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Proposed Int. No. 958-A:          	By former Council Member Adams, Ayala, and Rivera and Council Members Brooks-Powers, Farías, Hudson, Williams, Louis, Banks, Sanchez, Stevens, Mealy, Riley, Narcisse, and Hanif
 
 
 
Title:	A Local Law to amend the administrative code of the city of New York, in relation to the creation of affordable homeownership opportunities 
 
 
 
Administrative Code:	Amends title 26 by adding a new chapter 37 (section 26-3701 et. seq.


PROPOSED INT. 1443-A:	By Council Members Nurse, Louis, Brewer, Hanif, Stevens, Gutiérrez, Marte, Farías, and Public Advocate (Williams)

TITLE:	A Local Law to amend the administrative code of the city of New York, in relation to the citywide percentage of rental units in projects receiving city financial assistance that must be affordable for extremely low-income and very low-income households

ADMINISTRATIVE CODE:	Amends Section 26-38

I.	Introduction
On January 28, 2026, the Committee Land Use, chaired by Council Member Kevin C. Riley, held a vote on whether to recommend the override of the Mayor’s vetoes of Int. 958-A, in relation to the creation of affordable homeownership opportunities, and Int. 1443-A, in relation to the citywide percentage of rental units in projects receiving city financial assistance that must be affordable for extremely low-income and very low-income households.  The Committee also held a vote on whether to recommend that the Mayor’s veto messages, M 0010-2026 and M 0021-2026, related to Int. 958-A and 1443-A, be filed.  With respect to Intro. 958-A/M0010-2026, the Committee adopted both recommendations by a vote of 12 in the affirmative, 0 votes in the negative, and 0 abstentions. With respect to Intro. 1443-A/M0021-2026, the Committee adopted both recommendations by a vote of 11 in the affirmative, 1 vote in the negative, and 0 abstentions.

On December 18, 2025, the Committee on Land Use, chaired by former Council Member Rafael Salamanca Jr., held a vote on Proposed Int. No. 958-A, a local law to amend the administrative code of the City of New York in relation to the creation of affordable homeownership opportunities.  A previous version of this bill was heard by the Committee on Land Use on September 19, 2024.  At that hearing, testimony was offered by representatives from the Department of Housing Preservation and Development (HPD), as well as housing advocates and policy experts, real estate industry and labor stakeholders, and community organizations.[footnoteRef:2]  On December 18, 2025 the Land Use Committee passed Int. No. 958-A with 10 votes in the affirmative, 0 votes in the negative, and 0 abstentions.[footnoteRef:3]  At the Stated Meeting on December 18, 2025, the Council approved the bill by a vote of 38 votes in the affirmative, 8 votes in the negative, and 2 abstentions.[footnoteRef:4] [2:  Committee on Land Use, September 19, 2024, available at: https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=6730645&GUID=E6A7F4BD-9637-4F8D-9B76-1950CBEC816F&Options]  [3:  Committee on Land Use, December 18, 2025, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1361475&GUID=FED391F8-0A5D-4090-A118-AF6F0903CD7C&Options]  [4:  NYC Council Stated Meeting, December 18, 2025, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1368580&GUID=3CECD121-5B0F-4A60-AB63-AB6B0D0BA30B&Options] 

On December 18, 2025, the Committee on Land Use also held a vote on Proposed Int. 1443-A, sponsored by Council Member Sandy Nurse, which would require making a minimum percentage of rental housing financially assisted by the city affordable to extremely low-income and very low-income households.  A previous version of this bill was heard by the Committee on Land Use on November 19, 2025.  At that hearing, testimony was offered by representatives from HPD, as well as housing advocates and policy experts, real estate industry and labor stakeholders, and community organizations.[footnoteRef:5]  On December 18, 2025 the Land Use Committee passed Int. 1443-A with 9 votes in the affirmative, 1 vote in the negative, and 0 abstentions.[footnoteRef:6]  At the Stated Meeting on December 18, 2025, the Council approved the bill by a vote of 38 votes in the affirmative, 8 votes in the negative, and 2 abstentions.[footnoteRef:7] [5:  Committee on Land Use, November 19, 2025, available at: https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=7717530&GUID=0B1DB3DF-ED0B-4427-8297-DD64A2A1BCA0]  [6:  Committee on Land Use, December 18, 2026, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1361475&GUID=FED391F8-0A5D-4090-A118-AF6F0903CD7C&Options]  [7:  NYC Council Stated Meeting, December 18, 2025, available at:  https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1368580&GUID=3CECD121-5B0F-4A60-AB63-AB6B0D0BA30B&Options] 

On December 31, 2025, the Mayor issued messages of disapproval for Int. 958-A and 1443-A.  Pursuant to Section 37(b) of the Charter, the clerk presented the Mayor’s veto messages, M 0010-2026 and M 0021-2026, at the next Stated Meeting on January 7, 2026, and the messages were referred to the Committee on Land Use.[footnoteRef:8] [8:  NYC Council Stated Meeting, January 7, 2026, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1372863&GUID=AF09AF03-0394-45B2-A09A-28B27A72F7DC&Options] 

II.	Background on Int. 958-A of 2024
The benefits of homeownership are well-documented and include greater stability for families and neighborhoods, and opportunities for intergenerational wealth building. Homeownership can result in greater financial stability, labor force participation, and better-maintained residences.[footnoteRef:9]  Research also establishes that having a personal investment in a community increases political and social involvement, resulting in improved health outcomes for owners and improved educational, behavioral, social, emotional, and health outcomes for their children more generally.[footnoteRef:10]  Homeownership further insulates households from the pressures of gentrification, displacement, and property speculation.[footnoteRef:11] A fixed-rate mortgage provides predictability for monthly housing costs and allows homeowners to avoid the uncertainty of rent increases.[footnoteRef:12] [9:  Grinstein-Weiss, M., et al., The impact of low-and moderate-wealth homeownership on parental attitudes and behavior: Evidence from the community advantage panel, Child Youth Serv Rev. (January 1, 2009); 31(1): 23-31.]  [10:  Id.]  [11:  Citizens Housing Planning Council, Homeownership and Housing Options in Low-Density Districts: Challenges and Opportunities (2024).]  [12:  Schuetz, Jenny, Rethinking homeownership incentives to improve household financial security and shrink the racial wealth gap, Brookings (December 9, 2020), available at https://www.brookings.edu/articles/rethinking-homeownership-incentives-to-improve-household-financial-security-and-shrink-the-racial-wealth-gap ] 

Despite the well-documented benefits, access to homeownership remains a challenge for many New Yorkers.  The legacy of government-sanctioned racial discrimination from the early and mid-20th century – when urban communities were “redlined” as poor investments while households of color were simultaneously excluded from new suburban development by racial covenants – echoes down to the present day.[footnoteRef:13]  According to the most recently available federal census data, access to homeownership remains profoundly unequal with 42.5% of white New York households owning their homes compared to 28.3% of Black and 16.7% of Hispanic/Latino households.[footnoteRef:14]  This disparity continues to fuel wealth inequality; if a similar share of Black and Hispanic/Latino New Yorkers owned their homes as the share of white New Yorkers, median wealth for these groups would grow by about $30,000 and the wealth gap would shrink by about 30%.[footnoteRef:15] While explicit redlining and similar practices were finally ended with the Fair Housing Act of 1968, lenders and speculators have continued to disproportionately target communities of color with predatory lending and practices such as deed theft.[footnoteRef:16] [13:  Rothstein, Richard, The Color of Law: A Forgotten History of How Our Government Segregated America, New York City: Liverlight (2017).]  [14:  NYC Equitable Development Data Explorer, Housing Affordability, Quality, and Security: Citywide, available at https://equitableexplorer.planning.nyc.gov/data/citywide/nyc/hsaq/hsp  ]  [15:  Citizens Housing Planning Council, Homeownership and Housing Options in Low-Density Districts: Challenges and Opportunities (2024).]  [16:  Justice Department Reaches $335 Million Settlement to Resolve Allegations of Lending Discrimination by Countrywide Financial Corporation, DOJ Office of Public Affairs (December 21, 2011), available at
https://www.justice.gov/opa/pr/justice-department-reaches-335-million-settlement-resolve-allegations-lending-discrimination; Maldonado, Samantha and Joseph, George, Backed by State AG Letitia James, Lawmakers Introduce Bills to Combat Deed Theft (April 27, 2023), available at https://www.thecity.nyc/2023/04/27/tish-james-deed-theft-legislation/] 

