














 
TESTIMONY OF PUBLIC ADVOCATE JUMAANE D. WILLIAMS 

TO THE NEW YORK CITY COUNCIL COMMITTEE ON HOUSING AND 
BUILDINGS 

APRIL 29, 2025 
 

Good morning,  
 
My name is Jumaane D. Williams, Public Advocate for the City of New York.  I want to thank 
Chair Sanchez and the members of the Committee on Housing and Buildings for holding this 
hearing.  
 
With more than 50% of New Yorkers spending more than thirty percent of their income on rent 
and severely rent-burdened households (30%) paying more than fifty percent of their income on 
rent, New York City is the most rent-burdened city in the U.S.1 Housing Connect, otherwise 
known as New York City’s housing lottery, began as a pilot program in 2012 and was later 
officially implemented following the devastation of Hurricane Sandy. Since its 2013 launch, 
Housing Connect has simplified the city’s housing lottery process, allowing families and 
individuals to create a profile that can be utilized to apply to multiple housing lotteries. The 
system receives an annual 3.5 million applications for housing lotteries and depending on 
processing times and other external factors, the time from when an application is submitted to 
when a tenant can move in can take anywhere from a few months to years – time that many New 
Yorkers simply don’t have.  
 
On the topic of re-rentals, I want to commend the Department of Housing Preservation and 
Development for the bold move they announced last week. The city’s waiving of bureaucratic 
rules for re-rentals in the housing lottery, while temporary, will provide us with a better 
understanding of how cumbersome the current process is and how we can more easily facilitate 
getting families and individuals into vacant apartments. Currently, rules around re-rentals can 
leave apartments vacant for months on end, with landlords unable to market the apartments 
available to those interested.2 I look forward to seeing the data that comes from this trial period 
and hearing in this hearing how we can further optimize the housing lottery for every day New 
Yorkers. Thank you.  

2 www.thecity.nyc/2025/04/24/affordable-housing-lottery-vacant-apartments-empty-rentals/  
 
  

1 https://comptroller.nyc.gov/reports/spotlight-new-york-citys-rental-housing-market/  

https://www.thecity.nyc/2025/04/24/affordable-housing-lottery-vacant-apartments-empty-rentals/
https://comptroller.nyc.gov/reports/spotlight-new-york-citys-rental-housing-market/
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NYSAFAH Testimony 

New York City Council Committee on Housing and Buildings Oversight Hearing 
“Housing Connect—Reforming New York City’s Affordable Housing Lottery” 

April 29, 2025 

Thank you, Chair Sanchez and Members of the Committee for the opportunity to submit 
testimony on Housing Connect and reforming New York City’s Affordable Housing Lottery. My 
name is Jolie Milstein, and I am the President and CEO of the New York State Association for 
Affordable Housing (NYSAFAH), which represents hundreds of for-profit and nonprofit 
developers working to create and preserve affordable housing across New York State. 

First, I’d like to thank the New York City Department of Housing Preservation and Development 
(HPD) for maintaining an open dialogue with NYSAFAH over the past several years regarding 
Housing Connect. That communication has led to meaningful improvements, and we’re grateful 
for HPD’s commitment to transparency and progress. 

That said, despite good faith efforts, the current Housing Connect system remains deeply 
flawed, so we appreciate the City Council’s efforts to be part of the solution. It now takes nearly 
four times longer to lease up affordable housing units in New York City compared to units 
financed by other housing agencies statewide. This is not just a bureaucratic issue, it has real, 
measurable costs. 

According to Enterprise Community Partners, between 2019 and 2024, delays caused by 
Housing Connect and lease-up timing adjustments reduced equity in New York City affordable 
housing projects by $4.6 million at a cost of $386,000 per impacted project. Developers are 
forced to cover these unexpected gaps with additional financing or subsidies, straining public 
resources and slowing down future development. 

We commend HPD for taking decisive action to temporarily suspend the current Housing 
Connect platform for re-rentals and re-sales. That decision was both necessary and 
commendable, and we hope it marks the beginning of a true transformation. 

NYSAFAH wants to continue to be an active partner in this reform process. We know that the 
goals of efficiency, fairness, and accessibility are shared. But achieving them will require 
coordination, not just within HPD, but across agencies like the Department of Social Services 
and Division of Human Rights. These organizations are key stakeholders in this process, and it is 
essential that we minimize handoffs and clarify lines of responsibility to prevent further delays 
and confusion. 
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INVESTING IN MODERN TECHNOLOGY AND SMARTER SYSTEMS 

To truly improve the affordable housing process, we need better tools—plain and simple. The 
digital infrastructure that supports Housing Connect needs to be upgraded and designed to 
make life easier for both applicants and administrators. That means less red tape, more 
automation, and real-time updates that reduce back-and-forth and confusion. We also need 
systems that can handle documents more efficiently, ideally through integrated platforms that 
eliminate the constant need for uploading, emailing, and resubmitting the same materials. 

CUTTING REDUNDANT ACTIVITIES AND PRE-LEASE UP DELAYS 

Right now, the process is bogged down by duplicative reviews and unnecessary administrative 
steps. Many of these could be eliminated or streamlined without compromising compliance. 
Take lease-up audits, for example, full-scale reviews for every case aren't always necessary. 
HPD could adopt a spot-checking approach in certain situations, which would still ensure 
accountability while saving significant amounts of time and resources. 

There are also specific pre-lease up issues that cause delays. For instance, when a rent increase 
is requested, HPD currently pauses all marketing efforts until the request is reviewed. This 
bottleneck could be avoided by allowing marketing to proceed while the rent adjustment is 
being considered through a standardized parallel process. Similarly, the process of approving 
qualified marketing agents is overly burdensome. Ironically, it is often easier to finance a multi-
million-dollar development than to get approved to market units. HPD’s limited staffing only 
compounds this problem, resulting in downstream delays. 

IMPROVING LEASE-UP EFFICIENCY 

Once lease-up begins, additional roadblocks emerge. One major inefficiency is the strict 
preference order for marketing units. Instead, units should be made available to all applicant 
types in parallel to prevent bottlenecks. Then there's the verification timeline, which currently 
includes a 10-day document submission period, a 5-day letter wait, and up to three verification 
attempts. These stack up to cause significant delays and should be streamlined. 

Another issue is allowing applicants to hold onto multiple unit options in the same building. 
Applicants should be allowed to apply for only one unit size per building to speed up decision-
making and occupancy. Similarly, tenant refusals, often based on neighborhood preferences, 
have become increasingly common and disruptive. Right now, there are no consequences for 
rejecting a unit, even after acceptance, and appeals are allowed after refusal. NYSAFAH 
recommends ending appeals in such cases and instituting a policy where applicants who refuse 
a unit are ineligible for the lottery for a period. 

We also need to rethink how we handle smaller lease-up situations. Mini lotteries for fewer 
than ten units consume a disproportionate amount of time and staff resources. A more efficient 
approach would be to allow these leftover units to be leased on the open market. 
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SIMPLIFYING APPLICANT PAPERWORK AND ASSET REQUIREMENTS 

Applicants often face an insurmountable burden with respect to documentation, especially 
when it comes to proving limited financial means. A more practical approach would be to allow 
applicants with few or no assets to submit a simple declaration, like what’s already permitted 
for formerly homeless applicants. Moreover, the requirement to verify digital wallet accounts 
like Venmo and PayPal is cumbersome and of little value. These accounts rarely hold 
meaningful balances, yet auditors demand hard-to-obtain statements that don’t materially 
impact eligibility. 

The treatment of whole life insurance policies also needs to be reevaluated. Currently, these 
are counted as liquid assets, which is unfair. They should be classified similarly to retirement 
accounts like 401(k)s. Penalizing families for saving for the future directly contradicts the spirit 
of affordable housing. There have been several cases where qualified applicants were denied 
housing solely because of the cash value in a life insurance policy, even when their income met 
the eligibility criteria. 

REDUCING BARRIERS FOR HOMELESS INDIVIDUALS AND VOUCHER HOLDERS 

Voucher holders often face lengthy delays, with approvals sometimes taking more than 90 
days. This exceedingly drawn-out process leads to financial losses for developers and missed 
housing opportuniƟes for families in need. 

Additionally, developers should be allowed to accept direct referrals from shelters. This would 
markedly expedite the placement process for homeless individuals and ensure better utilization 
of available units. It’s a simple but impactful change that could make a real difference for 
vulnerable populations. 

OPPORTUNITY FOR PARTNERSHIP 

The need for affordable housing has never been greater and every delay means a family goes 
without a home. We urge the City Council, HPD, DSS, and DHR to work together in reducing 
handoffs, streamlining processes, and modernizing the Housing Connect system. The tools and 
structures in place must be more efficient, more coordinated, and more compassionate. 

We at NYSAFAH are fully committed to being a partner in this process. We believe in the 
mission of Housing Connect, and we believe reform is not only possible, but essential. 

Thank you for the opportunity to testify. I’m happy to answer any questions.  

Contact: Jolie Milstein, NYSAFAH President/CEO, at jmilstein@nysafah.org or (646) 473-1208.   
 



 
Testimony to the New York City Council Committee on Housing and Buildings 
Re: Reforming the NYC Housing Lottery – April 29, 2025 
 
Chair Sanchez and members of the Committee, 
 
Thank you for the opportunity to submit testimony on reforms to the NYC Housing Lottery, 
regarding re-rentals and vacancy. My name is Sonali Govind, and I serve as the Housing 
Development and Preservation Policy Associate at the Association for Neighborhood and 
Housing Development (ANHD). 
 
ANHD is one of the City’s lead policy, advocacy, technical assistance, and capacity-building 
organizations. We maintain a membership of 80+ neighborhood-based and city-wide nonprofit 
organizations that have affordable housing and/or equitable economic development as a central 
component of their mission. We are an essential citywide voice, bridging the power and impact 
of our member groups to build community power and ensure the right to affordable housing and 
thriving, equitable neighborhoods for all New Yorkers. We value justice, equity, and opportunity, 
and we believe in the importance of movement building that centers marginalized communities 
in our work. 
 
ANHD’s work directly supports the needs of our members who develop, manage, and organize 
to preserve affordable housing, and who fight to bring equity into low-wealth and historically 
disinvested communities in New York City. Our groups rely on us for technical assistance and 
capacity-building resources that allow them to maximize their resources, skills, and impact. The 
support services, research, analysis, public education, and coalition building we do helps to 
identify patterns of local neighborhood experiences and uplift citywide priorities and needs. Our 
work translates into the capacity to win new programs, policies, and systems that ensure the 
creation and preservation of deeply and permanently affordable housing, and economic justice. 
 
