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Since 1944, Citizens’ Committee for Children of New York has served as an independent, multi-issue 

child advocacy organization. CCC does not accept or receive public resources, provide direct services, or 

represent a sector or workforce; our priority is improving outcomes for children and families through 

civic engagement, research, and advocacy. We document the facts, engage, and mobilize New Yorkers, 

and advocate for solutions to ensure that every New York child is healthy, housed, educated, and safe.  

We would like to thank Chair Brewer and all the members of the City Council Committee on Oversight 

and Investigations, for holding today’s important hearing on the response to the Mayor’s Management 

Report and concerns over housing agencies’ performance in delivering services to New Yorkers.  

CCC is a steering committee member of the Family Homeless Coalition. The Family Homelessness 

Coalition (FHC) is comprised of formerly homeless mothers and 20 organizations representing service 

and housing providers and children’s advocacy organizations united to end family homelessness.  

As the city experiences unprecedented housing, shelter and economic crises that disproportionally impact 

families with children of color, the recent Mayor Management Report (MMR) unveiled the City 

Administration's failure to adequately address the needs of New York City’s most vulnerable population.  

The MMR revealed serious delays in public benefits applications approvals, NYCHA vacant 

apartment repairs, and fewer families exiting shelters and entering affordable housing.i Most 

importantly, the MMR serves as an indicator of the need to fully staff HPD, DHS and HRA and to 

streamline housing applications and reduce paperwork so that families with children can remain 

housed and economically secure.  

CCC is concerned over several MMR findings that severely impact low-income families with 

children housing and economic well-being: 

• The number of subsidized exits (supportive housing or NYCHA/Section 8, CityFHEPS) has 

declined from over 6,800 in 2019 to just over 5,000 in 2023. 

• The number of families with children exiting the shelter system has declined from over 9,000 in 

2019 to 6,175 in 2023. 

• The percentage of lottery projects that completed applicant approvals within six months 

decreased from 42% in FY22 to 32% in FY23.  

• The median time to finalize a lease for homeless placements in set-aside units in new construction 

increased from 203 days in FY22 to 243 days in FY23.  



• The average time to prepare a NYCHA vacant apartment for occupancy doubled from 2022, and 

the number of units preserved (for RAD/PACT Portfolio) went from 5,909 in 2022 to 2,597 in 

2023. 

• A decline in timely SNAP approvals: Only 39.7% of applications were approved within 30 days 

in FY23 compared to 60.1% in FY22. 

• Cash assistance application timeliness rate (30 days) decreased 53.5 % in FY23 compared to 

FY22. 

• HRA staffing is still well-below pre-pandemic levels, with 10,853 full-time employees in July, 

compared to 12,528 in December 2019. 

The New York City Independent Budget Office noted in their testimony that HRA personnel increased by 

close to1.5 percent since the end of 2022, but turnover in that same period was around 16 percent.ii With 

an increase in cash assistance recipients from more than 585,000 in 2022 to 660,000 in 2023, tens of 

thousands of pending rental arrears applications pending, and a shelter system at full capacity, the City 

Administration should prioritize staff retention strategies like competitive salaries and hybrid work 

opportunities. 

Furthermore, CCC and FHC partners call on the City Administration to exempt 

DSS/HRA/DHS/HPD from the Mayor’s 15% PEG and hiring freeze. The City Administration has 

the opportunity to improve housing and public benefits services delivery by implementing the 

following cost-saving alternatives: 

• Prevent homelessness and expedite stable housing relocation. 

o Support the effective implementation of legislation that would expand CityFHEPS 

eligibility that open shelter space and save the City millions of dollars in administrative 

and funding costs.  

o Improve Public Benefit access and retention by addressing HRA staffing shortage, 

remove red tape, and implement technology solutions to ensure CityFHEPS payments 

and renewals, cash aid, and SNAP are not disrupted in transition to permanent housing.  

o Work along with NYCHA to expedite vacant units' repairs and preserve apartments for 

families with children in need of stable and affordable housing.  

• Reject cuts to non-profit homelessness prevention and shelter services providers. 

o Prioritize Access to Homebase Services by refraining from budget cuts and advocating 

for additional funding to expand capacity within existing programs and open new sites, 

and by ensuring that families in the community have access to supportive services such 

emergency rental assistance, housing subsidies renewals, and legal assistance to avoid 

shelter entrance and continue their path to housing and economic mobility. 

o Implement a meaningful COLA for homeless services staff, as programs have average 

vacancy rates of 20% and high turnover for their lowest paying positions like housing 

specialists. 

