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Text amendment to the zoning resolution affecting 5 or more community districts

Historic district designation affecting 4 or more city blocks

Seeking a change to the use regulations or permitted floor area for any use in a manufacturing
district where a building in the project contains at least 100,000 square feet of floor area 

Acquisition or disposition of land to facilitate a non-residential project containing at least 50,000
square feet of floor area 

Acquisition or disposition of land to facilitate a residential project, other than a residential project
consisting of a building to be preserved, provided that such equity report shall only be required 
related to a building in such project containing at least 50,000 square feet of floor area 

An increase in permitted residential floor area of at least 50,000 square feet

An increase in permitted non-residential floor area of at least 200,000 square feet

A decrease in permitted floor area or number of housing units on at least four contiguous city blocks
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Section 1: Executive summary  
Provide a short, plain-language summary of the subsequent sections of the racial equity report, 

including major project elements and key neighborhood and demographic conditions.  
 

The Department of City Planning ("DCP") is New York City's primary land use agency and is instrumental in 

designing the City's physical and socioeconomic framework. DCP's ambition is to make all of New York a 

better place to live, to maintain what works and improve what doesn't.  

NYC plans to modernize and update NYC's zoning regulations to support small businesses, create affordable 

housing, and promote sustainability - part of Mayor Eric Adams' vision for a more inclusive, equitable "City 

of Yes". The City of Yes for Housing Opportunity (CHO) represents a historic effort to address the root causes 

of NYC’s persistent and severe housing shortage and affordability crisis.  

NYC’s housing shortage limits New Yorkers’ housing choices and has direct human consequences. The 2023 

Housing Vacancy Survey’s (HVS) initial findings show that New Yorkers have fewer housing choices than ever 

before, as the citywide rental vacancy rate is a historically low 1.4%.1 For apartments renting at the lowest 

rent levels, or less than $1,100, the vacancy rate is a meager 0.39%. NYC’s fair housing plan, Where We Live 

NYC, was created by Housing Preservation and Development (HPD) in collaboration with over 250 

community organizations and the plan details how a lack of housing choice affects the most fundamental 

details of New Yorkers’ lives.2 The plan highlights how Black and Hispanic New Yorkers are far more likely to 

experience poor housing conditions and discrimination during their housing search process.3 The 2023 HVS 

proves that these racial disparities continue to be present: a larger share of renter households headed by a 

Black or Hispanic New Yorker reported housing maintenance issues in comparison to households headed by 

a White or Asian New Yorker.4 HVS also shows how White, affluent renters have access to more housing 

choices than other renter households, as half of renters who moved into a different apartment between 

2021 and 2023 were White and had a household income greater than $100,000.5 The racial wealth gap 

further limits housing choices available to Black and Hispanic households, who have median household 

incomes of $54,000 and $49,000, far lower than the median household income of $103,000 of White 

households or $75,000 for Asian households.6 NYC’s housing shortage severely limits access to quality 

housing for low-income New Yorkers and New Yorkers of color.   

A significant barrier preventing NYC from building much needed housing and increasing housing opportunity 

for everyday New Yorkers is our restrictive zoning. The existing zoning regulations have limited the number 

and types of homes that can be built and prevented many neighborhoods from adding enough housing to 

meet New Yorkers’ needs. To support the creation of more new homes, CHO would update our zoning and 

implement strategies laid out in WWL to facilitate equitable housing development throughout the city. CHO 

serves to further WWL goals of increasing housing opportunities, particularly for low-income New Yorkers, 

preserving affordable housing and preventing displacement of long-standing residents, and enabling more 

effective use of rental assistance benefits, especially in amenity-rich neighborhoods.  

 
1 NYC HPD 2023 Housing Vacancy Survey Selected Initial Findings 
https://www.nyc.gov/assets/hpd/downloads/pdfs/about/2023-nychvs-selected-initial-findings.pdf 
2 Where We Live NYC (WWL) https://www.nyc.gov/assets/hpd/downloads/pdfs/wwl-plan.pdf (p. 46)  
3 WWL, p. 178 & 182.  
4 HVS, p. 51.   
5 HVS, p. 47.   
6 Equitable Development Data Explorer (EDDE) Table 2.02 Median Household Income (ACS PUMS 2017-2021)  

https://www.nyc.gov/assets/hpd/downloads/pdfs/about/2023-nychvs-selected-initial-findings.pdf
https://www.nyc.gov/assets/hpd/downloads/pdfs/wwl-plan.pdf
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2.1.1 Reporting residential floor area

2.1.2 residential affordability

# % Studio 2-bedroom 1-person HH 4-person HH

Total 

*Rents are based on unit size. Rents shown are illustrative (based on [ ] AMI, rounded to the nearest $10) and will change. Final
rents will be determined based on the HUD Income Limits in place at time of project construction.

