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Chairman Riley, and members of the Subcommittee on Zoning and Franchises, thank you for
the opportunity to submit testimony on City of Yes for Housing Opportunity (COYHO). The NYU
Furman Center is a joint center of the NYU School of Law and the Robert F. Wagner Graduate
School of Public Service. Since 1995, the NYU Furman Center has advanced research and
debate on housing, neighborhoods, and urban policy.

Our testimony demonstrates why it is essential to remove unnecessary obstacles that prevent
New York City from adding the affordable and market-rate housing it urgently needs.

The city’s severe housing shortage threatens its ability to support its existing population and
sustain its economic vitality and diversity. High housing costs and lack of options will continue to
constrain the city’s growth, driving away current residents and deterring new talent from coming
to New York, which has long thrived on attracting people from across the country and the world.
COYHO takes a significant step in addressing these challenges by eliminating key barriers to
housing development, creating a path for both affordable housing and market-rate housing in
every neighborhood to meet rising demand and ensure New York can remain a place of
opportunity for all.

The Challenge: New York City’s Housing Shortage Imposes
Undesirable Outcomes

New York City's housing stock has not kept pace with demand. As of 2023, the city’s vacancy
rate was just 1.4 percent—well below the 7 percent threshold needed for a healthy, functioning
housing market (Belsky et al., 2007, p. 4).

There are several ways to assess whether we’re producing enough housing. In addition to the
vacancy rate, a clear indicator is a rapid rise in housing costs, which reflects strong demand
relative to supply. New York City has experienced a large increase in housing costs relative to
typical inflation. Since 2000, residential property values have increased by 279 percent in
Brooklyn, 209 percent in Queens, and 180 percent in Staten Island. The compounded annual
growth rates of these housing prices are 6.0 percent, 5.0 percent, and 4.6 percent,
respectively—well above the compounded annual inflation rate of 2.5 percent over the same
period. This means that, even outside of Manhattan, the cost of housing has outpaced inflation
by a factor of 2 to 2.5. This disparity underscores a fundamental economic principle: when
demand for housing is strong and supply remains constrained, prices rise sharply, a signal that
New York City's housing production has not kept pace with the growing demand.



Another key measure of whether housing development has kept pace is the relationship
between job growth and housing supply. In this case, demand has clearly outpaced supply.
Since 2010, employment in New York City has increased by 25 percent, while the housing stock
has grown by 10 percent. This imbalance between a rapidly growing labor market and a slower
rate of housing production illustrates a classic supply-demand mismatch, where stronger
demand for housing has not been met with adequate supply, putting upward pressure on
housing prices and exacerbating affordability challenges.

The Consequences of Scarcity and Lack of Choice

This scarcity makes it exceedingly difficult for people to find suitable homes, and means that
those who are housed need to allocate an increasingly disproportionate share of their income
towards housing costs. Nearly 53 percent of New York City renter households are considered
housing cost-burdened, paying more than 30 percent of their income on rent. 30 percent of all
renter households are severely cost-burdened, paying more than half of their income on
housing (NYU Furman Center, 2024).

This unsustainable burden forces households to forgo other critical expenses like health care
expenses and investments in their children’s education. High housing costs are strongly
associated with a higher risk of evictions. As rents rise, low-income households are often forced
to allocate a larger share of their income to housing, reducing their ability to absorb financial
shocks such as medical expenses or job loss. High housing costs are strongly associated with a
higher risk of eviction, as research shows that households experiencing higher rent burdens are
more vulnerable to eviction, which, in turn, contributes to longer-term housing instability and
homelessness (Collinson et al., 2022).

The shortage is especially severe for those seeking affordable housing (housing that is
purposefully targeted at households with designated incomes),1 who have limited options that fit
their budget and housing needs. This includes Housing Choice Voucher holders, who are
especially affected by the intense competition for the limited number of available rental units
(O'Regan et al., 2024).

Housing development has been inequitably distributed across neighborhoods

Recent research from the NYU Furman Center underscores the deep disparities in where
housing—both overall and affordable—has been developed across New York City’s
neighborhoods. In our 2022 report, The Geography of New Housing Development, we found
that between 2010 and 2020, over 185,000 new homes in multifamily buildings were completed.
However, this development was disproportionately concentrated in a smaller set of

1 According to the New York City Housing Vacancy Survey, the citywide net rental vacancy rate was 1.4
percent in 2023. The net rental vacancy rate was lower for rent stabilized housing (0.98%) and for public
housing and other regulated properties (1.21%). For properties with a monthly asking rent below $1,100
(the lowest 25 percent of rents), the vacancy rate was extremely low, at just 0.39% (Gaumer, 2024).



neighborhoods: just five sub-borough areas accounted for approximately 40 percent of all new
housing units citywide.

