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I. Introduction
On April 29, the Committee on Public Housing, chaired by Council Member Chris Banks, will hold an oversight hearing titled “Oversight – Preserve, Produce, Empower: Positioning NYCHA to Further New York City’s Affordable Housing Agenda.” The hearing will examine the New York City Housing Authority’s (“NYCHA’s”) current and potential role in preserving, producing, and financing public housing under the new mayoral administration (“the Administration”). The Committee anticipates that the Administration’s forthcoming housing plan will articulate a multiyear capital and operational strategy for NYCHA. That strategy should define NYCHA’s role in producing new affordable units on its own land, identify the statutory and financing mechanisms required to support that role, and integrate NYCHA into the Land Inventory Fast Track (“LIFT”) Task Force’s work as a primary public developer instead of a participating agency. The Committee expects to hear testimony from NYCHA officials, advocacy organizations, NYCHA residents, and other key stakeholders. 
II. Background
Former New York City Mayor Fiorello La Guardia created NYCHA in 1934, replacing dilapidated tenements with funds from the New Deal,[footnoteRef:1] three years before the Housing Act of 1937 established public housing nationwide.[footnoteRef:2] NYCHA originally served two purposes: (1) to provide low-cost housing for working families temporarily unemployed during the Great Depression, and (2) create jobs for building trades.[footnoteRef:3] NYCHA’s purpose later evolved into providing housing for families with the lowest incomes.[footnoteRef:4]  [1:  Ferre-Sadurni, Luis, “The Rise and Fall of New York Public Housing: An Oral History,” The New York Times (Jul. 9, 2018) available at: https://www.nytimes.com/interactive/2018/06/25/nyregion/new-york-city-public-housing-history.html.]  [2:  Housing Act of 1937, available at: https://www.gpo.gov/fdsys/pkg/USCODE-2009-title42/pdf/USCODE-2009-title42-chap8.pdf. ]  [3:  Marcuse, Peter, “The Beginnings of Public Housing in New York,” J. of Urban Hist, Vol. 12, No. 4:353‑390 at 353-54, available at: https://journals.sagepub.com/doi/abs/10.1177/009614428601200403; J.A. Stoloff, “A Brief History of Public Housing”, Paper presented at August 14 meeting of the American Sociological Association (2004), available at: https://www.researchgate.net/publication/228789405_A_brief_history_of_public_housing at 2-3.]  [4:  Marcuse, supra n. 3 at 354; Stoloff, supra n. 3 at 1; see also Judith D. Feins, et al., “Revised Methods of Providing Federal Funds for Public Housing Agencies”, US Department of Housing and Urban Development (1994), available at: https://www.huduser.gov/portal/Publications/pdf/HUD-6476.pdf at 9.] 

Most of NYCHA’s developments were designed in the 1950s and follow what is known as a “tower-in-the-park” format: high-rise buildings with small horizontal footprints, often located on “superblocks” comprised of multiple combined city blocks. In 1961, the City adopted a zoning plan that regulated residential building density based on the ratio of a building’s horizontal footprint to the size of its underlying plot of land. As most of NYCHA’s high-rise housing projects have relatively small footprints and large proportions of open space, this zoning scheme—which still prevails today—allows for additional substantial construction on or adjacent to those plots. Most of these development rights remain unused.[footnoteRef:5] [5:  New York City Bar, “Report on Legislation by the Housing and Urban Development Committee”, available at:
https://www2.nycbar.org/pdf/report/uploads/20072537-CompliancewithNYCLand
UseReviewProcedure.pdf. ] 

NYCHA today has 335 developments and 177,565 apartments housing 511,384 authorized residents through public housing, Section 8, and the Permanent Affordability Commitment Together (“PACT”) program.[footnoteRef:6] If NYCHA were a US city, it would rank 37th by population, larger than Atlanta or Miami.[footnoteRef:7]  [6:  New York City Housing Authority, “NYCHA Fact Sheet 2025”, available at: https://www.nyc.gov/assets/nycha/downloads/pdf/NYCHA_Fact_Sheet.pdf.]  [7:  Id. at 1.] 

