The ‘Friendlier’ Noneviction Co-ops

ByBETSY BROWN

apartment dwellers

and landlords in half a

dozen communities are

locked in battle over
lans to convert buildings into cooper-
tives, a minority of landlords are tak-
ig the slow but easy way: they ‘“co-
»” the building and do not evict any
‘nants.
Robert Orlofsky, co-owner with his
rother, Andrew Orlofsky, of Bryant
ardens in White Plains, one of the
rst noneviction co-ops in Westches-
ir, said the method is *‘friendlier and
s lesshassle.”
Aphrodite Schmidt, president of the
[unicipal Tenants Organization, said
1e method is ‘‘the most decent way”’
ir the tenants and the community at
rge.
*'The community doesn’t know what
) do with 200 families who are sud-
:nly evicted,” she said. “I think
meviction is the coming trend. At
ast, I’d like to see it started.”
The noneviction process is one of two
10ices, but has been the less popular
nd is used for only about one conver-
on in six, according to the State At-
rney General’s office. It requires
greement to buy from only 15 percent
! the tenants, rather than the 35 per-
:nt required in an eviction procedure.
It is less popular for two reasons, ac-
irding to William C. Hitt, vice presi-
:nt of the North American Group,
hich has converted six buildings in
'estchester and has plans for conver-
on of 38 others, all by the eviction
rocess.
“Landlords would rather have the
ioney and not wait,”’ he said. “With a
meviction plan, the apartments may
- leventually be sold, but it may take
ght or 10 years.”
The second reason, Mr. Hitt said, is
iat if an owner starts on a noneviction
‘ocedure, he cannot switch to the
riction process. If he begins with an
riction proceeding and does not get
1e 35 percent of sales required by law,
2 can switch to a noneviction proce-
re, he added.
Bryant Gardens is a 30-year-oid
ymplex of 409 garden apartments on
. acres, which was owned by Sey-
our Orlofsky until his death last year
1id then was taken over by his two
ms.
Like many landlords, the senior Or-
fsky had found that apartments were
ss profitable than they used to be be-
wuse of rising costs of fuel and mort-
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Robert Orlofsky, co-owner of Bryant Gardens in White Plains, above

years,
ﬁnfg'ﬁlad tb?j noneviction “red her-

' an application to the Attorney
General's office; two years ago, and
fhe process was completed Sept, 15,
with the title conveyed to a new corpo-
ration including the buyers of some of
the apartments and the Orlofsky man-
agement, which still owns the other
e M

a on

the landlord’s object is to sell -a.llmt:é
apartments. As they become vacant,
they are sold rather than rented,

Robert Orlofsky said his building
was a logical candidate for a nonevic-
tion plan because it has a high tumn-
over among its tenants.

*They are very transient,”’ he said.
‘*Because of the size of the apartments
— the largest is two bedrooms — they
are not conducive to families, and we
get mostly young married couples or
singles and it is a stepping stone. We
have 10 to 15 percent turnover a year.
We'll probably sell all the apartments
within five years, and then we’ll prob-
ably stay on as the managing agents.”

They needed to sell only 62 apart-
ments but have already sold 130.
Prices range from $16,085 for a studio
to mﬁ for a two-bedroom apart-
price’’ of about 25 percent off for the
first 90 days after the apartments are
offered. The Orlofskys extended the

| period to nine months, after which the

price went up to the same amount paid
by nontenants.

The owners also offered to lend
mortgage money for 80 percent of the
purchase price at 10 percent — now 9
points under the rate of bank loans.

Cooperative apartment prices usu-
ally appear lower than condominium
prices and monthly charges are high-
er, because a cooperative owner buys
a share of the complex, and the com-
plex usually has an outstanding mort-
gage, which the tenant-owner has to

help pay off. A condominium buyer, on
the other hand, owns only his own unit
and a share of the public areas, and the
buyer’s monthly charge covers pri-
marily maintenance and taxes on his
own living space.

The Bryant Gardens coroplex, for
example, has a $3.1 million ontstand-
ing mortgage. The buyer of a $22,600
apartment would have to pay 20 per-
cent down, $290 per month on the exist-
ing mortgage, taxes, and mainte-
nance, and $166 on his own loan, which
would be renegotiated after 10 years at
whatever rate prevails at that time.
The rents, on the other hand, range
from $275 to $375 per month.

Meanwhile, the number of eviction
conversions is growing rapidly in the
county. Accarding to Mr. Hitt, the first
conversion took place on Garth Road,
Scarsdale, five years ago, and the
trend has widened to White Plains,
Larchmont, Yonkers, Mount Vernon,
Rye and Croton-on-Hudson. In recent
weeks, the trend has spread plbgn H::s
tings-on-Hudson, where one
been accepted and three are being dis-
cussed.

According to the Attorney General’s
office, 24 plans from Westchester were
accepted in 1978, 17 in 1979, 22 last year
and 28 so far this year, and there have
been 48 new submissions so far this

year.

The office did not tabulate the num-
ber of apartments affected until 1979,
finding then that the 22 plans included
2,300 apartments. The Attorney Gener-
al’s office also does not know which
plans are actually carried out.

Robert C. Hooley, president of Peo-
ple’s Westchester Savings Bank, said
that one of every five or six mortgage
loans issued by his bank are for coop-
eratives or condominiums. He said
there has been a slowdown in all loans
since 1978, when initerest rates were 8.5
percent, but that co-op and condo-
minlum loans were becominig more
popular because the prices are lower
than single-family homes. The aver-
age loan in one recent week was
$39,000.

Announcements of conversion plans
often bring tenant resistance, accord-
ing to Mr. Hitt and Ted H. Wolf, the
president of his firm.

*Tenants are getting sophisticated,
and they are as greedy as landlords,”
Mr. Wolf said. *“The first thing they do
ishirean attorney.”

He said tenants usually conciude
that they can’t stop the building from
going cooperative, but they can trv to
negotiate with the owner to make re-
pairs and to provide a reserve fund for
future repairs. The funds average 3
percent of the total sale price.

Mr. Wolf estimated that about 15
percent of the tenants in eviction pro-
ceedings move out of the building.
About 80 percent buy, and the remain-
der are persons over 62 or handicapped
persons, who ‘are protected by law
against eviction.

Even at Bryant Gardens, tenants re-
sisted conversion when it was pro-
posed. A tenant comrittes was found-
ed, and several dozen tenants signed
pledges not to buy. About 130 persons
responded to a request by the commit-
tez to provide lists of repairs they
wanted in their apartments, and many
of the repairs were made, according to
Mary-Louise Briccetti, one of the com-
mittee’s founders.

“But if there had been an eviction -
plan, we would have hired a lawyer,"”
Miss Briccetti said, ‘‘and for our
group, an assessment of $50 would
have been a tremendous burden. The
noneviction plan kept our activities to
aminimum."”’ I