This disparity extends to affordable housing development. Lower-income neighborhoods such
as Morrisania/Belmont, Mott Haven/Hunts Point, Brownsville, and East New York carried a
disproportionate amount of the city’s affordable housing production (Raetz, Ellen, & Murphy,
2022). Of the estimated 52,000 new units targeted to low-income households completed
between 2010 and 2020, more than 40 percent (over 21,900 units) were built in the Bronx
alone. Brooklyn and Manhattan followed, with nearly 15,100 and 9,500 low-income units,
respectively. Meanwhile, Queens and Staten Island, both areas where lower-density zoning is
more prevalent, trailed with only around 4,400 and 1,000 units. The Bronx, accounting for over
40 percent of the city’s new low-income housing, saw income-restricted units make up 70
percent of its new housing stock, underscoring the concentration of affordable housing
development in just a few areas (Raetz, Ellen, & Murphy, 2022).

The disparity is even more striking when considering overall housing production in New York
City’s low-density community districts (LDCDs). In our 2023 report “New York City’s Low-Density
Neighborhoods,” we wrote that despite occupying 44.7 percent of the city’s residential land,
these neighborhoods contain just 28.4 percent of the city’s population. Our analysis discovered
that low-density districts added housing at half the rate of the city overall. The housing that has
been added in low-density districts is far more likely to be in one-to-three unit buildings as
compared to the rest of the city, and only 7 percent of the homes in multifamily housing
completed between 2010 to 2020 were in low-density districts. Taken together, these data
suggest that housing production in low-density districts has not kept pace with the city's overall
growth, indicating that those neighborhoods have not been bearing a fair share of the city’s
growth.

Moreover, the contrast between affordable housing production in LDCDs and higher-density
areas of the city is stark. Neighborhoods with higher density saw greater affordable housing
production— the Bronx, for example, led the city in new affordable units. LDCDs, together,
contributed just 9 percent of the city’s new low-income housing in multifamily buildings, and a
number of districts produced no low-income housing units over the entire decade (Been,
Murphy, Brenner, & Raetz, 2023). In a time of severe housing shortages, these neighborhoods
have yet to fully contribute to the city's efforts to increase both overall and affordable housing
supply. To address New York’s housing crisis equitably, policies must ensure that low-density
neighborhoods share more of the responsibility for housing production.

These disparities fuel concerns of unfairness, as neighborhoods that experience a
disproportionate share of housing development question why others see little to no growth. Is it
equitable for some areas to remain stagnant while others grow disproportionately? COYHO
seeks to correct this by adding context-sensitive density to lower-density neighborhoods,
promoting more balanced growth.



The Solution: Allow More Housing to Be Built to Meet Demand and
Grow Equitably

To respond to this critical issue, which is central to New York City’s future, the city needs to
make it easier to build affordable housing and market-rate housing. COYHO does that by
removing unnecessary obstacles that limit what housing can be built where.

What Research Shows about Impacts of Adding Housing Supply
Contemporary research shows that an increase in housing supply slows rent growth citywide. In
a 2023 study of municipalities in Germany, for example, researchers found that even when the
analysis was restricted to new market rate housing, the new supply lowered the housing cost
burden for all renters, not just renters of more expensive units (Mense, 2023). Increasing
housing supply has localized benefits, too. Recent research has found that new construction
depresses rent growth on nearby blocks and streets.

Additionally, studies show that new market-rate housing frees up housing stock at lower price
points, because the new housing meets the needs of more affluent buyers and thereby limits
competition for cheaper apartments (Been, Ellen, & O'Regan, 2018, 2024). A researcher traced
the chain of moves involved in 686 buildings in a dozen large cities (including New York) and
showed that 67 percent of households moving into a new building are from the same metro
area. These movers mainly come from nearby high-income areas, while 20 percent come from
census tracts within the metro area that have incomes below the area's median. In each
subsequent round of moves, the share of households moving to the unit vacated in the earlier
round from lower-income areas increases, reaching 40 percent in the sixth round. This suggests
that adding new market rate units loosens the housing market crunch across a range of price
levels (Mast, 2023).

How We Can Expect the City of Yes Proposal to Increase Housing Supply

COYHO tackles these issues with a comprehensive set of provisions that, collectively, aim to
increase both affordable and market-rate housing by eliminating long standing impediments to
multifamily development. As a package, COYHO would make better use of New York City's
limited land, help slow the increase in development costs, and unlock the potential for more
housing across all neighborhoods. Importantly, it includes measures designed to address the
uneven distribution of housing growth that has exacerbated inequality in recent years.

