' ‘ o
State House Annex ‘ :
Trenton, NJ

Dear Anita:

‘It was a pleasure speaklng with you this morning. I thought
it might be helpful to you if I sent the enclosed background material.
1 submitted it to the Director of the Governor's COMMISSION ON PRIVATE
 AND PUBLIC RESPONSIBILITIES FOR FINANCING LONG TERM CARE FOR THE =
'ELDERLY here in Connecticut a few weeks ago. It gives a brief overview
“of one of the important ways in which our Sale and Leaseback program
can help deal with the urgent f1nanc1a1 problems of sO many senlor
citizens. - v : :

As I mentioned to'you in our cénversatlon we have been working
, closely with the state of New Jersey's TASK FORCE leadership because:

. we are concentrating our efforts toward bringing our Sale and Leaseback :

program into New Jersey where the need is so clearly urgent
I w111 glve you a call next week to see if we can pin down a

time that I would be testifying before the Committee on the 4th.
I look forward to speaking with you again at that time.

~Enclosure

gge «::L/ome‘gqbu[tb: Converiion éfzs:ia[ut: 'A ‘
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_rfPubllc Hearlng on Housxng Optlons for Senlors

Frank Power

Housing: Speclallst

‘Bergen County Office on Aglng '

Task Force on Housing Optlons Member for NJhA

"5.eGood Afternoon:‘

I m Frank Power. I work at the Bergen CountyOfflce on Aglng

' as a planner and speclallst in hous1ng especlally in home
equity 1ssues. I am coordlnator of the first CHISS(Consumer
'Hou51ng Information Service for Senlors) in New Jersey and
in the 15 or so states that now have that maaor housing -

. initiative of the AARP In that capaclty I have spokeo to ‘
;hundreda of seniors on oonverulhr their equlty into cash, hom
Qsharlng. home 1mprovement loans, and various strategles for

'solv1ng their hou31ng problems or challenges. I serve on the

~ State Task Force for Senlor HouSLng Options representlng the \JhA ar

k]the Bergen County Ooffice on. Aglng which is a leader in the state 1n
this area of service. Thls‘arternoon I am speaklnr prlncloally

“on my own- behalf as an advocate for the 15,000 senior homeowners
in Bergen County who form the lowest Quadrant of senior homeowners
‘in Bergen County.‘Many of them are mlnorlty elderly for whom

‘I work as’ coordimator of Mlnorlty Affairs at our offlce wh;ch
‘lls,aleo recognlzed as aleader_ln this area throughout the staue;

I commend you for thls hearln ,You are on thekright track. ‘here
is a way to help seniors solve some of their most pre551ng cnalleng:
without losing their 1ndependence and g01ng on the public dole,

.e‘There is some good news., There is a way for many senlors to feel

‘p051t1ve about thelr llves agaln. To hope again ; to smile avaln;
‘There is a way for senlors to overcome despalr and frustratlon
and to turn baok;the tide of income erosion that wirries so many

g of then., Thet ‘hope is'HomevKuity Conversion.ll believe that ',
you have the opportunlty and the power to ado“ess and s1gn¢f1cantly

o Qggrcome the maaor challenges senlors face 1n thelr homes. ;rey
’ s ' lIY



- BERGEN COUNTY OFFICE ON RAGING

) e |
.1are.taxes,}home‘maintenance, and home health care and income. _
‘maintenance. Is this for real? A .ot depends on our attitude,and _
our vision., I'm counting on you. I woukd like to share with you
my vision and positive feelings on home equityhconyersion'and h
how it can meet‘these real ehalienges; I'm very confident in what
I say becauSe. ut91de of American Homestead personnel I belleve -
I have spent more time speaking to more senlors on home equlty o
convers;on during the last three years than anyone in the state
of New Jersey. | ‘ ' '

The first thing I want you to consider is broadening your vision. ,
When you think of Home Equity Conversion think big, think lohg’terﬁ,"'
and thlnk beyond the Casino Revenue fund and even the New Jersey )
‘State Treasury. There isn't enough money in Casino Revenue Funds-

and the State treasury to meet and overcome the challenges -

of the 1ncrea51ng senior populatlon espec1ally the very old tne
‘escalatlng taxes in municiplaities that they have to pay and

wou d readily oay had they the money; there isn't enough money

comlng from the federal govenment to pay for health care and
‘vpartlcularly home health care; there isn't enougq evxdence that

the tunnel vision of the great masorlty of non-senior homeowners v
and mun1c1pal authorities will allow for creative and progressxve‘
zoning changes that would allow for ECHO housing ‘and accesary
'apartment and homesharing optlons to meet the challenge. Well,

~why am I so optimistic about home equity? Because there is

~ enough money, there is anough equlty. there is more than enough
appreclatlon. Every body and his brother wants to get their hands,
-on the Casino revenue funds and the surplus. I empathize w1th you -

‘ h-when I review the pages of lising of bills challenging you to

_ make laws on how to spend it. Think big. In Bergen County alone
last year the appreciation of the equlty in senlor homes was

>greater than the Casino ReVenue fund tax proceeds and the state surplm
In Bergen County it was$550,000,000., In the state of New Jersey
the'appreciation of equity in Senior“homes was about 5 Billion_moreyf

" then the Casino Revenue will generate in nealy 50 years . Are

17X
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you all ready for this?rralk about timing; readitoday'elNew York Ti
on Home health care costs and the pronounced trend toward home
heelth care. You ready. $3%, nearly 2/3 of all home health care
Medlcald costs in the nation were spent in New York City last ‘
year. The appreclatlon of senlor homes in Bergen Count ty last year
would have pald for 1t. about $600 Rillion. One final point.

