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Summary	and	Recommendations		

As	the	only	full-service	fair	housing	organization	based	in	New	York	City,	the	Fair	Housing	Justice	
Center	(FHJC)	is	dedicated	to	ensuring	that	all	local	communities	and	state	agencies	fulfill	their	
legal	obligation	to	“Affirmatively	Further	Fair	Housing”	(AFFH).1		

FHJC’s	comment	 includes	details	on	the	City’s	obligations	under	the	Fair	Housing	Framework	
(Local	Law	167),	the	draft	report’s	failure	to	meet	the	Framework’s	requirements	and	intent,	and	
the	need	to	build	on	the	City's	already	adopted	fair	housing	plan	and	commitment	to	fair	housing	
law	enforcement.	We	provide	recommendations	to	include	in	the	final	report’s	Strategic	Equity	
Framework	(SEF)	and	to	improve	the	public	input	process.	

 
1 As	provided	in	the	2015	rule,	AFFH	requires	local	governments	to	take	"meaningful	actions,	in	addition	to	
combating	discrimination,	that	overcome	patterns	of	segregation	and	foster	inclusive	communities	free	from	
barriers	that	restrict	access	to	opportunity	based	on	protected	characteristics.	Specifically,	affirmatively	
furthering	fair	housing	means	taking	meaningful	actions	that,	taken	together,	address	significant	disparities	in	
housing	needs	and	in	access	to	opportunity,	replacing	segregated	living	patterns	with	truly	integrated	and	
balanced	living	patterns,	transforming	racially	and	ethnically	concentrated	areas	of	poverty	into	areas	of	
opportunity,	and	fostering	and	maintaining	compliance	with	civil	rights	and	fair	housing	laws.	The	duty	to	
affirmatively	further	fair	housing	extends	to	all	of	a	program	participant's	activities	and	programs	relating	to	
housing	and	urban	development." 
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About	the	Fair	Housing	Justice	Center	(FHJC)		

The	FHJC’s	service	area	includes	all	 five	boroughs	and	the	seven	surrounding	counties,	which	
contain	roughly	two-thirds	of	the	State	of	New	York’s	population,	which	is	over	13	million	people.	
We	 have	 assisted	 thousands	 of	 individuals	 and	 organizations	 with	 housing	 discrimination	
complaints	to	exercise	their	fair	housing	rights	over	the	past	twenty	years.	As	a	full-service	fair	
housing	 program,	 we	 conduct	 testing	 investigations	 to	 find	 and	 eliminate	 systemic	 housing	
discrimination.	These	 investigations	have	 led	to	over	180	legal	challenges	 to	discriminatory	
housing	policies	and	practices	by	private	housing	providers	and	government	agencies	to	bring	
them	into	compliance	with	fair	housing	laws.	As	a	result	of	the	FHJC’s	work,	over	91,000	housing	
units	have	been	opened	to	previously	excluded	people,	and	more	than	$68	million	in	monetary	
damages	and	penalties	have	been	recovered.	The	FHJC	advocates	for	policies	and	programs	that	
advance	our	mandate	of	more	open,	accessible,	and	inclusive	communities.	

Overview	of	Recommendations		

1. The	City	must	evaluate	its	own	housing	development	policies	under	an	affirmatively	
furthering	fair	housing	framework.		

2. The	Strategic	Equity	Framework	should	be	consistent	with	the	goals	and	strategies	
already	set	out	in	Where	We	Live	2025,	the	City’s	current	fair	housing	plan.		

3. The	City	must	create	actionable	goals	for	reducing	source	of	income	discrimination	
citywide,	a	barrier	to	housing	equity	for	voucher	holders.		

4. To	address	accessibility,	the	City	must	adopt	an	interagency	approach	to	require	and	
enforce	compliance	with	fair	housing	accessibility	laws.		

5. The	City	must	address	discrimination	in	the	co-operative	housing	market.		
6. To	 reduce	barriers	 to	 equitable	 housing	development,	 the	City	must	 invest	 in	 fair	

housing	rights	education	and	strengthen	fair	housing	law	enforcement.		
7. To	ensure	meaningful	engagement,	the	City	should	provide	further	opportunities	for	

public	input	before	releasing	the	final	report.	