Systemic Challenges in the Housing Connect Re-Rental Process 
 
Through our direct work with members, we have consistently heard concerns about the Housing 
Connect lottery system—particularly its shortcomings in handling re-rentals. Units often sit 
vacant for months, sometimes over a year, due to opaque procedures and significant delays in 
listing available units on the portal. In a city with a rental vacancy rate of just 1.4% and tens of 
thousands of applicants waiting for affordable housing, these inefficiencies not only harm 
prospective tenants but also undercut the stability of affordable housing developments (NYHC, 
2025). 
 
Our Community Development Corporation (CDC) members, who are mission-driven nonprofit 
developers, are navigating an increasingly difficult fiscal environment. Rent collection rates, 
once reliably in the high 90s, now hover in the high 80s to low 90s due to pandemic-era arrears 
and rising operating costs (NYHC, 2025). In this context, prolonged re-rental vacancies are not 

https://thenyhc.org/2025/02/10/nyhc-analysis-housing-connect-re-rental-vacancy-problems/
https://thenyhc.org/2025/02/10/nyhc-analysis-housing-connect-re-rental-vacancy-problems/
https://thenyhc.org/2025/02/10/nyhc-analysis-housing-connect-re-rental-vacancy-problems/


 
merely an administrative inconvenience—they deepen financial strain for mission-driven 
developers trying to keep housing accessible and affordable. Given the inflationary environment 
and historically lower collection rates, we appreciate the Council’s temporary pause on requiring 
re-rentals to be filled through the lottery. 
 
Case Study: A Bronx-Based CDC’s Experience 
 
One of our CDC’s in the Bronx has encountered significant obstacles with the Housing Connect 
re-rental process. This CDC manages a portfolio of 10 rehabilitated buildings, collectively known 
as the Reclaim HDFC project, which were revitalized in the 1990s and offer larger-than-average 
units with rents averaging around $1,100. Despite the affordability and quality of these units, 
they have remained vacant for extended periods—some for up to 18 months—due to 
inefficiencies within the Housing Connect system.  
 
The current re-rental process requires owners to contact batches of up to 250 applicants, many 
of whom may not be interested or eligible, leading to prolonged vacancies. Meanwhile, the CDC 
receives daily inquiries from community members eager to rent these units, highlighting a 
disconnect between the system and actual housing demand. These delays have resulted in 
substantial financial losses; in 2024 alone, the CDC reported losing over $117,000 in revenue 
due to vacancies, with $97,000 attributed to Housing Connect delays.  
 
Support for Proposed Legislation 
 
We support the Council’s proposed legislation aimed at addressing systemic issues within the 
Housing Connect process.The bills such as requiring the listing of all re-rental units on the 
Housing Connect portal, enhancing applicant notifications through text and email updates, and 
expanding in-person application assistance at community hubs are critical steps toward 
improving transparency, efficiency, and accessibility in the affordable housing allocation system. 
 
A particularly important element of the proposed reforms is ensuring that only users who apply 
for a unit after it is posted on the portal are considered for that vacancy. This change is crucial 
for filling vacant units more quickly and efficiently, as it helps match units with applicants who 
are actively interested and available—reducing delays, limiting administrative burdens for 
nonprofit developers, and ensuring that homes are occupied as swiftly as possible. 
 
Additionally, improving tenant communication is not simply about checking a box—it is 
fundamental to ensuring that tenants have clear, accessible, and timely information throughout 
the application and leasing process. Strong communication practices help tenants understand 
their options, move through the system with confidence, and maintain trust in the affordable 
housing process. They also support nonprofit developers by reducing confusion, minimizing 
delays, and ensuring that applicants are informed, engaged, and prepared to move forward 
when units become available. 



 
Conclusion 
 
We urge the Council to adopt these reforms with thoughtful, community-centered 
implementation strategies. Fixing re-rental inefficiencies is essential to stabilizing mission-driven 
nonprofit developers and ensuring tenants have equitable, timely access to affordable homes. 
While these bills are an important step, real progress will require permanent structural changes.  
 
We look forward to working with HPD, the Council, and our members to ensure these overdue 
improvements deliver lasting benefits for tenants and the communities we serve. 
Thank you for your attention and for the opportunity to submit testimony. If you have any 
questions, feel free to contact Sonali Govind at Sonali.g@anhd.org.  
 
Sincerely, 
 
Sonali Govind 
Housing Development and Preservation Policy Associate 
Association for Neighborhood and Housing Development (ANHD) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:Sonali.g@anhd.org
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TESTIMONY TO City council committee on housing and 
buildings, oversight hearing, 4/29/25 
HOWARD SLATKIN, EXECUTIVE DIRECTOR 

 
Good morning Chair Sanchez and Council Members. My name is Howard Slatkin, and I 

am Executive Director of Citizens Housing and Planning Council. My testimony today 

will focus on the housing lottery process generally, with relevance to Intros 1264, 1265, 

and 1266. 

 

CHPC is in the midst of research about the range of approaches to matching residents 

with affordable housing units in other global cities. We look forward to publishing the 

results of our research in the weeks to come, but for today’s hearing will share some key 

takeaways of relevance.  

 

In defining what works as a fair and efficient system, every city strikes a different balance 

between speed and choice. It is vital to put people in homes quickly, as well as fairly. 

These goals relate in complex ways, and policy often strikes different balances in different 

circumstances, as cities adapt their processes to evolving needs and situations. In many 

cases, the cities we are studying have chosen to change their approach to allocations in 

order to address clearly articulated policy objectives.  

 

The allocation process must work speedily and fairly, with consistency and clarity. 

However, rigidity and proceduralism pose risks – because of the range of individual 

circumstances the process needs to address, and the scale of New York City’s lottery 
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system, with such a large number of New Yorkers in need of affordable housing and such 

a limited number of units available. CHPC’s Brutal Bureaucracy report, based on data 

from 2014 through 2021, found that average lease-up time for new construction 

affordable housing took more than a year, with wide variation among projects.  

 

These and other results, including the long delays in re-rentals recently documented by 

the NY Housing Conference, highlight the need for continuous monitoring and 

improvement of the allocation process, as well as the need for an agile and adaptable 

process for marketing as well as the development of tech platforms and other supporting 

tools. HPD’s recent revisions to its Marketing Handbook are a welcome step in making 

this process more timely and responsive; this active management approach must be 

continued.  

 

A key lesson for today’s hearing drawn from our research is that the details of lottery 

procedures should not be fixed in law. The agencies administering the process (HPD 

and others) need the ability to adapt the process to changing circumstances and an 

understanding of outcomes.  

 

This is not to say “trust them, it will all work out fine.” There are huge challenges to 

conducting lotteries on the scale that NYC does. Efforts to optimize individual outcomes 

can easily create enormous logjams that hurt everyone waiting for affordable units, as well 

as affordable housing providers. In NYC’s multilayered process of allocating affordable 

units to qualifying residents, we must continue to grapple with the balance between speed 

and choice, based on sound data about how the process is working.   

 

The Council is situated to improve the affordable housing allocation process not by 

legislating its details, but rather by using its oversight authority to ensure the clarity of 

goals for this process, the measurement of results, and that there is an ongoing practice of 

monitoring and improving upon this process.  

 

http://www.chpcny.org/


 

   
 

Reforming NYC’s Affordable Housing Lottery  

04/29/2024 

My name is Mbacke Thiam. I am the Housing & Health Community Organizer at Center 

for the Independence of the Disabled, New York (CIDNY). We are a nonprofit 

organization founded in 1978. We are part of the Independent Living Centers 

movement, a national network of grassroots and community-based organizations that 

enhance opportunities for people with disabilities to direct their own lives. CIDNY 

advocates for people with disabilities in the five boroughs of New York City. We hereby 

testify on “Reforming NYC’s Affordable Housing Lottery.” 

Numerous CIDNY consumers use this Housing Lottery portal to find housing. We 

advocate for a fair and just proceeding of housing applications to combat the 

discrimination that people with disabilities may encounter when their disabilities are 

disclosed. This is discriminatory. This is why we strongly advocate for fairness in 

selecting applicants for apartments and homes without disqualifying people because 

they live with disabilities. 

Individuals with disabilities are entitled to reasonable accommodations and 

modifications so that they can fully enjoy their homes. Denying disability-related 

services needed in their homes, refusing modifications, and/or not accepting service 

animals can be “ableist” and against the Americans with Disabilities Act of 1990 and the 

Americans with Disabilities Amendments Act of 2008, and other New York City’s fair-

housing legislation. This is illegal, unacceptable, and unjust. 

CIDNY supports: 

• Int. No. 1207, in relation to allowing for time spent in an apprenticeship to count 

towards the supervised practical experience time requirement for the granting of 

high-pressure boiler operating engineer licenses 

• Int. No. 1264, in relation to how affordable housing units which subsequently 

became vacant are rented through the housing portal 

• Int. No. 1265, in relation to notifications regarding applications in New York 

City's housing portal and designation of a representative to receive notifications 

• Int. No. 1266, in relation to requiring the department of housing preservation 

and development to create an in-person housing portal assistance program 

https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Flegistar.council.nyc.gov%2FLegislationDetail.aspx%3FID%3D7258668%26GUID%3D8A45868B-8F1E-410E-BE64-545DEB81CB62%26Options%3D%26Search%3D&data=05%7C02%7Cmthiam%40cidny.org%7C7f45a3470f824ae134a608dd834ee780%7C66f45f5b25dd4b828b8c1e6e1512ca5c%7C0%7C0%7C638811097132242749%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=1YZ7T9VXxmZGzKvS%2F5DT3K%2BSsK0vbyY9bTkfoamhGOg%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Flegistar.council.nyc.gov%2FLegislationDetail.aspx%3FID%3D7316326%26GUID%3DC44EF789-EC20-4BD9-9593-AE221BB77854%26Options%3D%26Search%3D&data=05%7C02%7Cmthiam%40cidny.org%7C7f45a3470f824ae134a608dd834ee780%7C66f45f5b25dd4b828b8c1e6e1512ca5c%7C0%7C0%7C638811097132255802%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=rmQGQRe7k1tGSt3PomYMw3ZgmPlXBhM3NalNnMbDIp4%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Flegistar.council.nyc.gov%2FLegislationDetail.aspx%3FID%3D7316325%26GUID%3DEB9836BF-CBC7-4EAE-AB8C-2C4DFE5295C0%26Options%3D%26Search%3D&data=05%7C02%7Cmthiam%40cidny.org%7C7f45a3470f824ae134a608dd834ee780%7C66f45f5b25dd4b828b8c1e6e1512ca5c%7C0%7C0%7C638811097132268469%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=B%2Bx2N5yFyy%2Ftw94j1bcfd2A%2BV1kqYREmL1u4pn94ArA%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Flegistar.council.nyc.gov%2FLegislationDetail.aspx%3FID%3D7316324%26GUID%3DC67A283C-BC7C-4571-859F-EE30BD1760D7%26Options%3D%26Search%3D&data=05%7C02%7Cmthiam%40cidny.org%7C7f45a3470f824ae134a608dd834ee780%7C66f45f5b25dd4b828b8c1e6e1512ca5c%7C0%7C0%7C638811097132281204%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=ZFTO%2Bvlkato1JtWbdFMPwgHY2ZizSVrSL04fmI%2BbNJE%3D&reserved=0


 

   
 

We thank the City Council for providing CIDNY with the opportunity to testify. Trying to 

meet the needs of people with disabilities moves New York City closer to an equitable 

and fair housing system. This testimony is supported by Dr. Sharon McLennon Wier, 

Executive Director of CIDNY.  