Let no one serious 1y doubt that property values in the state of
'New Jersey are going to stop going up generally. our challenge

is to convert that equity and appreclatlon into tax deferral
ptograms, into home health care equity lines and 1nsurance '

for home health care and nursing home care, into ‘home ‘
1mprovement loans, and ‘into supplemental income by flexlble and
,courageous thinking about home equlty conversion.,

~ The followihg are my recommendations:

1, Home equity conversion programs should be flexible enough

- to maximize options. Current thinking tends to minimize options

by restrictive leins. Thus, when one program is initiated others
are halted. The I.R. M.A. is a prime example of this, YWhateVer,
level or option is chosen, the other options should only be
curtailed if realistic present and future values of the house_
_-demandvit; Fof'example, a low cost home improvemt loan at 3%
should be be able to be made with an existing reverse mortgae loan
so that genulne needs and future appreclatlon can be met and
fostered.

2. The best thinking on Home equity ooﬂversion is going in the
'dlrectlon of flnanclng home health care. Connectlcut has much .

to teach us in thls area. Dr. Philip Brickner suggests it, He 1“ _
the director of community care at St. Vincent's hospltal a natlona]
recognized leader in the fleld Be sure that you either incorrorate
“home health care into your legislation or at least make the
’gleglslatlon flex1ble enough to 1nclude it late

3,‘3, Home Equlty conversion should be optional and not nandatory

1to receive pabllc entltlemont programs. Don't add to the woes
o 344 :



- BERGEN COUNTY OFFICE ON RGING
of seniors whose 1ndependenc of mind is threatened enough. lee them
the opportunity to pay for whatever the get by therl own ch01ce.

fu Prov1de assurance that they will not be foreclosed-no matter
what. These elderly people we are speaking of are 70 and over. T ey
were young adults when the depressmon struck 50 years ago. They
remember the horrors of foreclosure. If there is a change “of
foreclosure. one of two thlngs will happen. Elther very few w1ll
enter the program so the goals wxll be stymied, or it will take
- many hours of time by profess1onal soc1al workers or gerontologists
+to make them think through and settle their fears about what

may happen ten or fifteen years later., Furthermore, as no bankerr
- wants to get involved in reverse mortgages bacause Mrs. 0 mally

‘may have to be foreclosed when she's 85, no leglslator will want his
or her name on a bill or be a party to legislation that v
could result in such activity. Leesn the beneflts if you must

but pravifle the assurance. '

5. Home Equity Insurance as is presently under considearation at

the federal level is necessary if HEC will work. If New Jersey
really wants to solve this 1ssues, let it also provide '
‘insurance., '

6. Third party information service should be provided by the
local area office on aging or some suitable and responsible source.

7. Sale leasebacks should be fostered especially those of the
type offered by Real Equity, Inc. I have urged Mr. Keith Jurow
to make a presentation here today on his program, -

8. Consider the PAAD population as the target population for .
HEC. If there is sufficient funding, the population should be
extended to moderate incmoe seniors. v

7 a8 A
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‘n '5‘
9, Recognize that7apxrtment'dWellers‘Will alSo benefit frou'HEC
,'converSLOn prorrams in the long run. They will suﬂfer the ravages
~of chronic dlsease and dlsablltl also and have no equlty to
. convert For every dollar eventually paid for by

vp a- senlor homeowner out of her own sprlt of 1ndependence and ,
‘wealth , @ dollar more wxll ultlmately be avallabel for senxor home

'/tenants.~

. 10.Priorities:

‘I suggest the following priorities for HEC in NEw Jersey

A, Tax Deferral

Almost all seniors I talk to mention taxes as a maaor cau
‘of their cash flow problems. They are not against paying

“?"p%arsggfef tsuur%sage‘gafsagesoeﬁalgsa aﬁmﬁ born:

B Pome Improvement loans,

 Local home lmprove”ent loans should be allowed to
piggyback on tax deferral ;eins. ‘hese low cost loans
w1ll foster apprec1a+1on and meet cruclal malntance needs.

€. Home‘Health Care Equity Lines?lnsurance

Mr. RobertbTurrill of the Howard Sav1ngs Bnk is
‘the best thinker in this area, in my opinion., HlS

,expertlse can be well used in helplno seniors either pay .
- for their home health care by a reverse line of equity or l
',wnat can be safely set asmde for insurance for same.

D Nur81ng Home Insurance

‘Seniors will be able to pay for the lnsurance when it
is avaiable kither privately or via some Medicaid arrangment.
The best thinking is bj Ken Scholen. Read the Connectlcut
study ,”Us1ng Home Equlty to Pay for Long Term Care.”