• Improve Timely Access to Affordable Housing   

o Allow ALL families access to HPD set asides, regardless of which shelter system they 

are in, as promised by the Adams administration on page 51 of the Housing our 

Neighbors Blueprint.  

o Reduce steps and streamline the process to fill vacant affordable housing units made 

available through Housing Connect to meaningfully reduce lease up timetables.  

o Open up city-funded supportive housing to domestic violence survivors and their 

children. 



• Maintain the right to shelter and oppose the proposed alternatives to house migrant families 

with children. 

o The City Administration should reverse course on efforts to overturn the right to shelter 

and instead prioritize cost-saving solutions such as filling vacant positions to help 

expedite housing and public benefit applications; expediting move outs to set-aside 

affordable housing units; and streamlining applications for housing and public benefits. 

o Reject the 60-day limit for immigrant families with children, which is a deeply 

concerning measure that would have wide-ranging, harmful impacts on migrant children's 

education and overall well-being.  

o Reverse course on the Floyd Bennett Field emergency tents for families with children. 

Any facility housing families with children must provide sufficient bathroom access, 

privacy, safety, and protection from the elements.  

• Increase and Expedite Benefit Access 

o Immediately ensure that The City complies with federal law by processing all SNAP 

applications within 30 days. 

o Improve technology to public benefits (cash aid, food stamps, Medicaid, housing 

subsidies, childcare) applications and Access HRA by removing repetitive 

documentation, to expedite access and reduce red tape across benefits. 

o Improve benefit access and retention policies (Prevention/Aftercare) by addressing 

administrative barriers ensuring adequate staffing. 

 

Thank you for your time and consideration on this critical issue for children’s housing and economic 

well-being. We look forward to continuing to work with the City Council and Administration to make 

sure that all New York City families and children have access to the support they need on their path to 

socio-economic mobility. 

  
 

 
i Mayor’s Management Report 2023. Retrieved from: https://www.nyc.gov/assets/operations/downloads/pdf/mmr2023/2023_mmr.pdf 
ii Testimony of Louisa Chafee, IBO Director To The New York City Council Committee on Oversight & Investigations Wednesday, November 1, 

2023.  

https://www.nyc.gov/assets/operations/downloads/pdf/mmr2023/2023_mmr.pdf
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Good morning, Chair Brewer and Oversight Committee members. Thank you for scheduling this hearing 

concerning the Mayor’s Management Report and putting a spotlight on the delivery of housing and 

services. 

FPWA is an anti-poverty policy and advocacy organization committed to advancing economic opportunity, 

justice, and upward mobility for New Yorkers with low incomes. Since 1922, FPWA has driven 

groundbreaking policy reforms to better serve those in need. We work to dismantle the systemic barriers 

that impede economic security and well-being and strengthen the capacity of human services agencies 

and faith organizations so New Yorkers with lower incomes can thrive and live with dignity.  

Advocating for access to quality, affordable housing is essential to anti-poverty and racial justice work, 

and to the assurance of dignity for all New Yorkers. The absence of quality, affordable housing in the 

marketplace impacts the health, educational opportunities, and economic outcomes of individuals and 

families. 1 At FPWA we are committed to advocacy and research that allows New Yorkers to thrive by 

ensuring that policy at every level of government is cognizant of the true cost of living.  

The nonprofit and community-based organizations (CBOs), that comprise our human services sector, have 

been critical to our city historically, and now. They often step in to provide housing, services, critical 

income supports, and programs designed to offset the negative impacts of housing insecurity, frequently 

at the expense of the direct service providers, when the city falls short of its obligations. In recognition of 

the findings in the Mayor’s Management Report, we urge the city to improve its existing essential housing 

programs, while also protecting funding for programs and services that provide income supports. The city 

should look to the human services sector as both thought partners and direct service providers to be 

funded and engaged in addressing these issues.  

