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Requiring a percentage of affordable housing in new developments, as MIH proposes, 
could be reasonably assumed to help affordability in New York City. 
 
But the Mayor has insisted that MIH would only be applied if also very significantly 
increasing the amount of market rate or luxury housing which would be allowed, 
which would have the exact opposite effect.   
 
This is essentially applying the Williamsburg/Greenpoint and West Chelsea/Hudson 
Yards model to the entire city. Those neighborhoods were rezoned in 2005 to allow 
significantly increased market rate development in exchange for affordable housing 
creation.  In the past ten years, these two neighborhoods have produced far and away 
the most new affordable housing units in the city through the inclusionary zoning 
program.  But the tsunami of market-rate housing which was the price to pay for it has 
made these two neighborhoods physically and scoio-economically unrecognizable. 
They look more like Hong Kong or Miami than New York City, and they are among the 
least affordable, most rapidly gentrifying parts of the city – a process greatly 
accelerated by the vast increase in the amount of allowable market-rate residential 
development from the rezonings.  And while MIH would produce a slightly higher 
proportion of affordable housing than in these areas (25-30% as opposed to 25% in 
West Chelsea/ Hudson Yards and 20% in Williamsburg/Greenpoint – see attached City 
Planning data for Community Board #4, Manhattan and Community Board #1, 
Brooklyn), the overall effect would nevertheless be largely the same.    
 
Tying MIH exclusively to large-scale upzonings and significantly increasing the 
allowable amount of market rate housing also means that it will almost undoubtedly 
will not be applied in many parts of the city.  Areas of the city with housing markets 
strong enough to support MIH without government subsidy and without requiring 
large scale increases in the size of development are found largely in medium to high 
density districts in Manhattan and Brooklyn.  Arguably these communities in some 
ways need affordable housing most.  In most cases, however, these are also 
communities which value maintaining a human scale and character, and would 
strongly oppose large-scale upzonings, though they would likely welcome new 
affordable housing.  This MIH policy needlessly puts these two important public policy 
goals in opposition. 
 
The de Blasio administration has made clear that they won’t consider turning the 
many voluntary ‘Inclusionary Housing’ districts already mapped in many of these areas 
into mandatory ones.  And when we proposed rezoning the University Place/Broadway 
corridor of our neighborhood to allow modest increases in the size of new 



development for including affordable housing, the de Blasio administration rejected it, 
saying that only a large-scale upzoning would be considered.  They preferred instead 
to keep in place the existing zoning which guarantees that only luxury condos will be 
built in this area. 
 
The administration claims such enormous increases in the allowable amount of market 
rate housing are necessary to make the production of the required affordable housing 
economically feasible, and to insulate against legal challenges.  But these are false 
claims.  Reports and analysis by the Furman Center at NYU and the Association for 
Neighborhood and Housing Development both point out that in many parts of the city, 
affordable housing could be produced as a mandatory component of new 
developments without the need to increase the allowable size of development.  And 
clearly the legal requirement that inclusionary zoning allow property owners to make a 
“reasonable return” on their investment would not necessitate massive upzonings in 
many parts of the city.  This is evidenced by the fact that many developers in existing 
inclusionary zones choose to participate in the affordable housing program right now, 
with just the modest bulk increases they currently receive in return. 
 
In fact, this policy of tying MIH to massive increases in the allowable amount of 
market-rate housing seems to be driven more by the administration’s desire to 
maintain favor with the real estate industry and not damage their profits than by any 
real concern about affordability.  Rather than asking the real estate industry to bear its 
fair share of the burden, the administration wants communities to needlessly sacrifice 
their light, air, scale and character in exchange for affordable housing, and in the end 
to accept a program which will have the overall effect of making their communities 
less affordable.   
 
I urge the Council to instead be guided by a clear evaluation of what will really address 
affordability, rather than a desire not to offend developers.  Allow communities to 
maintain their scale and character, and do not make affordable housing requirements 
or new rezonings dependent upon large and damaging increases in the allowable 
amount of market-rate development, as currently contemplated for MIH. 
 
Thank you. 
  



From Department of City Planning Website: http://www.nyc.gov/html/dcp/html/ih_production/index.shtml  
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