III. Underfunded Public Housing
A public housing agency (“PHA”) is any state or local government entity authorized to develop or operate low-income housing under the U.S Housing Act of 1937.[footnoteRef:8] While local PHAs own the structure and land of public housing developments, the federal government provides funding through two main streams: (1) The Public Housing Operating Fund, which is intended to cover the gap between tenant rents and operating costs and (2) the Public Housing Capital Fund, which pays for the renovation and replacement of building systems.[footnoteRef:9]  [8:  24 CFR § 5.100.]  [9:  See Center on Budget and Policy Priorities, “Policy Basics: Public Housing” (Jun. 2, 2021), available at: https://www.cbpp.org/sites/default/files/atoms/files/policybasics-housing.pdf at 3. ] 

NYCHA’s 2023 Physical Needs Assessment (“PNA”) estimates 20-year capital needs at $78.3 billion across the 264 properties and 161,400 apartments NYCHA directly manages.[footnoteRef:10] This is a 73 percent increase over the 2017 PNA estimate of $45.3 billion.[footnoteRef:11] The Citizens Budget Commission calculated that this represents approximately $483,000 per unit, up from $255,000 in 2017.[footnoteRef:12] An update based on January 2025 data raised the 20-year capital need to $78.6 billion, while another update to the PNA based on January 2026 data lowered the 20-year capital need back to $78 billion.[footnoteRef:13] According to NYCHA, reductions in physical needs came from $3.2 billion in PACT conversions and $0.5 billion in completed capital projects, although those reductions were offset by $0.6 billion in new 20-year physical needs and $2.5 billion in inflation and price escalation.[footnoteRef:14] Five-year needs are approximately $60 billion, with 54 percent of the 20-year estimate tied to assets requiring immediate or next-year replacement.[footnoteRef:15] Apartments, heating systems, building exteriors, and plumbing account for 74 percent of the total needs.[footnoteRef:16] Importantly, the PNA is a snapshot. It does not automatically adjust when Section 9 developments enter PACT, the Trust program or when major renovations occur at a development. These figures are only updated when NYCHA either conducts a new PNA every five years or decides to issue updates to previous estimates. NYCHA’s current five-year capital plan for 2024-2028 totals $8.2 billion, covering 14 percent of the $60 billion five-year need, with nearly half coming from City and State funds.[footnoteRef:17]  [10:  NYCHA, 2023 Physical Needs Assessment Final Report, available at: https://www.nyc.gov/assets/nycha/downloads/pdf/2023-PNA-Report-Physical-Needs-Assessment-NYCHA.pdf at 13 (last accessed 4/21/26).]  [11:  Sean Campion, “Testimony on the New York City Housing Authority and the City’s Preliminary Fiscal Year 2025 Budget”, Citizens Budget Commission (Mar. 12, 2024), available at: https://cbcny.org/testimony-new-york-city-housing-authority-and-citys-preliminary-fiscal-year-2025-budget; “NYCHA Releases New Physical Needs Assessment Demonstrating 73 Percent Increase In Its Capital Needs, Now Totaling $78.3 Billion”, New York City Housing Authority (Jul. 12, 2023), available at: https://www.nyc.gov/site/nycha/about/press/pr-2023/pr-20230712.page.]  [12:  Id.]  [13:  NYCHA, “NYCHA Physical Needs Assessment FAQ” available at: https://www.nyc.gov/site/nycha/about/physical-needs-assessment-faqs.page (last accessed 4/14/26).]  [14:  Id.]  [15:  “NYCHA Releases New Physical Needs Assessment Demonstrating 73 Percent Increase In Its Capital Needs, Now Totaling $78.3 Billion”, New York City Housing Authority (Jul. 12, 2023), available at: https://www.nyc.gov/site/nycha/about/press/pr-2023/pr-20230712.page. ]  [16:  Michael Corwin, “NYCHA’s New Physical Needs Assessment”, NYCHA Now (Jun. 12, 2023), available at: https://nychanow.nyc/nychas-new-physical-needs-assessment/.]  [17:  New York City Housing Authority, “Capital Plan – Calendar Years 2024-2028”, NYCHA, available at: https://www.nyc.gov/assets/nycha/downloads/pdf/2024-2028-Capital-Plan-Narrative.pdf at 4.] 

In 2025, NYCHA received about $1.29 billion in non-Section 8 federal operating subsidies, which, combined with other federal funds, covered roughly 67 percent of NYCHA’s $5.4 billion operating budget.[footnoteRef:18] Department of Housing and Urban Development (”HUD“) operating funding has been prorated below 100 percent of its calculation of housing authorities’ operating needs nearly every year since 2001.[footnoteRef:19] This proration has cost NYCHA over $1.5 billion cumulatively in subsidies it was eligible to receive and a cumulative federal capital grant funding loss of $232 million.[footnoteRef:20] This disinvestment is a reason NYCHA struggles to keep up with daily repairs and basic landlord tasks.  [18:  Louisa Chafee, “How Federal Budget Changes Could Reshape The New York City Public Housing Authority”, New York City Independent Budget Office, available at: https://www.ibo.nyc.gov/assets/ibo/downloads/pdf/housing-and-buildings/2025/2025-september-how-federal-budget-changes-could-reshape-nycha.pdf at 4.]  [19:  “Stabilizing the Foundation: Transforming NYCHA to Address Its Capital Needs”, Citizen Budget Commission (Jul. 3, 2018), available at: https://cbcny.org/research/stabilizing-foundation; New York City Housing Authority, “Capital Plan – Calendar Years 2024- 2028”, NYCHA, available at: https://www.nyc.gov/assets/nycha/downloads/pdf/2024-2028-Capital-Plan-Narrative.pdf at 7-8.]  [20:  Id.] 