Thank you,   

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 
 

 
 

 
Testimony of Enterprise Community Partners 

Patrick Boyle, Senior Director of Policy & Communications 

To the New York City Council 
Committee on Housing & Buildings 

Oversight Hearing on Housing Connect and Reforming NYC’s Affordable Housing Lottery 
 

April 29, 2025 

 
Enterprise is a national nonprofit that exists to make a good home possible for the millions of 
families without one. We support community development organizations on the ground, 
aggregate and invest capital for impact, advance housing policy at every level of government, 
and build and manage communities ourselves. Since our New York office opened in 1987, we 
have committed more than $4.7 billion in equity, loans and grants to affordable housing and 
community to create or preserve over 68,300 affordable homes across New York City. 
 
The lease-up process for affordable housing is a significant problem. It is a problem for the many 
thousands of New Yorkers seeking affordable housing, including those in homeless shelters, 
doubled up or otherwise living in subpar conditions. It is also a problem for mission-driven 
affordable housing operators, many of whom are in dire financial straits due to many factors, and 
who cannot afford to sacrifice rental income from vacant units and lose tax credit equity due to 
lease-up delays.  
 
Thank you to Chair Sanchez and the Committee on Housing & Buildings for the opportunity to 
submit testimony on this important topic. Moving forward, we strongly urge a focus on solutions 
that streamline and expedite the process for New Yorkers and housing operators, rather than 
layering on additional rules and regulations.  
 
Overview and Data 
By any metric, the time it takes to fill affordable housing properties with eligible tenants is 
unacceptably long, which has significant financial consequences. Over the past several years, the 
average timeframe has gotten longer.  
 
In Enterprise’s asset management role over the Low-Income Housing Tax Credit (LIHTC) 
properties that we partner on, we track lease-up timeframes. This is because the IRS rules 
governing the tax credit program require a property to be leased up with income qualifying 
tenants in order for tax credits to be delivered to investors.  
 
Our data shows:  
 



 

 

 

 
 

 Over the past two years, affordable housing projects in our portfolio experienced a lease-
up delay of 9.3 months on average. (A delay is measured by the amount of time a 
project actually takes to lease-up compared to how much time is underwritten. Enterprise 
typically underwrites to 6 months as a lease up timeframe. 

o This is compared to an average delay of 3.7 months elsewhere in the country.  
 

 It takes on average 14.4 months to fully lease up an affordable housing property in New 
York City. This is compared to around 7 months nationwide.  
 

 
The Economic Impact to Affordable Housing  
Certainly, there is a human cost to affordable housing units sitting vacant despite the 
overwhelming citywide need. Families should be able to exit shelter faster, or go from 
overcrowding and rent burden to a secure, permanently affordable apartment of their own.  
 
These delays also have a negative impact on affordable housing operators. Affordable housing 
properties that are developed through the LIHTC program rely on certain agreed-upon 
timeframes for construction completion and subsequent lease up. These timeframes, which are 
signed off on by involved parties, dictate when the financial benefits from tax credits flow to 
project investors.  
 
When lease up delays occur, resulting in not enough qualified tenants living within the property, 
the eligible tax credits for the project lose value. which reduce the amount of equity which 
ultimately goes into the project. Reduced equity opens up financing gaps, which are then often 
filled by the affordable housing owners.   
 
Enterprise’s numbers show that: 
 

 From 2019-2024, there was $4.6 million in total reduced equity to affordable housing 
projects  based on lease-up delays.  

o This represents an average of $386K in reduced equity per impacted project- 
financing gaps that are required to be addressed in some manner.  

 
 
The Nature of the Challenges  
According to feedback from developers, marketing agents, and policy organizations who have 
deeply studied New York City’s lease up process, there are a number of areas that appear to 
contribute to lease-up delays. As Enterprise continues to convene stakeholders to recommend 
additional streamlining measures, we would like to highlight a number of those areas.  
 

 Agency Approvals: Too many steps of the process require HPD or HDC staff at some 
level to review and approve steps. This begins from the development of a marketing plan 
with related materials all the way through the lottery process. Other major cities set rules 
and requirements, but rely on developers to lease up buildings and maintain wait lists. 
While HPD and HDC have moved towards an audit-based approach to applicant 



 

 

 

 
 

eligibility, this approach should be taken far more comprehensively. As we have seen, 
agency approval is far more problematic when there are budgetary and staffing 
challenges which reduce headcount.  
 

 Efficiencies Being Subject to Review: There are areas where efficiencies, such as 
parallel lease-up of different population types, are permitted on a basis that is subject to 
agency approval/a waiver. While this is an improvement, this approach still relies on 
seeking and waiting for approvals from agency staff. Instead of requiring review, rules 
should be established on when such efficiencies can be done as-of-right.  

 
 Technology: Technology and usability of the Housing Connect platform remains an 

issue, with marketing agents still experiencing problems being locked out of the system 
and manually inputting information. Agents report that technology could be better 
utilized to minimize back and forth with applicants.  

 
 Appeals: Partners have identified the applicant appeals timeline as a delay point, as well 

as the inability of marketing agents to move on to the next applicant in a lottery log while 
an applicant goes through the appeals process or deals with a documentation problem. 
We understand that many of these processes are in place to ensure fair housing 
protections, and that applicants who were wrongfully denied have recourse. However, 
many other major cities have found a way to balance fair housing concerns with a more 
expedited process; we look forward to working with the city on striking a similar balance 
in New York.  
 

 Re-Rentals: The re-rental process which utilizes “mini lotteries” has been extremely 
challenging. Recent changes announced by HPD allow more paths to obtain waivers to 
this process; we are still in the process of examining those updates and learning from 
partners on how those impact the process.  
 

Recommendations  
We applaud HPD and HDC for the announcement of an updated April 2025 Marketing 
Handbook which announced streamlining measures and some reduced requirements for 
applicants. We hope it is the beginning of continued engagement on the part of the city to ensure 
timeframes are being significantly reduced.  
 
The current challenges are the net result of many cumulative decisions, competing priorities and 
good intentions. We at Enterprise believe there is a real opportunity for improvement. As we 
work with stakeholders on specifics, we would like to uplift the following principles that should 
be the direction that the city undertakes given the size of our housing crisis and the urgent need 
for nonprofit sustainability.  
 

 Moving to an Audit-Based System: To the great credit of HPD and HDC, the 2025 
Marketing Handbook removes the step of HPD/HDC conducting a full review of 
applications, opting instead for audit-based reviews that allow development teams to 
process applications and fill units without having to wait. This is a major step forward, 



 

 

 

 
 

and we encourage the city to more comprehensively consider an audit-based enforcement 
approach to the lease-up process.  
 

 Exempt Re-Rentals from a Lottery: Local Law 64 of 2018 required that affordable 
housing projects put re-rentals of units through a so-called “mini-lottery” system that is 
beset with the same delays and inefficiencies of the regular lottery. We believe that re-
rentals should be exempted from the lottery process, with owners being permitted to re-
rent vacant units to income qualified tenants, with units posted on a website so New 
Yorkers are aware of vacancies. 
 

 
Thank you again for the opportunity to submit testimony today. We look forward to working 
with you to ensure that New York City’s Housing Connect system can be an equitable and time-
efficient tool to more quickly deliver affordable housing to New Yorkers.  
   
 



 
 

 

 

 

 

 

 

Testimony of Habitat for Humanity New York City 

and Westchester County 

 
To the New York City Council Committee on 

Housing and Buildings 

 
oversight hearing on Housing Connect - Reforming NYC’s Affordable 

Housing Lottery 

 
April 29, 2025 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Testimony respectfully submitted by: 
Matthew Dunbar 
Chief Strategy Officer 



Good morning. My name is Matthew Dunbar, Chief Strategy Officer of Habitat for 
Humanity New York City and Westchester County. I want to begin by thanking 
Speaker Adams, Chair Sanchez and the full Committee on Housing and Buildings 
for the invitation to testify on affordable homeownership in New York City. 

 
Habitat NYC and Westchester knows the power and importance of affordable 
homeownership as we’ve spent the past 40 years building and preserving more 
than 2,600 homes for low- to moderate-income families in all five boroughs. 
Affordable homeownership as a critical part of the housing continuum. In order to 
build an equitable city, it is imperative to invest in solutions that build family and 
community equity. 

 
I appear before you today to discuss how we can make affordable homeownership 
more accessible for New Yorkers—especially for families who have been waiting 
a long time for a chance to own a home.  
 
We’re thankful for the city’s significant efforts to create affordable homeownership 
opportunities through programs like Open Door and the Affordable Neighborhood 
Cooperative Program (ANCP). These capital programs are essential in providing 
the critical funds required to establish new opportunities to own a home at 
affordable prices in an expensive city like ours.  
 
However, the way we’re trying to get those homes to people—the Housing 
Connect 2.0 system—isn’t working well when it comes to homeownership. The 
system was not designed with homeownership in mind, adds costs to an already 
expensive process, and creates delays in sales that have a detrimental effect on 
homebuyers, homeowners, and homebuilders. 
 
Housing Connect 2.0 was mainly designed to help people rent affordable 
apartments. But when it comes to selling both new and resale affordable co-op and 
CLT homes, it has serious problems. Here’s what we’ve seen: 
 

• It takes too long to sell homes. Home buying and selling is a complicated 
and time-intensive process in normal, market rate circumstances. Adding 
additional requirements to the marketing, selection and sales process 
increases challenges and adds financial burden and time delays, which affect 
both buyers, owners, and developers. Some co-ops take several years to sell 
just a few units, sometimes exhausting the first pool of applicants and needing 
to remarket. Our own Seed Co-op in Brooklyn, which was initially marketed 
pre-Housing Connect, ended up having to go through the mini-marketing 
lottery to sell the final few units in our 25 units co-op at 80% AMI. This delays 
sales by months and thousands of dollars in marketing and carrying costs onto 
the project. 

• The system is costly and hard to use. Homebuilders like Habitat are 

required to go through a tedious document upload process with their marketing 

agent, in which any errors or requested alterations could lead to weeks of 

delays and issues. We often start the process a year in advance of marketing 

in order to ensure everything is ready in time for the projected window. For our 

last marketed development, we had our Marketing “kick off” call in March but 

were not able to market until October. Staff time not included, it costs on 



average $4,000-$7,000 per unit to market an affordable homeownership 

development and those costs are repeated when a development needs to re-

market. On top of that, all mandatory expenses associated with the marketing 

process (advertisements, for-sale signs, P.O. Box rental, and printing) are to 

be funded separately by the developer.  