Fair	Housing	Framework	Overview	

Fair	housing	is	not	synonymous	with	equitable	housing	development.	Under	the	Fair	Housing	
Framework	(Local	Law	167),	the	City	Council	set	out	to	ensure	that	the	City’s	fair	housing	plan	
would	 be	 supported	 by	 a	 number	 of	 housing	 reports	 addressing	 the	 city’s	 housing	 needs;	
developing	citywide	and	community	district	targets	and	identifying	the	obstacles	and	barriers	to	
fair	housing	and	equitable	housing	development.	In	the	City’s	most	recent	fair	housing	plan,	the	
first	 updated	goal	 is:	Fight	discrimination	and	ensure	equal	access	 to	housing.	 The	draft	
report	has	diluted	the	meaning	of	fair	housing,	emphasizing	individual	choice	and	mobility	(e.g.	
“Let	New	Yorkers	with	rental	assistance	choose	the	neighborhood	best	for	them...”)	rather	than	
the	structural	factors	related	to	the	history	of	segregation	and	the	ongoing,	pervasive	nature	of	
housing	discrimination.		
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Strengthening	Fair	Housing:	Recommendations	for	the	Final	Report	

While	 the	draft	plan	attempts	 to	 identify	persistent	barriers	 to	housing	access,	 the	proposed	
strategies	will	not	dismantle	the	structural	conditions	perpetuating	segregation	and	restricting	
housing	choice	without	greater	specificity,	accountability,	and	coordination	across	agencies.	The	
draft	plan	omits	a	number	of	existing	City	policies	and	programs.	A	final	report	tracking	these	
existing	initiatives	and	evaluating	their	effectiveness	will	give	the	City	a	clearer	picture	of	where	
discrimination	persists	and	where	current	remedies	fall	short.	The	recommendations	below	call	
on	 the	City	 to	move	 from	broad	policy	 statements	 to	 specific,	measurable	actions	by	naming	
responsible	agencies,	investing	in	enforcement	infrastructure,	and	analyzing	the	necessary	data	
to	track	real	progress	toward	equity.	

Recommendation	1:	The	City	must	evaluate	its	own	housing	development	policies	under	
an	affirmatively	furthering	fair	housing	framework.		

The	 City	must	 adopt	 a	 comprehensive,	 intersectional	 approach	 to	 fair	 housing	 planning	 that	
reckons	with	 the	history	of	 residential	 segregation.	NYC’s	 housing	patterns	 are	 the	 legacy	of	
redlining,	restrictive	covenants,	urban	renewal,	and	decades	of	disinvestment	in	communities	of	
color;	the	draft	plan	treats	housing	production	as	something	separate	from	this	history.	The	final	
plan	must	situate	fair	housing	analysis	within	the	City’s	strategic	planning	process,	examining	
these	 policy	 areas	 jointly	 and	 assessing	 their	 combined	 effect	 on	 housing	 choice	 across	 all	
protected	 characteristics.	 It	 must	 also	 coordinate	 housing	 and	 equitable	 development	 with	
expanding	access	to	infrastructure	like	schools,	transit,	parks,	and	other	amenities.	

Fair	housing	policy	goes	beyond	building	more	housing.	It	should	ensure	that	everyone	has	equal	
access	to	opportunity	regardless	of	race,	income,	ability,	or	background.	Housing	discrimination	
in	New	York	City	rarely	stems	from	a	single	cause	or	affects	a	single	protected	class	in	isolation.	
Barriers	 related	 to	 race,	 disability,	 familial	 status,	 source	 of	 income,	 and	 other	 protected	
characteristics	frequently	overlap	and	are	reinforced	by	City	policy	areas	that	are	not	typically	
analyzed	together,	such	as	land	use	and	zoning,	new	construction	and	accessibility	compliance,	
and	oversight	of	the	cooperative	housing	market,	among	others.	For	each	new	strategic	planning	
initiative,	 there	 is	 scarce	 analysis	 in	 the	 following	 years	 about	 the	 implementation	 of	 such	
policies.	

