
Tools to Strategize and Mobilize:

Crafting Your Campaign Against Your Landlord’s Bank

Bank
Organizing
Toolkit



Equitable
Reinvestment
Committee
ANHD’s Equitable Reinvestment Committee (ERC) is
dedicated to holding financial institutions accountable for
the wealth and racial inequities they helped create and
continue to perpetuate through practices and policies of
wealth extraction, exploitation, and displacement. Our
committee members serve and are led by those who are
directly impacted by this unjust system.



Association for
Neighborhood &
Housing Development

ANHD builds community power to win affordable housing
and thriving, equitable neighborhoods for all New Yorkers.
As a coalition of community groups across New York City,
we use capacity building and technical assistance, policy
and research, and organizing and advocacy to support our
members in building equity and justice in their
neighborhoods and citywide. We believe housing justice is
economic justice is racial justice.
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This toolkit was developed by the ERC, a member-led
coalition that believes racial and economic justice and
equity must be central to our financial system.
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This toolkit owes acknowledgments to an array of
supporters for responsible banking. This includes:

https://impacctbrooklyn.org/
https://www.woodsideonthemove.org/
https://www.northwestbronx.org/
https://www.uhab.org/
https://www.stnicksalliance.org/
https://www.metcouncilonhousing.org/


Overview
Toolkit Uses
It is not necessary to go through all the material one-by-
one. Since the toolkit is sorted by topic, they can be
explored as needed. The boxes on the right, the image
icons throughout, and source links underlined & in bold
will take you to the appropriate page when clicked.

The first half explores a campaign strategy framework by
providing the basics how banks influence housing issues,
what can be won by targeting bank personnel and how
past campaigns have done this.

The second half explores tactics in the campaign toolkit.
Each tactic provides links to resources like sample flyers,
letter and meeting templates.

Toolkit Goals
The Bank Organizing Toolkit is made to

illustrate how banks contribute to housing issues 
present a model for bank organizing based on past
campaigns that can be shared and adjusted as needed
provide resources that can be used as templates or
inspiration
build tenant power by connecting tenant associations
with coalitions and other groups through training
provide tenant leaders with motivation, confidence
and skills needed to take on banks
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Campaign Strategy 
FRAMEWORK
Why Organize Against Banks?

For What? 
Who to target? 

How to target them?
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Sources: 

ANHD, CRA 101
NWBCCC, "Lenders & Landlords"
Stabilizing NYC, "Banking on Gentrification"
Tenants & Neighbors, "Predatory Equity: The
Survival Guide"
"Undesign the Redline"

The Community
Reinvestment
Act (1977)
won by activist organizations,  
the CRA encourages banks to
make community development
investments like affordable
housing and gives communities
leverage to make it happen.

Redlining (1938)
prevented investments from flowing to Black
communities. To make as much money as quickly
as possible, landlords either milked their buildings,
"collected insurance proceeds on arson jobs or
simply gave up and abandoned their properties."

Landlord Speculators
are encouraged by Banks' large mortgage
agreements to force tenants out by any
means necessary including harassment,  
phony eviction proceedings, buy-outs and
cutbacks in services or maintenance.
Tenants are then replaced by those who
can afford higher rents after the apartment
is deregulated and renovated.

Predatory Equity (mid-2000s)
came to NYC's housing market in the early to mid-2000s.
Predatory Equity describes the purchase of affordable
housing units at extremely high prices by investors. As a
result, affordable rents within the building are no longer
enough to pay the mortgage. Landlords take this
investment risk on speculation that they can profit by
pushing existing, rent stabilized or senior tenants out.

http://www.designingthewe.com/undesign-the-redline
https://takerootjustice.org/resources/report_snycpredatoryequity2017/
https://drive.google.com/file/d/1DTmGWm0xETlQ_d0-KyQp2SZqkVGwM41W/view?usp=sharing
https://drive.google.com/file/d/1_X8tXbj-yISB4UcjAQGGqqJC_Q6MjmPK/view?usp=drive_link
https://drive.google.com/file/d/1o2UYO4acZKk91EcqL2GmN2U9wgFnPe6y/view?usp=drive_link
https://drive.google.com/file/d/1_X8tXbj-yISB4UcjAQGGqqJC_Q6MjmPK/view?usp=drive_link
https://drive.google.com/file/d/1yw3lIHHhmpEUeMQNqrJcQcKnC9zPiesy/view?usp=drive_link
https://drive.google.com/file/d/1yw3lIHHhmpEUeMQNqrJcQcKnC9zPiesy/view?usp=drive_link
https://drive.google.com/file/d/1yBuEp9_hHQ56ljyP4VgGXsDcFOm2SXSf/view?usp=drive_link
https://drive.google.com/file/d/1yBuEp9_hHQ56ljyP4VgGXsDcFOm2SXSf/view?usp=drive_link
http://www.designingthewe.com/undesign-the-redline
http://www.designingthewe.com/undesign-the-redline
http://www.designingthewe.com/undesign-the-redline


COMMUNITY
REINVESTMENT ACT

(CRA)

Why the CRA matters to
Banks: 

Banks cannot merge or
expand if they fail the CRA
exam.
Some municipalities
(including NYC) require a
passing CRA exam in order
to hold city deposits and
do business with them.
Regulators are required to
take into account a bank’s
CRA record and plans at
the time of a merger. 