[bookmark: _Int_xAuqxfMV]Meanwhile, the median home price in New York City has more than doubled since the year 2000 to well over $700,000 when adjusted for inflation, making more and more homes further out of reach of the majority of New Yorkers.[footnoteRef:17]  In this context of persistent inequity and growing challenges to affordability, the Council is seeking to utilize all available policy tools to improve access to homeownership.  [17:  Citywide Data, State of the City 2022, NYU Furman Center, available at https://furmancenter.org/stateofthecity/view/citywide-data] 

In recent years, the Department of Housing Preservation and Development (HPD) has devoted significant resources to the preservation of existing affordable homeownership units which account for nearly 35% of the units HPD has preserved since 2014, fueled by the preservation of enormous complexes like Co-Op City in the Bronx with over 16,000 units.[footnoteRef:18]   [18:  City Secures Affordability and Prevents Displacement for Over 16,000 NYC Households, NYC Housing Preservation and Development (April 3, 2020), available at https://www.nyc.gov/site/hpd/news/021-20/city-secures-affordability-prevents-displacement-over-16-000-nyc-households#/0] 

However, in terms of new construction, HPD has principally allocated resources to the development of affordable rental apartments, with the agency’s Open Data showing that fewer than 3% of new construction units it has subsidized since 2014 are developed as homeownership units, including down payment assistance for existing homes, which HPD counts as new construction in their data.[footnoteRef:19]  Int. No. 958-A would require HPD to focus more on creating affordable homeownership opportunities by requiring at least 4 percent of the new construction units be homeownership units, with a maximum of 60 precent of these units being down payment assistance units or conversions.  [19:  Metrics, NYC Housing Preservation and Development, available at https://www.nyc.gov/site/hpd/about/open-data.page] 

A. Barriers to Affordable Home Ownership Opportunities
According to the 2023 Housing and Vacancy Survey approximately 1.109 million, or 32%, of New York City’s housing units are owner-occupied, distributed among the following types of units.[footnoteRef:20]  [20:  2023 New York City Housing and Vacancy Survey, Selected Initial Findings, available at https://www.nyc.gov/assets/hpd/downloads/pdfs/about/2023-nychvs-selected-initial-findings.pdf] 

	Type/Size of Building
	Number of Citywide Owner-Occupied Units

	Condominium
	126,900

	Cooperative
	310,500

	Non-Condo or Co-Op

	Single Family 
	378,400

	2-Family
	216,400

	3-5 Units
	60,260

	6+ Units
	16,470



[bookmark: _Int_eAzxwmPM][bookmark: _Int_1LfdVJnV]Working- and middle-class New Yorkers face growing barriers to homeownership, including high prices driven by speculators and a dearth of supply.[footnoteRef:21] Median home prices were at a record high of $785,000 as of early 2024.[footnoteRef:22]  At the same time, supply is declining. The number of homes available to buy has declined and is at roughly a seven-year low as of late 2023.[footnoteRef:23]  In December 2023, about 14,400 homes were available to buy, down from 12,700 in December 2016.[footnoteRef:24] [21:  Citizens Housing Planning Council, Homeownership and Housing Options in Low-Density Districts: Challenges and Opportunities (2024).]  [22:  Bram, Jason, Spotlight: New York City’s Homeowner Housing Market, New York City Comptroller (March 12, 2024), available at https://comptroller.nyc.gov/reports/spotlight-new-york-citys-homeowner-housing-market]  [23:  Id.]  [24:  Id.] 

This imbalance between supply and demand has led the cost of homeownership to increase even faster than rents.  The median rent increased 32% between 2010 and 2020 while the median home purchase price increased 74%.[footnoteRef:25]  Independent of housing supply, mortgage rates are higher in 2024 than in 2010, so the cost of purchasing a home with a mortgage is higher than it was in 2010.[footnoteRef:26]  As a result, even if an individual or household can manage to buy a home, the purchase would likely place a financial burden on the household, which is defined as spending more than 30% of the household's income on housing.  In 2022, 44% of New York City homeowners with mortgages were cost burdened, as were 25% of homeowners without mortgages, due to property taxes and maintenance costs.[footnoteRef:27] [25:  Id.]  [26:  Id.]  [27:  Id.] 

B. Affordable Homeownership Development in New York
Supporting affordable homeownership development in New York City is not a new policy goal. The New York State Private Housing Finance Law provides for several forms of homeownership, discussed below, that are supported by various government incentives such as property tax exemptions and low-cost mortgages.
For any affordable homeowner unit, there is a policy tension between allowing resale of the affordable unit at a profit, creating generational wealth for the homeowner, and maintaining the unit’s affordability for the next buyer. The limited-equity model allows low- and moderate-income homebuyers to purchase units if they comply with income restrictions and limit resale price. In the limited-equity model, a clear tradeoff is made in favor of affordability for future buyers at the expense of generational household wealth building. In the non-limited equity model, the capital gain that a household benefits from by reselling the unit at market rate comes at the expense of providing affordable housing to the next household.
1. Mitchell-Lama Housing
From the 1950s through the 1970s, the State-authorized Mitchell-Lama program helped create almost 70,000 affordable co-op apartments, including Co-op City and Amalgamated Houses in the Bronx; Village East Houses in Manhattan; and Rochdale Village in Queens.[footnoteRef:28] Most of these co-ops have remained in the program and maintained their affordability requirements.[footnoteRef:29] In the limited-equity cooperative model supported by the Mitchell-Lama program, homeowners purchase a share in a development and buyers agree to sell their units at a price reached through a formula based on the initial purchase price in order to maintain affordability through subsequent owners.[footnoteRef:30] A Mitchell-Lama building owner or board of directors can make the decision to leave the program (“dissolve”) when it pays off its mortgage and is removed from supervision by the New York State Homes and Community Renewal. A Mitchell-Lama building has the right to dissolve after 20 years in the program.[footnoteRef:31] If the building was constructed before 1974, it must enter the rent stabilization program, and the rents for tenants remain what they were while they were part of Mitchell-Lama.[footnoteRef:32] Since 1985, about 48,000 units have dissolved their participation in the Mitchell-Lama program.[footnoteRef:33] These units have been in buildings throughout the city, including Hazel Towers in Pelham Bay, the Bronx; Westgate Apartments on the Upper West Side of Manhattan; and Ruppert Yorkville Towers on the Upper East Side of Manhattan.[footnoteRef:34] The average yearly loss from 2004 to 2007 was about 5,000 units. But the dissolutions are slowing. In 2020, 2021, and 2022, no Mitchell-Lama units were lost.[footnoteRef:35] [28:  Id.]  [29:  Id.]  [30:  Limited Equity Cooperatives, Local Housing Solutions (May 14, 2021), available at https://localhousingsolutions.org/housing-policy-library/limited-equity-cooperatives ]  [31:  Mitchell-Lama Tenant and Shareholder Information, New York State Homes and Community Renewal, available at https://hcr.ny.gov/mitchell-lama-tenant-and-shareholder-information ]  [32:  Id.]  [33:  2023 Housing Supply Report, New York City Rent Guidelines Board (May 25, 2023), available at https://rentguidelinesboard.cityofnewyork.us/wp-content/uploads/2023/05/2023-HSR.pdf ]  [34:  Brozan, Nadine, Tenants Adjust to Life After Mitchell-Lama, The New York Times (January 26, 2023), available at https://www.nytimes.com/2003/01/26/realestate/tenants-adjust-to-life-after-mitchell-lama.html ]  [35:  New York City Rent Guidelines Board, 2023 Housing Supply Report (May 25, 2023), available at https://rentguidelinesboard.cityofnewyork.us/wp-content/uploads/2023/05/2023-HSR.pdf ] 