The Adams Administration is poised to enter a period of austerity that will be detrimental both to the 

human services sector, which is overwhelmed and under-resourced, and to the constituencies across 

the city that they serve. The mayor’s proposed 15% budget cuts for the next fiscal year will remove $16.5 

billion from the city budget, undermining the health of many programs. This comes at a time when 

administrative agencies have vacancies in critical positions. The city was only able to process just under 

40% of cash assistance applications and just under 30% of SNAP applications during the last fiscal year, 

leaving many applicants, seeking vital income supports, to languish without proper consideration. 2 

These budget cuts and vacancies are particularly untimely because New York City residents are currently 

suffering through a series of intersecting housing crises, including housing affordability, disinvestment 

and habitability issues in public housing, the undermining of the right to shelter, and the lack of 

sufficient funding for housing legal representation in eviction proceedings. Housing instability has a 

cascading effect on food security, health, education, and other outcomes. Consequently, the city must 

act with urgency to resolve these issues.  

New York City must address housing affordability by not only investing in NYCHA, but also 

maintaining funding for essential programs and services. Approximately 50% of working-age New York 

City households cannot cover their basic needs including housing. This forces individuals and families to 

 
1 https://www.urban.org/sites/default/files/publication/103472/why-housing-matters-for-upward-mobility-
evidence-and-indicators-for-practitioners-and-policymakers.pdf  
2 https://citylimits.org/2023/09/18/nyc-failing-to-process-most-food-stamp-cash-benefit-applications-on-time/  

https://www.urban.org/sites/default/files/publication/103472/why-housing-matters-for-upward-mobility-evidence-and-indicators-for-practitioners-and-policymakers.pdf
https://www.urban.org/sites/default/files/publication/103472/why-housing-matters-for-upward-mobility-evidence-and-indicators-for-practitioners-and-policymakers.pdf
https://citylimits.org/2023/09/18/nyc-failing-to-process-most-food-stamp-cash-benefit-applications-on-time/
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make tough decisions related to their food, access to healthcare, and transportation, to keep a roof over 

their heads. 3  

The New York City Housing Authority (NYCHA) is the largest public housing system in North America, and 

houses about 6% of the city’s population. We commend the Adams administration for engaging in new 

projects to address housing affordability, serving seniors, formerly unhoused New Yorkers, and low-

income families. 4 Unfortunately, these measures, while both vital and a step towards addressing 

housing affordability, are insufficient due to the breadth of the problem. We recognize that New York 

City will need the support of the state and federal governments to address these issues holistically, and 

time to implement additional planned housing projects.5 We urge the city to recognize the vitality of the 

administrative programs and services that support the needs of low income and middle-income New 

Yorkers, because budget cuts and administrative vacancies impact those already struggling with housing 

unaffordability. 

New York City must address the habitability of NYCHA housing and the long processing times 

associated with tenant requests. NYCHA housing has fallen into disrepair, leaving some residents in 

dangerous living conditions. The Mayor’s Management Report noted the need for an investment of 

$78.3 billion to repair NYCHA housing. There are also well-documented implementation problems 

concerning tenant requests. We support the recently passed New York City Council Resolution seeking 

the New York State Legislature and the U.S. Department of Housing and Urban Development to audit 

the responsiveness of NYCHA managers to tenant requests, 6 and are disturbed by the reports that as of 

September of this year, the average response time for completing repairs was approximately one year. 7  

We are thankful to see the city acknowledge the need for investment and reforms to NYCHA in the 

Mayor’s Management Report but want to emphasize that this recognition is in tension with the mayor’s 

proposed 15% budget cuts from every city agency. While budget cuts can allow the city to invest the 

savings in other projects, this seems inappropriate when the administration is struggling to provide 

adequate services within existing programs.  

The Adams Administration should cease its efforts to undermine the right to shelter in New York City. 

We are dismayed by the Adams administrations challenges to the right to shelter including issuing 30-

day and 60-day eviction notices for adult migrants and migrant families respectively, as well as 

requesting that the right to shelter be suspended if either the mayor or governor declares a state of 