IV. Campaign Promises: Housing By and For New York
On January 1, 2026, Zohran Mamdani became mayor of New York City. During his campaign, he set a ten-year goal of producing 200,000 new affordable, union-built, rent stabilized units, supported by a $100 billion commitment that would include $70 billion in new municipal bonds.[footnoteRef:21] The Administration has not yet released a formal housing plan as of March 2026, but it has taken steps by signing executive orders focused around housing in the Mayor’s first four months in office.  [21:  Zohran For New York City, “Housing By and For New York” (Feb. 3, 2025), available at: https://www.zohranfornyc.com/policies/housing-by-and-for-new-york.] 

On his first day in office, the Mayor signed Executive Order No. 4, establishing the Land Inventory Fast Track Task Force (“LIFT”) Task Force, which is an interagency group that aims to identify city-owned sites suitable for at least 25,000 new housing units by July 1, 2026.[footnoteRef:22] The Mayor then signed Executive Order No. 5, which established the Streamlining Procedures to Expedite Equitable Development Task Force (“SPEED”) Task Force, which is an interagency group created to identify and remove bureaucratic, permitting and financial barriers that delay housing construction.[footnoteRef:23] In March 2026, the Administration launched Neighborhood Builders Fast Track, a program that tasks the Department of Housing Preservation and Development (”HPD”) with establishing a list of developers to be designated as pre-qualified to develop and build affordable housing developments on sites owned by HPD or other City agencies.[footnoteRef:24] The preliminary capital plan proposes $662 million in capital funding for NYCHA in FY 2027.[footnoteRef:25] [22:  NYC Mayor's Office, “Executive Order 04, LIFT Task Force” (Jan. 2026), available at: https://www.nyc.gov/mayors-office/news/2026/01/executive-order-04. ]  [23:  NYC Mayor's Office, “Executive Order 05, Improving Process To Accelerate Affordable Housing” (Jan. 2026) available at: https://www.nyc.gov/mayors-office/news/2026/01/executive-order-05. ]  [24:  “Neighborhood Builders Fast Track RFQ”, HPD (Mar. 25, 2026), available at: https://www.nyc.gov/site/hpd/services-and-information/neighborhood-builders-rfq.page. ]  [25:  “Transcript: Mayor Mamdani Releases Balanced Fiscal Year 2027 Preliminary Budget”, Office of the Mayor (Feb. 17, 2026), available at: https://www.nyc.gov/mayors-office/news/2026/02/transcript--mayor-mamdani-releases-balanced-fiscal-year-2027-pre#. ] 


V. Preservation: PACT and the Public Housing Preservation Trust
A. Permanent Affordability Commitment Together 
As of December 2025, 28,580 apartments have been converted to PACT, with $8.6 billion in total investment.[footnoteRef:26] PACT is NYCHA’s implementation of the federal Rental Assistance Demonstration (“RAD”) program, which allows PHAs to leverage additional funding to make improvements to housing units.[footnoteRef:27] In 2025, NYCHA converted a record 6,664 apartments and secured $2.9 billion in investments.[footnoteRef:28] Another 10,793 apartments at 38 developments are in active planning for conversion.[footnoteRef:29] NYCHA’s stated goal is to convert 62,000 units by 2028.[footnoteRef:30] Over 39,373 PACT units are in pre-development, under construction, or have completed renovations.[footnoteRef:31] [26:  “NYCHA Reaches $8.6 Billion Investment Through PACT to Date as 2025 Calendar Year Comes to a Close”, NYCHA (Dec. 16, 2025), available at: https://www.nyc.gov/site/nycha/about/press/pr-2025/pr-20251216.page. ]  [27:  “Permanent Affordability Commitment Together (PACT)”, NYCHA, available at: https://www.nyc.gov/site/nycha/about/pact.page (last accessed 4/22/26). ]  [28:  Echavaria, Vincent, “NYCHA Secures Record-Breaking Preservation Funding and Pursues Innovative Projects”, NYCHA NOW (Jan. 12, 2026), available at: https://nychanow.nyc/nycha-secures-record-breaking-preservation-funding-and-pursues-innovative-projects/. ]  [29:  Michael, “NYCHA Invests $8.6 Billion Through PACT to Date”, NYCHA Now (Dec. 16, 2025), available at: https://nychajournal.nyc/nycha-invests-8-6-billion-through-pact-to-date/.]  [30: Id; LaToya, “Moving the Authority Forward”, NYCHA Journal (Dec. 7, 2018), available at: https://nychajournal.nyc/moving-the-authority-forward/.]  [31:  Id.] 