Tenant leverage over the Bank
depends on the Community
Reinvestment Act (CRA).

BANKS & BUILDING
CONDITIONS

Banks are motivated to
protect the value of
buildings they hold
mortgage loans for. Banks
have legal basis for ensuring
standard conditions and
regular maintenance in the
mortgage's Good Repair
Clause. Improper
stewardship of a property
can be grounds for
foreclosure.

Banks want to avoid falling
building values, public
embarrassment, and
attracting the attention of
government regulators.

TENANTS & THE
CRA

Enforcing the Good Repair
Clause is tenants’ legal
basis to target the banks.

Campaign tactics leverage
the CRA by threatening to
damage a Banks' CRA
standing & reputation if it
fails to address your
building's issues. 

Even one CRA comment
letter can derail a merger
and force regulators to take a
closer look. Some banks –
especially the large national
banks – also care about their
rating for public relations.

BANKS
are the biggest investor in rental
housing, providing Landlords with the
mortgages that allow them to function.
Banks are a secondary target for
pressuring Landlords in Tenant
Organizing Campaigns. Tenants target
banks to build power against their
landlords. Tenant power over banks
rests on two policies: the Community
Reinvestment Act & Good Repair
Clause. The result is a half adversarial,
half cooperative relationship with
Banks, depending on the campaign
dynamic.

For more on the Community Reinvestment
Act, see CRA 101.

https://docs.google.com/presentation/d/1pN80x3B4triq4LYurgfjlU9SkG_KL8f6rclpvDl1CUo/edit?usp=sharing
https://docs.google.com/presentation/d/1pN80x3B4triq4LYurgfjlU9SkG_KL8f6rclpvDl1CUo/edit?usp=sharing
https://drive.google.com/file/d/1DTmGWm0xETlQ_d0-KyQp2SZqkVGwM41W/view?usp=drive_link


Source: "Who Finances Your
Landlord?" Slides

BEFORE A MORTGAGE
LOAN IS MADE

Decide not to lend to a
particular landlord or
landlords who fall in to
certain categories)

Set strong standards for
responsible lending (1.2
DSCR, lend to in place rents,
review DHCR rent roll)

POWERS OVER LANDLORD DURING
MORTGAGE LOAN PERIOD

Enforce good repair clause in mortgage

Perform property inspections or repairs
without the borrower’s notification knowledge
or consent 

Pressure the landlord through risk of losing
future access to mortgage loans, increasing
interest rate or mortgage foreclosure

 LOAN RESTRUCTURE
SALE OR DEFAULT 

Restructure mortgage to
meet Tenant demands

Ensure the building is
properly maintained

Negotiate and support
preservation purchases of
the building

Points of Intervention in Building Conditions &
Power Banks have over Landlords

BANKS & LANDLORDS

Mortgage loans allow banks
to hold the building as
collateral to protect their
investment and ensure timely
repayment. Below are the
powers banks have over
landlords
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Banks hold mortgage

loan with building as

collateral to secure

repayment

Landlord pays mortgage

loan using rent income

Building tenants

pay landlord rent

for housing

Landlord profits

from rent & sale of

building

Banks issue mortgage

loan to Landlord for

building purchase

https://docs.google.com/presentation/d/1sgMfK4EDpvJlq9l7GW5oBTKtZZUur2nKzQRLPPRLOD4/edit?usp=sharing
https://docs.google.com/presentation/d/1sgMfK4EDpvJlq9l7GW5oBTKtZZUur2nKzQRLPPRLOD4/edit?usp=sharing
https://docs.google.com/presentation/d/1sgMfK4EDpvJlq9l7GW5oBTKtZZUur2nKzQRLPPRLOD4/edit?usp=sharing


CHANGING 
POLICY

Stronger CRA that holds
banks accountable for
lending to landlords that harm
and displace tenants
Regulators hold list of
prospective buyers that have
records and weed out
irresponsible landlords
Community / Tenant
Opportunity to Purchase Act
(COPA & TOPA)

CHANGING BANK
BEHAVIOUR

Banks adopt lending best
practices
Direct engagement with
tenant associations
Commitment to make
inspections on request
Require building to establish
escrow account for repairs
Incorporate correction to
conditions into mortgage
documents when the loan is
restructured or extended

CHANGING
CONDITIONS 

Landlord fixes repairs in the
building
Enforcement of good repair
clause
Building condition
documentation is considered
by bank
Restructuring for longer
mortgage terms so the owner
can afford repairs &
maintenance

CHANGING
OWNERSHIP

Replacement with mission
driven non-profit owner,
preservation buyer or tenants
Reputable landlord should
have resources and
commitment to do repair work
Foreclose on landlords who
do not respond to repeated
efforts by tenants and lenders
to make repairs

What we are trying to win from the bank?

WHAT DOES VICTORY LOOK LIKE?