emergency. 8  

 
3 https://www.nytimes.com/2023/04/25/nyregion/affordable-housing-nyc.html  
4 https://donbuqm3ub5fw.cloudfront.net/files/2023_mmr_ce1a8eaa8b.pdf 
5 https://www.fpwa.org/wp-content/uploads/2023/06/Human-Services-Funding-Tracker-Annual-Update-
FY22_5.24.23-3.pdf  
6 https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=5521095&GUID=9A0EFE8A-EF8B-4858-8C20-
EE8B3634E193&Options=&Search=#:~:text=The%20New%20York%20City%20Council%20%2D%20File%20%23%3A
%20Res%200068%2D2022&text=Name%3A,of%20NYCHA%20managers%20to%20tenants.  
7 https://citylimits.org/2023/10/24/city-lawmakers-call-for-probe-of-how-nycha-handles-tenant-complaints/  
8 https://www.nytimes.com/2023/10/04/nyregion/eric-adams-right-to-shelter-migrant-crisis.html; 
https://www.thecity.nyc/2023/10/23/migrants-famiilies-row-shelters-eviction-schools-eric-
adams/#:~:text=The%20city's%20announcement%20that%20some,the%20mayor%20said%20last%20Tuesday.  

https://www.nytimes.com/2023/04/25/nyregion/affordable-housing-nyc.html
https://donbuqm3ub5fw.cloudfront.net/files/2023_mmr_ce1a8eaa8b.pdf
https://www.fpwa.org/wp-content/uploads/2023/06/Human-Services-Funding-Tracker-Annual-Update-FY22_5.24.23-3.pdf
https://www.fpwa.org/wp-content/uploads/2023/06/Human-Services-Funding-Tracker-Annual-Update-FY22_5.24.23-3.pdf
https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=5521095&GUID=9A0EFE8A-EF8B-4858-8C20-EE8B3634E193&Options=&Search=#:~:text=The%20New%20York%20City%20Council%20%2D%20File%20%23%3A%20Res%200068%2D2022&text=Name%3A,of%20NYCHA%20managers%20to%20tenants
https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=5521095&GUID=9A0EFE8A-EF8B-4858-8C20-EE8B3634E193&Options=&Search=#:~:text=The%20New%20York%20City%20Council%20%2D%20File%20%23%3A%20Res%200068%2D2022&text=Name%3A,of%20NYCHA%20managers%20to%20tenants
https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=5521095&GUID=9A0EFE8A-EF8B-4858-8C20-EE8B3634E193&Options=&Search=#:~:text=The%20New%20York%20City%20Council%20%2D%20File%20%23%3A%20Res%200068%2D2022&text=Name%3A,of%20NYCHA%20managers%20to%20tenants
https://citylimits.org/2023/10/24/city-lawmakers-call-for-probe-of-how-nycha-handles-tenant-complaints/
https://www.nytimes.com/2023/10/04/nyregion/eric-adams-right-to-shelter-migrant-crisis.html
https://www.thecity.nyc/2023/10/23/migrants-famiilies-row-shelters-eviction-schools-eric-adams/#:~:text=The%20city's%20announcement%20that%20some,the%20mayor%20said%20last%20Tuesday
https://www.thecity.nyc/2023/10/23/migrants-famiilies-row-shelters-eviction-schools-eric-adams/#:~:text=The%20city's%20announcement%20that%20some,the%20mayor%20said%20last%20Tuesday
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The Mayor’s Management Report asserts that the “Housing Our Neighbors [blueprint] strives to break 

the cycle of housing instability and homelessness through strategies to prevent homelessness, increased 

support for New Yorkers in shelter, by accelerating the return to permanent housing, and ensuring that 

formerly homeless households remain stably housed.” 9 This assertion is hollow if the right to shelter 

can be suspended or curtailed during a state of emergency. 

Since the end of the pandemic, the number of migrants entering the United States and thus migrating to 

New York City, both through typical means and the bussing of migrants by out-of-state government 

officials, has led to an increased number of people requesting space in New York City’s shelter system. 

While we understand that accommodating asylum-seekers has been a challenge for city government, we 

implore the Adams administration to focus on advocacy and programs that will help migrants to gain 

work authorization and be able to leave the shelter system, instead of challenging the right to shelter 

and evicting migrants, especially as we approach the winter season.  

Challenging the right to Shelter is a racial justice issue. While the shelter system has received migrants 

from all over the world, they are largely coming from the global south, particularly Venezuela, and large 

numbers of recent arrivals coming from African countries.10 Right now migrants are being targeted for 

exclusion from the right to shelter, but if this right can be suspended during any state of emergency 

declared by the City or State of New York, it can be denied to anyone.  