PACT deals require HPD assistance because rising construction costs, elevated interest rates and the deteriorating conditions at the remaining developments have widened the funding gap.[footnoteRef:32] HPD provides low interest loans to fill that gap.[footnoteRef:33] However, the transition to PACT operators in which NYCHA cedes all management of a development, including tenant leases, apartment repairs, and rent payments, to a private partner, has not been smooth. The NYC Comptroller’s December 2024 eviction audit found a PACT eviction rate of 0.57 percent in FY 2024, nearly five times the 0.12 percent rate at traditional NYCHA units.[footnoteRef:34] From FY 2023 to FY 2024, evictions at PACT sites increased from 29 to 91, a 200 percent increase.[footnoteRef:35] The audit also found that NYCHA failed to ensure PACT operators followed standard pre-eviction outreach procedures.[footnoteRef:36] Another audit of NYCHA repairs found that, for 44% of repairs, NYCHA could not provide documentation showing that the repairs were completed before payment.[footnoteRef:37] This contributes to an environment in which NYCHA is unable to maximize the value of its spending, cannot hold vendors accountable for their work, and becomes susceptible to fraudulent invoices, all while residents are left perpetually dissatisfied with repairs.[footnoteRef:38] [32:  Id.; Alec Goodwin, “Filling in the Gaps: An Examination of the New York City Housing Authority’s Budget”, New York City Independent Budget Office (Aug. 2022), available at: https://www.ibo.nyc.gov/assets/ibo/downloads/pdf/housing-and-buildings/2022/2022-august-filling-in-the-gaps-an-examination-of-the-new-york-city-housing-authorities-budget.pdf at 2.]  [33:  Id.; Alec Goodwin, “Executive Capital Plan Builds on Existing Funding for Affordable Housing”, New York City Independent Budget Office (Jun. 2021), available at: https://ibo.nyc.ny.us/iboreports/executive-capital-plan-builds-on-existing-funding-for-affordable-housing-june-2021.pdf at 2.]  [34:  New York City Comptroller Brad Lander, “Audit Report on the New York City Housing Authority’s Eviction Processes”, (Dec. 18, 2024), available at: https://comptroller.nyc.gov/reports/audit-report-on-the-new-york-city-housing-authoritys-eviction-processes/ at 14.]  [35:  Id.]  [36:  Id. at 34-36.]  [37:  “Comptroller’s NYCHA Audit Resident Audit Committee, Letter Re: Prioritizing the Voices of NYCHA Residents”, NYC Comptroller (Dec. 30, 2025), available at: https://comptroller.nyc.gov/reports/letter-re-prioritizing-the-voices-of-nycha-residents/. ]  [38:  Id.; New York City Comptroller Brad Lander, “Audit Report on the New York City Housing Authority’s Monitoring of Contractor Repairs”, (Nov. 20, 2024), available at: https://comptroller.nyc.gov/reports/audit-report-on-the-new-york-city-housing-authoritys-monitoring-of-contractor-repairs/.] 

B. Public Housing Preservation Trust
	The NYC Public Housing Preservation Trust (“the Trust”), authorized by the State Legislature in 2022, permits up to 25,000 apartments to undergo comprehensive renovation while NYCHA retains management.[footnoteRef:39] Four developments have voted to join thus far: Nostrand Houses, Bronx River Addition, Hylan Houses, and Unity Towers.[footnoteRef:40] In 2025, the Trust executed its first design build contracts: $493 million for Nostrand Houses and Bronx River Addition.[footnoteRef:41] The appeal of the Trust is that NYCHA owns, controls and manages the property; there is no private manager. The Community Service Society has reported that when tenants are given a vote, most residents pick Section 9 or the Trust over PACT.[footnoteRef:42] This indicates a strong resident preference for keeping their housing publicly owned and managed. [39:  “Public Housing Preservation Trust”, NYCHA, available at: https://www.nyc.gov/site/nycha/about/public-housing-preservation-trust.page. ]  [40:  “Past Development Votes”, NYCHA, available at: https://www.nyc.gov/site/nycha/residents/past_development_votes.page. ]  [41:  “NYCHA Reaches $8.6 Billion Investment Through PACT to Date as 2025 Calendar Year Comes to a Close”, NYCHA (Dec. 16, 2025), available at: https://www.nyc.gov/site/nycha/about/press/pr-2025/pr-20251216.page. ]  [42:  Thompson, Iziah, “Summary of NYCHA’s FY 26 Annual Plan”, Community Service Society of New York (Sept. 11, 2025), available at: https://www.cssny.org/news/entry/summary-of-nychas-fy26-annual-plan.] 