E Reverse Mortgage Supplementary Income»

After prlorltles A=D are net, supplementary income
payments'can be made provided the equity and apprec;atlon
warrant it. Remember much of reverse mortgage money will
go to pay taxes anyway if there is no taz deferral program.“

2.V :



- HOME EQUITY CONVERSION TESTIMONY May 4, 1987
‘Anna M. Auerbach, Chairperson ’
"SUB-COMMITTEE ON SALE/LEASEBACK -

Good'Afternoon. I would like to thank you for'the‘opportunity ofﬁaddressing:
your comm1ttee and prOV1d1ng you with an overv1ew of what the Sale/Leasebackv'

'Sub Commlttee to the Task Force On Housing Optlons For The Elderly is d01ngi'

By deflnltlon a Sale/Leaseback transaction is the sale of a home to a second
party and after c1051ng, the home is- 1mmed1ate1y leased back to the orlglnalt ;

'owner of the property. ‘Purchase payments for the home can be made in several -

Ways;"The'senior could become the mortgagee,-thus receiving a:downpayment*and";#t‘"

"monthly payments of pr1nc1pa1 and 1nterest 1n exchange for hold1ng the note.
Anotherv means ;used ‘in Sale/Leaseback transactlons is the purchase of theg~"
.Propertﬁbwithlcash or funds recelved from a loan outS1de the transactlon'b The
‘funds would then ‘be placed in an 1ncome generatlng fund such as a trust or
annulty Thlskfund would prOV1de the ‘'senior with monthly income. In all cases:
the sen1or is glven a lease on the home w1th a 11fet1me renewable optlonk dTheb
l_sen1or pays rent as’ vwould ‘any tenant. j The rent could be paid through 3.l"
‘deductlon from the monthly payment made by ‘the 1nvestor or generated monthly byh

- the senior.

There are tWo.general types of Sale/Leaseback transactions. The first occurs

,between fam11y members and is usually' an informal transactlon The séCond _[,,f

occurs between . the seller and an unrelated party. The party could be a

non-profit organization, private investor or‘public,ent1ty.



'dTh1s form of home equlty conver51on glves the senlor the ab111ty to remaln'ln‘;
the home for as long as he w1shes or 11ves w1thout the worry of a loan/f
Ti repayment as  well as ma1ntenance costs and ‘escalatlng taxes. - The maJorv'

_drawback to the senior w1th th1s type of - arrangement is h1s loss of ownershlp'

- of the home and the beneflt of its yearly apprec1at10n

v_ The‘sub-commlttee has been charged w1th 1nvestlgat1ng and evaluatlng erlstlng

«Sale/Leaseback Programs not only in thlS state but throughout the country It
:-;wlll also 1dent1fy and formulate general documents needed to protect the,sen1or
in,~a‘ sale/leaseback transaction. ,.There hgvé>:beén two additional meetings
3'schedu1ed this‘month*in anleffort;to complete and formuiate'thevsubcommitteefs‘
recommendations:to the TaskiForce:l It would be premature of me to'make ae{
T:rererences to those :recommendations at  this 'time. However,:vone"ohvioush
'3concern that faces us allsvis-the'educationbof the senior;:the publickandt

~'the professionals involved in a Sale/Leaseback transaction.

Ladies and Gentlemen; thank you for this opportunity.:

. AA/vm/s3/012



’ Testimony of the Task Force on Legislative Concerns

Senate'Committée On;Aging, Méy 4, 1987.

Equ1ty conversion - 1s a worthwhlle study and should be thoroughly

1nvest1gated

If the state is to participate in such a program it would ,:
certainly involve the'disbursement of public funds. Based upon -
kprevious experience, legislators more thénblikely would tufn to the

' Casino Revenue Fund.

Thé Task Force on.Legislative Concerns has long faken3the:
positidn'fhaf the needs of homé health cafe and‘rental aésisfahtg
are so gféat that no further disbursements should be made from the. ’
,Casino‘Revenué Fund until ‘viable programs,fo meet these needs have.

been enacted.

For fiscalbyear 1988 the probosed éxpenditureé ffom the Casiho
Revenue'Pund‘arer$60 miliion more than the present‘year. The
expenditure of $253 million would exceed the projected revenue of
the fundvby $48 miilion. We object fo many of these perosed
expenditures. This matter should be settled before any new

expenditures are proposed.

Mbét states which havevreal estate tax assistaﬁce prOgramS»aLSO
“have programs of rental a551stance. New JerSey‘s real estate tax
»a551stance program for seniors, although p0551b1y still 1nadequate,
15 qu1te 11bera1 by most standards - there is a_homestead exemption

of approximately $240, a tax reduction of $250 for moderate and low

24X



income homeowners and a $65 febate'under.the Ford law - a total of
V'appreximately,$550. Yet renters who comprise 37% of senior
househqlds and are in'reality real estate tax payers,'get little or

no assistance.

Some stétistics we have seen lately shbw that>599 of renters'in B
"the general populatlon w1th ‘incomes between $7,000 end $10 000 pay
'more than 35% of their 1ncome in rent. Rental ass1stance was one of
"~ the programs speclflcally mentloned in the or1g1na1 const;tut1ona1
amendment concerning the casino tax. It is the only program that

‘has been completely 1gnored by the legislature.

It would be -a further 1nequ1ty to expend more money on programs
'affectlng homeowners w1thout first correctlng the 1mbalance which
exists between homeowners and renters. For this reason we
respectfully suggest that a- v1ab1e program be enacted g1v1ng rental
a551stance to those who are pay1ng an exhorbltant portion of their
income 1n rent as soon as p0551b1e. This action, in addition‘to a
program of home health benef1ts, should be leglslated before any

- further expendltures are made from the Casino Revenue Fund.
Thank you.

John Tergis, Task Force

on Legislative Concerns

8969 , .
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“300 “ | o | o
; , ?;~ o 512. South White Horse Pike « '
: . SR Audubon, NJ 08106
SCUCSs b5 - ‘ o S , :
) o
ﬂ}, Q;Q ~a full service agency
tInunxxlo »

SENIOR CITIZENS UNITED COMMUNITY SERVICES OF CAMDEN COUNTY, INC. is an
innovative, non-profit social service agency whose primary goal is to

improve services offered to the senior citizens of Camden County to. :
enhance the quallty of their lives, with an emphasis on those. w1th the
greatest socio-economic needs. : :

" The Corporatlon is located at 512 S Whlte Horse Pike, Audubon N.J.