**Qualifying incomes are based on household size. Incomes shown are illustrative (based on [ AMI, rounded to the nearest
$100) and will change. Final qualifying incomes will be determined by the HUD Income Limits in place at time of project marketing. 

0

year year

0%

0%

0%

0%

0%

year

year

Given the citywide nature of the proposal, it is not feasible to provide a detailed
breakdown of the anticipated affordability levels for all potential new housing facilitated by
CHO. CHO would result in incremental growth citywide of market-rate and
income-restricted affordable housing. One key component of CHO is the Universal
Affordability Preference (UAP) proposal, which would apply to NYC’s medium- and
high-density neighborhoods and allow buildings to be at least 20% bigger if the additional
space is occupied by permanently affordable housing. UAP would result in more
affordable housing that is affordable to a broad range of household incomes. UAP would
have an average affordability level of 60% Area Median Income or AMI ($83,880 for a
family of 3 based on 2024 NYC AMIs) and allow for income averaging to reach
households at a wider range of incomes. Specifically, a UAP development could not have
more than three income bands and no income band can exceed 100% AMI ($139,800 for
a family of 3 based on 2024 NYC AMIs).



2.2.1  floor area 

 

2.2.2  

Without a specific tenant/business, future industry 
sectors cannot be known and therefore all wage and workforce reporting would be speculative. 

4 

0



. 

5 

0 0



1 The EDDE reports data by Public Use Microdata Areas (PUMA), statistical areas defined by the U.S. Census. PUMAs 
in New York City generally approximate Community Districts. Displaying the data at the PUMA scale enables data 
reporting broken down by race and ethnicity. 

6 



The city’s Displacement Risk Index (DRI) estimates comparative levels of residential displacement risk for New
York City’s neighborhoods. The DRI ranks neighborhoods from lowest to highest risk based on recent
population characteristics, housing conditions, and market pressures.

There are five ranks with equal numbers of neighborhoods. For example, neighborhoods ranked “lowest” are
among the 20% of NYC neighborhoods with the least intense displacement risk factors while neighborhoods
ranked “highest” are among the 20% of neighborhoods with most intense displacement risk factors.

¹Lower Intermediate Higher

Displacement Risk
by Neighborhood Tabulation Area

HighestLowest
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Section 4: Affirmatively furthering fair housing and promoting 

equitable access to opportunity  

Provide a narrative statement describing how the project relates to New York City’s goals and 

strategies to affirmatively further fair housing and promote equitable access to opportunity.  
These goals and strategies are described in the city’s fair housing plan, Where We Live NYC. 

NYC’s fair housing plan, Where We Live NYC (WWL), highlights how NYC’s housing shortage and 

affordability crisis have severely limited New Yorkers’ housing choices. WWL identified how NYC’s 

restrictive zoning is an obstacle to creating the housing New Yorkers need. City of Yes for Housing 

Opportunity (CHO) is a citywide text amendment aimed at updating NYC’s zoning to facilitate the creation 

of more homes across the entire city. CHO is tailored to support housing growth for the full range of NYC’s 

neighborhood typologies, such as low-density neighborhoods that are made up of single-family, two-

family homes or small apartment buildings and medium- and high-density neighborhoods that feature 

larger apartment buildings. CHO emerges directly from the goals outlined in Where We Live NYC (WWL) 

and implements strategies and actions laid out in Chapter 6.  

Goal 2: Facilitate equitable housing development in New York City and the region 

CHO’s low-density proposals advance WWL strategy 2.1.1: “Expand housing options in low-density zoning 

districts to encourage the development of low-cost housing in neighborhoods across the city and give 

small homeowners more flexibility to create extra space and income.” CHO would increase housing 

opportunities in low-density neighborhoods in three key ways: 1) allowing for the addition of small 

apartment buildings in areas near transit or two to four floors of housing above ground-floor commercial 

in low-density commercial districts, 2) updating the zoning to give homeowners additional flexibility to 

adapt their homes to meet their families’ changing needs, and 3) permitting homeowners of single- and 

two-family homes to add an Accessory Dwelling Unit (ADU).  

CHO’s Universal Affordability Preference (UAP) proposal advances WWL strategy 2.1.4: “Propose 

modifications to the Zoning Resolution to allow for an increase in density for affordable housing. 

Preferential floor-area-ratio (FAR) for affordable housing would apply to income-restricted housing for all 

populations, including housing for seniors and special needs populations.” UAP would apply to NYC’s 

medium- and high-density neighborhoods and allow buildings to access higher FARs, which would allow 

them to be at least 20% bigger, so long as the additional space is occupied by permanently affordable 

housing. UAP would have an affordability level of 60% Area Median Income (AMI) and allow for income 

averaging, meaning homes at a variety of income levels can be included in a single project. UAP would 

support affordable housing growth throughout NYC, rather than concentrating it in a few neighborhoods. 