We applaud efforts by the Adams administration, along with advocacy groups and other government 

officials, to push the federal government to redesignate Temporary Protected Status to Venezuela, 

Honduras, El Salvador, Nicaragua, Cameroon, and Nepal, and initially designate Guatemala, Mali, 

Democratic Republic of the Congo, Mauritania, and Nigeria. The redesignations were successful, the 

initial designations were not. We are heartened by the positive impact of TPS eligibility for thousands of 

migrants currently in New York City shelters who are now eligible for work authorization.11 We urge 

continued advocacy for countries who were not granted initial designations, which are mostly African 

nations, and note that African migrants are often left out of this conversation despite representing a 

large share of migrants coming into the city.12  

A report by the New York Immigration Coalition and Win argues that expanding housing subsidy 

programs, particularly housing vouchers, to immigrants could save the city almost $3 billion by cycling 

folks out of shelters and into permanent housing. 13 This is a long-term solution that the city should 

explore. It is important to note that Robert Callaghan, the plaintiff at the center of the court case 

establishing the right to shelter, died on the streets of New York while the case was being decided. 

Rolling back the right to shelter will lead to more deaths, worse health, education, and other issues 

associated with housing insecurity. We also wish to emphasize that the human services sector and faith 

groups have been stepping in to address the needs of migrants, including shelter, alongside the city. We 

 
9 https://donbuqm3ub5fw.cloudfront.net/files/2023_mmr_ce1a8eaa8b.pdf 
10 https://www.nytimes.com/article/nyc-migrant-crisis-explained.html  
11 https://apnews.com/article/biden-tps-border-asylum-venezuela-temporary-status-
2fa052ceacb020b861bb82332912bc92  
12 https://www.nytimes.com/2023/01/13/nyregion/west-african-immigrants-nyc.html; 
https://www.nytimes.com/article/nyc-migrant-crisis-explained.html  
13 https://winnyc.org/wp-content/uploads/2023/08/Housing-Instead-of-Emergency-Shelter-for-Asylum-
Seekersbriefv4.pdf  

https://donbuqm3ub5fw.cloudfront.net/files/2023_mmr_ce1a8eaa8b.pdf
https://www.nytimes.com/article/nyc-migrant-crisis-explained.html
https://apnews.com/article/biden-tps-border-asylum-venezuela-temporary-status-2fa052ceacb020b861bb82332912bc92
https://apnews.com/article/biden-tps-border-asylum-venezuela-temporary-status-2fa052ceacb020b861bb82332912bc92
https://www.nytimes.com/2023/01/13/nyregion/west-african-immigrants-nyc.html
https://www.nytimes.com/article/nyc-migrant-crisis-explained.html
https://winnyc.org/wp-content/uploads/2023/08/Housing-Instead-of-Emergency-Shelter-for-Asylum-Seekersbriefv4.pdf
https://winnyc.org/wp-content/uploads/2023/08/Housing-Instead-of-Emergency-Shelter-for-Asylum-Seekersbriefv4.pdf
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urge you to support these organizations and partner with them to address both short-term and long-

term housing issues. 

New York City needs to fully fund its universal representation program in eviction proceedings to 

protect renters. Eviction is also a racial justice issue. Black households in New York City are three times 

more likely to face eviction than white households. 14 In 2017 New York City became the first in the 

nation to create a Right to Counsel in eviction proceedings. Today, that right to counsel is undermined 

by a lack of funding to support existing cases. Since the end of the eviction moratorium in January 2022, 

there have been over 65,000 eviction proceedings in New York City, and the tenants have been 

unrepresented in more than half of them.15 Over 90% of landlords have legal representation in eviction 

proceedings, creating a dangerous power imbalance that the city’s universal representation law was 

meant to solve.16 We urge the city to work with housing legal service providers to fully fund this 

program and to ensure that there are enough providers to guarantee representation to all eligible New 

Yorkers. In the coming year, FPWA aims to organize faith leaders, who have a long history of housing 

advocacy and direct services, in support of this issue.  

Thank you for the opportunity to testify. New Yorkers are struggling to find and maintain affordable 

housing.  We at FPWA look forward to working closely with you to ensure that the city can implement 

equitable reforms that will meaningfully improve the lives of New Yorkers and will support the efforts of 

the faith groups and human services organizations that we represent.  