It has been in operation since December, 1979, under the dlrectOrshlp
of Donna Kovalevich. The Corporation presently receives funding from
the Camden County Office on Aging, New Jersey Transit, Camden County
Community Development, N.J. State Division of Youth and Famlly Serv1ces
and Camden County Board of Freeholders. o

Many of the Corporation's Board of Dlrectors are themselves older people'v
who have first hand knowledge of the problems of senior c1t12ens EE

" COMMUNITY RELATIONS AND OUTREACH PROGRAM

 CROP endeavors. to make the'general public, as well as senior citizens,'
" more aware of the programs and services offered by the Camden County .
Office on Aglng and its sub grantees

Informat;on and‘Referral

'Clients.visitvand'call the office for information on the'Varied services"
available and referral to appropriate offices for assistance.

' The speaker's bureau, known as the Aging Information Network, promotes
‘the concerns and problems of aglng to  the general public.

Outreach,

An outreach worker visits nutrition sites, senior centers and makes
‘home visits to disabled elderly. L : -

Recreation

Additionally, CROP plans daily activities for the ten nutrition sites.

iGolden Voice

CROP is responsible for the distribution of the Golden Voice newspaper
to area residents. ' This publication is de51gned as a means of updating
senior residents on new and current services avallable to them and - ‘
addresses their concerns.

CROP is‘funded by a grant from the Camden County Office on Aging.

»Addltlonal 1nformat10n may be received by calllng 546- 2666.
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EMERGENCY SERVICES

24 Hour Help

‘.EASE is designed to answer the grow1ng need for emergency relief. create<
by the changing climate of government funding which has resulted in
a reductlon of many federally sponsored serv1ces.p :

A~ 24 hour hotllne operated in conjunctlon w1th Contact 609 enables/
- seniors 1mmed1ate access to serv1ces.‘ S

Between the hours of 9 a.m. and 4 p.m., Monday through Frlday, calls’
should be made dlrectly to 546 2666.

After 4 p.m. and on weekends and~holldays, Calls should be’made to
Contact 609 at 667-3000 and ask for the "SCUCS" Emergency Services.

’ThefContact 609'worker\will determine the problem ‘and the extent of the
emergency from the caller. If the problem is not severe and can wait
until the next working day, the caller will be asked to call "EASE direct.

Food Shelf/Lehding»ClOset

'The second phase of EASE 1ncludes an emergency food shelf and a lendlng
'gc;oset of appllances for senlor citizens. |

‘The food shelf offers a three to five day supply of food to seniors
‘experlenc1ng financial dlfflcultles.-

" The lendlng closet prOVldeS certaln medlcal appllances for a three month
~ period of time. During this time the client is" expected to purchase the‘>
, appliance through their Medlcare coverage. '

vShut In Shopplng

Emergency Services ooerates a- pro;ect to prov1de Shut-In shopping for
disabled individuals/seniors. The volunteer shoppers will provide this
: service to cllents screened and 1nterv1ewed by the coordlnator.

" You may receive. add1t10na1 1nformat10n on EASE programs by calllng
546-2666. : v .

: Emergency Services is funded by grants from the Camden County Offlce on
: Ag;ng, local donatlons and the joint efforts of the Feed Consortium.

IN-HOME SERVICES SYSTEM

tHomemaker A551stance Network (HAN)

UHAN prov1des homemaker serv1ces through tralned staff to re51dents needlng
help w1th daily 11v1ng routlnes.

'HAN operates in senior hou31ng bulldlngs 1nclud1ng. Audubon, Clementon, -
Pennsauken, Stanflll Edgewood Acres and Echelon Towers. o

HAN prov1des an evaluatlon of the c11ent S needs- light housekeeplng,
laundry service, some personal services and approprlate referral to other
senlor serv1ces as needed. : .

A1 X



m_HAN can be contacted by calllng 546 2666

‘ HAN is offered as a free service by SCUCs through a grant from the N J
State Division of Youth and Famlly Serv1ces (DYFS) . .

- Respite. Progect

vResplte provides temporary support and relief to the careglver of a 45+,*
individual who cannot be left unattended, through trained, competent -
personnel who care for the sick, handicapped clients. For add1t10nal
information call 546-2666 and ask for the Resplte program. . o 25 :

” Resplte Care is funded by the State D1v1sxon of Youth and Famlly Serv1ces
and a grant from the Camden County Board of Freeholders. : e

3

' GOLDEN HANDS GIFT SHOP

Thls'consignment store provides an outlet for the creative endeavorsxof'
any Camden County resident 60 years and older. All'articleS'are SQld'on-a
con51gnment basis only. ‘ : SRR Ll

»Merchandlse w1ll only be accepted at the shop Tuesday through Thursday
from 10:00 a.m. to 3: OO p.m. , :

This. pr03ect is funded through a grant from the Camden County Offlce

~on ‘Aging. Store hours are 10 00 a.m. to 4: 00 p.m., Tuesday through
Saturday. : . _ o

For information, call 858-6540. The,store'is located at 717 Haddony
Avenue, Collingswood, NJ. ' . . L

SEN- —HAN TRANSIT

Sen-Han Tran51t prov1des a coordlnated and consolldated transportatlon
system to meet the varied transportation needs of the elderly and )
handlcapped residents of Camden County. : : :