Source: Stabilizing NYC "Predatory
Equity & Bank Accountability" Slides

https://docs.google.com/presentation/d/13-US_Oro02EtKHDQ1KiT6oF6Cy5zao00/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true
https://docs.google.com/presentation/d/13-US_Oro02EtKHDQ1KiT6oF6Cy5zao00/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true


DIRECT TARGET 

The Direct Target at the bank is the person responsible
for loan compliance and building conditions. They have
the power to order inspections, direct the landlord to
maintain the buildings, and initiate foreclosure
proceedings if necessary. 

The CRA Officer is the first point of contact since tenant
leverage over the Bank depends on the Community
Reinvestment Act (CRA). Banks that have been targeted in
the past might have Community Liasons

CRA Officer
Community Liason
Director or VP of Mortgages
Director or VP of Asset Management

CHAIN OF COMMAND

If the current Direct Target fails to deliver or is
unresponsive, then your campaign should target Bank
Personnel up the chain of command. This includes. 

CEO
Vice President or President 
Board of Directors and 
Shareholders

Your contact list at the Bank may also expand to include
these people as campaign organizing progresses. For
example, tenants may meet the Board of Directors
indirectly when protesting a shareholder meeting.

Note: Coalitions and groups with past bank
organizing experience are a good way to get
directly connected with bank contacts. If starting
out, calling the bank, checking out their website or
visiting a branch is another way to discover who
the targets are. 

Who at the Bank has the power to give us what we want?

BANK TARGETS

Source: NWBCCC "Lenders & Landlords"

https://drive.google.com/file/d/1o2UYO4acZKk91EcqL2GmN2U9wgFnPe6y/view?usp=drive_link


TACTICS
Tenant leverage over the Bank depends on the Community Reinvestment Act (CRA). The following tactics can all be
deposited into the Banks' CRA file once done and documented. 

Note: This is a non-exhaustive list based on past campaigns. Organizers & tenants should feel creative in the actions they take against the banks!

Demand
Letter

Flyer

Discover &
Document

Shared
Issues

Form a
Coalition

with Other
Buildings

Form a
Tenants

Union

Research &
Data

Media
Building

Tours

Protest

Recruit
Allies

Bank
Meeting

Lawsuit
* Not Included in Toolkit

* Not Included in Toolkit



Past Campaigns
STRATEGIES & VICTORIES

NWBCCC vs. Freddie Mac
1988 - 1997

NWBCCC x Housing Here
& Now (HHN) vs. Citi Bank 
2005 - 2006

UHAB vs. New York
Community Bank
2006 - 2012

ANHD vs. Signature Bank
2012 - Ongoing

14

12

18

16



1974
NWBCCC founded to

address arson and

abandonment by forcing

banks and government

to reinvest in the Bronx.

By mid-80s, real estate

speculation inflates

building values.

January 1989
300 people attend

Affordable Housing

Committee Public

Meeting on Freddie

Mac, including electeds,

Freddie Mac Board, and

General Accounting

Office

October 1990
A busload of Coalition

members travel to

Freddie Mac Head Office

to demand a meeting

with CEO

1991
Upon Coalition request

containing a list of 35

troubled properties, the

General Accounting

Office Audits Freddie

Mac's lending activities.

Report finds "over

financing"

May 1992
Using Catholic Religious

Order shares in Freddie

Mac, Coalition members

press demands at a

shareholders meeting. 

Late 1992
Tenants negotiate  &

tour the Bronx with

Freddie Mac CEO.

Responds to issues a

month later.1

6

5

4

3

2

Source:  Groarke, "Organizing Against Over-Financing"

NWBCCC vs.  Freddie Mac, 1988 - 1997
Escalation Ladder

2

1

3

4

5

6

* Between these larger actions, the Coalition
continued organizing large public meetings, as

well as organized tours of Freddie Mac buildings,
and engaged in small setting negotiations

https://drive.google.com/file/d/1zjCusK9LHTEgvdieaJGKBOymnpu59Iba/view?usp=drive_link


DEMANDS

Actively enforce the good
repair clause in the
mortgage by doing
thorough inspection,
insisting on repairs and
foreclosing promptly when it
was clear that a landlord
would not maintain the
property.
Foreclosure notification
Change lending policies

PROCEDURAL WINS

Commitment to resolve
issues & make inspections
on request
"Roof-to-cellar" inspections
Follow up on violations with
landlord when asked by
Tenant Association

POLICY WINS

Freddie Mac takes steps to
make healthier loans

including a lowered loan-to-
value-ratio to minimize risk

and establishing a mortgage
fraud division (1990) to

screen loan applications

SUBSTANTIVE WINS

Inspection of 40 NBWCCC
buildings
7 foreclosed buildings between
1992 - 1997 are sold to
neighborhood based CDCs
enforcement of good repair clause
some buildings required to
establish an escrow account for
repair needs

Campaign Summary

NWBCCC VS. FREDDIE MAC, 1988 - 1997
Source:  Groarke, "Organizing Against Over-Financing"

https://drive.google.com/file/d/1zjCusK9LHTEgvdieaJGKBOymnpu59Iba/view?usp=drive_link


July 2005
443 Cyrus Place, BX tenants & NBWCCC

launch Fix It Now campaign to ensure

that banks make building conditions a

key consideration in all stages of their

multifamily lending business.