C. Section 9 Preservation
NYCHA has a large capital need for repairing its units which also impacts its responsibilities as a housing provider to fill the units under its management. As of April 2026, out of approximately 146,000 affordable housing units, NYCHA has roughly 6,394 vacant apartments.[footnoteRef:43] Of these vacant units, 612 have been matched to potential residents.[footnoteRef:44] NYCHA estimates that its current vacancy rate is approximately 4.7 percent.[footnoteRef:45] The average turnaround repair time to get an apartment ready for occupancy is approximately 340 days.[footnoteRef:46] NYCHA attributes these delays in part to lead paint and asbestos abatement and to in-unit renovations, which can take up to 6 months.[footnoteRef:47] In FY 2024, only 510 households moved from shelters into NYCHA, down from 1,500 households in 2021.[footnoteRef:48]  [43:  “Testimony from NYCHA’s Executive Vice President of Property Management Operations Daniel Greene: Security Measures for NYCHA’s Vacant Apartments”, NYCHA (Apr. 10, 2026), available at: https://www.nyc.gov/assets/nycha/downloads/pdf/speeches-testimonies/20260410-security-vacant-apartments-testimony.pdf. (last accessed 4/21/26).]  [44:  Id.]  [45:  Id.]  [46:  Id.]  [47:  Id.]  [48:  Yi, Karen, David Brand, “Fewest Shelter Residents Moving into NYCHA buildings in 10 years while vacancies soar”, Gothamist (May 3, 2024), available at: https://gothamist.com/news/fewest-shelter-residents-moving-into-nycha-buildings-in-10-years-while-vacancies-soar. ] 

In addition to work done during turnover, NYCHA is preserving its Section 9 portfolio through the Comprehensive Modernization (“Comp Mod”) program which rehabilitates developments through a single integrated project including renovations to building exteriors, multiple building systems, apartment interiors, and site improvements.[footnoteRef:49] NYCHA dedicated $1 billion thus far to modernizing 3,696 apartments under Comp Mod.[footnoteRef:50] [49:  “Comprehensive Modernization”, NYCHA, available at: https://www.nyc.gov/site/nycha/about/comprehensive-modernization.page. ]  [50:  Id; Michael, “A Year of Partnership and Achievement”, NYCHA Now (Dec. 23, 2025), available at: https://nychajournal.nyc/a-year-of-partnership-and-achievement/. ] 

The modernization of Section 9 is also occurring under the HUD Agreement, where NYCHA has committed to specific deadlines and compliance standards across the Monitorship’s seven pillar areas: lead-based paint, heat, mold and leaks, elevators, pests/waste management, and inspections/repairs.[footnoteRef:51] The federal monitor reports quarterly on NYCHA’s compliance. [51:  “FAQs”, NYCHA Monitorship, available at: https://www.nychamonitor.com/faq. ] 

VI. NYCHA as a Developer for Affordable Housing
A. Development Partnership Opportunities RFEI
NYCHA has functioned as a property owner and developer since its creation in 1934, and NYCHA’s recent procurement language reflects this identity. In its August 2025 Development Partnership Opportunities Request for Expressions of Interest (“RFEI”), NYCHA stated that it “seeks to advance its work as a public developer by expanding its portfolio through the development of more low-income, affordable housing for public housing residents and low to moderate income New Yorkers.”[footnoteRef:52] The RFEI invites the real estate community to propose privately owned sites and existing buildings where NYCHA can deploy its tools to create new housing.[footnoteRef:53] NYCHA identified five categories of development assistance it can provide: [52:  NYCHA Development Partnership Opportunities, “RFI 515707 – Development Partnership Opportunities Request for Expression of Interest”, NYCHA (Aug. 19, 2025), available at: https://www.nixonpeabody.com/-/media/files/alerts/2025/08/rfei_final.pdf at 2. ]  [53:  Id. at 2.] 

(1) Restore Rebuild, formerly Faircloth-to-RAD, which enables NYCHA to build new public housing units up to its Faircloth limit and immediately convert them to Section 8.[footnoteRef:54] It has been reported that NYCHA has 18,000 Faircloth-eligible units[footnoteRef:55] This number represents the total number of public housing (Section 9) units that NYCHA could legally create or build under federal law without Congressional action;  [54:  Id. at 4.]  [55:  Morris, Joseph and Deborah VanAmerongen, “Now & Next Affordable Housing Alert: NYCHA’s recently issued Request For Expressions of Interest Invites developers to partner on new affordable housing projects designed for low and moderate income New Yorkers”, Nixon Peabody (Sept. 2, 2025), available at: https://www.nixonpeabody.com/-/media/files/alerts/2025/09/nycha_invites_proposals_to_boost_affordable_housing_in_nyc.pdf. ] 

(2) Transfer of Assistance, which allows NYCHA to move Project Based Section 8 subsidy to new locations;[footnoteRef:56]  [56:  Supra note 55.] 