Medical Transportatlon

A non- emergency door to door service operatlng in Camden County, Monday
- through Friday on a first come, first serve basis. Clients needing
this service are to call 546-2777 between 10:30 a.m. and 4:00 p m. .

to make an app01ntment : ,

lelted transportatlon is available to center city Phlladelphla for
non-= emergency medlcal rldes Please call for times available. ° ~

Rides are to be confirmed the day before your scheduled rlde between
9:00 a.m. and 10:30 a.m. only. Rides must be conflrmed or cancelled

‘at this time.
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~Medical transportatlon is avallable to dlsab1 d or elderiyy(60+)yCamdenfy
i County re51dents. . ; L , Lo :

‘vHandlcapped re51dents needlng a wheelchalr equlpped vehlcle are:
1nstructed to glve this 1nformatlon to the clerks

'Fundlng sources: Camden County Offlce on Aglng and Casino Revenue Fundsb-
: : appropriated by the Camden County ‘Board .of Chosen
~Freeholders. B

‘Nutritidn Transportation

Transportatlon is avallable to 1nner c1ty re51dents attendlng a Camden
City site. To make. arrangements to be transported call the site manager
at the location nearest your home. The main office number for the
Camden County Nutrition prOJect is338- 1700._'

-The SlcklerV1lle_and;Camden County‘College nutrition sites have limited
. transportation available and information may be received by calling °
Sicklerville at 728-1144 and the College at 227- -7200 ext. 296 between
le 00 a.m. and 2 00 p m., Monday - Frlday Ce

'Fundlng sources: Camden County Offlce on Aging and Ca51no Revenue Funds
: L : “appropriated by the Camden County Board of Chosen
Freeholders. ' , , ‘ [

Nutrition4Transportation - Social Day#Centers

]Supplemental transportatlon is offered to the Archway Senlor Center in

Collingswood and the Neighborhood Assistance Program in Audubon. Rides
- may be arranged by calling Archway at 854~ 0340 and Neighborhood '

’ASSlstance Program 547-9528. ' .

,_Fundlng source: Casino Revenue Funds approprlated by the Camden County
S ‘ Board of Freeholders - 60+ populatlon and dlsabled

Medlcal Transportatlon - Lower County 546 2777

' Lower county non-emergency medical transportatlon prov1des rldes to all
residents of these areas: Winslow Township, Waterford Township, south
of Camden County College in Blackwood and the Kresson section’ of Voorhees?
Township; east of Evesham Road S :

;jRides are to be conflrmed the day before your scheduled ride between 9 a.m.
and. 10 30 a. m.vonlya Rides must be conflrmed or cancelled at thls time.

”ZChlldren under 18 must be accompanled by an adult.‘

.Fundlng source° PrOV1ded by a- grant from New Jersey Transit, Sectlon 18
SRR ~of the Urban Mass Transportation Act and open to all -
~lower county residents regardless of thelr age. - '
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Medlcal Day Care Transportatlon

'Supplemental transportatlon is offered to cllents of Promlse Medlcal Day

' Care, Lakeland Medical Day Care*, Archway Medical Day Care - Berlin .
Archway Medical Day Care - Camden and Brachfeld Medical Day Center¥*.
Clients may arrange rides by calling Lakeland at 227-3000, Promise at .. =~ -
662-3555, Archway-Berlin at 768-6797, Archway—Camden at 966 1020 nd ..
Brachfeld Medical Day Center at 667- 3100.’ ' S

Fundlng,source. Ca81no Revenue Funds appropriated by Camden County Board
' L of Chosen Freeholders - 60+ populatlon and dlsabled.

: *Ca51no and New Jersey Trans1t ‘Section 18 of the Urban Mass Transportatlon
uAct - lower county residents. o o, : , R

'Employment Transportation

Transportation is available to clients of Bestwork Industries 854-3388,
Goodwill Industries 964 -5800 and the Occupatlonal and Training Program -
768- 0845 r .

lelted transportatlon is avallable by referral to the Senlor Aldes
-program 962-6666.

For 1nformation please call the above pr03ects.v

: Fundlng source: Ca51no Revenue Funds approprlated by Camden County
- Board of Chosen Freeholders - 60+ populatlon and

dlsabled , :

' Educational TransPortation

lelted transportatlon for handicapped residents: may be provided to local.
" colleges for clients unable to use public transportatlon. For 1nformat10n,'
-call 546 2777 ' ,

Supplemental transportatlon is prov1ded to St. John of God'and the
Abilities Center. Clients may call St. John of God at 848-7400 and
Abllltles Center at 848-1025 to request 1nformatlon. L

'Fundlng source: Casino Revenue Funds approprlated by Camden County ‘
Board of Chosen Freeholders - 60+ population and disabled.

.Volunteer TrangportatiOn

_Transportatlon is provided for 60+ volunteers reglstered with the Retlred
Senior Volunteer Program ‘For information on transportation call RSVP
at 962 6666. S : " '

Fundlngfsource: ACTION Funds admlnlstered by Communlty Plannlng and
' ' ' Advocacy Council (CPAC)

~Shopp1ng Transportatlon

leed route shopplng transportation is prov1ded to mun1c1pa11t1es w1thout
their own buses to local supermarkets for supplemental shopplng on a-
weekly ba51s. For 1nformatlon call 546-2777.