CHO includes updates to how development can be done on campus sites, or large lots with multiple 

buildings on them, which can support WWL strategy 2.1.7: “Generate new opportunities to redevelop 

underused public properties, including on New York City Housing Authority (NYCHA) land, in amenity-rich 

neighborhoods with affordable housing for extremely low and very low-income households, homeless, 

and other special needs populations.” Sites like NYCHA campuses may have underused space that could be 

used to build additional housing. Under existing zoning, it is often challenging for campus sites to make 

use of their remaining development rights. If existing buildings are too tall or set too far back from the 

street, for instance, zoning prohibits new housing on the site even if the new building would comply with 

https://wherewelive.cityofnewyork.us/
https://wherewelive.cityofnewyork.us/
https://wherewelive.cityofnewyork.us/
https://wherewelive.cityofnewyork.us/
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height limits and other regulations. CHO would update the zoning to make it easier for campuses, 

including NYCHA, to add more housing.  

CHO also proposes the creation of new high-density districts, which aligns with WWL strategy 2.2.3: 

“Support changes to New York State legislation that facilitate housing development in New York City, such 

as removing the state cap on residential FAR. In areas already zoned for the highest densities, such as 

high-cost parts of Manhattan or Downtown Brooklyn, the State cap on allowable residential floor area 

prevents requiring affordable housing in new private developments through Mandatory Inclusionary 

Housing.” Now that the state cap has been lifted, the new zoning districts would allow for future zoning 

map changes to districts with greater densities and affordability requirements, as the new districts would 

only be mapped in MIH areas.  

CHO’s small and shared homes proposal also supports the WWL goal of facilitating equitable housing 

development. In the 1950s and 1960s, NYC prohibited the creation of new shared housing and apartment 

buildings full of studio apartments. The prohibition on small and shared homes has contributed to NYC’s 

homelessness crisis and increased competition for family-sized apartments, as people who would prefer to 

live alone must find roommates to afford rent. CHO seeks to bring back and increase access to these 

housing types. These are developments with small basic units for the increasing number of New Yorkers 

who wish to live alone but currently cannot because of lack of availability, or shared housing models with 

private bedrooms and common kitchens or other facilities.   

Additionally, CHO would update MIH to enable the creation of more deeply affordable homes. Currently, 

MIH’s Option 3 (also known as the “deep affordability” option) can only be applied in combination with 

MIH Option 1 or 2. Option 3 would be made available as a stand-alone option through CHO. New buildings 

in MIH areas where Option 3 is applied would be required to set aside 20% of residential floor area for 

households earning an average of 40% AMI.  

Goal 3: Preserve affordable housing and prevent displacement of long-standing residents 

While UAP would result in new affordable housing, the proposal also advances WWL strategy 3.2: 

“Improve quality and preserve affordability for existing residents”, as buildings with existing affordable 

housing may also qualify for the higher UAP FARs. Buildings with existing affordable housing that want to 

take advantage of the higher UAP FARs would need to enter into a legal agreement with the City that 

requires the existing affordable housing to maintain its affordability for at least 30 years. Additionally, a 

separate legal document would be filed with the building to ensure the amount of affordable housing 

required under UAP is permanently affordable so long as the building exists.  

Goal 4: Enable more effective use of rental assistance benefits, especially in amenity-rich neighborhoods 

Housing vouchers, such as Section 8 or CityFHEPS, serve approximately 145,000 households in NYC and 

provide financial assistance to renters in finding safe and affordable homes.8 However, people using 

vouchers continue to face challenges during their housing searches. Brokers or landlords may refuse to 

accept vouchers despite NYC directly outlawing such practices since 2008. This ‘source of income’ 

discrimination often forces households into unsafe and poor-quality homes. To support WWL strategy 4.1: 

“Expand the number of homes available to New Yorkers who receive rental assistance benefits”, UAP 

8 WWL, p. 201. 
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would result in the creation of more rent-stabilized and income-restricted homes available to households 

using rental assistance benefits. New income-restricted housing is particularly important for voucher 

holders as the City has maximized opportunities for voucher holders to qualify for new affordable housing 

through the updated Housing Connect portal. Voucher holders are not subject to minimum income 

requirements and are eligible for units with rental prices covered by their voucher or rental assistance 

program. 

As WWL noted, to address NYC’s affordability crisis and housing shortage requires cooperation among 

many city agencies and updating our zoning is just one of the policy solutions needed to make progress 

towards addressing our housing crisis. CHO represents DCP’s commitment to advancing WWL goals and to 

the creation of a more equitable city, where all New Yorkers can have access to quality housing. 



2 The EDDE reports data by Public Use Microdata Areas (PUMA), statistical areas defined by the U.S. 
Census. PUMAs in New York City generally approximate Community Districts. Displaying the data at the 
PUMA scale enables data reporting broken down by race and ethnicity. 
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