(3) Project-based vouchers;[footnoteRef:57] [57:  Id.] 

(4) Adjacent land, including long-term ground leases and sale of surplus parcels;[footnoteRef:58] and [58:  Id. ] 

(5) Transfer of development rights.[footnoteRef:59] [59:  Id.] 

The RFEI provides three project scenarios for the developer: 
(1) A mixed-income project on the same block as a NYCHA development purchases unused development rights and receives Transfer of Assistance vouchers for eight units.[footnoteRef:60] [60:  Id. ] 

(2) A senior affordable housing project in the same neighborhood as a planned NYCHA capital investment receives vouchers for a proportion of units.[footnoteRef:61]  [61:  Id. ] 

(3) A completed mixed-income building with vacant units receives voucher assistance in exchange for housing NYCHA residents.[footnoteRef:62] [62:  Id.] 

To qualify, applicants must show experience completing at least one new construction multifamily project of 100 or more units in New York City within the past five years.[footnoteRef:63]  Minority and Women-owned Business Enterprise developers and nonprofit developers must be identified as having a ”Meaningful Role," which is defined in the RFEI as holding at least 30 percent of the equity ownership or decision-making authority.[footnoteRef:64] The RFEI also requires Davis-Bacon prevailing wage compliance for projects over eight units, and execution of a NYCHA-approved hiring plan for resident construction employment and training through NYCHA’s Resident Economic Empowerment and Sustainability office.[footnoteRef:65] [63:  Id.]  [64:  Id. ]  [65:  Id. ] 

B. Citywide Clusters RFEI and concentration of Resources in PACT
In December 2025, NYCHA released a Citywide Clusters RFEI for 27 developments comprising of 5,266 units across all five boroughs, representing approximately $2.5 billion in 20-year capital needs.[footnoteRef:66] NYCHA maintains a Pre-Qualified List of 144 entities, updated on a rolling basis.[footnoteRef:67] The RFEI evaluation process includes Resident Review Committees at each cluster who participate in evaluating finalist proposals.[footnoteRef:68] [66:  “NYCHA Builds on Momentum of the PACT Program with Request for Expressions of Interest Soliciting Partners for 27 Developments Across New York City”, NYCHA (Dec. 23, 2025), available at: https://www.nyc.gov/site/nycha/about/press/pr-2025/pr-20251223-3.page. ]  [67:  Michael, “NYCHA Opens New Rolling Request for Qualifications Process for Potential PACT Partners”, NYCHA Journal (Oct. 8, 2025), available at: https://nychajournal.nyc/nycha-opens-new-rolling-request-for-qualifications-process-for-potential-pact-partners/. ]  [68:  Supra note 67.] 

C. The Trust as a Tool for New Affordable Housing
The Public Housing Preservation Trust is currently deployed at four developments for renovation work. The Trust also has untapped potential as a production vehicle for new affordable housing on NYCHA-owned land. The Trust Act authorized up to $10 billion in bond issuance and allowed the use of design-build to streamline construction by combining design and construction responsibilities under a single contract.[footnoteRef:69]  [69:  “NYCHA Publishes final Voting Procedures for Public Housing Preservation Trust”, NYCHA (Dec. 12, 2022), available at: https://www.nyc.gov/site/nycha/about/press/pr-2022/pr-20221212.page; Michael, “The Trust Announces Design-Build Team for $400M Modernization of Nostrand Houses Apartments”, NYCHA Now (Jul. 8, 2025), available at: https://nychajournal.nyc/the-trust-announces-design-build-team-for-400-million-modernization-nostrand-houses-apartments/; N.Y. Pub. Hous. Law §§ 625 et seq. (McKinney).] 

The Trust’s structure addresses longstanding limitation under federal rules: NYCHA cannot directly access Section 8-backed bond financing, but a public benefit corporation operating under a long-term ground lease with NYCHA can access it.[footnoteRef:70] This allows the Trust to borrow against the Section 8 subsidy stream to finance the renovation or construction up front instead of waiting for the availability of capital funds. The Trust offers NYCHA the ability to leverage financing while keeping the property, workforce and the management 100 percent under public control.[footnoteRef:71] Construction contractors and bondholders are still compensated through standard contractor profit margins and debt service.[footnoteRef:72]  [70:  “NYC Public Housing Preservation Trust FAQ”, NYCHA, available at: https://www.nyc.gov/site/nycha/about/preservation-trust-faqs.page. ]  [71:  Id. ]  [72:  “Examining the Public Housing Preservation Trust & Other Strategies in NYCHA’s Blueprint for Change”, New York City Independent Budget Office (Feb. 2023), available at: https://www.ibo.nyc.gov/assets/ibo/downloads/pdf/housing-and-buildings/2023/2023-february-money-for-nycha-examining-the-public-housing-preservation-trust-and-other-strategies-in-nychas-blueprint-for-change.pdf; See N.Y. Pub. Hous. Law § 633 (McKinney).] 