 
14 https://prattcenter.net/uploads/0222/1645804924258026/Racial_Justice__the_Right_to_Remain_Final.pdf  
15 https://www.righttocounselnyc.org/nyccrisismonitor  
16 https://citylimits.org/2023/01/03/nycs-floundering-right-to-counsel-fails-to-keep-pace-with-eviction-cases/  

https://prattcenter.net/uploads/0222/1645804924258026/Racial_Justice__the_Right_to_Remain_Final.pdf
https://www.righttocounselnyc.org/nyccrisismonitor
https://citylimits.org/2023/01/03/nycs-floundering-right-to-counsel-fails-to-keep-pace-with-eviction-cases/


Harlem Housing Advocacy Group, Inc. P.O. Box 2741, NY, NY 10027 
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1st November 2023 

To: The Committee on Oversight and Investigations: 

RE: Affordable Housing Predatory Lending Schemes 

 in the City and State of New York 

When systems fail, people hurt and suffer and sometimes die. 

We write to ask that you take direct action to help end the rampart abuse of the 

American legal system and the unjust application of the law, whether de jure or de facto 

in the City and State of New York. People are evicted, harassed and abused by those 

who use resources to manipulate the Courts. The Courts have failed in supervising 

themselves and the attorneys who capitalize on these unfortunate circumstances. 

Whether it is the lawyer that uses the legal system to throw families out of their homes 

or the judge that endorses them, things cannot continue like this.  

We ask that you Request the New York State Attorney General to Investigate the 

Participation Loan Programs administered by the City of New York Department of 

Housing, Preservation and Development (HPD) and the New York State Department 

of Homes and Community Renewal (DHCR) 

Please Investigate Affordable Housing Predatory Lending Schemes in the City of 

New York that sponsor financial loss of equity, Eviction, Death and Destruction. 

The affordable housing programs in the City of New York are corrupted by the 

fraudulent use of federal HOME funds and other public monies in “economically 

targeted investments.” 

Particularly egregious in facilitating the fraudulent use of public monies is the Tenant 

Interim Lease Program (TIL), the Third Party Transfer (TPT) Program and the 

Affordable Neighborhood Cooperative Program (ANCP) created and administered by 

the Department of Housing Preservation and Development (HPD) and its Participation 

Loan Program, under the auspices of Article 11 and Article 15 of the New York State 

Private Housing Finance Law.  These programs are actually predatory lending schemes 

masquerading as affordable housing programs. 



HPD arranges sponsor/developer [Neighborhood Restore, Settlement Housing Fund, 

SHUHAB, UHAB (Urban Homesteading Assistance Board), Finger Management, 

Wavecrest Management] access to public monies ostensibly to provide affordable 

housing to residents. In fact, sponsors and developers are enriched and residents are left 

with damaged property and unmanageable debt. The predatory lending scheme 

threatens the retirements of workers vested in City of New York pension funds that are 

guaranteeing these programs i.e. “economically targeted investments”.  

Furthermore, residents are subjected to “breaches of law” that include deprivation of 

rights under the 5th Amendment to the U.S. Constitution, mortgage fraud, inverse 

condemnation, regulatory taking (ultra vires, unjust enrichment) and violations of 

Truth in Lending Laws. 

For example, in the City of New York, 644 Riverside Drive is saddled with a $46 million 

dollar mortgage, 540‐550 West 144th Street saddled with a $14 million mortgage, 50 West 

112th Street, 86 West 119th Street, 477 West 142nd Street, 544 East 13th Street and other 

buildings are at risk. 

Since Fall of 2004, The Residents of 936‐938 St, Nicholas Avenue have suffered the 

perpetuation of a fraudulent refurbishing/renovation that has resulted in a “sick” 

building that needs to be made whole.  Renovation was not performed per the Scope of 

Work. Inferior [poisonous] building material was used. The shoddy work has resulted 

in creating environmental and structural conditions that effect residents’ health, 

morbidity and mortality. The building is mold infested, seen and unseen. Respiratory, 

cardiovascular, pulmonary illness and broken hearts abound.  

For example, in this fifty‐one (51) unit building, eighteen (18) residents have died 

from initial symptoms that include respiratory distresses and memory loss.  The 

contractor was given a deposit of $3,912,000.00 without scope of work compliance.   

Residents have recently learned that the building’s lack of a Certificate for 

Occupancy is a violation of the City of New York Multiple Dwellings Law §301. 

How/Why was a mortgage granted without a Certificate of Occupancy? 

Things cannot continue this way. 