• Housing Connect is made for rental lease readiness, not mortgage 
finance readiness. Home buying applicants must be ready to qualify and 
prove mortgage readiness within a tight timeframe, typically within 10 to 30 
days, before Marketing Agents need to move to the next applicant. Applicants 
who are not qualified are able to take up to 30 days of the Marketing Agents 
time, meaning there can be delays in selecting qualified buyers. We see 
upwards of 15 thousand applicants on Housing Connect due to how little 
information is needed to apply.  

• Resales through Housing Connect are completely unworkable for low-
income homeowners and cooperatives. We appreciate receiving notice of 
the blanket waiver from using Housing Connect for resales and request this 
temporary waiver be made permanent. Due to the aforementioned complicated 
marketing processes, timelines, and upfront costs associated with reselling an 
affordable homeownership unit through Housing Connect, low-income 
homeowners or cooperatives would be required to front thousands of dollars 
when seeking to sell their home, utilize a marketing agent, adhere to 
challenging marketing guidelines, and endure drawn-out timelines in order to 
sell their home. Given that most of our developments have long term 
affordability restrictions (or permanent affordability through the Community 
Land Trust), a homeowner who wants to resell their unit would likely not be 
able to recoup costs of marketing due to the maximum sales price 
requirements, flip tax, attorneys fees, subsidy repayment and other closing 
costs. This process, outside of a bulk new development, is even more 
unfeasible and goes against all norms and best practices in home sales which 
seek efficient transactions with costs incurred at closing and puts a significant 
burden on homeowners or cooperatives that may be in financial distress 
already or have personal life incidents that require more expedient sales and 
relocations. In the unfortunate circumstance that a buyer is not identified in the 
mini-lottery, additional costs and time would be incurred by the owner to 
remarket. 

• Lenders and Banks don’t like this system either. There are few lenders 
willing to take the risk of lending due to the complexity of resale restricted 
homeownership, but the requirement to resell shares on Housing Connect 
upon a foreclosure is seen as additionally onerous. If a lender forecloses on a 
co-op, they are also forced to go through the mini-lottery process, which could 
create additional delays and hurt the whole building’s finances. 

 
We appreciate the City’s increasing support and prioritization for the creation and 
preservation of affordable homeownership.  We know the city cares about getting 
this right, and we believe there are better ways to accomplish our shared goals. 
Here are three changes we request the city strongly consider to improve our 
affordable homeownership marketplace: 
 

1. Permanently exempt affordable homeownership from current Housing 
Connect 2.0 and establish a new system for selling affordable homes—one 



that’s made for homeownership, not rentals. 
2. Use Housing Connect only to advertise, track and record sales, not as the 

main tool to sell homes. 
3. Make it easier for homeowners, homebuilders, lenders, CLTs and co-op 

boards to resell homes in a fair, cost-efficient,  and timely manner. 
 
Owning a home is a big step toward building wealth, stability, and a secure future 
for working class New Yorkers. In order for families to successfully achieve this 
step, our systems must actually help people reach that goal. Thank you for your 
time, your work, and your care for the people of New York City. 
 



TESTIMONY OF SHANE CANADA 
 STATIONARY ENGINEER APPRENTICE, IUOE LOCAL 30  

BEFORE THE NYC COUNCIL COMMITTEE ON HOUSING AND BUILDINGS  
REGARDING INT. NO. 1207-2025 

Tuesday, April 29, 2025 

Good morning Chairperson Sanchez and Committee Members. 

I was accepted into the Stationary Engineer apprenticeship program 17 years ago. 

This program was a catalyst for understanding theory and principles of HVAC, electrical, 
plumbing, etc. The immersive method of learning while working in the field helped hone my 
trade skills in real time versus the traditional route of attending college but lacking the hands-on 
skills obtained by applying what I'd learned immediately. 

The apprenticeship program has served as a bookend in my life. 

I was constantly searching for a career that either provided a sense of purpose or a career that 
would allow me enough financial security to become a homeowner and raise a family in these 
inflationary times. I have been afforded both, a true blessing. 

It's challenging to believe that any of the things I have accomplished to date would have been 
possible without the apprenticeship program. Prior to applying, I wasn't aware of what a 
Stationary Engineer was nor the importance of the position in the day-to-day workings of 
facilities. 

I have not yet obtained my high-pressure license. With the passing of this legislation, I will be 
eligible to sit for the exam this coming September '25. This change would recognize that my 
apprenticeship work experience counts toward my licensing requirements. Removing two years 
off my eligibility requirement at the age of 43 is immensely beneficial. It's giving me a leg up in 
achieving my own financial and career goals. 

I strongly urge you to support Int 1207-2025 as it will make a meaningful difference for 
apprentices like me. 

Regards, 

Shane Canada 
Stationary Engineer Apprentice  
IUOE Local 30 
 



 

 

 
 

 

New York City Council Hearing of the Committee on Housing and Building 
Oversight Hearing on Housing Connect: Reforming NYC’s Affordable Housing Lottery. 

 

 
Chair Sanchez, and fellow members of the New York City Council Committee on Housing and Buildings, 
  

Thank you for holding this oversight hearing on reforming NYC’s affordable housing lottery. For 
over 50 years, Metropolitan Council on Jewish Poverty (Met Council) has been America's largest Jewish 
charity dedicated to fighting poverty. We operate ten departments, ranging from 100% affordable 
housing to our award-winning family violence program, comprehensive Holocaust survivor assistance, 
senior programming, crisis intervention, and the country’s largest kosher and halal emergency food 
network. Met Council provides a wide array of support to over 320,000 New Yorkers annually, including 
those with religious dietary restrictions. 

 
Met Council is a leader in producing affordable housing for special needs populations in New 

York City. By leveraging private and public money, our housing portfolio has grown to 1,100 units of 
affordable senior housing, serving approximately 1,300 seniors. Met Council provides a range of 
services, delivered by an outstanding network of social services agencies and Jewish Community 
Councils as well as on-site staff. Residents not only get a comfortable and affordable place to live, they 
also receive comprehensive social services to meet their needs. 

 
The need for affordable senior housing in New York City is ever growing. According to a 2025 

NYS Comptroller Report, in the past twenty years, New York City’s 65+ population has grown by nearly 
500,000, a 53% increase. In addition to this rise, 61% of older tenants were rent burdened in 2023, 
spending at least 30% of their gross income on rent. Meanwhile, about 21% of the older adult 
population lived in poverty, which is significantly higher than the citywide rate of 18%. 

 
In order to serve older New Yorkers effectively, Met Council must be able to fill vacant units 

efficiently; current HPD Housing Connect marketing requirements prevent that. For many of the units 
managed by Met Council, re-rentals are required to be filled through Housing Connect. When a unit 
becomes vacant, we are required to do a “mini-lottery” from a pool of applicants who indicated in 
Housing Connect that they are interested in future re-rental opportunities. This requirement introduces 
delays in the re-rental process because applicants in the pool never indicated that they may be 
interested in a particular apartment or location. Applicants may also not be able to move in at the time 
the apartment becomes available. In addition, Met Council’s units are designated for senior New 
Yorkers. Since Housing Connect does not allow agents to filter applicants by age, each application must 
be reviewed manually to confirm that at least one household member is age 62 or older. This time-
consuming process not only slows down re-rentals but also increases operational costs for nonprofits 
with already limited staff and capacity. 

 
We commend HPD’s recently released temporary waiver to NYC Housing Connect requirements 

related to re-rentals. The waiver, which will go into effect in May, will provide much needed relief at a 
time of high operating costs for nonprofits with affordable housing. We look forward to working with 



 

 

HPD as they work to make enhancements to the NYC Housing Connect portal and urge HPD to make 
changes to the process that will allow for efficient re-rentals. Permanent changes to the portal are 
essential for Met Council to continue to serve older New Yorkers as efficiently and effectively as 
possible.   

 
It is vital that the City Council works to address the concerns of organizations providing essential 

affordable housing for some of New York City’s most vulnerable residents. We thank you for taking the 
time to review our testimony, and we hope to continue to work with this committee and the City 
Council to provide affordable housing for all New Yorkers. 

 
Thank you, 
 

Elena  Sytcheva 
Elena Sytcheva 
Co-Managing Director of Housing, Regulatory Compliance & Affordable Housing Development 
Metropolitan Council on Jewish Poverty 
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The Real Estate Board of New York to 

The Committee on Housing and Buildings 
Regarding Housing Connect 
 
The Real Estate Board of New York (REBNY) is the City’s leading real estate trade association 
representing commercial, residential, and institutional property owners, builders, managers, investors, 
brokers, salespeople, and other organizations and individuals active in New York City real estate. REBNY 
thanks the Committee on Housing and Buildings for the opportunity to provide testimony on Housing 
Connect and reforming the affordable housing lottery. 

New York City is facing a housing crisis of historic proportions, and Housing Connect plays a critical role 
in ensuring that New Yorkers can access affordable housing. However, at a time when the need for 
affordable housing is more urgent than ever, the current structure and administration of Housing 
Connect create unnecessary barriers that delay lease-ups, waste valuable affordable housing resources, 
and contribute to prolonged vacancies.  

REBNY appreciates the intent of Intros 1264, 1265, and 1266. Intro 1264 would require the Department 
of Housing Preservation and Development (HPD) to list previously occupied affordable housing units on 
the housing portal and limit consideration to applicants who apply through the portal. Intro 1265 would 
mandate that the housing portal provide enhanced updates to users – and their designated 
representatives – about their applications and matching units. Intro 1266 would establish in-person 
assistance for Housing Connect Applicants. While these measures are important, these bills fail to 
address the lottery system’s fundamental issues, and without more comprehensive reform, Housing 
Connect will continue to fall short of its goals. 

The housing lottery process, which begins about six months before the expected occupancy of a 
building, is riddled with inefficiencies. According to the Mayor’s Management Report, approving an 
applicant takes an average of 202 days, and only 24% of lottery applicants are approved within three 
months. With a citywide vacancy rate of just 1.4%, and tens of thousands of New Yorkers applying for 
each affordable unit, extensive timelines in the lease-up process are unacceptable. 

Similarly, the process of moving shelter residents into designated units is painfully slow. The Mayor’s 
Management Report found that in FY24, it took an average of 196 days to lease a homeless placement 
set-aside unit. When leasing a homeless placement unit, identified tenants often fail to attend 
scheduled unit tours, and owners receive no updates or alternative tenants from the City. As a result, 
units that owners could quickly lease to other qualified applicants instead remain empty, awaiting 
referrals that may never arrive. We urge the City to create clear and enforceable timelines for homeless 
referral units. When referrals fall through, owners should be permitted to promptly release units for 
general occupancy so they don’t remain empty. 

