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485-x Is Failing to Build the Large Projects Needed to ———

Solve the Housing Crisis

The 485-x (Affordable neighborhoods for New Yorkers) was created in 2024 to replace 421-a in order to
create mixed-income housing throughout the five boroughs. However, the program is failing to generate
the large projects needed to address the city’s housing crisis.

To date, the data released by the City’s Department of Housing Preservation and Development shows
that the program has yet to create a single building over 99 units. More recent data from the City’s
Department of Buildings shows a significant increase in the share of small and medium projects while the
number of exactly 99-unit projects has skyrocketed.

485-x Application Overview as of October 2025

Borough Projects Overall Units Affordable Units Unit Size Catagory Projects Overall Units  Affordable Units
Bronx 82 2503 537 150+ 0 0 0

Brooklyn 60 1834 385 100-149 0 0 0

Manhattan 6 350 73 11-99 124 5,100 1018

2o e e . 10 or less 56 446 130

Total 180 5546 1148 Total 180 5546 1148

New York City Department of Housing Preservation and Development

Large projects will struggle to use 485-x for the following reasons:

0 The construction wage mandate on certain projects over 150 units makes mixed-
income housing development unviable

485-x requires projects over 150 units in certain geographic
areas to pay all workers on the site an enhanced minimum
wage of the lesser of $74.26 or 65% of the prevailing wage
(Zone A) and $64.58 or 60% of the prevailing wage (Zone B).

This mandate results in substantial construction cost
increases above the 421-a wage requirements.

A 485-x project that begins construction in 2027 would see
likely construction cost increases above 421-a as follows:

I Manhattan Zone A
Brooklyn/Queens Zone A

e 485-x Manhattan Zone A: 11% Bl Zone B
e 485-x Brooklyn/Queens Zone A: 29%

e 485-x Zone B: 19%
19%
Mixed-income housing projects will struggle to move forward

and obtain financing with construction costs at these levels. Projected Construction Cost Increases (2027)
485-xvs. 421-a



REBNY

Real Estate Board of New York

e The construction wage mandate on projects over 100 units raises costs

485-x requires projects over 100 units to pay all workers on the site a minimum wage of
$41/hr. This mandate raises construction costs by about 2%.

Violations of the construction wage requirements include significant financial penalties
and the potential for benefits to be terminated and recaptured.

e Large projects must provide more deeply affordable units, reducing rental income

First, 485-x requires projects over 100 units to set aside 25% of units for below market rate
housing. Projects under 100 units set aside 20%. Projects over 100 units are required to provide
more below market rate units, further impacting overall project revenue.

Second, projects over 150 units located in Zone A or B must achieve an average affordability of
60% of Area Median Income (AMI). Projects under 150 units must meet an average affordability of
80% AMI. Projects over 150 units will collect less rental income due to the deeper affordability
requirement than projects under 150 units. This requirement makes the economics of the project
more challenging, causing rental income to fall below operating expenses.

Affordability Share AMI Level

11-99 Units (35 year benefit) 20% 80%
100+ Units (Enhanced 35-year benefit) 25% 80%
150+ Units in Wage Zone A and Zone B (Enhanced 40-year benefit) 25% 60%

Why 485-x Falls Short

Combined, these requirements make it very challenging to develop large residential projects,
particularly those located in the wage zones where construction labor and deeper affordability
requirements apply.

While the construction wage mandate on projects over 150 units is the predominant reason,

the increased affordability share for 150+ unit projects and lack wage standards for projects
under 100 units also contribute to the proliferation of smaller projects.