2. Non-profit Cooperative Housing
Some developments such as the 15-building, 2,820-unit Penn South Co-Op complex were developed similarly, but not exactly in the same way as the Mitchell-Lama program. Penn South is a nonprofit cooperative (a “Redevelopment Company”) formed under Article 5 of the Private Housing Finance Law, while Mitchell-Lama units are created under Article 2 of the law.[footnoteRef:36] In practice, the main difference between the programs is that Mitchell-Lama mortgages are from the State and City, and developments get city tax exemptions.[footnoteRef:37] Redevelopment Companies like Penn South have private mortgages.[footnoteRef:38] Penn South, completed in 1962, was sponsored by the International Ladies Garment Workers Union (which held the mortgage for the complex) and constructed under the lead of the nonprofit United Housing Foundation.[footnoteRef:39] Through multiple votes on whether to privatize and allow profits to current unit owners while sacrificing future affordability, Penn South remains an affordable homeownership development in the middle of one of the most expensive neighborhoods in the city. [36:  Forderaro, Lisa, Should Penn South Co-Ops Go Private?, The New York Times (October 19, 1986), available at https://www.nytimes.com/1986/10/19/realestate/should-penn-south-co-ops-go-private.html ]  [37:  Id.]  [38:  Id.]  [39:   Id.; Frequently Asked Questions: General Information About Penn South, Penn South, available at, https://www.pennsouth.coop/faq---general-information-about-penn-south.html ] 

3. HDFC Housing
In addition to Mitchell-Lama, another model of limited-equity homeownership are the City’s Housing Development Fund Corporation cooperatives (HDFCs), many of which were created from pre-war buildings abandoned by private landlords in the aftermath of the City’s 1970s fiscal crisis.[footnoteRef:40] Today, over 1,200 HFDC co-op buildings are home to 25,000 low- to middle-income households. HDFCs are income-restricted and often include a “flip tax” in which a significant portion of any profit returns to the HDFC.[footnoteRef:41] [40:  HDFC Cooperatives, NYC Housing Preservation and Development, available at https://www.nyc.gov/site/hpd/services-and-information/hdfc.page ]  [41:  What is an HDFC Co-Op?, UHAB, available at, https://www.uhab.org/our-work/coop-support/whats-an-hdfc; Why Limited Equity?, UHAB, available at, https://www.uhab.org/our-work/development/why-limited-equity ] 

4. Other Programs
Other programs have also created thousands of affordable homeowner units in New York City in the 1970s-1990s, such as HPD’s Tenant Interim Lease (TIL) program, HUD’s Sections 213, 221d and 236 programs, and the Nehemiah and NYC Housing Partnership’s New Homes Program.[footnoteRef:42] [42:  Bram, Jason, Spotlight: New York City’s Homeowner Housing Market, New York City Comptroller (March 12, 2024), available at https://comptroller.nyc.gov/reports/spotlight-new-york-citys-homeowner-housing-market ] 

[bookmark: _Int_GcUrhyX1]The TIL program provides renters that live in City-owned buildings the opportunity to own those units as a cooperative. Existing tenants of buildings that participate in the program are required to attend building management education programs. Rents in these units are restructured to enable the property to be converted to cooperative ownership with maintenance fees sufficient to cover ongoing operating expenses. After the building achieves stable occupancy rates and is able to balance its operating budget, the property is transferred from HPD to the tenants as a cooperative, and the tenants historically paid $250 for their units (TIL tenants who agreed to participate in the later Affordable Neighborhood Cooperative Program paid $2,500). HPD initially funded the rehabilitation of these buildings using a modest scope and later included gut rehabilitation.[footnoteRef:43] [43:  Directory of NYC Housing Programs, Tenant Interim Lease Program (TIL), Core Data, NYU Furman Center, available at, https://furmancenter.org/coredata/directory/entry/tenant-interim-lease-program ] 

[bookmark: _Int_b1JWoVnk]The New Homes and Nehemiah Programs featured prominently in the City’s first ten-year housing plan unveiled in 1986 under Mayor Ed Koch.[footnoteRef:44] This plan focused on the neighborhoods most affected by disinvestment and abandonment and consisted primarily of renovation and preservation of existing in-rem housing (formerly privately-owned buildings abandoned by their owners and taken over by the City) and new construction of townhouse style 1-3 family homeownership projects on vacant city-owned land through New Homes and Nehemiah.[footnoteRef:45] The Nehemiah program pre-dated the 1986 Koch ten-year housing plan, beginning in 1983 as a partnership between East Brooklyn Congregations and New York State and City to redevelop vacant and abandoned property in Brooklyn neighborhoods.[footnoteRef:46] A 10% down payment was required, and a $10,000 per house loan was provided by the City. In addition, property taxes were abated for 20 years. The State of New York Mortgage Finance Agency provided below-market-rate mortgages for prospective buyers, whose average income was $24,000 per year. About 40% of the first 1,000 buyers into the Nehemiah Program came from nearby NYCHA developments.[footnoteRef:47] The New Homes Program followed a similar model but at a smaller infill scale (single blocks or parts of blocks rather than whole neighborhoods like Nehemiah).[footnoteRef:48] [44:  Purnick, Joyce, Koch to Announce Plan for 250,000 Apartments, The New York Times (April 30, 1986), available at, https://www.nytimes.com/1986/04/30/nyregion/koch-to-announce-plan-for-250000-apartments.html]  [45:  Gould Ellen, et al., Building Homes, Reviving Neighborhoods: Spillovers from Subsidized Construction of Owner-Occupied Housing in New York City, Journal of Housing Research, Volume 12, Issue 2 (2001), available at https://furmancenter.org/files/publications/Building_Homes_reviving_Neighborhoods.pdf]  [46:  Directory of NYC Housing Programs: Nehemiah Program, NYU Furman Center, available at https://furmancenter.org/coredata/directory/entry/nehemiah-program ]  [47:  Depalma, Anthony, The Nehemiah Plan: A Success, but . . ., The New York Times (September 27, 1987), available at https://www.nytimes.com/1987/09/27/realestate/the-nehemiah-plan-a-success-but.html ]  [48:  Gould Ellen, Ingrid, Schill, Michael H., Susin, Scot, Schwartz, Amy Ellen, “Building Homes, Reviving Neighborhoods: Spillovers from Subsidized Construction of Owner-Occupied Housing in New York City,“ Journal of Housing Research, Volume 12, Issue 2, 2001, available at  https://furmancenter.org/files/publications/Building_Homes_reviving_Neighborhoods.pdf ] 

Unlike the Mitchell-Lama program, the Nehemiah and New Homes programs did not follow a strict limited-equity model, instead prioritizing generational wealth-building for first-time homeowners alongside neighborhood revitalization. From the 1980s through the early 2000s the Nehemiah program created nearly 3,000 homes (80% in Brooklyn and some in the South Bronx) with an additional 12,590 homes from the NYC Housing Partnership’s New Homes program.[footnoteRef:49] However, affordability or resale restrictions in these programs were tied to the original subsidized mortgage and evaporated over the typically 25-year term of those original loans.[footnoteRef:50] As a result, the buildings and units created through these programs are now mostly unregulated and subject to the open market. [49:  Id.]  [50:  New Homes Program, Directory of NYC Housing Programs, NYU Furman Center, available at  https://furmancenter.org/coredata/directory/entry/new-homes-program ] 
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From the 1980’s through the early 2000’s, HPD funded new construction of over 15,000 affordable homeownership units through the Nehemiah and New Homes programs. https://furmancenter.org/files/publications/Building_Homes_reviving_Neighborhoods.pdf
C. Recent Developments in Affordable Home Ownership
[bookmark: _Int_u01ECviU]More recently, the City has shifted focus away from new homeownership construction to preserving the affordability of existing homeowner units, including limited-equity cooperatives. In one prominent example, in April 2020, HPD ensured that the 15,372 units that make up Co-Op City in the Bronx would remain affordable and guaranteed participation in the Mitchell-Lama program through 2052.[footnoteRef:51] Also in 2020, HPD ensured affordability for the 21-building, 327-unit Cooper Square Mutual Housing Association through 2060. This limited-equity cooperative located on the Lower East Site on land owned by a community land trust will also see expanded services for senior residents and energy efficient upgrades.[footnoteRef:52] According to the data released by HPD, since 2014, excluding 421a units, over 53,000 homeownership units have entered into extended HPD regulatory agreements for preservation of affordability – representing over one-third of the total number of affordable units preserved during this period. [51:  City Secures Affordability and Prevents Displacement for Over 16,000 NYC Households, New York City Department of Housing Preservation and Development (April 3, 2020), available at https://www.nyc.gov/site/hpd/news/021-20/city-secures-affordability-prevents-displacement-over-16-000-nyc-households#/0 ]  [52:  Id.] 