Key provisions of COYHO include:

● Eliminating minimum parking requirements: This will reduce residential construction
costs, making development more financially feasible, and freeing up space for more
housing, particularly in transit-rich neighborhoods.

● Aligning with 485-X to make permanently affordable development a likely outcome
in denser parts of the city: Under the Universal Affordability Preference (UAP),
COYHO allows for increased density in multifamily zones if permanent affordable



housing (affordable to households earning an average of 60% AMI) is included, but
project financing will rely on the use of the 485-X property tax benefit. The added density
will not be sufficient to make the development and operation of affordable housing
feasible unless a tax incentive like 485-x is available.

● Expanding the ability to convert obsolete office buildings to housing: This will help
repurpose underutilized commercial space, adding much-needed residential units in
parts of the city where housing demand is strong (affordable and market rate, again
when paired with the 467-m property tax benefit).

● Removing constraints on low-rise housing: Allows more low-rise multifamily housing
and ADUs in low-density districts, increasing housing options. This could add smaller,
more affordable units in neighborhoods that have seen little housing growth.

● Creating town center zoning: Promotes mixed-use development, adding residential
units above commercial spaces.

● Transit-Oriented Development (TOD): Encourages higher-density housing near transit
hubs, increasing housing supply in well-connected areas. This can lead to more
multifamily buildings, enhancing housing access near public transportation.

● Promoting campus-style development: Supports large-scale projects that combine
housing with other uses, boosting overall housing production. These projects could
introduce a mix of market-rate and affordable units, alongside commercial or institutional
spaces.

● Reviving SRO development: Encourages the construction of single-room occupancy
units, which can offer a lower-cost housing option for single individuals.

Ensuring COYHO’s Effectiveness: Addressing Trade-offs

As the City Council moves forward with COYHO, it will face pressure to make modifications.
However, it is critical that these discussions recognize the need for COYHO’s zoning provisions
to apply citywide, and to be financially feasible so that they actually lead to an increase in
housing production.

A key example of this affordability and production trade-off is UAP, which aims to incentivize the
development of larger mixed-income buildings. UAP’s affordability requirements are critically
important, but they must remain financially viable for development to actually occur.

As proposed, UAP may work to spur significant increases in mixed-income rental development
only in high-market-rent neighborhoods, where the added density, plus the tax incentives offered
by 485-x, are sufficient to pay for the cost of the affordable housing. Requiring more affordable
housing or deeper affordability could further reduce the areas where UAP will be financially
feasible, reducing the overall number of both affordable and market-rate units built. To maximize
COYHO’s potential, the balance between affordability and development viability must be
carefully maintained. Deeper affordability requirements should be addressed through
complementary tools, such as tax incentives, which can be more effectively tailored to local
market realities.



Additionally, there may be pressure to treat lower-density neighborhoods differently, or even
exempt them from changes, often based on concerns about the adequacy of infrastructure such
as schools, transportation, and utilities. However, the data show that these areas have not been
contributing their fair share to housing production relative to their current population. The
housing stock in lower-density neighborhoods has grown at half the rate of the city overall,
despite making up 44.7 percent of the city’s residential land and containing only 28.4 percent of
the population. While concerns about infrastructure are valid, they should not serve as a blanket
justification for exclusion from housing growth. Instead, COYHO's approach emphasizes
modest, context-sensitive increases in housing density rather than aggressive changes.

To address infrastructure concerns, the city should take a proactive approach, ensuring that
investments in infrastructure keep pace with planned housing growth. Infrastructure
improvements—such as expanded public transportation, upgraded utilities, and additional
school capacity—should be coordinated with housing development to ensure these
neighborhoods can support modest growth. COYHO’s strategies, like adding more low-rise
multifamily housing, promoting accessory dwelling units (ADUs), and modest density increases,
can enhance housing supply without overwhelming local infrastructure, especially if those
infrastructure improvements are pursued in tandem with development.

Conclusion: COYHO as a Necessary Step Forward

COYHO is a long-term solution for a long-term challenge, and works to address New York City’s
critical need for additional housing—both affordable and market rate. It provides a framework for
ensuring that all neighborhoods contribute to meeting the need. While no proposal is perfect,
COYHO’s benefits far outweigh its potential trade-offs. Decisive action is needed to ensure that
New York City remains a place where opportunity is available to all who aspire to pursue their
dreams here, regardless of their income level. Thank you for your consideration.
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