Summer 2005 
Tenants and coalition organizers held

vigils and press conferences. The

actions culminated with a protest in the

lobby of the luxury residence of the

then-landlord, Gadi Zamir

September 2005
Tenants of 443 Cyrus Place organize

with NWBCCC and HHN, ultimately

negotiating with the mortgage lender,

Citibank, to secure repairs.

Late 2005
Citibank brings Landlord to the table to

discuss repairs and begin negotiating

their multifamily lending policy.

Responsible Landlord buys building.

HHN begins campaign targeting New

York Community Bank (NYCB) in 2006.

1

4

3

2

Source:  Chloe Tribich, "Take it to the Bank"

2

1

3

4NWBCCC x Housing Here & Now (HHN) vs. 
Citi Bank, 2005 - 2006
Escalation Ladder

* HHN vs. NYCB campaign included tours of NYCB
mortgaged buildings with politicians, protests at the
home and office of the CEO, Joseph Ficalora, and
ultimately face-to-face negotiations that resulted in a
written commitment from NYCB to improve conditions
in its mortgaged properties

https://drive.google.com/file/d/12fpOs7so2xvyNVaHNuPG5Ocb_fRnCbri/view?usp=drive_link


Campaign Summary

NWBCCC X HHN VS. CITI BANK, 2005 - 2006

DEMANDS

2005 Campaign: Securing repairs for
16-unit building
2005 Campaign: Ensuring banks make
building conditions a key consideration
in all stages of their multifamily lending
business.

PROCEDURAL WINS

2006 Campaign: NYCB performs
monthly door-to-door property
inspections and corresponded regularly
with Landlord regarding repair work.

SUBSTANTIVE WINS

2005 Campaign: repairs secured from Citibank
2006 Campaign: a written commitment from
NYCB to improve conditions in its mortgaged
properties

Source:  Chloe Tribich, "Take it to the Bank"

https://drive.google.com/file/d/12fpOs7so2xvyNVaHNuPG5Ocb_fRnCbri/view?usp=drive_link


June 2008
Coalition launches a

campaign in four Bronx

buildings after

discovering distressed

NYCB portfolios and

predatory equity

practices with landlord

Pinnacle.

March 2009
Tenants protest at a

Bronx branch of NYCB

and demand to meet the

bank president. NYCB

quickly accepts a

meeting where they

agree to tighten

monitoring and

enforcement, and

provide notice of

potential sale 

February 2011
Tenants file a lawsuit to

hold the bank

accountable for bringing

the eight buildings back

up to code with same

day protests outside

NYCB corporate offices

April 2011
After publishing "The

Truth About New York

Community Bank"

Report tenants, coalition

partners and electeds

hold press conference

denouncing NYCB for

refusing to negotiate

with preservation

purchasers and call for

FDIC action into

remaining NYCB

foreclosures

June 2011
Coalition of housing

groups and tenants

protest at NYCB annual

shareholder meeting,

providing shareholders

with Report pamphlets

and photographs of

building conditions.

Tenants at 230 & 232

Schenectady and 1255

Longfellow file lawsuits

demanding that NYCB

release funds in order to

repair emergency

conditions.

December 2011
NYCB invites a small

group of allied

organizations to a series

of sit-down meetings

geared towards

establishing a code of

conduct as to how the

bank would handle

future dispositions of

distressed mortgages.

1

6

5

4

3

2

Coalition v. New York Community Bank, 2006 - 2012
Escalation Ladder
Coalition included ANHD, CASA, Legal Services NYC - Bronx,NWBCCC, UHAB & UNHP

* Between these larger actions, relationships
were built and meetings had with electeds and
regulators who sent letters to NYCB on multiple
occasions

2

1

3

4

5

6

Source: UHAB " Breaking the Banks: Turning Crisis into Opportunity"

https://drive.google.com/file/d/1c1NFkCPo7iy7OH4nIeLLn6uCM_LYvoxc/view?usp=drive_link


DEMANDS

Follow through with 2006 agreement to
improve oversight of landlords with high
code violations on NYCB financed
buildings.

POLICY WIN

“First Look” program created whose
framework prescribes an exclusivity
period during which NYCB will only offer
to sell distressed mortgages to HPD
approved affordable housing
developers.
NYCB CRA performance downgraded
from "Outstanding" to "Satisfactory" in
NYC markets.

SUBSTANTIVE WIN

NYCB agrees to sell four distressed
mortgages to an HPD approved non-profit
developer for a substantial discount. This
was the first time a non-profit housing
group was able to purchase a mortgage
from New York Community Bank at an
appropriate discount.

Source: UHAB " Breaking the Banks: Turning Crisis into Opportunity"

Campaign Summary

COALITION VS. NEW YORK COMMUNITY BANK
 2006 - 2012

https://drive.google.com/file/d/1c1NFkCPo7iy7OH4nIeLLn6uCM_LYvoxc/view?usp=drive_link


2012 - 2016
ANHD sends comment

letters for CRA exam on 3

occasions without

response from bank.