Once a building is occupied, the process of re-renting vacant affordable units is even more inefficient. 
Therefore, we commend HPD for its recent changes to the Marketing Handbook, which governs the 
Housing Connect re-rental process. Now, a temporary waiver will permit owners and marketing agents 



 

   
 

to find and qualify applicants for affordable units outside of the Housing Connect system. REBNY hopes 
this waiver will mitigate extensive delays in what typically is a slow process.  

Equally important to address are the administrative challenges that arise during the lottery’s basic pre-
marketing steps. Unit registration is a particular pain point for owners. REBNY members frequently 
submit completed property registrations to HPD, only to receive no acknowledgment of receipt despite 
repeated follow-ups. Absent HPD confirmation, projects are left in limbo and unable to proceed with 
marketing or lease-up. We urge HPD to improve responsiveness and tracking for critical pre-marketing 
steps like property registrations to ensure the timely delivery of much-needed affordable housing. 

We look forward to working with the City and other stakeholders to implement these reforms and 
ensure affordable housing reaches New Yorkers who need it.  

Thank you for considering these points. 
 

CONTACT: 
Kate Goldmann 
Housing and Planning Analyst 
Real Estate Board of New York  
kgoldmann@rebny.com  
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April 29, 2025  
 
New York City Council 
Committee on Housing and Buildings 
City Hall 
New York, NY 10007 
 
 
Thank you, Chair Pierina Ana Sanchez and the members of the committee, for convening the hearing 
on Reforming NYC’s Affordable Housing Lottery.  
 
I am Mildred Flores-Thevenin, Director of Marketing & Compliance at Settlement Housing Fund, Inc. 
Settlement Housing Fund, Inc. (SHF) has been a non-profit developer for over 55 years. We’ve owned, 
developed, and preserved thousands of 100% affordable units, across the 5 boroughs: primarily in The 
Bronx, Brooklyn, and lower Manhattan. Through our Marketing & Compliance department, we are an 
approved HPD Marketing Agent. As a Marketing Agent we work with third-party developers to market 
and lease their affordable units to low-middle-income families. Annually we market and lease around 
500 units per year, and help families move into these homes.  
 
As Marketing Agent, we rely heavily on Housing Connect to do our work. We see the huge benefits of 
the system and similarly the significant challenges. We would like to see HPD continue to make critical 
technological upgrades needed to make the site more functional and make it easier for marketing 
agents to lease units. We are working with the agency directly and providing them with our 
recommendations.  
 
We appreciate the Council prioritizing these issues and its work to help increase access to affordable 
housing to in-need New Yorkers.  
 
 
Thank you, 
 
Mildred Flores-Thevenin 
Director of Marketing and Compliance 
Settlement Housing Fund, Inc.  
mflores@shfinc.org 
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Testimony Before the New York City Council Committee on Housing and Buildings: Regarding the 

Housing Connect System  

April 29th, 2025 

Good afternoon. My name is Christie Peale and I am the CEO and Executive Director at the Center for 

NYC Neighborhoods. I would like to thank Chair Sanchez and the members and staff of the Committee on 

Housing and Buildings and Oversight and Investigations for holding today’s hearing regarding the 

Housing Connect System. We look forward to continuing to partner with Chair Sanchez and the NYC 

Council Committee on Housing and Buildings to achieve our mission of promoting and protecting 

affordable homeownership in New York so that middle- and working-class families can live in strong, 

thriving communities. 

About the Center for NYC Neighborhoods  

Established by public and private partners, the Center meets the diverse needs of homeowners 

throughout New York State by offering free, high-quality housing services. Since our founding in 2008, 

our network has assisted over 200,000 homeowners. We have provided more than $60 million in funding 

to community-based partners. Major funding sources for this work include the New York City 

Department of Housing Preservation and Development, the Office of the State Attorney General, other 

public and private funders. Additionally, from 2021 through earlier this year, the Center’s subsidiary, 

Sustainable Neighborhoods, administered the New York State Homeowner Assistance Fund in 

partnership with New York State Homes and Community Renewal (HCR), which distributed over $450 

million in federal relief to more than 16,000 homeowners affected by the pandemic who are struggling 

with housing payments. 

Housing Connect and Affordable Homeownership  

Our organization is committed to identifying and securing affordable housing opportunities for New 

Yorkers—especially households identified as Black, Indigenous, and People of Color (BIPOC). We are 

currently focused on creating pathways to homeownership, with the goal of helping at least 5,000 BIPOC 

households maintain or become homeowners through our WORTH Initiative, in partnership with LISC 

and NHS NYC. 

One of the primary tools the City of New York uses to deliver affordable homeownership opportunities is 

the development of homeownership units under the Open Door and Affordable Neighborhood 

Cooperative Programs (ANCP). These programs rely on the Housing Connect 2.0 lottery system to 

distribute opportunities. While the portal was designed to streamline affordable housing delivery and 

create a more equitable application process, serious concerns have emerged—especially regarding its 

use for homeownership rather than rental units. 
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Most discussions around Housing Connect 2.0 have focused on its use for rental housing. Today, we 

want to highlight its significant limitations in the areas of both initial cooperative sales and the resale 

of shares in HPD-supported co-ops. 

After extensive conversations with multiple HPD-approved marketing agents responsible for selling 

affordable homeownership units, we have observed the following: 

● Many cooperatives under the Affordable Neighborhood Cooperative Program must go through 

multiple lotteries and supplemental marketing efforts to sell even a modest number of units. 

● When the initial lottery fails to yield sufficient eligible buyers, the process drags on for 

months—sometimes more than a year—to sell just 10 to 20 units. 

● This timeline severely delays full cooperative conversion and occupancy, restricting access for 

New York City families who urgently need affordable homes. 

● Marketing agents point to several barriers: strict eligibility windows, inconsistency with 

advertising definitions (e.g.including Carrying Costs or“total monthly housing costs”) versus 

monthly maintenance costs), high maintenance fees, and pricing structures that are misaligned 

with the financial profiles of BIPOC and working-class applicants. 

The following ANCP cooperative developments failed to sell all units through the Housing Connect 

lottery process within 2 years, and ultimately required a 2nd lottery and/or open market sales: 

1. 508 W 138th Street (4 units marketed) – 2 lotteries- 3 years sellout 

2. 748 Beck Street (4 units marketed)- 2 lotteries - 3 years sellout 

3. 152 E 116th Street (6 units marketed) – 1 unit still avail 

4. 107 W 105th Street ( 6 units marketed) – 2 Lotteries- sold out 

5. 46-48 W 129th Street ( 4 units marketed)- 3 years-1 unit still available 

6. 21 Arden Street (4 units marketed) – 1 unit still available 

7. 518 W 161st Street (6 units marketed) – 3 units still available 

8. 544 w 163rd street (6 units marketed) – at least 1 unit still available 

Housing Connect 2.0 was designed to support rental lease-ups with a corresponding marketing budget 

for HPD  development programs. Interestingly, homeownership was not included in Housing Connect 1.0.  

HC2  was not designed with homeownership sales—or resales—in mind. It was rolled out in July 2020 to 

quickly meet the requirements of the Local Law without input from marketing agents. This led to a 

critical misalignment between the platform’s functionality and the needs of both developers and 

individual shareholders. 

More concerning is the mini-lottery system, which is the only method individual shareholders can use to 

resell their units. Although Regulatory Agreements require these resales to take place on Housing 

Connect, individual shareholders do not have marketing budgets like their developer counterparts. 

Unlike developers, these owners must rely on a slow, bureaucratic process that rarely results in 

successful resale. There is an option to waive shareholders from reselling on housing connect, but that is 

only possible after at least one attempt on Housing Connect. 
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Special Note: Only pre-qualified marketing agents designated by HPD are allowed access to Housing 

Connect, so shareholders need to query this group of agents, who traditionally market hundreds of 

rental units for developers with marketing budgets. 

Few marketing agents have an interest in marketing resales and those who do must charge shareholders 

a fee in advance of a sale and with no expectation of finding a resale purchaser. 

We have found no evidence that any mini-lottery conducted by individual shareholders has resulted in 

a successful resale. Most shareholders are forced to request waivers just to market their homes outside 

of the system. 

This flawed resale process also discourages mortgage lenders. Regulatory agreements stipulate that if a 

lender forecloses on a co-op unit, they must also resell the shares through the mini-lottery system, 

rather than through a traditional auction. This delays occupancy, maintenance collection, and overall 

financial stability of the co-op. 

In summary, Housing Connect 2.0’s design is not in sync with HPD’s regulatory structure for affordable 

homeownership. We believe this platform is a valuable tool—but it is not the right tool for 

homeownership sales and resales. 

We recognize that HPD is temporarily waiving certain NYC Housing Connect requirements for re-rentals 

and resales to help vulnerable New Yorkers access affordable housing more efficiently. This waiver is in 

effect from May 1, 2025, to April 30, 2026, during which time HPD and HDC will develop new features for 

the Housing Connect portal to improve the leasing and sales process. Marketing agents must first 

complete tenant selections already in progress before using the waiver. A new FormAssembly tool for 

submitting applicant files outside of Housing Connect is expected to launch in May 2025, and agents will 

be notified when it's available. 

Therefore, we respectfully recommend the following: 

1. The Council should work with HPD to assess and develop an alternative system for marketing 

and selling affordable homeownership units—both initial sales and resales. 

2. Housing Connect 2.0 should no longer be used as the primary sales mechanism for 

homeownership, but rather be used solely to document, record, and track the sales of these 

valuable public resources. 

3. The City should create a separate, equity-focused infrastructure tailored to support BIPOC 

households in purchasing homes, including in-person support, financial counseling, and 

income-based appropriate outreach. 

4. Mortgage lender requirements tied to Housing Connect 2.0 should be revisited to ensure that 

foreclosures do not disrupt cooperative stability or prevent future occupancy. 

5. Integration of Housing Connect 2.0 with HPD’s Homefirst Down Payment Assistance. 

6. Fund for HUD housing counseling agencies to guide Homeowner Ready applicants through 

housing connect. 

7. Codify the City for All commitment in local law. 
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Affordable homeownership remains one of the most powerful tools to address racial wealth inequality in 

New York City. Let’s ensure the systems we use to deliver this opportunity are effective, fair, and just. 

Thank you for your time and attention. 

  

 

 

 

 

 

 

Resources:  
● Housing Connect and Homeownership:  

● 2022 - Lottery opens for 72 affordable co-ops in Soundview available to buy from $183k  

● 2023 - Affordable Housing Lottery Opens for Co-op Apartments starting at $183k in Brooklyn  

● 2025 - Affordable Housing Lottery Opens for BedStuy Co-ops  

○ Intended for first time homeowners the lottery includes one and two bedroom co-op apartments in 

4 new Bed-Stuy buildings  

○ 46 one- and two-bedroom co-op apartments/units  in four new Bed Stuy buildings, giving 

households of one to five people with incomes between $83,126 and $218,010 a year the chance to 

become first time homeowners  

○ Eligibility: 90-130% AMI, must live in the apartment as their primary residence and no one in the 

household can own or have previously purchased any interest in a residential property  

○ Buyers must have 10 percent of the purchase price available for the down payment and must also 

meet an asset limit cap 

○ The four buildings have been developed by BJF Development LLC, which won a Request for Proposals 

through the city’s Open Door Program to build affordable housing on city-owned vacant lots, city 

records show. The city transferred the long-vacant sites to the developer in 2021 for $8, with the 

proviso it builds affordable housing that offers homeownership opportunities. 