The	City	must	begin	 implementing	 regular	 assessments	 of	 neighborhood	 rezonings,	 citywide	
zoning	text	amendments,	and	other	 large	agencies'	practices,	such	as	redirecting	 fair	housing	
enforcement	 efforts	 to	 other	 types	 of	 cases.	 This	 would	 look	 like	 evaluating	 Mandatory	
Inclusionary	Housing,	Zoning	for	Quality	and	Affordability,	City	of	Yes	for	Housing	Opportunity,	
the	 implementation	of	 the	 recent	Charter	Revision	ballot	 proposals,	 including	 the	Affordable	
Housing	Fast	Track	process	and	the	Appeals	Board,	and	other	agency	procedures	in	the	siting	
and	development	of	affordable	housing.	Assessing	whether	the	City’s	own	policies	contribute	to	
continued	legacies	of	inequality	or	affirmatively	furthering	fair	housing	is	a	crucial	part	of	the	
fair	housing	planning	process.		
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Recommendation	2:	The	Strategic	Equity	Framework	should	be	consistent	with	the	goals	
and	strategies	already	set	out	in	Where	We	Live	2025,	the	current	City’s	fair	housing	plan.		

From	the	FHJC’s	perspective,	New	York	City	has	not	completed	an	updated,	comprehensive	fair	
housing	assessment	since	Where	We	Live	NYC	in	2020.	The	updated	2025	Where	We	Live	report	
documents	progress	on	prior	commitments,	but	lacks	a	foundational	assessment	of	current	data,	
priorities,	and	program	implementation.	As	a	result,	HPD	and	DCP	are	still	operating	without	a	
current	and	comprehensive	evidentiary	base.	The	Fair	Housing	Growth	Strategy	(FHGS)	builds	
on	Where	We	Live	NYC	(2020)	and	its	most	recent	2025	update,	neither	meet	the	standard	for	a	
comprehensive	 fair	 housing	 assessment	 under	 the	 federal	 2015	Assessment	 of	 Fair	Housing	
(AFH)	requirements,	particularly	with	respect	to	considering	the	City's	own	laws,	regulations,	
and	administrative	practices.		

At	the	very	least,	the	SEF	should	be	consistent	with	and	reference	the	goals	and	strategies	set	out	
in	 the	 City’s	 Fair	 Housing	 Plan.	 The	 SEF’s	 three-pronged	 approach	 (Mobility,	 Stability,	 and	
Neighborhood	Equity)	should	be	explicitly	mapped	onto	that	existing	framework	for	consistency,	
rather	than	reworking	the	language	and	meaning	of	fair	housing.	

• The	Mobility	strategy	aligns	to	WWL	2025’s	Goal	1:	Fight	discrimination	and	ensure	
equal	access	to	housing	and	Goal	4:	Ensure	access	to	different	types	of	neighborhoods	
for	tenants	using	rental	assistance.		

• The	Stability	strategy	aligns	to	WWL	2025’s	Goal	3:	Protect	affordable	housing	and	
prevent	 displacement	 and	 Goal	 5:	 Expand	 and	 improve	 housing	 options	 and	
accommodations	for	people	with	disabilities.	

• The	Neighborhood	Equity	strategy	aligns	to	WWL	2025’s	Goal	2:	Build	more	housing	
in	 all	 neighborhoods	 across	 New	 York	 City	 and	 the	 region	 and	 Goal	 6:	 Improve	
conditions,	services,	and	infrastructure	in	historically	disinvested	neighborhoods.	

The	City	has	already	completed	the	analysis	and	process	to	produce	the	Where	We	Live	2025	
goals,	 and	 thus,	 the	Fair	Housing	Framework	must	draw	on	 these	 goals	 and	demonstrate	 an	
alignment,	rather	than	requiring	the	public	to	reconcile	two	parallel	frameworks.	

Recommendation	3:	The	City	must	create	actionable	goals	for	reducing	source	of	income	
(SOI)	discrimination	citywide,	 the	most	common	form	of	housing	complaint	at	 the	City	
Commission	on	Human	Rights	(CCHR),	and	a	barrier	to	housing	equity	for	voucher	holders.		