October 2016, Toledano

Tenants Coalition writes

to the bank. Bank denies

responsibility

December 2016
Toledano residents

protest with coverage in

local papers EV Grieve,

the Villager, and Bowery

Boogie

April 2017
TTC Protests at a

Shareholders Meeting.

Delivers letter to CEO

and Board of Directors

with Case Studies of Bad

Loans to multiple bad

actor landlords. 

April 2018
Protest at Shareholders

Meeting. Brought shares

so tenants could enter

the meeting and speak

May 2018
 letter to regulators

opposing the bank’s

application to open a

new branch in California

Final meeting with bank

leadership results in

adopting lending best

practices.

March 2023
FDIC closes Signature

Bank, absorbing its

mortgage loans.

ERC organizes Signature

Tenant Associations to

liason with FDIC

Source: ANHD, "Tenants Take Demands for Responsible
Lending to Signature Bank Shareholders Meeting"

1

6

5

4

3

2

ANHD vs.  Signature Bank, 2012 - Ongoing
Escalation Ladder

2

1

3

4

5

6

3

5

2

1

4

6

* Between these larger actions, letters were
written to the bank, cc'ing regulators, as well as

some meetings.

https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting


Campaign Summary

ANHD VS. SIGNATURE BANK, 2012 - ONGOING

DEMANDS

Adopt best practices in
lending
Improving building
conditions
Tenant engagement from
FDIC

PROCEDURAL WINS

FDIC liasons with tenant
associations and ERC to
identify and address
distressed living conditions
Ongoing

POLICY WIN

Signature adopts best
practices, albeit without
implementation, in 2018
Ongoing

SUBSTANTIVE WIN

Enforce dignified living
conditions through
operating agreements and
other controls
Transfer ownership of
Signature’s most distressed
properties to mission driven
non-profits
Ongoing

Source: ANHD, "Tenants Take Demands for Responsible
Lending to Signature Bank Shareholders Meeting"

https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting


TIMELINE STEP 1 STEP 2 STEP  3 STEP 4 STEP 5 STEP 6

NWBCCC vs.
Freddie Mac

NWBCCC x HHN vs.
Citi Bank

UHAB vs. New York
Community Bank

ANHD vs. Signature
Bank

BANK
ENGAGEMENT

Meeting
Neighbors &
Connecting

Learning
Collective

Issues

Form Tenant
Association

Research
Targets

        Form Coalition with
Other Buildings

Demand Letters
CC: All Targets

Elected &
Regulator

Alliance
Building 

Public
Congressional

Forum

Vigils & Press
Conferences 

Branch
Protest

CRA Exam
Comment &
Bank Letter

Protest CEO
Office

Protest
Landlord's

Home

8 Building
Lawsuit Filed &

Protest

Protest &
Media

Coverage

 Forums,
Meetings &  

Negotiations

General
Accounting
Office Audit

Bank
Meetings

Ally Press
Conference

Protest
Shareholder

Meeting

Protest
Shareholder

Meeting

Flyer & Protest
Shareholder

Meeting

Letter to
Regulators

Bank
Meetings

Bank
Meetings

Bank
Meetings

C
A

M
P

A
IG

N
S

Note: All campaigns used a different escalation sequence as part of their strategy. Since organizing
strategies come from Tenant Association or Coalition members, it's important to talk through strategy and
have them make informed decisions about what's right for the building and their campaign.

CAMPAIGN COMPARISON
Strategic Differences in Escalation & Similarities in Engagement

Building
Tours



Campaign Toolkit
BANK ENGAGEMENT

Resources to Build Tenant Association & Organizing Capacity 



ONE ON ONE
CONVERSATIONS

Purpose. Discover people’s
motivations, issues, connecting issue to
target (landlord or bank), receive
commitment to organize. 

Insight. While it’s common to "get a
warm welcome when we talk about
organizing around our landlord…
because our neighbors also
experiencing maintenance issues and
rent hikes,” these issues can be difficult
to share with strangers. It takes time to
build trusting relationships, especially
when people are apathetic or fear
blacklisting and retribution.

DOCUMENT ISSUES

"The best way to determine demands
is to have a group meeting. People
trust each other more when they have
seen each others faces and heard their
voices -- it’s hard to go into a scary fight
with strangers."

As tenants become organized into
Tenant Associations, it becomes
important to document their building
issues or management neglect by
photography, video, or in writing as
well as their communication records
with their landlord like call logs, text or
emails.

FORM BUILDING 
TENANT ASSOCIATION

Structure. TAs can have president, VP,
treasurer, floor captains and building
reps. 

Floor captains engage their
neighbors
Building reps are the point of
contact for outside organizers or
coalitions and engage floor
captains

After forming, TAs should develop a
building action plan. Tenants stay
engaged when they are taking action
to solve their issues and celebrate wins. 
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To aid conversations, see Barbery
Rose TU sample script and 6 Steps. 

For documenting various issues, see
CATH Toolkit & Existing Resources. 