○ The city’s Open Door Program issues Capital funds to Housing Development Fund Corporations for 

the construction of new co-ops and condos for moderate to middle income earners. The HDFCs can 

include for-profit developers, corporations, limited partnerships, limited liability companies, trusts, 

and joint ventures. According to the Housing Connect listing, the buildings will also get the city’s 

Article XI Tax Exemption. 

● Do we want to connect this testimony with INT 958 - HPD which would require HPD to significantly 

increase their amount of affordable homeownership opportunity units, stating that it would divert their 

resources from rentals and other priorities?  
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Honorable Chair Sanchez and members of the Committee,  

Thank you for holding today’s hearing and for the opportunity to testify. My name is Arielle Hersh and I 

am the Director of Policy and New Projects at UHAB. For 50 years, UHAB has empowered low- and 

moderate-income residents to take control of their housing and become homeowners in the buildings 

where they already live.  We turn distressed rental housing into lasting affordable co-ops, and provide 

comprehensive training and technical assistance to keep these homes healthy and stable for the long 

term. UHAB has created over 25,000 cooperative homes across the five boroughs, predominantly in 

formerly redlined neighborhoods where rates of homeownership continue to lag behind the rest of the 

city. UHAB is also a founding member of Interboro CLT, the city’s only citywide community land trust. 

We appreciate the Council’s timely attention to the HPD marketing process, especially given HPD’s recent 

announcement that both re-rentals and resales will be granted waivers for the upcoming year and larger 

changes to Housing Connect are on the horizon. With the prospect of a new HPD marketing process for 

resales, we want to add our voice to illuminate some of the specific challenges HDFC co-ops face in the 

marketing process via Housing Connect. We hope this testimony can serve as an opening for a larger 

dialogue on the needs of HDFC co-ops.  

While most HDFC co-ops are not required to market vacant units via Housing Connect and the marketing 

system generally works well for newly-created HDFC co-ops with outside purchasers, there have been 

serious issues concerning resales via Housing Connect. The “mini lottery” process for existing HDFCs 

with a regulatory agreement has been impossible to implement in the cases we’ve observed both as 

marketing agent and monitor. The process itself is cumbersome, costly, and lengthy, presenting financial 

hardship for sellers and the HDFC co-op. Furthermore, design issues with Housing Connect reinforce that 

the current platform is not set up for homeownership, creating additional burden for HDFC co-ops and 

technical assistance providers. 

Overall, HDFC co-ops form a key bloc of stable, affordable homeownership for 25,000 households across 

1,200 buildings in New York City. The majority of shareholders are Black and Hispanic New Yorkers 

systematically excluded from traditional homeownership opportunities. Many HDFC co-ops were created 

from the abandonment and disinvestment of New York City’s fiscal crisis, and received limited building 

repairs and training when they converted. For the last 30 years, shareholders have stewarded their 

buildings through deferred maintenance, fiscal uncertainty, and maintained their buildings despite too 

little investment from the City. 

The vast majority of HDFC co-ops (more than 80%) are not required to market vacant apartments via 

Housing Connect. Most HDFC co-ops have their own unique resale policies that include instructions on 

 



 

how to advertise vacant units for sale, and often sellers work with a broker knowledgeable about HDFC 

co-ops to help sell the unit to an income-qualified purchaser. Dozens of HDFC co-ops have worked with 

UHAB’s Market and Match program over the past 7 years to publicize available units through UHAB’s 

website and pair HDFC co-ops with income-qualified purchasers for reasonable sales prices. 

However, HDFCs that have been newly formed through an HPD program, or existing HDFCs which have 

received an HPD loan have been required to use Housing Connect to market available units for sale since 

2020. This process has been difficult for HDFC co-op shareholders and the professionals who support 

them to navigate, especially given program design issues with the Housing Connect system and an 

ever-changing system of requirements.  

For newly-created HDFC co-ops converting through ANCP, TPT, or Open Door, the marketing process is 

lengthy but generally works well. In UHAB’s experience as marketing agent on 5 of these projects, the 

biggest source of delays have to do with timing the close out of the construction and development 

process, not the HPD marketing process itself. This mismatch in timing can lead to a situation where new 

purchasers have been selected and are ready to move into their new apartments, but have to wait 

months or sometimes years for co-op conversion. Some purchasers in this situation describe losing faith 

in the process without regular updates or a clear timeline, jeopardizing their financing and approval for 

additional grants and downpayment assistance. We also see genuine difficulties in the marketing process 

if sales prices are set too high for the neighborhood. On one project where UHAB was the marketing 

agent, prices had to be reduced at least 3 times and each new round of marketing added months and 

thousands of dollars to the project. These issues could have been prevented with clear guidance on sales 

prices that doesn’t push for outside sales at top dollar to make projects pencil. 

For existing HDFC co-ops that apply for an HPD loan or tax abatement, marketing for vacant units via 

Housing Connect is included in the HPD regulatory agreement that buildings receive in exchange for loan 

or abatement. Here, the process of marketing single units in dispersed buildings has proven nearly 

impossible.  

First and foremost, Housing Connect is not designed for homeownership or resales. When a New 

Yorker sets up their Housing Connect profile for the first time, they are asked in a simple check box to 

indicate interest in re-rentals and resales in a geographic area. Later, when a resale for an HDFC co-op 

becomes available in their borough, they are invited to apply, even if they have not expressed specific 

interest in HDFC co-ops or homeownership. This creates a disinterested applicant pool to draw from, 

meaning marketing agents do more work for each application to find qualified and interested 

purchasers. Moreover, there is no way to select interest in HDFC co-ops, meaning applicants may not 

have familiarity with the limited equity co-op model or the responsibilities of being a shareholder and 

participating in building governance. Housing Connect is not equipped to collect necessary information 

for homeownership such as assets, which demonstrate whether an applicant has sufficient savings for 

closing costs and a downpayment. In the five years homeownership projects have been available through 

Housing Connect, none of these issues have been addressed. This creates an imbalance between rental 

and resale opportunities marketed together on the site, in effect disadvantaging homeownership 

opportunities for prospective purchasers. 
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Further, the mini lottery process prescribed for HDFC co-op resales has yet to work in practice. While in 

theory it makes sense that an HDFC co-op selling only one unit should go through a shorter, simpler 

process for resale, a mini lottery requires the use of an HPD-approved marketing agent and many of the 

same administrative approvals as a full marketing process. As described above, mini lotteries draw from 

a pool of Housing Connect users who’ve expressed interest in re-rentals and resales via checkmark on 

their initial profile setup, yet few if any are interested when contacted months or years down the line 

because they have not applied for the unit in question. In all three mini lottery processes where UHAB 

has assisted as marketing agent, it has been impossible to complete the process and required a waiver 

to sell the unit. In each of those cases, buildings had to wait an average of 6 months to attempt the 

mini lottery process before they were granted a waiver by HPD. This adds time, money, and confusion 

to the process for HDFC shareholders.  

That said, we are pleased to see HPD initiate a pause on mini-lotteries for homeownership resale and 

welcome this time to discuss alternatives. It’s clear that mini lotteries can’t work in their current form, 

and create a time and cost burden on HDFC co-ops, further exacerbated by navigating a complex and 

changing set of rules to comply. In particular, requiring a process that necessitates an HPD-approved 

marketing agent—whose fees can run upwards for $3,000 per resale—creates unnecessary pressure to 

increase sales prices to cover costs, making HDFC co-ops less affordable in the long term. Delays in sales 

present challenges for HDFCs running an operating deficit while attempting to sell units, or presenting 

financial hardship to sellers who cannot wait over a year to complete the sale process and must still pay 

their carrying costs in the interim.  

HPD has recently announced a new process for a “waiting list lottery” that exists somewhere between a 

mini lottery and the full marketing process for resales where there are more than one unit for sale. This 

process creates a new interest pool through a proactive application on Housing Connect without the 

requirement to market in print media. While it does not significantly reduce the cost or time of 

marketing units, creating a pool of interested purchasers who have proactively applied for a 

homeownership project has proven to be significantly more successful than the mini lottery process.  

We know that it is possible to develop and sustain deeply affordable homeownership projects, including 

selling units in a fair and equitable manner that complies with fair housing law. However, many 

developers of new HDFC co-ops face adverse pressures to increase sales prices to offset City capital 

subsidy and debt financing. Sometimes these changes are framed as building wealth for the homebuyer, 

but they actually serve to make the entire co-op less affordable for all residents in the long term. Setting 

new homeownership units at higher AMIs with the goal of building wealth harms the purchaser, who will 

not see increased equity due to affordability restrictions despite purchasing for a high price. It also 

harms the future co-op by setting high sales prices in perpetuity to ensure residents who purchase at 

high prices receive a fair appreciation on their homes. 

HDFC co-ops shouldn't only be affordable to the first residents to purchase—they should be stable, 

well-maintained affordable housing that serves generations of working class New Yorkers to come. 

Setting deeper affordability targets for sales allows low-income New Yorkers to become homeowners, 

accrue modest equity and have the opportunity to pass down a stable home to their family. Lower sales 
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prices also ensure that HDFC co-op apartments remain a true discount to market and are consistent with 

fair housing principles to ensure equal access, especially in gentrified and high-cost neighborhoods.  

These recommendations are not without their own programmatic challenges. HPD has limited subsidy to 

disperse across a wide range of projects at any given time, meaning that the agency relies on high sales 

prices to reduce City dollars in homeownership projects. Sponsors and developers also look to sales 

prices to offset costly private debt on these projects. Yet this comes at a great cost to our City by trading 

affordability for future generations of New Yorkers away to make projects pencil. 

We hope this testimony can serve as an opening for a larger dialogue on the specific needs of 

homeownership projects and HDFC co-ops as Housing Connect is amended to better serve all New 

Yorkers. 

Thank you again for the opportunity to testify. 
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Testimony on behalf of Volunteers of America-Greater New York 
The New York City Council Committee on Housing and Buildings 

Oversight Hearing on Housing Connect- Reforming NYC’s Affordable Housing Lottery 
April 29th, 2025 

Introduction and Thanks 

My name is Eric Lee, Director of Public Policy for Volunteers of America-Greater New York 
(VOA-GNY). We are the local affiliate of the national organization, Volunteers of America, Inc. 
(VOA). I would like to thank Chair Sanchez and members of the Committee for the opportunity 
to testify today. 