Funding source: Camden County Office on Aging - 60+ populaticn, Casino:
L * Revenue Funds appropriated by Camden County toard of
Chosen Freeholders - 60+ populatlon and disabled and

New Jersey Transit, Sectlon 18 of the Urban Mass S

Transpontatlon Act - lower county re51dents of all ages

'Shopplng Transportatlon,— County NutrJtlon Sltes

:Weekly shopplng transportatlon is prov1ded to six nutrltlon sites operated
by the Camden County Nutrltlon ‘Project. For 1nformat10n on center . shopplng‘
trips-call 546 2666 ' , , .

lFundlng source, Camden County Office on Aglng - Tltle IIT ‘funds. and

' Casino Revernue Funds approprlated by Camden: County
' Board of. Chosen Freeholders

‘SHARED HOUSING

A program which matches older adults looklng for affordable, decent hou51ng
‘w1th homeowners hav1ng trouble meetlng the hlgh costs of utllltles and taxes

'Senlor Shared Hou51ng is open to srngle or married adults,-45 years or
older. The program is open to anyone who llves or wants to llve in
,Camden County :

Counsellng ‘is avallable to cllents before, durlng and after the matchlng
process. : 5 : ,

Thls pro;ect is operated w1th funds from the D1v151on of Youth and Famlly
Services and a Camden County Communlty Development Block Grant. :

.For addltlonal 1nformat10n call 546 0456
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’ A free servuce primarily designed to beneflt senior citizens with limited incomes.

‘A program which matches older adults looking for affordable, decent housing with homeowners .
having trouble meetnng the high cost of utilities and taxes.

An attempt to place compatible people in a housing arrangement whlch benefits them economlwlly, ‘
as well as socially. :

A concept which has been successful throughout the country by increasing the housing optuons of
older adults. :

A program which combats Ionellness and lsolatlon through compamonshlp

SI=IS’ benefits

- Anyone who lives or wants to live in Camden County.

Older persons who are mentally and physically in Qood health.

*At least one person in each match will be a senior citizen.

85%343 promises

All clients are thoroughly screened during extensive personal interviews when personallty traits,
temperament and personal likes and dislikes are noted.

After a possible match is suggested both-pames meet and spend a ‘‘trial weekend”

A contract is developed that is unique and specific to each mdw:dual match. The contract is
renewed monthly.

A\

‘ \ . .
Counseling is avaulable to clients before, during and after the matching process.

Neither party is ‘responsible”’ for the other if sickness and/or disability occurs

I X



| 'Pre-AppIicat‘ion 'Fofm,

| AMINTERESTEDiN o B . IAMIN NEED OF

SHARING MY HOME . . R .. . AFFORDABLE HOUSING
- NAME o , _ : AGE ____ PHONE , _ SN
ADDRESS e ‘
‘ _Return this Pre- apphcatlon to: B For Vmoré information call: - E
‘Shared Housing Prograra I - _ "~ 546-0456

512 S. White Horse Pike RN R Mon. - Fri. 9 a.m. - 4 p.m.
Audubon, NJ 08106 o : .

SENIOR SHARED HOUSING OF CAMDEN COUNTY

Senior Citizens United Community Services ' o o NON'PROHT OR,G ‘
512 S. White Horse Pike : o o S US 'PObTAG‘L‘. SR
Audubon, NJ 08106 S | o ~ - PAID .
: R . EE o Mt Ephraim, NI
Permut #81 -

SENIOR
SHARED
"HOUSING

of Camden County

ADMINISTERED BY SENIOR CITIZENS UNITED COMMUNITY SERVICES ‘
FUNDED BY THE CAMDEN COUNTY COMMUNITY DEVELOPMENT BLOCK GRANT
S PROGRAM AND THE DIVISION OF YOUTH AND FAMILY SERVICES '




LSENIOR‘ ‘
SHARED

HOU SING

512 South White Horse Pike
Audubon, NJ 08106
5460456
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Wha'( Who Why Where Shared Housmg’?
The program is designed to increase the hou81ng
optlons of low and moderate income senior c1tlzens.
It is belng operated by SCUCS and funded through
the Camden County Communlty Development Block

*Grant and the D1v1sron of Youth and Famlly

Services at no cost to the clients.

‘The program is for senior citizens looking for affordable,
decent housing and homeowners who are hav1ng.troub1ev
maintafning their homes because of the high costs of

utilities and taxes. The program is for healthy senjors-

those‘able to care for themselves.

"The program was deve1oped to answer the need for affordable
housing as evidenced by the extréme]y'1ong waiting lists

at most of the.senior<citizeh'apartment complexes in the
county.‘~If a‘prognam of'thisftype works, mi]110ns-of dollars

“can be saved 1nhbui]ding additional subsidized housing units.

'The program is open to ‘all residents of

" Camden County. Attempts will be made
to place senior homeseekers in homes

within or very close to thelr own
communltles if de51red '




'Wnat is the Matchmg Process’7 |

i»The matching process w111 be hand]ed very carefu]ly and w111'f’?%h

1nvo1ve several steps:

1) Home v1s1ts will be made to the potent1a1 homesharers o
and each will be interviewed personally by the soc1a1vworker,
A detai]éd'questionnaire’designed to identify a”cTient‘s~f |
personality, likes, dislikes and temperment will be comp]eteda

~during th1s v1s1t _ o

2) References will be taken dur1ng the home 1nterv1ew ;
vand a release of 1nformat1on form signed. References w111 _
be checked before a match is completed. |

3) An on- s1te home. evaluation w111 be made to check the

hous1ng cond1t1ons, any safety or health hazards and make -
any necessary recommendat1ons to the homeowners.