For pointers on starting TAs, see Steps,  
and guides from Full Time TU. 

https://docs.google.com/document/d/1-aivUBWURl64jjfTzXh1Auo8XgnynbSm/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true
https://docs.google.com/document/d/1-aivUBWURl64jjfTzXh1Auo8XgnynbSm/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true
https://docs.google.com/document/d/17BbOp36mPP7hbD82gcHpMDEY1SdVSQbP/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true
https://docs.google.com/presentation/d/1qSCvVf8xSsK125kmG5HTMeLoIOf86y6ThVnFgbbDKHY/edit?usp=sharing
https://docs.google.com/presentation/d/1qSCvVf8xSsK125kmG5HTMeLoIOf86y6ThVnFgbbDKHY/edit?usp=sharing
https://docs.google.com/document/d/1v3qNn5e7ZQsmelUbha7k0s4KBeQfGuE8VlRqjYrpLbI/edit?usp=sharing
https://docs.google.com/document/d/1s8UXm1sD_OsA9jstr8SdZrgAUzTumtuh_TvFULk8MXQ/edit?usp=sharing
https://drive.google.com/file/d/16EXI44EmyWfOp_ef81cM2o8BmC-5gWen/view?usp=drive_link
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NYC Landlord
Watch List

Find the worst Landlord
in your area and

organize against them.

Displacement
Alert Portal (DAP)

In-depth look into
building conditions
including evictions,

HPD & DOB Violations.

Who Owns What?
Find who owns your

building and what other
buildings your Landlord

might own.

Building Indicator
Project (BIP)

a database developed by
UNHP to identify NYC

multifamily properties in
physical and/or financial

distress. 

ACRIS
Look up property records on the

City’s Automated City Register
Information System (ACRIS) to see

who finances your building

Research & Data
allows you to "demonstrate to those in power that the issues are systemic. Without evidence the
banks, the regulators, and other targets will be dismissive and not act." - Greg Jost, Banana Kelly.

Banks and government agencies respond to data and official records like 311 logs, HPD or
DOB Complaints & Violations, as well as rent or maintenance histories.  

Tenant experiences can be collected through surveys and documentation to support
government data by illustrating the challenges or issues shared by tenants across a Landlord
or Bank portfolio.

The following are data sources used by organizers to develop their campaign. 

For  ACRIS training see, "Who Finances
Your Building?"  tutorial recording.

https://www.landlordwatchlist.com/boroughs
https://www.landlordwatchlist.com/boroughs
https://portal.displacementalert.org/
https://portal.displacementalert.org/
https://whoownswhat.justfix.org/en/
https://unhp.org/projects/bip-hood-mac
https://unhp.org/projects/bip-hood-mac
https://a836-acris.nyc.gov/CP/
https://drive.google.com/file/d/17LlkTh9qb6pS4x6997lMPThSsXarIxHS/view?usp=sharing
https://drive.google.com/file/d/17LlkTh9qb6pS4x6997lMPThSsXarIxHS/view?usp=sharing
https://drive.google.com/file/d/17LlkTh9qb6pS4x6997lMPThSsXarIxHS/view?usp=drive_link
https://drive.google.com/file/d/17LlkTh9qb6pS4x6997lMPThSsXarIxHS/view?usp=drive_link
https://drive.google.com/file/d/17LlkTh9qb6pS4x6997lMPThSsXarIxHS/view?usp=drive_link
https://drive.google.com/file/d/17LlkTh9qb6pS4x6997lMPThSsXarIxHS/view?usp=drive_link


Check out "Starting a Tenant Union"
from the Barbery Rose Tenant Union! 
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Coalitions
are a tool organized Tenant Associations can use to build power against shared landlords and banks.
NMIC organizer Jean Henry explains it like this:

"Let's say north Manhattan is currently targeting Edlestein & Costellano - they're financed by NYCB and
Signature. Brooklyn tenants might be organizing totally different landlords but who are financed by
these same banks. Bank organizing breaks silos in tenant organizing by giving us the opportunity to
build power and coalition across the City."  - Jean Henry, NMIC Senior Organizer

Coalitions can be coordinated through Action Plans that address common issues across the
portfolio by achieving goals like

How many actions this year against the Landlord or Bank?
What actions will we take and when? 
How will we know our actions are successful?
How many tenants to attend coalition meetings?
How many new buildings to organize?

Structure: Building Reps are responsible for attending Tenant Union or Coalition meetings,
bringing their buildings issues there and updating their buildings on what's happening in the
Union or Coalition

Using BIP data, the Equitable Reinvestment Coalition (ERC)
is able to focus its efforts on the most distressed former
Signature Bank buildings in its negotiations with the FDIC
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https://docs.google.com/document/d/1ktMXSfxFhMb98MZk3So370GCrmfc6tYY/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true
https://docs.google.com/document/d/1ktMXSfxFhMb98MZk3So370GCrmfc6tYY/edit?usp=drive_link&ouid=111086132321016355222&rtpof=true&sd=true
https://docs.google.com/document/d/1ktMXSfxFhMb98MZk3So370GCrmfc6tYY/edit?usp=sharing&ouid=111086132321016355222&rtpof=true&sd=true
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Flyers for Outreach
are meant to be shared with tenants and community
members to organize them into the campaign. They
typically include a tenant meeting invitation, and sometimes
also include other actions they can take or informative lines
on political education.