About Us 

VOA-GNY is a 129-year-old anti-poverty organization that aims to end homelessness in the 
Greater New York area through housing, health and wealth building services. We are one of the 
region’s largest human service providers, impacting more than 12,000 adults and children 
annually through 70+ programs in New York City, Northern New Jersey, and Westchester. We 
are also an active nonprofit developer of supportive and affordable housing, with a robust 
portfolio of permanent supportive housing, affordable and senior housing properties.  Within 
the next 5 years, VOA-GNY’s pipeline of projects will leverage an anticipated $550 Million in 
public and private investment to create another 1,000 units of affordable housing.    

We’re extremely excited by two of our most recent affordable housing projects for older adults. 
Our newly renovated East Clarke Place Senior Residence contains 122 rental units in Council 
District 16 in the Jerome Avenue Highbridge-Concourse neighborhood of the Bronx. It provides 
permanent affordable housing to low and very-low-income older adults, with 37 fully furnished 
units set aside for chronically homeless seniors, and it includes comprehensive supportive 
services including case management and wellness staff to help our residents access benefits 
and strengthen ties within the community. Our newest affordable housing project, YP Senior 
Residence, located within Council District 14 within the Morris Heights neighborhood of the 
Bronx, recently opened and just started moving in tenants. When fully occupied, it will house 
117 low-income seniors including 37 formerly homeless households. 

 
Thank you, Chair Sanchez and Members of the Housing and Buildings Committee, for your 
dedication and leadership towards expanding access to affordable housing within New York 
City.  A recent report found that half of all NYC households are considered housing-cost 
burdened (paying more than 30% of their income towards rent), and more than half of NYC 
households struggling to meet basic living expenses are considered severely housing-cost 
burdened (paying more than 50% of their income towards housing).i  

Affordable housing is an extremely limited and precious resource for our city, and we must do 
everything we can to maximize the use of every unit given the overwhelming need.  We 
understand the Council’s and Administration’s shared goal to make the affordable housing 
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process more equitable, but until the city can ensure that Housing Connect is positioned to 
effectively achieve that goal, it must continue to utilize more flexible options to quickly 
match qualified candidates to housing.  HPD’s recently announced a temporary waiver to 
exempt re-rentals from Housing Connect to allow the city more time to make the online re-
rental process more efficient.   

To access NYC Housing Connect, HPD requires housing providers to undergo a training process 
to become “Qualified Marketing Agents”. The training and approval process can take well over 
a year and a half to complete.   We are in the process of completing that training now and are 
excited to gain the ability to list and lease our own units. Given the extremely low turnover rate 
for affordable housing developments, we anticipate that many more affordable housing 
providers will want their staff to complete the training to become Qualified Marketing Agents 
as well because it is simply not cost-effective to hire a third-party agent to process them.  

We welcome this Committee’s support in prioritizing additional resources for HPD to increase 
the frequency of scheduled training and shorten the turnaround time to approve prospective 
marketing agents.  More frequently held training courses and faster approvals of marketing 
agent applications would allow more timely listings and leasing of affordable housing units.    

Legislative Solutions: 

Int 1265-2025: 

VOA-GNY supports this legislation to require HPD’s Housing Connect to send e-mail and text 
message notifications to affordable housing applicants or designated representatives.  This new 
functionality could be especially helpful for households in shelter, if applicants choose their 
shelter case manager/housing specialist as a designated representative.  Shelter residents may 
work full-time as well as need to balance any number of other time-intensive responsibilities 
and electing to have their case workers keep track of any pending documentation requests or 
next steps can help ensure their affordable housing application does not stall out.   

Int 1266-2025: 

VOA-GNY supports this legislation to require HPD to offer in-person assistance for Housing 
Connect applicants.  While the city seeks to modernize access to its systems and services like 
affordable housing, it must continue to ensure they are accessible to households with limited 
access or familiarity with web-based platforms.  Elderly as well as low-income households may 
have limited access to computers and Wi-Fi and bringing in-person help into local community 
hubs will ensure that technology is not a barrier to accessing affordable housing. 

In Closing: 

Further improvements to the Housing Connect portal are needed to streamline the affordable 
housing process, but flexible solutions are essential in the interim to ensure that as many 
eligible households as possible are quickly matched to vacant units.  Through prioritizing 
utilization of this critical resource while implementing plans to improve the process, the city can 
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ensure a more transparent and equitable way to provide affordable housing to those who need 
it.  VOA-GNY continues to stand ready as a thought partner with the Council and Administration 
to strengthen and improve access to affordable housing for our fellow New Yorkers. 

Testimony respectfully submitted by Eric Lee. 

If you have any questions, please email me at elee@voa-gny.org  

 
i Kucklick, Annie & Manzer, Lisa. (2023, April). Overlooked & Undercounted- Struggling to Make Ends Meet in New 
York City 2023, page 35. https://unitedwaynyc.docsend.com/view/dh9h3h7q9478bzf9  

mailto:elee@voa-gny.org
https://unitedwaynyc.docsend.com/view/dh9h3h7q9478bzf9










Housing Connect Testimony 

For April 29, 2025, hearing 

Dear Councilmember Sanchez and Council members: 

My name is Dawn Bracy and I am sorry I could not be there in person or virtually as I 
am working today.  I am a longtime – 50 years or more- resident of the Bronx and am 
currently employed as a home health aide. I rent an apartment in a two-family home and 
the owners will sell the house one day.  I am looking to get settled into an apartment as I 
approach full retirement.  Even though I am now 65 years old, I continue to work part-
time. 

I have been applying for an apartment through Housing Connect for about 10 years.  I 
worked with UNHP to get help because the online application is confusing and I don’t 
want to make a mistake.  I do not have a computer and use my phone to check emails 
and do online applications. When I was working full-time my income was in the mid 
$40,000 range.  I was shocked at the range of income covered under Housing Connect.  
I was also shocked that my full-time income was often too low to qualify for the units.  
Who are these units for – I make a good living in terms of Bronx standards and the 
affordable housing was still too high. I have been working with other people through 
UNHP who are also seeking an apartment through Housing Connect.  Our complaints 
are similar – the income ranges are too high, the system too complicated and the 
process too confusing.  

I did get a call for one unit but when I went to look at it – the apartment was a studio – 
and way too small to accommodate my furniture.  I am seeking a one-bedroom.  I feel 
as if I am being forced to downsize by the level of rents and higher income brackets. 

Thank you for your work to improve the housing lottery.  I appreciate being heard. In 
terms of changes I believe that new apartments constructed with public funds should be 
more affordable, targeting people and families earning less than $60,000 with 
consideration for those on limited incomes, earning low wages and on social security. 
Apartments built in the Bronx should be for Bronx incomes.  More help with Housing 
Connect is needed. So many people are older, or don’t have access to computers or 
don’t know how to work on a computer.  New construction apartments need to be big 
enough to accommodate people and their living needs – we can’t all live in shoeboxes. 

Thank you again for the hearing and this opportunity, 

Dawn 

 

 



Hola comité: 

Gracias por la oportunidad de tesƟficar.  

Soy Dora Rivera  yo estoy buscando un apartamneto digno y seguro. Mi ingreso es bajo, solo 

recibo el Seguro social. Por esta razon, he aplicado  para sección 8  desde el año 1997  hasta  el 

presente  y todavía no he conseguido  que housing  me de un apartamento  y yo realmente 

lo  necesito  siempre he vivido  en cuarto  y tengo mucho problema por no poder usar 

el  baño,  ni dejan usar la cocina   personas  que  viven más años que yo. Tengo hasta la 

ves  seguir usando  baños  de  afuera  mi número de teléfono es 646.2442809 eso es toda mi 

inquietud  bueno gracias  

He aplicado a 16 loterias y quiero permanecer aquí en NY. Necesitamos un sistema Housing 

Connect que cumpla con su nombre—uno que realmente conecte a los neoyorquinos, 

especialmente a los más vulnerables, con opciones de vivienda reales, duraderas y asequibles. 

Gracias por esta oportunidad.  

 

 

 

 

 



Heather Hall 
 

New York NY 10034 
 
April 30, 2025 
 
Dear City Council members,  
 
I have worked part-time with University Neighborhood Housing Program (UNHP) in the Bronx since January of 
2020. In that time, I have witnessed the frustrating experiences of hundreds of apartment seekers who need a 
safe and affordable place to live.  
 
The topic that I want to focus my testimony on is the technology required to apply. While I am technologically 
savvy, the majority of the apartment-seeking contacts we serve are not. Many only have one device – their 
phone – and the HC2.0 system is most definitely not supportive of people who are less tech savvy. No one can 
get notified of updates to their application through their mobile number, and many people who do not rely on 
email for their work lives do not check it every day.  
 
With the millions of applications that HC2.0 receives each year, there really needs to be updates to the 
technology and notification systems to make it accessible for all.  
 
Thank you, 
Heather Hall 
 



Thank you Chair and members of the committee.  My name is John 
Abramo, and I serve as Senior Vice President of the New York City Housing 
Partnership, a nonprofit and public-private intermediary created by Mayor 
Ed Koch and David Rockefeller in 1983. Since our establishment, the 
Housing Partnership has created or preserved more than 88,000 units of 
affordable rental and homeownership units in the five boroughs. I 
appreciate the opportunity to provide our recommendations on 
enhancing access for New Yorkers to safe and comfortable affordable 
housing through improvements to HPD’s affordable housing lottery 
system. We appreciate your thoughtful consideration of ways to ensure 
that Housing Connect remains fair and equitable in the face of the City’s 
growing housing crisis.  

We share a common goal here: to enable New Yorkers to access more 
affordable housing faster. 

The overwhelming demand for affordable housing is evident in the huge 
number of families and individuals applying for each residential unit that 
becomes available through Housing Connect. 

The City’s housing crisis demands that New Yorkers have rapid access to 
new and preserved affordable units when they come online.  

The urgency here is underscored by recent data from the New York City 
Housing and Vacancy Study released by HPD that revealed an alarming 
decline in the city's vacancy rate, plummeting to a historic low of 1.4 
percent, with only approximately 33,000 units available for rent citywide, 
the lowest since 1968. 

We face a crisis of monumental proportions. These statistics illustrate the 
need to speed up access to affordable housing. 



The ambitious housing goals established by our state and city leaders 
include the Governor's aim for 800,000 new units statewide, the Mayor's 
vision for 500,000 new units in the city, and the framework established by 
the Speaker for shared responsibility in housing creation.  

But we must also improve efficiency and reduce the time required to 
confirm applicants’ eligibility for affordable housing through Housing 
Connect. 

Our first recommendation is to strengthen the human resources at HPD 
dedicated to marketing.  This would help overcome delays in getting 
information and clarifying questions regarding qualification compliance of 
applicants, as well as reducing the exaggerated time projects often have 
to wait in the pre-marketing phase. HPD’s Marketing Department is 
understaffed, which is impacting how quickly households in need are able 
to access already built, available apartments.   