In contrast, HPD has subsidized very few new homeownership units. The HPD Open Door program is the agency’s current term sheet intended to finance new construction homeownership units for moderate- and middle-income New Yorkers earning 80-130% AMI. This program has resulted in fewer than 1,000 homeownership units since the program began in 2018.[footnoteRef:53] Among the total 1,362 units counted as new construction homeownership in HPD’s Open Data, additional programs include the Affordable Neighborhood Cooperative Program (ANCP) to rehabilitate and convert existing Tenant Interim Lease (TIL) buildings into co-ops. The majority of homeownership units counted as “new construction“ in HPD‘s Open Data are down payment assistance subsidies rather than the financing of actual new construction projects, accounting for 861 of the 1,362 units.  [53:  Bram, Jason, Spotlight: New York City’s Homeowner Housing Market, New York City Comptroller (March 12, 2024), available at https://comptroller.nyc.gov/reports/spotlight-new-york-citys-homeowner-housing-market; NYC Department of Housing Preservation and Development, Open Door Term Sheet, available at https://www.nyc.gov/assets/hpd/downloads/pdfs/services/open-door-term-sheet.pdf; Open Door, Directory of NYC Housing Programs, NYU Furman Center, available at, https://furmancenter.org/coredata/directory/entry/open-door  ] 

Under the Open Door program, homeowners agree to occupy their units for the duration of a regulatory period.[footnoteRef:54] If the owner sells their unit or refinances before the end of the regulatory period (a minimum of 20 years), the owner's profit is capped to 2% appreciation on the original purchase price per year for each year lived in the unit.[footnoteRef:55] Regardless of when the homeowner sells the unit, the purchaser’s income must be within the eligible income range for the unit.[footnoteRef:56] Units funded under the program must be affordable to households earning 80-130% AMI.[footnoteRef:57] HPD offers a maximum subsidy of $165,000 for private sites with all units affordable at 110-130% AMI, and public sites with all units affordable at 80-130% AMI.[footnoteRef:58] HPD offers a higher subsidy of $190,000 for private sites with all units affordable at 80-130% AMI and public sites with all units affordable at 80% AMI.[footnoteRef:59] HPD has flexibility to subsidize units at lower affordability tiers and higher subsidy levels depending on the specific circumstances of a proposed development.[footnoteRef:60] [54:  Open Door (aka Homeownership New Construction) Term Sheet, New York City Department of Housing Preservation and Development, available at, https://www.nyc.gov/assets/hpd/downloads/pdfs/services/open-door-term-sheet.pdf ]  [55:  Id.]  [56:  Id.]  [57:  Id.]  [58:  Id.]  [59:  Id.]  [60:  Id.] 

The tables below summarize HPD’s publicly available Open Data from the Affordable Housing Production by Building dataset, which is available for HPD-sponsored development projects beginning in 2014.[footnoteRef:61] [61: Affordable Housing Production by Building, NYC Open Data (updated July 22, 2024), available at https://data.cityofnewyork.us/Housing-Development/Affordable-Housing-Production-by-Building/hg8x-zxpr/about_data] 



Total Number of New Construction Units, Preservation Units, and Homeownership Units by Council District (excluding units generated by the 421a tax exemption)
	Council District
	Total New Construction Affordable Units 
	
 New Construction Homeownership Units 
	 
	Total Preservation Affordable Units 2014-2023 

(excluding units receiving a 421a tax abatement) 
	Preservation Homeownership Units 

	
	 2014-2023  
	 2014-2023 
	
	
	 2014-2023 

	
	(excluding units receiving a 421a tax abatement) 
	 
	
	
	 

	1 
	1,094  
	 12 (1.1%) 
	 
	3,697  
	 796 (21.5%)  

	2 
	256  
	[bookmark: _Int_QsZYBfWr] 3  (1.2%) 
	 
	4,162  
	[bookmark: _Int_ZqUkcZi2] 2,176  (52.3%) 

	3 
	1,470  
	[bookmark: _Int_FYUojc9g] 11  (0.7%) 
	 
	4,047  
	[bookmark: _Int_kC5Pwks7] 2,200  (54.4%) 

	4 
	274  
	 0  
	 
	5,943  
	 -    

	5 
	474  
	[bookmark: _Int_ZkV7eE8V] 33  (8.0%) 
	 
	996  
	 761 (76.4%) 

	6 
	842  
	[bookmark: _Int_PrOWFlk1] 1  (0.1%) 
	 
	1,738  
	[bookmark: _Int_JuQXo8D2] 819  (47.1%) 

	7 
	498  
	[bookmark: _Int_BNxQsFLO] 9  (1.8%) 
	 
	4,144  
	 802 (19.4%) 

	8 
	3,622  
	[bookmark: _Int_H2R4dJwF] 3  (0.1%) 
	 
	9,420  
	[bookmark: _Int_L1ZaNCmr] 3,267  (34.7%) 

	9 
	1,097  
	[bookmark: _Int_uz1sWRiY] 40  (3.6%) 
	 
	13,282  
	[bookmark: _Int_bM1ozKGi] 3,077  (23.2%) 

	10 
	36  
	[bookmark: _Int_HMYKgxh1] 2  (5.6%) 
	 
	1,910  
	[bookmark: _Int_Wm7xnCIv] 61  (3.2%)

	11 
	1,043  
	[bookmark: _Int_eJvXQjXv] 29  (2.8%) 
	 
	2,254  
	[bookmark: _Int_Jjezg1qC] 739  (32.8%) 

	12 
	433  
	[bookmark: _Int_WLqAmTYj] 91  (21.0%) 
	 
	17,153  
	[bookmark: _Int_B7ty7XhA] 15,998  (93.3%) 

	13 
	94  
	[bookmark: _Int_aSL1QBNd] 35  (37.2%) 
	 
	561  
	 189  (33.7%) 

	14 
	1,793  
	 12  (0.7%) 
	 
	4,452  
	 169  (3.8%) 

	15 
	4,448  
	 12 (0.3%  
	 
	6,712  
	 280 (4.2%) 

	16 
	2,449  
	 7 (0.3%) 
	 
	7,405  
	 2,136  (28.8%) 

	17 
	5,543  
	 12 (0.2%) 
	 
	7,025  
	 624 (8.9% 

	18 
	1,174  
	 52  (4.4%) 
	 
	3,760  
	[bookmark: _Int_XC2dSW3q] 1,077  (28.6%) 

	19 
	19  
	 10  (52.6%) 
	 
	7  
	[bookmark: _Int_rM2VdxiL] 7  (100%) 

	20 
	283  
	 20 (7.1% 
	 
	57  
	 3  (5.3%) 

	21 
	152  
	 15  (9.9%) 
	 
	959  
	 25  (2.6%) 

	22 
	560  
	 3  (0.5%) 
	 
	658  
	 12  (1.8%) 

	23 
	19  
	 19  (100%) 
	 
	8  
	 7  (87.5%) 

	24 
	341  
	 26  (7.6%) 
	 
	3,028  
	 2,216  (73.2%) 

	25 
	80  
	 24  (30%) 
	 
	1  
	 1  (100%) 

	26 
	2,839  
	 9  (0.3%) 
	 
	1,002  
	 982  (98%) 

	27 
	2,354  
	 36  (1.5%) 
	 
	302  
	 93  (30.8%) 

	28 
	235  
	 23  (9.8%) 
	 
	6,250  
	 6,150  (98.4%) 

	29 
	466  
	 24  (5.2%) 
	 
	10  
	 8  (80%) 

	30 
	92  
	 7  (7.6% 
	 
	134  
	 12  (9%) 

	31 
	614  
	 27  (4.4%)  
	 
	3,093  
	 394  (12.7%) 

	32 
	41  
	 17  (41.5%) 
	 
	1,534  
	 1,162 (75.7%) 

	33 
	2,706  
	 2  (0.1%) 
	 
	985  
	 429  (43.6%) 

	34 
	1,060  
	 3  (0.3%) 
	 
	4,789  
	 2,717  (56.7%) 