The Job No. 103324653 which was/is the permit for the 2002‐2004 construction work in 

938 St. Nicholas Avenue, Block 2107, Lot 20 is still Open at the City of New York 

Department of Buildings (DOB). The Work remains Incomplete. The Contractor 

willfully misfiled the Job so that it did not reflect the true cost of the Scope of Work and 



compliance with the Multiple Dwellings Law.   There was No Certificate of Occupancy 

in 2006. There is NO Certificate of Occupancy NOW. How/Why was a mortgage 

granted without a Certificate of Occupancy?  How can the Warranty of Habitability that 

ensures a healthy, and safe environment after significant renovation be maintained 

without a Certificate of Occupancy?  

Please note the document file for the foreclosure action that commenced in 2013 under 

the auspices of the Hon. Joan Madden and dismissed dated July 31, 2018: “Ordered that 

plaintiff’s foreclosure action is dismissed in its entirety without prejudice; and it is 

further Ordered that the temporary receivership of Daniel R. Milstein is terminated and 

Mr. Milstein shall be fully discharged as Receiver upon court approval of his final 

accounting”:  

850011—2013‐‐

https://iapps.courts.state.ny.us/nyscef/DocumentList?docketId=P7AHkVkAJoalJnTcmW

wrEA==&display=all&courtType=New%20York%20County%20Supreme%20Court&res

ultsPageNum=1 

Unfortunately, the mortgage note was transferred to a new lender for the third time 

during the dismissed foreclosure action. The new lender served the building and 

shareholders with a new foreclosure action on Wednesday, 5th September 2018. It is 

assigned Index No. 850233‐2018‐‐ New York County Supreme Court 

Short Caption:  938 ST. NICHOLAS AVENUE LENDER LLC, ‐ v. ‐ 936‐938 

CLIFFCREST HOUSING DEVELOPMENT FUND CORPORATION et al 

 Case Type: Real Property ‐ Mortgage Foreclosure ‐ Commercial 

Case Status: Pre‐RJI; 

https://iapps.courts.state.ny.us/nyscef/DocumentList?docketId=YjmbXxmT0PYGZOFID

8uTig==&display=all&courtType=New%20York%20County%20Supreme%20Court&res

ultsPageNum=1 

The Managing Member of 938 ST. NICHOLAS AVENUE LENDER LLC, Mr. David 

Aviram, is also the Principal and Director of Acquisitions for Maverick Real Estate 

Partners (www.maverickrep.com), “a private equity fund manager that acquires loans, 

mechanic’s liens and judgments secured by real estate” 

We ask that the HPD Corruption Investigation begin with 1) 938 St. Nicholas Avenue, 

NY, NY 10032 (now in foreclosure; tenants face eviction); 2) 640 and 644 Riverside 

Drive, NY, NY 10031; 3) 20 and 22 Mount Morris Park West, NY,NY 10027; 4) 544 East 



13th Street. NY, NY 10009.  A thorough investigation of each of these buildings will 

most likely expose the criminality of fraud and fraudulent inducement. 

Thank you for accepting this Testimony. You must employ every resource you can 

muster to assist our efforts to end HPD corruption, judicial malfeasance and 

malpractice. 

We look forward to hearing from you very soon.  

Sincerely, 

M.E. Greene‐Cohen, Founding Executive Director 

Harlem Housing Advocacy Group, Inc. P.O. Box 2741, New York, NY 10027, Cell: 

###.###.#### Email: hello@hhaginc.org   www.hhaginc.org 

 



Submitted Testimony of  
The New York Foundling, Good Shepherd Services and the Citizens’ Committee for Children 

Before the New York City Council Committee on Oversight and Investigations 
   

November 6, 2023 
   
This testimony is submitted on behalf of The New York Foundling, Good Shepherd Services, 
and the Citizens’ Committee for Children.    
 
Thank you Chair Brewer and the Council Members of the Committee on Oversight and 
Investigations for the opportunity to submit testimony on the Mayor's Management Report 
(MMR).   

Staffing Crisis and the need to Fully Fund Livable Wages for the Human Services 
Child Welfare nonprofit agencies are experiencing a staffing crisis and reporting a turnover rate 
of 49% for frontline staff and 24% for caseworkers across the state. For Good Shepherd 
Services, the overall turnover rate for Fiscal Year 2021 was 27.09% and in Fiscal Year 2022 it 
increased to 49%.  It takes time to fill these vacancies.  In one survey, 82% of New York 
nonprofits reported hiring challenges, while 69% experienced vacancies in program and service 
delivery.   
 