Click on flyers to see them in Toolkit Google Drive or
browse the Toolkit's Flyer Folder
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https://drive.google.com/file/d/1g3CPXn9cwwDkRcWGnayKcaNO-hhUC297/view?usp=drive_link
https://drive.google.com/file/d/17VoSAkCia717TJKIto8M9qSW-PfzLQp2/view?usp=drive_link
https://drive.google.com/file/d/1p9YK_oAmPD40IqawX0m74nezjuLdPCww/view?usp=drive_link
https://drive.google.com/drive/folders/11_zrG40v20Nyq-KsxBgYgqrxAmsos1a5?usp=drive_link
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Flyers for Political Education
are meant to be shared with tenants, community members and
allies to inform them of the campaign. When shared with
targets they can be a tactic in themselves. For example

when protesting a bank branch or office, flyers can be
given to  bank depositors and passersby
when protesting a shareholder meeting, flyers can be given
to shareholders.

As informative material they should be accessible - available in
different languages, having pictures, diagrams, colors and
large or bold fonts to aid readers. 
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Click on flyers to see them in Toolkit Google Drive or
browse the Toolkit's Flyer Folder

https://drive.google.com/file/d/1MHjTqVlARgRYfjVMVNLIa8CJRkJ3khRv/view?usp=drive_link
https://drive.google.com/file/d/17q3irTKf4nYVgeTkztHIqbiz6h53KzjB/view?usp=drive_link
https://drive.google.com/file/d/1a_IvMzDMZhan0HfsUHBeKaUB2-PK0UDJ/view?usp=drive_link
https://drive.google.com/drive/folders/11_zrG40v20Nyq-KsxBgYgqrxAmsos1a5?usp=drive_link
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Flyers for Actions
can ask people to engage in campaign direct actions. Flyer
recipients can be asked, for example,  to sign petitions, join
protests, phonebank complaints to 311, and call or email the
direct target lender. 
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Click on flyers to see them in Toolkit Google Drive or
browse the Toolkit's Flyer Folder

https://drive.google.com/file/d/17q3irTKf4nYVgeTkztHIqbiz6h53KzjB/view?usp=drive_link
https://drive.google.com/file/d/1MHjTqVlARgRYfjVMVNLIa8CJRkJ3khRv/view?usp=drive_link
https://drive.google.com/file/d/1zw_cGsKllDRrAh2jJbalqDTRwTrVgRfn/view?usp=drive_link
https://drive.google.com/file/d/1T3IzfqyQBzP6c9IhT0u54AvSCd_E6ayd/view?usp=drive_link
https://drive.google.com/drive/folders/11_zrG40v20Nyq-KsxBgYgqrxAmsos1a5?usp=drive_link


LANDLORD REGULATORS BANK 
PERSONELL

Browse the Toolkit's Sample Letters Folder or click
the ones on the right for specific examples.
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Demand Letters
always address the primary target -  the landlord. The
secondary targets (the bank, regulators or allied) should
receive copies or be included in all communications with
these communications clearly stated in the letter body.
Simply including the secondary target can sometimes be
enough to bring the bank or landlord to the negotiating
table. If not, then you must continue up the chain of
command.

The focus of Demand Letters is to request meetings to
negotiate proposed solutions to shared issues. Issues are
illustrated using documentation, pictures, videos, tenant
testimony etc to communicate that the landlord is
threatening the banks investment through negligence.
Coalition Demand Letters have documentation showing
common issues common to the portfolio. 

Banks are receptive to Demand Letters that are
Organized - capturing the issues across the portfolio,
showing the citations, then also cc to elected officials
and regulators.
Written with coalition Allies who have a cooperative
relationship with Banks like ANHD and other
community organizers, for example.

Demand Letters are sometimes delivered as part of an
action like home, office, branch or shareholder meeting
protests, marches and press conferences.

https://drive.google.com/file/d/1UHhNvSE5AFyfJQBphL_nv7SgyW9Xqw4Z/view?usp=drive_link
https://drive.google.com/file/d/1kDuy_aqmFl7KYafOdPPqNqVEqm97ARNz/view?usp=drive_link
https://drive.google.com/file/d/1BzBqEYowS9wE57yOvDaiwn3PgCZXKMgF/view?usp=drive_link
https://drive.google.com/drive/folders/15ZqfsG1sAOvOYO4s4fjcQMvzrdahYyRK?usp=drive_link
https://drive.google.com/file/d/1ZyHFvjS7rdD6MQmYDG4XFFEDhIz48GM8/view?usp=sharing
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Recruiting Allies
applies pressure to banks by
threatening their reputation and CRA
score. 

Ally participation amplifies actions.
For example, when Electeds or
Advocates make their own press
releases, participate in your press
conferences, join tenant-led building
tours, attend rallies and public town
halls. 

Relationships with these individuals
can also be adversarial - for example
when targeting an unresponsive
regulator.