	35 
	2,477  
	 89  (3.6%) 
	 
	3,702  
	 1,634  (44.1%) 

	36 
	840  
	 94  (11.2%) 
	 
	3,367  
	 136 (4.0%)  

	37 
	1,022  
	 22  (2.2%) 
	 
	1,051  
	 66 (6.3%) 

	38 
	224  
	 9  (4.0%) 
	 
	827  
	 3  (0.4%) 

	39 
	81  
	 40  (49.4%) 
	 
	330  
	 8  (2.4%) 

	40 
	1,171  
	 5  (0.4%) 
	 
	656  
	 38 (5.8%) 

	41 
	1,393  
	 57  (4.1%) 
	 
	4,009  
	 375 (9.4%) 

	42 
	3,465  
	 111 (3.2%) 
	 
	9,067  
	 213  (2.3%) 

	43 
	21  
	 2  (9.5%) 
	 
	223  
	 -    

	44 
	145  
	 13  (9.0%) 
	 
	202  
	 128 (63.4%) 

	45 
	473  
	 14  (3.0%) 
	 
	2,565  
	 52  (2.0%) 

	46 
	60  
	 46  (76.7%) 
	 
	403  
	 402 (99.8%) 

	47 
	839  
	 18  (2.1%) 
	 
	2,630  
	 147  (5.6%) 

	48 
	215  
	 14  (6.5%) 
	 
	1,039  
	 735 (70.7%) 

	49 
	328  
	 97  (29.6%) 
	 
	2,029  
	 88 (4.3%) 

	50 
	200  
	 39 (19.5%)  
	 
	187  
	 9  (4.8%) 

	51 
	63  
	 63  (100%) 
	 
	7  
	 7  (100%) 

	Citywide 
	51,518  
	 1,362  (2.6%) 
	 
	153,772  
	 53,430 (34.7%)  





New Construction of Homeownership Units by Bedroom Size 2014-2023
	Bedroom Size
	Number of Units

	Studio
	75

	1-BR 
	501

	2-BR 
	553

	3-BR 
	369

	4-BR 
	81

	5-BR 
	17

	6-BR+
	11

	Unknown-BR Units
	96

	Sum
	1,703


Note: 263 Units were not included since it was not possible to determine if they were homeownership or rental


Preservation of Homeownership Units by Bedroom Size 2014-2023
	Bedroom Size
	Number of Units

	Studio 
	2,207

	1-BR
	16,241

	2-BR
	21,842

	3-BR
	10,141

	4-BR
	420

	5-BR
	35

	6-BR+
	14

	Unknown-BR
	1,562

	Sum
	52,462


Note: 1,470 Units were not included since it was not possible to determine if they were homeownership or rental


New Construction of Homeownership Units by AMI 2014-2023
	AMI
	Number of Units

	Extremely Low Income (30 AMI or below)
	3

	Very Low Income (31-50 AMI)
	59

	Low Income (51-80 AMI)
	1,028

	Moderate Income (81-120 AMI)
	488

	Middle Income (Above 120 AMI)
	124

	Other Income 
	1

	Sum
	1,703


Note: 263 Units were not included since it was not possible to determine if they were homeownership or rental




Preservation of Homeownership Units by AMI 2014-2023
	AMI
	Number of Units

	Extremely Low Income (30 AMI or below)
	3,051 

	Very Low Income (31-50 AMI)
	34,014 

	Low Income (51-80 AMI)
	10,996 

	Moderate Income (81-120 AMI)
	1,930 

	Middle Income (Above 120 AMI)
	2,427 

	Other Income
	44 

	Sum
	52,462 


Note: 1,470 Units were not included since it was not possible to be determine if they were homeownership or rental


Number of Homeownership Units Constructed and Preserved by Building Size 2014-2023
	Building Size
	New Construction
	Preservation

	1 Unit
	924 
	406

	2 to 5 Units
	112 
	687

	6 to 10 Units
	151 
	219

	11 to 20 Units
	101 
	589

	20+ Units
	415 
	50,561

	Sum
	1,703 
	52,462


Note: 263 Units were unable to be included in the new construction column and 1,470 units were unable to be included in the preservation column since it was not possible to determine if they were homeownership or rental units.

D. Practices from Other Jurisdictions

1. HUD Programs
The federal government offers some support for affordable homeownership units around the country, including through the HUD Self-Help Home Ownership Opportunity Program (SHOP). SHOP is a competitive grant program that awards nonprofits around the country with $3 million and $6 million grants to help develop affordable homeownership units.[footnoteRef:62] Grantees may use the funds to buy land on which to build the units and for infrastructure improvements.[footnoteRef:63] The units are developed with assistance from homeowners through “sweat equity” (or nonmonetary contribution of labor), and the nonprofits use the HUD funding to leverage other government and private funding.[footnoteRef:64] HUD’s per-unit spending limit for grantees is $25,000, and they require that at least 30 homes are built with the funding.[footnoteRef:65] Between 2011 and 2020, SHOP supported 5,577 homeowner units nationwide.[footnoteRef:66] [62:  Id.]  [63:  Id.]  [64:  Id.]  [65:  Id.]  [66:  Id.] 

[bookmark: _Int_dPqoFCIV]Another HUD affordable homeownership initiative is the HOME Investment Partnership Program (HOME), which is a block grant to state and local governments to create affordable housing. The block grants can be used for down payment and closing cost assistance, to build new homeowner or renter units, to refurbish existing housing, and provide time-limited rental assistance.[footnoteRef:67] The initial purchase price or after-refurbishment value of homeownership units supported by HOME must be not greater than 95% of the area median purchase price for single family housing, as determined by HUD.[footnoteRef:68] A $1.3 billion grant was announced in May 2024 to be distributed to 668 state and local grantees, of which New York State received over $116 million.[footnoteRef:69] Projects supported by HOME leverage non-federal funding, and in 2023, the program supported the creation of over 13,000 units of affordable homeowner housing nationwide.[footnoteRef:70] [67:  HUD Modernizes Country’s Largest Affordable Housing Grant Program, Making Housing More Accessible for Families Nationwide, HUD Public Affairs (May 15, 2024), available at https://www.hud.gov/press/press_releases_media_advisories/hud_no_24_114 ]  [68:  HOME Homeownership Value Limits, US Department of Housing and Urban Development Office of Policy Development and Research, available at, https://www.huduser.gov/portal/datasets/home-ownership-value-limits.html ]  [69:  Biden-Harris Administration Announces $5.5 Billion in Grants for Affordable Housing, Community Development, and Homeless Assistance to Drive Economic Growth, US Department of Housing and Urban Development (May 7, 2024), available at https://www.hud.gov/press/press_releases_media_advisories/hud_no_24_103 ]  [70:  Id.] 

Chicago used HUD’s Choice Neighborhoods grant in 2011 in part to support prospective homeowners in the purchase and refurbishment of vacant properties within a specific neighborhood. The HUD grant had a 20-year affordability requirement through a special warranty deed that was retained both in the case of purchase by a subsequent buyer and in the case of foreclosure.[footnoteRef:71] But because Fannie Mae and Freddie Mac prohibited giving mortgages for purchases with the restriction, the HUD grantee found four other lenders who were willing to provide mortgages, even with the affordability requirement.[footnoteRef:72] For homeowners who purchased two- to four-unit buildings, tenants must be income qualified, and homeowners must submit tenant income documentation.[footnoteRef:73] [71:  Renew Woodlawn: Promoting Homeownership on Chicago’s South Side, Preservation of Affordable Housing, (January 2018), available at https://www.poah.org/sites/default/files/Renew_Woodlawn_Case_Final_1.12.2018.pdf ]  [72:  Id.]  [73:  Id.] 

2. Other Cities
San Francisco’s Below Market Rate Inclusionary Housing Program (BMR) is a shared equity model administered by the San Francisco Mayor’s Office of Housing and Community Development. BMR includes homeownership units for households earning 120% AMI and below. As of June 2021, the program included 1,900 homeownership units.[footnoteRef:74] Long-term affordability is ensured through deed restrictions, and new and resale units go through the Mayor’s Office marketing and lottery process.[footnoteRef:75] The program results in 50-60 mortgage originations annually from new properties (which make up the majority of the originations), refinances, and resales, but some years the number of mortgage originations is higher due to increased development.[footnoteRef:76] [74:  Reid, C., and Wilcox, W., Creating Equity and Stability for Lower-Income San Franciscans Through Homeownership, UC Berkeley Terner Center for Housing Innovation (2020), available at https://www.fanniemae.com/media/33451/display ]  [75:  Id.]  [76:  Id.] 