The premarketing process, the period between our notice to HPD advising 
them we have a project ready to go onto Housing Connect, and when the 
advertisements actually “go live”, is too long.  There are a number of 
documents requiring submission for review, which further slows the 
process. This often adds a frustrating four to six month delay to approve 
only about a dozen one and two page documents.   

There is also a need to improve the functionality of the Housing Connect 
platform itself, specifically related to the dashboard and filtering. The 
Housing Connect platform should be able to show the number of units 
available, so that applicants can see how fast a building is filling up in 
relation to their log numbers.   

At this time in our role as Marketing Agents, the Housing Partnership must 
interact and contact every applicant that comes up in logbook order, 
regardless of the types of units or AMIs available.  We should receive 
eligible applications that match the criteria for available units.  For 



example, if we have a one-bedroom unit for a household at 60% AMI, and 
we request applications from Housing Connect, we now receive a number 
of initially ineligible applicants that have incomes that are too high, or 
households that are too large. 

On a more granular level we also recommend: 

• Revise Housing Connect to reflect actual vacancies that remain after 
affordable apartments are assigned. This real time information 
would reduce confusion about apartment availability. 

• Eliminate leased-up buildings from the dashboard. 

As a final point, we believe attention should also be paid to streamlining 
and improving the voucher system to make it more efficient and flexible.  
We are available to share our recommendations on this at an appropriate 
time. 

We believe these improvements can be implemented quickly and at 
minimal cost. 

Thank you for your attention and consideration. 



Thank you for the opportunity to testify. My name is Josef Aguilar, and I live and work in the 
Bronx. 

Today, we applaud the Council's attention to the issues with Housing Connect and urge bold, 
community-centered reforms to ensure the system truly serves low-income New Yorkers—
especially those in the Bronx, where incomes remain significantly below citywide averages. In 
the Bronx, where the median income of the applicants served at UNHP is below $46,000, many 
so-called "affordable" units remain far out of reach. 

I've lived in the Bronx for 8 years and want to remain here. As an associate director at a non-
profit, I lead a team that works directly with community members seeking affordable housing. 
Daily, I witness firsthand how the current system falls short of meeting the needs of Bronx 
residents who struggle to find housing within their means despite working full-time jobs. 

In the last 5 years, I've helped many friends submit over 18 lotteries, experiencing the same 
frustrations that our clients face. 

I call on the Council to take action in the following key areas: 

Deeper Affordable Units - reflective of Bronx wages We recommend HPD establish 
affordability bands that better reflect actual Bronx income levels, with a focus on creating more 
units accessible to households earning below 40% AMI. The current AMI calculations do not 
adequately represent the economic reality for most Bronx residents, making supposedly 
"affordable" housing unattainable. 

Simplification of the Selection Process We recommend HPD streamline the application 
process, create more transparency in selection procedures, and develop a centralized document 
system so applicants don't need to repeatedly submit the same paperwork for different lotteries. 
Clear, timely communications on application status would significantly improve the experience 
for housing seekers. 

We need a Housing Connect system that lives up to its name—one that truly connects New 
Yorkers, especially our most vulnerable, to real, lasting, and affordable housing options. 

Thank you for this opportunity. Reforming this system isn't a luxury. It's about equity, justice, 
and dignity. This is an urgent matter that can't be delayed any further otherwise the low-income 
families like mine in the Bronx will be pushed out of our borough. We are ready to work 
alongside the Council, HPD, and fellow community members to make this vision a reality. 

Thank you for your time, leadership, and commitment to building a more just New York City. 



Hello, Housing and Buildings CommiƩee members. 

Thank you for giving me the opportunity to tesƟfy today. I am Melissa, and I am part of a Bronx 

advocacy group known as the AHORA (Immediately Affordable Housing OpportuniƟes), which 

consists of individuals seeking housing, local affordable property managers, and nonprofit 

service providers. 

In 2022, this group was formed due to dissaƟsfacƟon with the NYC Housing Connect website. 

The hearing today is a significant improvement over previous years. Today, we commend the 

Council's aƩenƟon to this issue and urge bold, community‐focused reforms to ensure the 

system truly serves low‐income New Yorkers, especially those in boroughs like the Bronx, where 

incomes remain significantly below the citywide average. 

AŌer five years of living in the Bronx, I want to conƟnue living here. Rent in what is considered a 

low‐income area in NYC is becoming increasingly unaffordable. I must first express my graƟtude 

for this Housing Connect program, which has provided my family and I with an apartment. 

Despite this, I must acknowledge that the enƟre process is quite tedious. Without the help of 

housing ambassadors who work for various nonprofit organizaƟons, such as UNHP and KHCC, it 

would be challenging for a person to succeed in doing so. 

I have parƟcipated in more than 30 loƩeries over the past four years, and I know that there are 

people in the community who have been parƟcipaƟng for many more years and are sƟll waiƟng. 

I urge the Council to take acƟons in the following key areas: 

 Affordable units that are in line with Bronx wages 

 Simplifying the selecƟon process 

Our Housing Connect system must meet its name and provide New Yorkers, parƟcularly the 

most vulnerable, with truly affordable housing opƟons through pracƟcal and funcƟonal 

applicaƟon and selecƟon processes. 

I appreciate the opportunity to submit my story. It's not a luxury to reform this system. Equity, 

jusƟce, and dignity are all about. It is imperaƟve that this maƩer is not put off any longer; 

otherwise, low‐income families in the Bronx will be compelled to leave our borough. 

I am grateful for the efforts, leadership, and dedicaƟon you have made towards creaƟng a more 

just New York City 

 







My name is Richard Bess and I graduated from the Stationary Engineer apprenticeship  
program in June 2023. The apprenticeship program taught me all the necessary skills and 
hands on experience to excel in this trade. With this practical experience provided by Local 30 I 
am now able to handle various types of machinery safely and properly.  
 
During my time I was able to earn two years of steam time from the program which pushed me 
ahead to qualify for my high pressure boiler license. If this was not done I wouldn’t qualify to sit 
for my license therefore extending the waiting period an extra two years and 6month rather than 
6months after my graduation.  
 
The apprenticeship program give us the opportunity to get our high pressure boiler license at 
accelerated pace. I am grateful for the apprenticeship program as it helps and pushes me 
forward to achieve my goal of becoming a High Pressure stationary  Engineer.  
 
I urge the commitee to support int 1207-2025 to recognize experience gained from the 
apprenticeship program.  
 
 



 

Dear Chair Sanchez and members of the Committee: 

 

My name is Sonia Simpson, and I have been applying through Housing Connect since my children were 

young, I received one selection interview for a unit, but the time allowed was not enough. I was unable to 

put the documents on timely fashion due to the crunch time and poor communication.  I have a fixed and 

limited income and there are very few apartments on Housing Connect for which I am eligible.  I need an 

affordable, clean, and healthy apartment.  I find the Housing Connect Portal difficult to use.  I tried to use 

my phone to update my application, and I worked with UNHP to get help.  I received constant emails 

from Housing Connect for apartments that I can not afford, and I’m not eligible for, and this is frustrating.  

These emails fill up my inbox. I can only imagine how frustrating this must be for the elderly or non-

English speakers.  Going forward, I would love to be able to talk to a person when I am selected for a 

unit, emails should be sent only to those who are eligible for the unit, based on income/voucher and 

location where the family wants to move.  We need more units for low-income families, and individuals.  

There needs to be more help on Housing Connect in communities. 

Thank you,  

Jumelia  

 



Dear Chair Sanchez and members of the Committee: 

Thank you for the opportunity to testify today. My name is Yadhira Marte, and I am the housing 
advocate at UNHP and part of - AHORA, the Affordable Housing Opportunities Right Away 
advocacy group.  

This group came together in 2022 out of frustration around the NYC Housing Connect website. 
University Neighborhood Housing Program (UNHP) is a 42-year-old community-based non-
profit, and we’ve helped over 3,000 apartment seekers understand and navigate the HC 
portal. This is a collective of community members, housing advocates, and residents directly 
impacted by the current challenges of New York City’s  Affordable Housing Lottery system and 
Housing Connect platform.Working at UNHP during the last 6 years, I have been able to see 
how difficult it is for people to find affordable housing, and I have seen people's frustration 
firsthand, as the process is very difficult and slow.  

We call on the Council to take actions in the following key areas: 

 I hope something can be done and the selection and document submission process can be 
improved. 

 Improve better communications method. 
 If the applicant has a high log number, and the building is completely full, please don’t 

ask to upload the same documentation more than once. 

The clients we help in our community are not comfortable with technology, especially since 
many of them are seniors and don't know how to check their emails, and they are not aware when 
they receive a Housing Connect email notification. It is also very time-consuming as sometimes 
our clients must submit documents more than once, and sometimes they must take the day off to 
be able to get all the documentation they ask for, and most of the time they don’t even receive a 
response from the leasing agent. The applications remain pending.  I have cases where applicants 
only realize they were chosen for a selection interview when they meet with me to review the 
account, and at that time its too late, even to appeal or we check their portal, and in the Housing 
Connect Portal, it indicates that there are no more units available, but they were hopeful that their 
low log number met they were going to be selected. and in some cases I have to send emails 
asking for updates because the Housing Connect Portal shows that the application is still under 
review and their response is that they have no more units remaining,   

Another point is the size of the apartments and how sometimes the desperation of having a home 
leads a family of up to three to have to accept a small studio or one-bedroom apartment because 
they have no other option.  As I mentioned, this whole process is frustrating for both the client 
and us as an organization, and it is not fair that there is no immediate solution.  

We need immediate action to be taken to see some solution to these problems that affect our 
communities. We commend the Council’s attention to this issue and urge bold, community-
centered reforms to ensure the system truly serves low-income New Yorkers, especially those in 
boroughs like the Bronx, where median incomes remain significantly below citywide averages. 



Hola comité: 

Gracias por la oportunidad de tesƟficar.  

Yo Nelly soy solicitante de apartamento, mi carta es para poner mi opinión sobre el programa 

NYC HOUSING Connect. En UNHP están trabajando excelentemente. Pero el programa de HC es 

confuse, una nota curiosa que es que en el portal te acepta la aplicación piden todos los 

requisitos de papeles se lo entregamos a la dirección que fui seleccionada para el departamento 

y resulta que igual tenemos que esperar porque después de haber sido aprobada, estamos igual 

en espera de departamentos que estén desocupado. mi inquietud es ¿Porque solicitan los 

requisitos si no hay apartamentos disponibles y luego ponernos en espera? Es probable que 

esto pueda mejorar 

Vivo en el Bronx con mi esposo, hemos aplicado a 20 loterias y quiero permanecer aquí en este 

condado. Necesitamos un sistema Housing Connect que cumpla con su nombre—uno que 

realmente conecte a los neoyorquinos, especialmente a los más vulnerables, con opciones de 

vivienda reales, duraderas y asequibles. 

Gracias por esta oportunidad.  
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