D. The Revolving Housing Construction Fund
In October 2025, the Community Service Society of New York (“CSS”) published “Can New York Build Again? A Blueprint for a New Era of Social Housing,” proposing a City-backed Revolving Housing Construction Fund (“RHCF”).[footnoteRef:73] The RHCF would be a pool of low-cost, long-term public capital replacing private equity, with an initial goal of financing 20,000 new, publicly owned housing units over the next decade.[footnoteRef:74] CSS modeled three scenarios: (1) acquiring a stalled private project to create a NYCHA-owned asset; (2) a NYCHA preservation and infill hybrid with over 100 mixed-income units; and (3) deep affordability on public land, with nearly 70 percent of units for very low income families.[footnoteRef:75] [73:  Thompson, Iziah, “Can New York City Build Again? A Blueprint for a New Era of Social Housing”, Community Service Society of New York (Oct. 2025), available at: https://www.cssny.org/publications/entry/can-new-york-build-again-a-blueprint-for-a-new-era-of-social-housing at 5.]  [74:  Id. at 3.]  [75:  Id. at 25-28.] 

The Center for New York City Affairs has argued that NYCHA and the Preservation Trust are “the perfect homes for RHCF investments,” noting that adding mixed-income buildings with healthy cash flows would let NYCHA build a stronger balance sheet while advancing preservation.[footnoteRef:76] The FY 2026 New York State Enacted Budget, signed by Governor Hochul, allocated $100 million for mixed-income revolving loan funds, $50 million of which is for New York City.[footnoteRef:77] [76:  “Time for a Public Option: Social Housing Is the Right Fit for the Mamdani Administration”, Center for New York City Affairs (Nov. 19, 2025), available at: https://www.centernyc.org/urban-matters-2/time-for-a-public-option-social-housing-is-the-right-fit-for-the-mamdani-administration.]  [77:  “Notice of Funding Availability”, New York State Housing Acceleration Fund (Jul. 2025), available at: https://hcr.ny.gov/system/files/documents/2025/08/new-york-state-housing-acceleration-fund-nofa.pdf.] 


E. Transfer of Development Rights, Master Development Agreements and Other Ongoing Revenue in its Portfolio
NYCHA has leveraged unused development rights as a source of revenue to preserve and create affordable housing. To date, several transactions have exhibited this approach, including Hobbs Court in Manhattan and Ingersoll Houses in Fort Greene. 
The Hobbs Court development is not owned by NYCHA although NYCHA owns the underlying land, having acquired it during the 1980s, when property foreclosed by the Federal Housing Administration was transferred to NYCHA’s possession.[footnoteRef:78] On March 5, 2020, NYCHA agreed to transfer approximately 9,000 square feet of Hobbs Court’s unused development rights to a neighboring property owner.[footnoteRef:79]  The proceeds of the development rights transfer were then given to the nearest NYCHA development, Metro North Plaza.[footnoteRef:80] On September 25, 2025, Metro North Plaza converted to the PACT program to upgrade apartments, shared spaces, grounds, and building infrastructure.[footnoteRef:81]   [78:  Rose, Veronica, “NYCHA Earns Over $2.6 Million By Transferring Hobbs Court Development Rights”, City Land (May 21, 2020), available at: https://www.citylandnyc.org/nycha-earns-over-2-6-million-by-transferring-hobbs-court-development-rights/. ]  [79:  Id.]  [80:  Id.]  [81:  “$272.6 Million PACT Project to Renovate the Homes of Nearly 800 Residents at Metro North Plaza and Gaylord White Houses Moves Forward as NYCHA and Partners Close on Financing”, NYCHA (Sept. 25, 2025) available at: https://www.nyc.gov/site/nycha/about/press/pr-2025/pr-20250925-2.page. ] 