The Urban Institute conducted an evaluation of shared equity affordable homeowner programs in Austin, Texas; the Bay Area, California; Burlington, Vermont; Long Island, New York; Nashville, Tennessee; Park City, Utah; Seattle, Washington; South Florida; and Washington, DC. The evaluation showed that purchasers of shared equity homes had smaller mortgages and lower monthly payments than those who applied to purchase a shared equity home but ended up purchasing non-shared equity homes.[footnoteRef:77] Shared equity home purchasers also had smaller mortgages and smaller monthly payments than purchasers who did not apply to purchase a shared equity home. They also were less likely to have home equity lines of credit.[footnoteRef:78] [77:  Theodos, Brett, et al., Affordable Homeownership: An Evaluation of Shared Equity Programs, Urban Institute (March 2017), available at https://www.urban.org/sites/default/files/publication/88876/affordable_homeownership_0.pdf ]  [78:  Id.] 

III.	Background on Int. 1443-A of 2025
Through direct subsidy from HPD and the Housing Development Corporation (“HDC”), New York City has created and preserved approximately 215,000 units of affordable housing over the decade, from 2015 through 2024.[footnoteRef:79]  Across these thousands of housing units, there is a variety of apartment types and affordability levels.  A central question is do these affordable homes serve the needs of New Yorkers?  Specifically, who are these apartments affordable for, and do their sizes match the diversity of New York City family sizes and households?  The proposed bills would set minimum number of bedrooms per apartment and standards of affordability, for housing projects financially assisted by the city over a five-year period.  This would ensure that the affordable housing the city produces meets the needs of New Yorkers.  These standards are recommended on a citywide basis over a five-year period to allow sufficient flexibility on a per-project basis. [79:  NYC Open Data, Affordable Housing Production by Building dataset, only including 100% affordable housing projects, available at https://data.cityofnewyork.us/Housing-Development/Affordable-Housing-Production-by-Building/hg8x-zxpr/about_data (last updated October 29, 2025). ] 

A. Summary of the affordable housing produced over the past decade
The tables below summarize the publicly available data on the city’s affordable housing production between 2015 and 2024.   The data are from the Affordable Housing Production by Building dataset, available through the city’s Open Data website.  Even though some affordable housing, especially preservation, is located in mixed-income buildings that contain a mix of affordable and market rate apartments, the tables below only include 100% affordable projects in order to exclude buildings that receive as-of-right tax exemptions, such as 485x, which replaced the expired 421a exemption in 2024.[footnoteRef:80]  Due to the format of the available data, it is not possible to determine the distribution of senior housing units by bedroom count. [80:  N.Y. Real Property Tax Law Section 485-x; 485-x: Affordable Neighborhoods for New Yorkers, see https://www.nyc.gov/site/hpd/services-and-information/tax-incentives-485-x.page] 




HPD Open Data by Income Level (estimate of 100% Affordable Projects)
	Type
	ELI 
Less than 
30 AMI
	
	VLI
(31 – 50 AMI)
	
	LI
(51-80 AMI)
	
	Mod
(81-120 AMI)
	
	Mid
(121-165 AMI)
	

	New Construction
	21,548 
	31.7%
	9,943 
	14.6%
	24,070 
	35.4%
	4,138 
	6.1%
	7,913 
	11.6%

	2015-2019
	9,461 
	29.1%
	4,597 
	14.1%
	14,449 
	44.4%
	2,254 
	6.9%
	1,568 
	4.8%

	2020-2024
	12,087 
	34.1%
	5,346 
	15.1%
	9,621 
	27.2%
	1,884 
	5.3%
	6,345 
	17.9%

	Preservation
	22,553 
	15.2%
	60,030 
	40.6%
	48,887 
	33.1%
	8,951 
	6.1%
	6,782 
	4.6%

	2015-2019
	12,212 
	15.5%
	27,269 
	34.7%
	27,962 
	35.5%
	4,871 
	6.2%
	5,959 
	7.6%

	2020-2024
	10,341 
	14.9%
	32,761 
	47.3%
	20,925 
	30.2%
	4,080 
	5.9%
	823 
	1.2%

	All
	44,101 
	20.4%
	69,973 
	32.4%
	72,957 
	33.8%
	13,089
	6.1%
	14,695
	6.8%

	2015-2019
	21,673 
	19.5%
	31,866 
	28.7%
	42,411 
	38.1%
	7,125 
	6.4%
	7,527 
	6.8%

	2020-2024
	22,428 
	21.4%
	38,107 
	36.4%
	30,546 
	29.2%
	5,964 
	5.7%
	7,168 
	6.8%



Within new construction projects, 29.1% of new construction development was targeted to extremely low incomes (“ELI”) and 14.1% targeted to very low incomes (“VLI”) during the 2015-2019 five-year period, increasing to 34.1% at ELI and 15.1% at VLI in 2020-2024. Comparatively fewer preservation units are set at ELI incomes, with most affordability levels set at VLI and low incomes (“LI”).


HPD – 2025 AMI by Family Size
	Family Size
	30%
	40%
	50%
	60%
	80%
	100%
	120%
	165%

	1
	$34,020
	$45,360
	$56,700
	$68,040
	$90,720
	$113,400
	$136,080
	$187,110

	2
	$38,880
	$51,840
	$64,800
	$77,760
	$103,680
	$129,600
	$155,520
	$213,840

	3
	$43,740
	$58,320
	$72,900
	$87,480
	$116,640
	$145,800
	$174,960
	$240,570

	4
	$48,600
	$64,800
	$81,000
	$97,200
	$129,600
	$162,000
	$194,400
	$267,300

	5
	$52,500
	$70,000
	$87,500
	$105,000
	$140,000
	$175,000
	$210,000
	$288,750



B. How Do AMI Levels Relate to NYC Households and Housing Needs?
Just under 50% of renter households in the city are classified as extremely low-income (making under 30% of Area Median Income (“AMI”)) or very low-income (making 30-50% of AMI).[footnoteRef:81]  ELI households, who for a family of three make less than $43,740 a year,[footnoteRef:82] make up approximately 34% of renter households; while VLI households, who for a family of three make less than $72,900 a year,[footnoteRef:83] make up approximately 16% of households.[footnoteRef:84]   [81:  Huerta, Itzamna, 2025 AMI Cheat Sheet: New Housing is Not Affordable to the Majority of New Yorkers, ANHD, available at https://anhd.org/report/2025-ami-cheat-sheet-new-housing-is-not-affordable-to-the-majority-of-new-yorkers/ ]  [82:  HPD AMI Levels, available at https://www.nyc.gov/site/hpd/services-and-information/area-median-income.page]  [83:  Id.]  [84:  Huerta, Itzamna, 2025 AMI Cheat Sheet: New Housing is Not Affordable to the Majority of New Yorkers, ANHD, available at https://anhd.org/report/2025-ami-cheat-sheet-new-housing-is-not-affordable-to-the-majority-of-new-yorkers/] 

Not surprisingly, these households’ incomes have the greatest disparity with market-rate housing and, thus, have the greatest need for regulated affordable housing.  ELI and VLI households are the most rent-burdened population in the city.  A household is considered “rent-burdened,” when the cost of housing exceeds 30% of their income, and “severely rent-burdened," when it exceeds 50% of their income.  In the city, over half of households making under $30,000 a year are severely rent-burdened,[footnoteRef:85] and 85 percent of those making less than $50,000 are rent-burdened.[footnoteRef:86]  In fact, the majority of rent-burdened households are ELI—with over 55% of rent-burdened households making under 30% AMI.[footnoteRef:87]  In stark contrast, only 28.6% of rent-burdened households make above 80% AMI.[footnoteRef:88]   [85:  Spotlight: New York City’s Rental Housing Market, New York City Comptroller (January 17, 2024), page 9, available at https://comptroller.nyc.gov/wp-content/uploads/documents/January-2024-Spotlight.pdf]  [86:  FY2024 NYC Affordable Housing Production: Record Production and Focus on Deep Income, by New York Housing Conference (July 21, 2024), available at https://thenyhc.org/2024/07/31/fy2024-nyc-affordable-housing-production-record-production-and-focus-on-deep-income/]  [87:  Huerta, Itzamna, 2025 AMI Cheat Sheet: New Housing is Not Affordable to the Majority of New Yorkers, ANHD, available at https://anhd.org/report/2025-ami-cheat-sheet-new-housing-is-not-affordable-to-the-majority-of-new-yorkers/]  [88:  Id.] 