4) We will bring both part1es of a potent1a1 match ‘
: together for a chance to meet and ta]i about any concerns

; “and to indicate the client's: goa1 for a Shared Housing -

-'match being either f1nanc1a1 or fear of 1one11ness
Note: - It has been our experience that most clients meet 2
to 3 potent1a1 nomesharers before making a suitable 7
match.  You shou]d not feel th1s is a persona1 reflect1on
s | ‘ ol k
<X



':}on yourself, or bendisc0uraged by this. Our goal is to.
; find you4the_most compatib}e homesharer possible.

* | 5) We also plan to have the two spend a trial period
| together. During this trial period there will be no

" exchange of payment except food costs. -
6) A Weontract" will bé'develdpéd:bétween the two parties

. ihCTudihg any financial arrangements, services to be
~ performed and other special considerations will be agreed

i

;7) 'The Shared‘Housihg Coordinator is'avai1a51e throughout
~ the match for counselling. o ’ |

. upon by both parties.




o deih.

‘Consideration should be given to the fd1]owing:

Does the "homeseeker" who is i11 owe the "Jandlord"

~ other remain? If so, for how long?

~expenses ‘and household duties.

Contract Considerations -

“The contract is signed by the homeshafefs in the presence

of the coordinator. A Disclaimer/Waiver of Liability is
signed by the homesharers freeing the Housing Program and
its employees, consultants, counselors, and volunteers
from any']iabiTities, claims, damages, injuries, or
actions arising from these}services.

What happens if one should marry, become i11 or die?'

for time spent in the hospita] or nursing\home?

Will the "homeseeker" be allowed by fami1y of
"landlord" to stay in house if "landlord" becomes i11?
If a couple is sharing and one spouse dies will the

You may want to include a provision for sharing of

It may be best to have this in writing.
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A self questlonnalre for the Home Prowder- .

;§=_ HOME/APARTMENT:j 1S MY HOME SUITABLE FOR SHARING7

NOULD I PREFER A MAN OR WOMAN? '
’ WOULD I CONSIDER A COUPLE’ ‘

MILL ANY ALTERATIONS TO MY HOME BE
NECESSARY IN ORDER TO ACCOMODATE HOME -
SHARERS?

COST: " HOW MUCH INCOME, IF ANY, DO I NEED IN
| .- ORDER TO SATISFACTORILY REDUCE MY
- HOUSING COSTS?:

HOW MUCH DO I NEED THIS TENANT(S) 10
CONTRIBUTE TO HOUSING_CObTS?

- LIFESTYLE/HOUSEMATE(S): WHAT IS MY REASON FOR WANTING'TO,

~SHARE MY HOME7

E»NHAT KIND OE HOMESHARINC RELATIONSHIP DO.
I WANT?

AT ONLY INTERESTED IN RENTING A ROOF
' 'OR ROOMS?

DO I WANT A COMPANION'WITH WHOM TO SHARE
My LIFE? | | |

o WILL MY NEEDS FOR PRIVACY AND SUITABILITY
BE MET?

TO WHAT DEGREE DO 1 IANT 0 SHARE MY
- KITCHEN,. LIVING ROOM AND OTHER COMMON
SPACES?
o 5.
K20




AM I COMPATIBLE WITH THIS HOMESHARER?
ARE OUR VALUES SIMILAR?
" WILL WE SHARE HOUSEHOLD DUTIES?

_-"AM I A DAY OR NIGHT PERSON7 IS IT IMPORTANT
' TO ME THAT THE OTHER PERSON BE THE SAME? -

DO I ENJOY A WARM OR COOL HOME ENVIRONMENT7
© WHO WILL CONTROL THE THERMOSTAT? N
IWILL-UTILITY COSTS BE SHARED? |
WHAT 1S ESSENTIAL TO ME IN A HOMESHARING SITUATION?

FOR EXAMPLE NO PETS

YA COMPANION WITH WHOM TO SHARE';
ACTIVITIES

NON-SMOKER
RELIGION

(WHAT DO I LIKE HOST ABOUT THIS POTENTIAL HOMESHARER? |
WHAT NEEDS OF MINE WOULD HOMESHARING WITH THIS PERSON MEET?

WHAT DO 1 NOT LIKE ABOUT THIS PCRDON OR THE- POSSIBILITY OF H
HOMESHARINu WITH HIM/HER7

AN OUR DIFFERENCES BE OVERCOME? v>‘«" RN

~ MOTE: IF YOU HAVE ANY ADDITIONAL CONCERNS OR QUESTIONS, -
~ PLEASE FEEL FREE TO DISCUSS THEM WITH THE
. COORDINATOR..

T
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A self QUestnonnair for the Home Seeke.r.,'—

LOCATION;‘

COST:

LIFESTYLE:

IS IT NECESSARY TO BE CLOSE TO MY FRIENDS |
,AND FAMILY?

_ WILL T WANT TO SHARE GROCERIES OR BUY MY OWN?

NILL I BE HAPPY LIVING IN THIS LOCATION’

_ARE PUBLIC TRANSPORTATION STORES AND SERVICES

NEARBY? -

_ CAN I AFFORD TO LIVE HERE COMFORTABLY?

"~ TOTAL HOUSING COSTS (RENT AND UTILITIES)
SHOULD GENERALLY NOT BE MORE THAN 30% OF

MY INCOME.

Al T COMFORTABLE IN THE HOME AND NEIGHBORHOOD? -

v_AM I COMPATIBLE WITH THIS HOMESHARING
fCOMPANION( )?

" ARE OUR VALUES SIMILAR?