1. Track	SOI	discrimination	complaints	and	early	intervention	resolutions.		

The	final	report	should	include	mechanisms	to	track	SOI	discrimination	complaints	filed	
with	CCHR	and	the	outcomes	of	the	Commission's	early	intervention	efforts.	This	includes	
the	 number	 of	 cases	 resolved	 through	 emergency	 intervention,	 the	 average	 time	 to	
resolution,	and	whether	tenants	were	ultimately	able	to	secure	or	retain	housing.	This	
data	 should	 be	 disaggregated	 by	 community	 district	 and	 cross-referenced	 with	 the	
mobility	strategies	and	goals	described	in	the	SEF.	By	analyzing	the	location	and	rate	of	
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success	of	voucher	holders,	the	City	can	identify	where	SOI	discrimination	is	rampant	and	
assess	whether	voucher	holders	are	able	to	access	housing	in	Limited	Affordability	Areas	
or	other	high-opportunity	neighborhoods	identified	in	the	SEF.	This	data	should	be	made	
public	 on	 a	 recurring	 basis	 so	 that	 advocates,	 tenants,	 and	 City	 agencies	 can	 assess	
whether	 mobility	 strategies	 are	 succeeding	 in	 practice,	 not	 just	 in	 policy	 design	 or	
implementation.	

2. Identify	CCHR	as	a	partner	agency	and	invest	in	the	proper	resources	to	combat	SOI	
discrimination.		

Even	 if	 the	 City	 increases	 housing	 options	 and	 availability,	 housing	 discrimination	 –	
particularly	SOI	discrimination	–	will	remain	rampant	without	enforcement	action.	The	
City’s	mobility	strategies	will	only	succeed	if	CCHR	has	the	adequate	resources	needed	to	
enforce	 the	 New	 York	 City	 Human	 Rights	 Law	 (NYCHRL).	 The	 final	 report	 should	
emphasize	the	importance	of	the	Commission’s	early	intervention	practices,	in	which	the	
agency	responds	quickly	to	SOI	discrimination	complaints	and	contacts	the	landlord	or	
broker	directly.	This	rapid	intervention	is	crucial	to	helping	tenants	maintain	or	secure	
their	housing.	Since	2018,	the	Commission	has	resolved	hundreds	of	SOI	cases	through	
emergency	interventions	and	this	track	record	should	inform	how	the	City	structures	its	
mobility	strategies.	

3. Invest	in	housing	mobility	opportunities	for	tenants	using	subsidies.		

Voucher	holders	face	compounding	barriers	to	accessing	housing	in	higher-opportunity	
areas	 including	 SOI	 discrimination	 and	 a	 lack	 of	 adequate	 counseling	 and	 support	
services.	Housing	mobility	requires	more	than	a	voucher;	it	requires	dedicated	mobility	
counseling	 and	 the	 time	 and	 resources	 for	 voucher	 holders	 to	 find	 housing	 in	 their	
desired	neighborhood.	The	City	should	measure	whether	voucher	holders	who	receive	
mobility	counseling	are	more	successful	in	accessing	higher-opportunity	areas	than	those	
who	do	not	and	identify	what	type	of	training	is	the	most	helpful.	

Recommendation	 4:	 To	 address	 accessibility,	 the	 City	 must	 adopt	 an	 interagency	
approach	to	require	and	enforce	compliance	with	fair	housing	accessibility	laws.	

The	Department	of	Buildings	(DOB)	must	work	together	with	HPD	to	identify	solutions	to	the	
consistent	flouting	of	accessibility	laws	by	developers	building	new	units.	Current	city	policy	fails	
to	 ensure	 that	 housing	 is	 designed	 and	 constructed	 in	 an	 accessible	manner	 for	 people	with	
disabilities.	DOB	must	conduct	thorough	reviews	of	architectural	plans	and	on-site	inspections	
of	 new	 developments	 to	 verify	 compliance	 with	 local,	 state,	 and	 federal	 accessibility	
requirements.		

The	FHJC	continues	to	uncover	anecdotal	 information	that	the	requirement	for	developments	
with	federal	subsidies	or	a	regulatory	agreement	to	include	fully	accessible	(5%	UFAS	units	out	
of	the	total	number	of	housing	units)	under	the	Rehabilitation	Act	is	not	being	complied	with	
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despite	 assurances	 to	 the	 contrary.	 In	 addition	 to	 conducting	 thorough	 reviews	 and	 on-site	
inspections,	the	City	should	ban	developers	from	receiving	city	subsidies,	tax	benefits,	or	other	
discretionary	land-use	approvals	if	they	have	a	history	of	non-compliance	with	local,	state,	and	
federal	fair	housing	accessibility	requirements.		