With rent as the largest household expense for most New Yorkers, ELI and VLI households are especially impacted by being rent burdened as every dollar spent on rent is a dollar that is unavailable for other vital needs, such as food.  There are approximately 820,000 ELI and 440,000 VLI households in New York City; given the disproportionate impact that being rent burdened has on these households, ensuring access to affordable housing for ELI and VLI households is critical.[footnoteRef:89] [89:  ACS 2019-2023 as publicly available through the Equitable Development Data Tool; Housing is the Solution; A Plan to End Mass Homelessness in NYC, Coalition for the homeless, available at https://www.coalitionforthehomeless.org/housing-is-the-solution-2025-recommendations/] 

Proportionally, New York City has been funding projects roughly in line with the combined ELI and VLI 50% proportion of the New York City rental population.  In the last decade, HPD has been designating about 50% of its units, both new and preservation housing, as affordable to ELI and VLI households.[footnoteRef:90]  For new-construction, about 32% of the units are affordable to ELI and 15% to VLI, while in preservation the proportion flips, with 15% of units that have been made affordable to ELI and 35% affordable to VLI.[footnoteRef:91]  [90:  NYC Open Data, Affordable Housing Production by Building dataset, only including 100% affordable housing projects, available at https://data.cityofnewyork.us/Housing-Development/Affordable-Housing-Production-by-Building/hg8x-zxpr/about_data (last updated October 29, 2025).]  [91:  Id.] 

Requiring 50% of rental housing financially assisted by the city be affordable to ELI or VLI households would ensure that affordable housing production continues to meet the needs of the most rent-burdened population. 
IV.	Legislative Summary
Int. 958-A, a Local Law to amend the administrative code of the city of New York, in relation to the creation of affordable homeownership opportunities
Proposed Int. No. 958-A would require, beginning in fiscal year 2026, that at least 4 percent of all new construction affordable units that the City finances, over five-year periods, consists of homeownership opportunity units, which include financing newly constructed affordable units for homeownership, down payment assistance loans, and financing rental conversions into affordable units for homeownership.  A maximum of 60 percent of these required homeownership opportunity units may be down payment assistance loans. 
Proposed Int. No. 958-A differs from Int. No. 958 in several ways. Rather than defining the requirement for homeownership opportunity units as 6 percent of all HPD-financed units, which includes the preservation of units that HPD finances, Int. 958-A lowers the percentage of required homeownership opportunity units and restricts the requirement to new construction units that HPD finances. While the initial bill provided that at least 50% of the required homeownership opportunity units consist of newly constructed units, the revised bill instead sets a maximum number of down payment assistance units at 60 percent. Proposed Int. 958-A also no longer includes a minimum percentage of homeownership opportunity units that HPD must finance annually, instead setting compliance based on a recurring 5-year period.
Int. 1443-A, a Local Law to amend the administrative code of the city of New York, in relation to the citywide percentage of rental units in projects receiving city financial assistance that must be affordable for extremely low-income and very low-income households
Int. 1443-A would require that a minimum percentage of rental housing financially assisted by the city be affordable to extremely low-income and very low-income households. This requirement would apply to the citywide production of affordable housing, starting July 1, 2027, for an initial four-year period until September 30, 2031, and then would apply based on five-year periods aligned with the City’s Fair Housing framework. 
Proposed Int. 1443-A differs from Int. 1443 in several ways. Int. 1443-A amends the percentage requirements for units affordable to very low-income households from a fixed percentage to a combined target for units affordable to either very low- and extremely low-income households.  Under the amended bill at least 50% of rental affordable housing financed by the city would have to be affordable for extremely low-income households and very low-income households, with at least 30% of the total units affordable for very low-income households.  The percentage requirements were restructured to have units affordable to extremely low-income households above the 30% threshold count towards the 50% overall requirement. Additionally, Int. 1443-A only applies the restructured percentage requirements to newly constructed units to prevent any unintended impacts to the preservation of existing affordable housing.  Preservation projects maintain existing tenants in their homes, and existing tenants may have household incomes that vary from the proposed AMI requirements.
Under Int. 1443-A, all projects that receive project-based rental assistance would qualify as available to extremely low-income households. This change would account for the different types of housing vouchers available beyond senior and supportive housing. 
Int. 1443-A also delays implementation of the affordability requirements until July 1, 2027, to ensure that affordable housing projects currently seeking financing can proceed with their applications without delay. Beyond delaying the implementation of the affordability requirements, Int. 1433-A includes four independent exemptions.  The bill would exempt small projects with less than 75 units.  These smaller projects face unique challenges in receiving subsidy and require more flexibility in affordability levels.  Vested projects that have obtained or are in the process of obtaining a land use approval with a required site plan, as well as projects in the process of submitting a new building application at DOB, would also be exempted from the requirements of Int. 1433-A.  These discrete exemptions would allow projects that are already in process to avoid redesign and refinancing due to changing affordability requirements.   Specifically, the exemptions are for projects where:
· The buildings consist of less than 75 dwelling units; or
· The council has approved a land use special permit subject to compliance with a site plan, as of December 18, 2025, or projects that have filed an application with the department of city planning for such a special permit, as of December 18, 2025, and the city planning commission has certified such application by May 31, 2026; or
· The city planning commission has approved a land use authorization subject to compliance with a site plan or a phasing plan, as of December 18, 2025; or
· A new building or alteration application, including a complete zoning analysis, has been filed with the department of buildings as of August 31, 2026, and the department of buildings has issued a phased or partial approval, pursuant to Section 28-104.2.5, for such application, as of June 30, 2027.
Lastly, Int. 1443-A integrates the requirements of this bill into the analysis and planning of the fair housing framework, previously passed by Council, and accounts for the uncertain federal funding landscape.  Int. 1443-A provides HPD the ability to adjust the requirements of this bill if the overall federal housing resources received by HPD are significantly decreased or there is a complete loss of availability of a given resource that HPD relies on to fund newly constructed affordable housing. 
V.   	Legislative Analysis
Int. 958-A, a Local Law to amend the administrative code of the city of New York, in relation to the creation of affordable homeownership opportunities
Section one of the bill establishes a new chapter 37 of title 26 of the administrative code of the city of New York titled “Creation of homeownership opportunity units.”
Section 3701 defines key terms related to homeownership and affordability, including homeownership opportunity unit, converted homeownership unit, down payment assistance unit, and new construction unit.
Subdivision a of section 3702 requires HPD, over 5-year periods, beginning July 2026, to create a minimum number of homeownership opportunity units equal to 4 percent of the number of new construction units that the department executes agreements to create during the given 5-year period.
Subdivision b of section 3702 provides that no more than 60 percent of homeownership opportunity units may be down payment assistance units. 
Section two of the bill establishes an immediate effective date.
Int. 1443-A, a Local Law to amend the administrative code of the city of New York, in relation to the citywide percentage of rental units in projects receiving city financial assistance that must be affordable for extremely low-income and very low-income households
Section two of the bill amends the title of chapter 38 of title 26 of the administrative code of the city of New York to “Allocation of Affordable Units by Household Size and Income Band.”
Section 3801 defines key terms related to income levels, including the terms “covered project for income bands,” which include four applicable exemptions; “extremely low-income household”; and “very low-income household.” 
Section 3 of the bill amends sections 26-3803, 26-3804, 26-3805 of the administrative code of the city of New York, as added by Int. 1433-A:
Adds subdivision a to section 3803, requiring, from an initial period beginning July 1, 2027 and ending September 30, 2031, and then for every 5-year period beginning October 1, 2031, that 50% of newly constructed rental units in covered projects for income bands be affordable for extremely low-income and very-low income households, with at least 30% of total required units affordable to extremely low income households. 
Adds subdivision b of section 3803, providing that a dwelling unit in a covered project for income band that receives project-based rental assistance is considered affordable for an extremely low-income household. 
Amends section 3804 by adding section 3803 to HPD's reporting requirement.
Amends section 3805 by providing HPD the ability to adjust the affordability requirements of this bill in addition to the requirements set forth in Int. 1433-A.
	