WILL MY NEEDS FOR PRIVACY AND SOCIABILITY BE MET?
TO WHAT EXTENT WILL WE SHARE OUR LIVES AND

- COMMON INTERESTS? i.e. (travel, bingo)

© WILL WE COOK AND EAT MEALS TOGETHER, SHARE
THE HOME'S COMHON SPACES (i.e. Tiving room),
 SHARE DAILY ACTIVITIES AND COMPANIONSHIP?

DOES THIS POTENTIAL HOMESHARER HAVE SIMILAR
VALUES, NEEDS AND INTERESTS? ‘i.e. (traveI)

\_'7—



‘ »WOULD I BE HAPPIER LIVING A LIFE RELATIVELY |
,SEPARATE FROM HY HOUSEMATE(S)?

MM I A DAY OR NIGHT PERSON? IS IT IMPORTANT"
oo - THAT THE OTHER PERSON BE THE SAME7

DO I ENJOY A HARM ‘OR COOL HOME ENVIRONMENT7 |

WHO WILL CONTROL THE THERMOSTAT?
WILL UTILITY cosrs BE SHARED?
WHAT IS ESSENTIAL FOR ME IN A HOMESHARING SITUATION7 -

“FOR EXAMPLE : - RELIGION
' ‘ QUIET STREET
'NON-SMOKERS

ROOM FOR FAMILY HEIRLOOH

II‘ . v,. »U _.;f o  FURNITURE

S ‘ PETS |
THHAT DO I LIKE M0ST ABOUT THIS HOME AND HOMEPROVIDER( )?
| WHICH NEEDS DOES THIS SITUATION MEET FOR ME?.
v‘_ WHAT DO I NOT LIKE ABOUT THIS SITUATION7
| WHICH NEEDS WOULD NOT BE NET FOR ME?

CAN ANY OF THESE THINGS BE CHANGED OR OVERCOME TO SUIT ME7

o EINOTE: AT FEARFUL OF SELLING MY HOME TERMINATING MY
' LEASE OR DISPOSING. OF MY FURNITURE7 '

FEEL FREE T0 DISCUSS THE OPTIOTS WITH ‘THE COORDINATOR

PEr




-Tenantszi]1 of Rights
Every res1dent sha]] have the fo]low1ng r1ght5°

a) To ‘manage his own f1nanc1a1 affa1rs,

b) To wear his own c1oth1ng,

c) To determine his own dress, hair style, or other
,pérsona] effects accord1ng to individual preferences,

d)  To retain and use his personal prqpertyein his :
immediate 1iving quarters, so as to maintain individuality
and personal dignity, except where the Ticensee can demonstrate
that such‘wou]d.be unsafe, that it wou]d be impractical or
wou1o infringe upon the r1ghts of others and that mere
jconven1ence is not the 11censee S mot1ve in- restr1ct1ng
this right; ' SR

e} To receive and send ‘unopened correspondence,

f) To have unaccompanied access-to a telephone at a
reasonable hour (bﬂt not the right to make toll calls at
any other‘perSOn s expense) and tc have a private telephone
at his own expense; : ' ’ '

a) To priVacy; ‘ .

Y Te retain the seryices of his own personal physician

at his oum expense or under ¢ health care plan and to

Fidartielity end privecy concerning his medical conditicn

o unresiricted communicatior, including personel
visitatéon;’wﬁth any persor of his choice, at any reasonabie
Y To naxe contacts with the community a and. tc ach.ev

the highest level of 1ndeoendence, autonomy anc¢ interaction
with the community of which he is capable;



k) To present grievances on behé]f'ofihimself’or others
to the 11censee, governmenta] agenc1es or other persons
w1thout reprisal or threat of repr1sa1 in any form or
‘manner whatsoever; . _

1) To a safe, healthful and decent 11v1ng env1ronment :
and conswderate and respectfu] care that recogn1zes the
d1gn1ty and 1nd1v1dua11ty of the res1dent, o
- m) To pract1ce the religion of h1s choice, 1nc1ud1ng
“the r1ght to have adequate substitutes provided for foods
or combinations of food which the resident's réligious -
beliefs forbid him to eat, or to abstain from re11g1ous
practice; ‘ :

n) To not be depr1ved of any const1tut1ona1, c1v11
or'legal r1ght solely by reason of res1dence_1n a

shared hoqung situation. ' '

This project is operated with
funds from a Camden County
Community Development Block
-Grant and the Division of
Youth and Family Services.
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SENIOR CITIZENS UNITED COMMUNITY SERVICES
OF CAMDEN COUNTY, INC. is an innovative
non-profit soc1a1 service agency whose
primary goals are to improve services
~offered to the senior citizens of Camden
County to enhance the quality of their .
‘lives, with an emphas1s on those w1th the
greatest socio- econom1c needs.

The Corporation is located a£ 512v

S. White Horse Pike, Audubon, NJ
.08106 : :

It has been in operation since December,
1979, under -the directorship of Donna
Kovalevich. The Corporation presently
receives funding from the Camden County:
Office on Aging, New Jersey Transit,

Camden County Community Development
and the Division of Youth and

Family Serv1ces

The Corporation's Board of Directors are
themselves older people who have first

hand knowledge of phe problems of senior
-c1t1zens

The Board Members afe°

San Anqell - President

" Marie Doyle - Vice: President
Robert Stephens - Secretary
John Smyvthe - Treasurer
Sister Mary ‘Ryan
Dr. Leonard Coplein
ThOmas»P..Pierce )
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