In 2019, it was reported that NYCHA transferred roughly 100,000 square feet of development rights at Ingersoll houses to a neighboring development project.[footnoteRef:82] In exchange, the developer would provide nearly $25 million for maintenance at Ingersoll.[footnoteRef:83] The recipient development, 202 Tillary Street, was completed on April 2026 as a 31-story residential building with 465 rental units of which 120 are designated affordable.[footnoteRef:84] In another transaction in October 2022, NYCHA transferred 280,000 square feet of development rights and 12,500 square feet of land from Manhattanville Houses to an adjacent private property.[footnoteRef:85] The transaction raised $28 million in funding that will be used at Manhattanville Houses for building repairs and upgrades.[footnoteRef:86] [82:  Bittle, Jake, “Unprecedented NYCHA air rights deal nears completion at Ingersoll Houses”, Brooklyn Daily Eagle (Oct. 10, 2019), available at: https://brooklyneagle.com/89800/unprecedented-nycha-air-rights-deal-nears-completion-at-ingersoll-houses/. ]  [83:  Id.]  [84:  Young, Michael and Matt Pruznick, “465 Unit Tower Wraps Up Construction at 202 Tillary Street In Downtown Brooklyn”, New York YIMBY (Apr. 16, 2026) available at: https://newyorkyimby.com/2026/04/465-unit-tower-wraps-up-construction-at-202-tillary-street-in-downtown-brooklyn.html. ]  [85:  Echavaria, Vincent, “NYCHA Closes on Transfer of Manhattanville Development Rights to Adjacent Site”, NYCHA Now (Oct. 17,2022), available at: https://nychanow.nyc/nycha-closes-on-transfer-of-manhattanville-development-rights-to-adjacent-site/. ]  [86:  Michael, “For First Time, NYCHA Leverages Transfer of Assistance Tool to Create Housing Opportunities for Residents”, NYCHA Now (Dec. 22, 2025), available at https://nychajournal.nyc/for-first-time-nycha-leverages-transfer-of-assistance-tool-to-create-housing-opportunities-for-nycha-residents/. ] 

One of the more significant and most ambitious development plans involving NYCHA’s real estate assets is the redevelopment of Fulton and Elliot Chelsea Houses under the PACT program. In 2024, NYCHA’s Board approved a Master Development Agreement with Essence Development and Related Companies.[footnoteRef:87] This project represents the first PACT conversion structured as a multiphase redevelopment. The Master Development Agreement commits to a one-for-one replacement of all 2,056 existing public housing apartments.[footnoteRef:88] It also establishes a bridge plan that began in the Winter of 2024 to provide property management services, security, pest control, and heating while the parties wait for approvals to begin phase one of construction.[footnoteRef:89] To date, several residents and advocates have expressed concerns about the construction and relocation plans and have initiated legal challenges to the project.[footnoteRef:90] [87:  New York City Housing Authority, NYCHA’s Master Development Agreement with Essence Development and Related Companies for the Redevelopment of Fulton & Ellio Chelsea Houses, available at: https://cbmanhattan.cityofnewyork.us/cb4/wp-content/uploads/sites/10/2025/01/NYCHA-FEC-MDA-Memo_241114-compressed.pdf.]  [88:  Id. at 4.]  [89:  Id. at 7.]  [90:  Smith, Greg, “Appeals Court Pauses Demolition of NYCHA Chelsea Complex”, The City (Mar. 26, 2026), available at: https://www.thecity.nyc/2026/03/26/appeals-court-chelsea-elliott-fulton-houses-pause/. ] 

NYCHA has significant unused development capacity under current zoning. The Citizens Budget Commission estimated in 2018 that NYCHA’s developments could accommodate an additional 58 million square feet of new development, the equivalent of more than 20 Empire State Buildings.[footnoteRef:91]  [91:  “NYCHA's Untapped Assets: How NYCHA Can Maximize the Value of Infill Development”, Citizen Budget Commission (Oct. 2, 2018), available at: https://cbcny.org/research/nychas-untapped-assets. ] 

Beyond development right transfers and Master Development Agreements, NYCHA also generates ongoing revenue for its developments by commercializing underutilized assets in its portfolio. This includes ground floor retail leasing, parking lot leases, community facility leases, and undeveloped open space that can be monetized through long-term leases, with revenues directed to support nearby residential developments.[footnoteRef:92] [92:  “NYCHA’s Untapped Assets: How NYCHA Can Maximize the Value of Infill Development”, Citizens Budget Commission (Oct. 2, 2018), available at: https://cbcny.org/research/nychas-untapped-assets; “NYCHA’s Road Ahead: Capital and Operating Budget Needs, Shortfalls, and Plans”, NYU Furman Center (Aug. 2019), available at: https://www.furmancenter.org/wp-content/uploads/ee-legacy/NYCHAs_Road_Ahead_Final.pdf at 11.] 

VII. Conclusion
NYCHA’s role in not only preserving but producing affordable housing is key to addressing the City’s affordability crisis. As New York City’s largest landlord and one its biggest property owners, NYCHA has continued to evolve as both an owner and developer. The Committee is interested in hearing the Administration’s plans to position NYCHA in its forthcoming housing plan, what financing mechanisms are under consideration to support new affordable housing production neighboring and on NYCHA-owned properties, and what statutory and funding support NYCHA requires from the City and State to fulfill its role as a developer. 
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