Furthermore,	the	City	should	abandon	its	reliance	on	self-certification	by	architects,	engineers,	
and	developers,	which	allows	accessibility	non-compliance	to	go	undetected	until	a	resident	is	
living	in	an	inaccessible	unit.	Proactive	state	and	local	government	inspection	of	construction	
plans	and	new	developments	is	necessary	to	ensure	accessibility	requirements	are	met	before	
construction	is	complete,	not	after	a	complaint	is	filed.	

The	 City	 must	 also	 prioritize	 accessibility	 based	 on	 prior	 complaint	 data.	 The	 draft	 plan	
acknowledges	 that	 two-thirds	 of	 the	 housing	 stock	 is	 reachable	 only	 by	 stairs.	However,	 the	
plan's	strategy	to	find	"new	ways	to	retrofit	existing	walkup	buildings	to	make	them	accessible"	
lacks	the	specificity	needed	to	ensure	this	obstacle	is	actually	addressed	in	areas	where	tenants	
have	experienced	challenges.	The	City	must	prioritize	retrofits	 in	buildings	with	documented	
histories	of	accessibility	complaints	and	violations,	drawing	on	existing	data	from	DOB	and	CCHR,	
rather	than	treating	retrofit	efforts	as	a	diffuse,	citywide	aspiration.	

Recommendation	5:	The	City	must	address	discrimination	 in	 the	 co-operative	housing	
market.		

The	City’s	7,000	co-ops	control	more	than	300,000	units,	representing	one	of	the	most	affordable	
homeownership	options	available.	Yet	these	units	remain	largely	unaccountable:	co-op	boards	
routinely	reject	qualified	applicants	without	providing	a	reason,	and	that	lack	of	transparency	is	
a	 fair	 housing	 concern	 since	 it	 allows	 potentially	 discriminatory	 decision-making	 to	 go	
undetected	and	unchallenged.		

The	City	must	pass	the	Fair	Residential	Co-operative	Disclosure	Law,	which	would	require	co-op	
boards	to	provide	a	written	explanation	for	their	rejection	of	an	applicant.	As	HPD	launches	the	
Our	Home	program2	to	create	hundreds	of	new	affordable	co-ops	and	convert	rental	buildings	
into	resident-controlled	cooperatives,	the	City	must	guarantee	that	both	new	and	existing	co-op	
units	are	accessible	and	that	the	application	and	approval	process	for	prospective	buyers	is	fair	
and	transparent.	

Recommendation	6:	To	reduce	barriers	to	equitable	housing	development,	the	City	must	
invest	in	fair	housing	rights	education	and	strengthen	fair	housing	law	enforcement.		

This	City	must	substantially	increase	fair	housing	education	and	evaluate	its	effectiveness.	HPD,	
often	in	collaboration	with	CCHR,	administers	a	range	of	fair	housing	education	and	outreach	
initiatives.	The	FHJC	recommends	that	HPD	conduct	a	structured	evaluation	of	these	programs	

 
2 New	York	City	Mayor's	Office.	(2026,	May).	Block	by	Block:	The	Housing	Plan	for	a	New	Era.	The	City	of	New	
York.	https://www.nyc.gov/content/dam/nycgov/nyc-main/pdf/2026/block-by-block-report.pdf 
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to	assess	their	reach,	accessibility,	and	effectiveness,	particularly	for	populations	most	at	risk	of	
discrimination	including	but	not	limited	to	voucher	holders,	people	with	disabilities,	and	non-
English	speakers.	Evaluation	metrics	should	include,	at	minimum,	the	number	of	people	reached,	
the	languages	in	which	materials	are	made	available,	and	whether	education	efforts	are	targeted	
to	the	communities	with	the	highest	rates	of	documented	fair	housing	complaints	and	violations	
according	to	CCHR.		