	
	



	
	
	



Subdivision 4 provides that Int. 1443-A will become effective when Int. 1433-A of 2025 takes effect. 
1
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Proposed Int. No. 958-A
 
By the Speaker (Council Member Adams) and Council Members Brooks-Powers, Farías, Hudson, Williams, Louis, Banks, Sanchez, Stevens, Mealy, Ayala, Riley and Narcisse
 
A Local Law to amend the administrative code of the city of New York, in relation to the creation of affordable homeownership opportunities

Be it enacted by the Council as follows:
 
Section 1. Title 26 of the administrative code of the city of New York is amended by adding a new chapter 37 to read as follows: 
CHAPTER 37
CREATION OF HOMEOWNERSHIP OPPORTUNITY UNITS 
§ 26-3701 Definitions. As used in this chapter, the following terms have the following meanings: 
Area median income. The term “area median income” means the income limits as defined annually by the department of housing and urban development for the New York, NY HUD Metro FMR Area.
City financial assistance. The term “city financial assistance” means any loans, grants, tax exemptions, or tax abatements conveyed or provided by the city other than as-of-right assistance. 
Converted homeownership unit. The term “converted homeownership unit” means a converted non-residential-to-homeownership unit or a converted rental-to-homeownership unit that qualifies as an income restricted unit.
Converted non-residential-to-homeownership unit. The term “converted non-residential-to-homeownership unit” means a dwelling unit owned in the cooperative or condominium form of ownership that was converted from a previous non-residential use with city financial assistance.
Converted rental-to-homeownership unit. The term “converted rental-to-homeownership unit” means a dwelling unit in an existing rental property that the department provided city financial assistance or otherwise provided consent to convert to a property owned in the cooperative or condominium form of ownership.
Department. The term “department” means the department of housing preservation and development.
Down payment assistance unit. The term “down payment assistance unit” means a homeownership unit for which the department has provided city financial assistance to a natural person for the partial or full payment of acquisition and closing costs for such natural person’s purchase of the unit.
Dwelling unit.  The term “dwelling unit” shall have the same meaning as provided in subdivision (13) of section 27-2004.
Homeownership opportunity unit. The term “homeownership opportunity unit” means a newly constructed homeownership unit for which the department has provided city financial assistance and which qualifies as an income restricted unit, converted homeownership unit, or down payment assistance unit.
Income restricted unit.  The term “income restricted unit” means a homeownership unit with a maximum initial sales price affordable to a household earning no more than 165 percent of area median income.
New construction unit.  The term “new construction unit” means either a newly constructed rental dwelling unit in a building that did not previously exist for which the department has provided city financial assistance or a homeownership opportunity unit.
§ 26-3702 Creation of homeownership opportunity units. a. During the 5 year period beginning July 1, 2026 and ending June 30, 2031, and for every 5 year period thereafter, the department shall execute agreements to create a number of homeownership opportunity units that is greater than or equal to 4 percent of the number of new construction units that the department executes agreements to create during the same 5 year period.
b. No more than 60 percent of the homeownership opportunity units for which agreements are required to be executed pursuant to subdivision a of this section shall be down payment assistance units.
§ 2. This local law takes effect immediately.
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Proposed Int. 1443-A
 
By Council Members Nurse, Louis, Brewer, Hanif, Stevens, and the Public Advocate (Mr. Williams)
 
A Local Law to amend the administrative code of the city of New York, in relation to the citywide percentage of rental units in projects receiving city financial assistance that must be affordable for extremely low-income and very low-income households 
 
Be it enacted by the Council as follows:
 
Section 1. The chapter heading of chapter 38 of title 26 of the administrative code of the city of New York, as added by a local law amending the New York city charter and the administrative code of the city of New York, relating to the citywide percentage of rental units in projects receiving city financial assistance that must be 2- and 3-bedroom units and amending the city’s fair housing plan, as proposed in introduction number 1433-A for the year 2025, is amended to read as follows:
CHAPTER 38
ALLOCATION OF AFFORDABLE UNITS BY HOUSEHOLD SIZE AND INCOME BAND
§ 2. Section 26-3801 of the administrative code of the city of New York is amended by adding new definitions of “covered project for income bands”, “extremely low-income household”, and “very low-income household” in alphabetical order to read as follows:
Covered project for income bands. The term “covered project for income bands” means a project that receives city financial assistance to newly construct a dwelling unit, which did not previously exist, and that is required to be offered for occupancy on a rental basis, except that a covered project for income bands shall not include a project where:
(i) The buildings consist of less than 75 dwelling units;
(ii) The council has approved a land use special permit subject to compliance with a site plan, as of December 18, 2025, or projects that have filed an application with the department of city planning for such a special permit, as of December 18, 2025, and the city planning commission has certified such application by May 31, 2026;
(iii) The city planning commission has approved a land use authorization subject to compliance with a site plan or a phasing plan, as of December 18, 2025; and
(iv) Projects for which a new building or alteration application, including a complete zoning analysis, has been filed with the department of buildings as of August 31, 2026, and the department of buildings has issued a phased or partial approval, pursuant to Section 28-104.2.5, for such application, as of June 30, 2027.
Extremely low-income household. The term “extremely low-income household” means a household that has an income of no more than 30 percent of the area median income, adjusted for the size of the household. 
Very low-income household. The term “very low-income household” means a household that has an income of more than 30 percent of the area median income but no more than 50 percent of the area median income, adjusted for the size of the household.
§ 3. Sections 26-3803, 26-3804, 26-3805 of the administrative code of the city of New York, as added by a local law amending the New York city charter and the administrative code of the city of New York, relating to the citywide percentage of rental units in projects receiving city financial assistance that must be 2- and 3-bedroom units and amending the city’s fair housing plan, as proposed in introduction number 1433-A for the year 2025, are amended to read as follows:
§ 26-3803[Reserved.] Minimum percentages of affordable rental units. a. During the period beginning July 1, 2027, and ending September 30, 2031, and for every 5-year period thereafter, the department shall execute agreements regarding covered projects for income bands so that  at least 50 percent of the aggregate number of dwelling units so created shall be affordable for extremely low-income households and very low-income households, provided that at least 30 percent of such aggregate dwelling unit count shall be affordable for extremely low-income households. 
b. For the purposes of this section, a dwelling unit in a covered project for income bands that receives project-based rental assistance shall be considered affordable for an extremely low-income household. 
§ 26-3804 Report. As part of the long-term housing needs assessment required by subdivision c of section 16-a of the charter, the department shall demonstrate compliance with the requirements of [section] sections 26-3802 and 26-3803.
§ 26-3805 Adjustments to allocation of unit type. a. Starting with the period beginning July 1, 2027, and ending September 30, 2031, and every 5-year period thereafter, the department may adjust the percentages required by [section] sections 26-3802 and 26-3803 pursuant to subdivision b of this section. Such adjustments shall only be effective within the given period during which such adjustments were implemented. 
b. The department may adjust the percentages required by [section] sections 26-3802 and 26-3803 if the department determines that it is not financially feasible in the given period to achieve such percentages due to either (i) a 50 percent or more decrease in federal housing resources to the department over the prior 4 years or (ii) the complete loss of availability of such resources to fund newly constructed affordable housing.  The department’s determination, pursuant to subdivision b of this section, shall specify the adjustments to the percentages required by [section] sections 26-3802 and 26-3803 for the given 5-year period. 
c. Ninety days prior to issuing such determination, the department shall notify in writing the speaker of the council and each borough president of the adjustments that the department intends to make pursuant to this section.
§ 4. This local law takes effect on the same day that a local law amending the New York city charter and the administrative code of the city of New York, relating to the citywide percentage of rental units in projects receiving city financial assistance that must be 2- and 3-bedroom units and amending the city’s fair housing plan, as proposed in introduction number 1433-A for the year 2025, takes effect.
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Figure 1. Location of Partnership New Homes and Nehemiah Developments
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