While social services are delivered by nonprofits, they are primarily funded by government 
contracts.  The poverty-level funding in many nonprofit government contracts makes it 
challenging for nonprofits to recruit and retain staff.  This compounded by high turnover rates 
and vacancies negatively impacts levels of service and ultimately outcomes for families, children 
and youth and especially, for youth in care.  
  
During the 2023 General Welfare Preliminary Budget Hearing, the ACS Commissioner 
mentioned that they were hiring additional staff.  Their latest Youth Development Specialist job 
posting has a starting salary of $47,393 and after 5 years that increases up to $60,031 along with 
a $2,500 sign on bonus.  DOE’s latest School Psychologist and Social Worker Salary pay 
schedule states that the starting salary is $65,822 and after 5 years that increases up to $99,176 
along with annual increases. Nonprofits cannot compete with these offers because our 
government-funded contracts are neither baselined at the same level, nor do they allow annual 
increases or bonuses.  
 
All of New York’s workforce deserve a livable wage.  The nonprofit human services workforce 
is doing the work of the City, but not receiving the support of the City.  Cost of Living 
Adjustments or workforce enhancements are insufficient, when applied to poverty-level wages.  
To provide the necessary levels of service for communities across the City and to support the 
human services workforce, the City must fund a livable wage.  



Supplement to my November 1, 2023, Comments to New York City Council Committee on  

Oversight and Investigations Meeting regarding the “Oversight - Mayor’s Management  

Report:  Agency Performance in Delivering Housing and Services - HPD”. 

 

Below is a transcript of my spoken Comments with detailed footnotes for attached documents. 

“Hello. Thank you for this opportunity to speak. I am Annie Wilson, and I am here to report that 

I have also been in a HDFC scenario, as cofounder in 1984, and eventually forced out by the 

developers. This building was a building transferred to the non-profit in 20021, to be completed 

in 2004, and I have to say that there had been a fire, they kept the fire insurance money. They 

forced us out by claiming a foreclosure2 need of $179,000, and an agreement that they had made 

with a for-profit developer3, and they had not disclosed to us or revealed that they had taken a 

mortgage4 out on us a couple years prior for $850,000. So based on this scheme, we were forced 

out of our apartments and given relocation apartment contracts. I was not allowed to return to 

my apt 5C and went in negotiation for alternatives. They took me to court, I believe, as reprisal 

for speaking out in this body in 20185 and 20196, detailing the issues that we had, and 

particularly financial issues, and if you look up the record I testified on July 22, 2019, if you 

go to pages 261 to 268, and I had testified April 26, 2018, pages 174 to 177. I know I have to 

wrap up now but I would like to add that I'm still in the relocation apartment, overstayed five 

years, facing eviction from there, and I would like to work and meet with you and help with any 

kind of investigation needed because the situation is dire right now for me and others.” 

HPD refused their responsibility to administer oversight and compliance. Sincerely Annie Wilson 

 
1 See Attachment A - Land Disposition Agreement (LDA) between City of New York, Housing Preservation and 
Development (HPD), Urban Homesteading Assistance Board (UHAB), August 19, 2002 
2 See Attachment B - Supreme Court of New York, County of New York, Index No. 650336/2014, SUMMONS in 
TAX LIEN FORECLOSURE and COMPLAINT, NYCTL 2013-A TRUST, and THE BANK OF NEW YORK 
MELLON as Collateral Agent and Custodian for the NYCTL 2013-A Trust against UHAB HOUSING 
DEVELOPMENT FUND CORPORATION et alia, January 27, 2014 
3 BFC Partners / B&N Housing Inc. 
4 See Attachment C - Department of Finance, City of New York, MORTGAGE, ID: 2009020400607001, January 
30, 2009 
5 See Attachment D - City Council, City of New York, Transcript of the Minutes of the Committee on Housing and 
Buildings, April 26, 2018, pages 1, 174 to 177 
6 See Attachment E - City Council, City of New York, Transcript of the Minutes of the Committee on Housing and 
Buildings jointly with Committee on Oversight and Investigations, July 22, 2019, pages 1, 261 to 268 
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