HPD	should	also	assess	whether	its	education	efforts	are	coordinated	with	enforcement	activity	
and	whether	they	are	resulting	in	measurable	reductions	in	discriminatory	practices.	Part	of	this	
education	must	include	the	new	Fair	Chance	for	Housing	Act	(FCHA),	which	took	effect	January	
1,	2025.	CCHR	has	not	received	additional	funding	to	educate	the	public	or	enforce	the	new	law.	
Given	 the	 new	 expansion	 to	 the	 NYCHRL,	 CCHR	 requires	 an	 increased	 budget	 necessary	 to	
prevent	discrimination	under	the	law;	CCHR	submitted	a	fiscal	impact	statement	in	2023	that	
indicated	a	need	for	$1.4	million	to	hire	new	staff	and	conduct	a	public	education	campaign	for	
the	new	provision.	The	Commission	 is	primarily	responsible	 for	 informing	housing	providers	
and	the	public	about	their	rights	and	obligations	under	the	law,	processing	FHCA	complaints,	
mediating	cases,	and	filing	enforcement	actions,	but	the	Commission	has	not	received	an	increase	
in	its	budget	to	support	this	new	protection.		

Recommendation	7:	To	ensure	meaningful	engagement,	the	City	should	provide	further	
opportunities	for	public	input	before	releasing	the	final	report.	

The	 City’s	 online	 form	 to	 provide	 comment	 on	 the	 Draft	 Report	 does	 not	 currently	 allow	
attachments	 or	 extensive	 comment.	 This	 discourages	much	 needed	 public	 input	 into	 a	Draft	
Report	that	is	clearly	lacking.	While	the	City’s	fair	housing	plan	identifies	Community	Boards	as	
partners	and	highlights	the	importance	of	engagement,	this	process	effectively	cut	Community	
Boards	and	the	greater	public	out	of	the	process,	with	little	time	for	Community	Boards	to	review	
and	pass	resolutions	for	comment.	It	is	outside	the	norm	of	practice	for	the	City	to	release	a	draft	
report	of	PowerPoint	 slides	 for	 comment,	while	 intending	 to	 later	 release	a	 final	 full	written	
report	that	no	member	of	the	public	has	had	time	to	review	or	comment	on.		

In	 one	 of	 the	 few	 instances	 of	 substantial	 engagement	 at	 a	 community	 board	meeting,	 HPD	
presented	 on	 the	 draft	 report	without	 any	 substantive	 discussion	 of	 fair	 housing.	While	 the	
presentation	noted	the	history	of	segregation	across	the	City	at	the	outset,	HPD	did	not	discuss	
the	demographics	of	the	community	district	or	a	vision	of	what	equitable	housing	development	
means	in	practice	across	community	districts.	The	substantial	work	that	took	place	in	the	Where	
We	Live	process	was	nowhere	to	be	seen	or	explained.	The	City	must	return	to	the	intent	of	the	
Fair	Housing	Framework,	based	on	the	City’s	own	established	goals	and	strategies	in	its	own	fair	
housing	plan.		

For	transparency	and	as	standard	practice,	the	City	must	release	an	appendix	to	the	final	report,	
which	lists	all	of	the	comments	the	agencies	received	on	the	draft	report	followed	by	the	City’s	
answers	to	those	comments.		
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Conclusion		

While	New	York	State	and	City	have	strong	fair	housing	laws,	there	is	no	comprehensive	vision	
for	how	equitable	housing	development	occurs,	while	protecting	New	Yorkers	from	the	everyday	
insidious	effects	of	housing	discrimination.	The	draft	plan	does	not	meet	 the	 legal	and	moral	
obligation	to	affirmatively	further	fair	housing.	The	absence	of	a	comprehensive	evidentiary	base,	
the	failure	to	analyze	and	use	existing	data	strategically,	and	the	inadequate	engagement	process	
will	undermine	the	credibility	and	effectiveness	of	the	plan.	As	a	result,	our	communities	most	
harmed	by	decades	of	redlining,	disinvestment,	and	ongoing	discriminatory	housing	practices,	
will	continue	to	suffer.		

We	urge	the	City	to	consider	these	comments	as	revisions	are	made	to	the	final	report.	For	any	
further	inquiries	on	this	comment,	please	email	fhjc@fairhousingjustice.org.		

Thank	you,		
	
Marie	Winfield	
Executive	Director	
	
Britny	McKenzie		
Policy	Director		
	
Yvette	Chen	
Policy	Associate		
	