Prompts: Who is on your side? What
do they gain if they win? What risks are
they taking? What power do they have
over the target? Into what groups are
they organized?

Note: Coalitions and groups with past
bank organizing experience are a
good way to get directly connected
with bank contacts. 

ELECTEDS

Electeds have the power to
pressure regulators. Their
support threatens the banks
reputation. In addition to your
local representative, relevant
elected include members of:

City Council Finance
Committee
State Senate Banks
Committee
State Assembly Finance
Committee
Federal Congressional
Finance Committee
State Banking Department
Attorney General

CITY COMPTROLLER

The City Comptroller has an interest in the
City Budget and housing speculation. Can
engage banks and advocate for tenant
organizing

REGULATORS

Regulators pressure
banks by
threatening their
CRA score

Federal Reserve
OCC
FDIC

Depending on the
campaign dynamic,
the relationship
with Regulators
may be adversarial,
or cooperative.

PUBLIC ADVOCATE

The Public Advocate maintains the NYC
Worst Landlords List. Housing Agencies like
HPD, DHCR & HUD maintain similar records.

https://council.nyc.gov/press/2011/04/07/898/
https://dfs.ny.gov/reports_and_publications/press_releases/pr1309051#:~:text=The%20Department%20of%20Financial%20Services%2C%20which%20reviews%20banks%27,conditions%20will%20not%20be%20eligible%20for%20CRA%20credit.
https://dfs.ny.gov/reports_and_publications/press_releases/pr1309051#:~:text=The%20Department%20of%20Financial%20Services%2C%20which%20reviews%20banks%27,conditions%20will%20not%20be%20eligible%20for%20CRA%20credit.
https://council.nyc.gov/press/2011/04/07/898/
https://council.nyc.gov/press/2011/04/07/898/
https://ag.ny.gov/press-release/2022/attorney-general-james-stops-new-york-city-landlords-harassed-rent-stabilized
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Media Strategy
and press conferences amplify actions like letter deliveries, protests and
lawsuit filings are often paired with press conferences. "Coverage in even
a small or digital circulation can be distributed to the bank's CRA Officer,
board of directors, regulators or other interested parties" as well as
deposited into the Bank's CRA file.

 Effective messaging is focused on the issues and the demands being
made to address them. It accessible for the public, your constituents and
journalists. Tenants can prepare to be quoted as spokes people by pre-
writing statements or short press release, including phone numbers/
emails/socials for follow up.

 Strategic messaging is responsive to what's happening in negotiations
or the level of cooperation you're receiving from the bank. Tenants
should understand SLAPP suits and how to create statements that avoid
them. "Reporters will ask a bank spokesperson to respond to your
statement, so anticipate what they may say."

Target audiences can be reached by building relationships with specific
news outlets and their journalists. For example

The Wall Street Journal covers finance
The Real Deal covers real estate
The Villager or EV covers local stories
Vice covers tenant organizing
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https://www.crainsnewyork.com/assets/pdf/CN77153115.PDF
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://www.vice.com/en/article/pka3y9/tenants-are-fighting-to-influence-the-bank-that-funds-their-landlords
https://evgrieve.com/2017/05/east-village-tenants-pay-landlord.html
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TENANT 
ASSOCIATION
OR COALITION

Goals. Introduce new
members, share issues, build
relationships, and discuss the
campaign, its actions or wins.

Dynamic. Nurture
connections & create lasting
contacts by ensuring
everyone gets a chance to
speak & be heard while
weaving personal stories with
political education.

Prep. Door knocking, calling
and one on one
conversations before
meetings for turn out.

BANK 
PERSONNEL

Goal. Negotiate  for changes
in What Can We Win?

Dynamic. Might be co-
operative or adversarial,
depending on the goal. 

They want to seem
sympathetic but are often
neutral. Stay focused on
tenant experiences &
building conditions

Prep. Clear questions,
documentation and data.

REGULATORS

Goal. Takes actions that
pressure Banks to address
issues. 

Dynamic. Legally limited on
what they're able to say -
responses can be vague or
uninformative.

They let tenants speak & take
information neutrally without
involving themselves in the
process

Prep. Clear questions,
documentation and data.

Meeting Agendas
can be re-used and redesigned for different
purposes, goals, and constituencies across the
portfolio of Banks or Landlords, for coalitions or
individual buildings. Pay attention to the desired
dynamics and feeling produced while facilitating
and prepare accordingly.

Browse the Toolkit's Sample Agendas Folder

https://drive.google.com/drive/folders/1xrKp6zOdFbRiPM9uWb8leWtYKsoPX9f5?usp=drive_link
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This tactic was used in NWBCCC x Freddie Mac, Citibank. and currently
against the FDIC & Signature. See sample complaint forms like the one
on the right in the Toolkit's Documenting Building Issues Folder.

Building Tours
are a tactic used by Tenant Associations and Coalitions where Bank
personnel and allies like politicians, state and city housing officials are
invited to view housing conditions or the results of past victories, if any.
The Landlord is typically made aware of these visits, since the point is
pressuring them to do repairs. A tenant organizer with Catholic Migration
Services stated that after the bank's building tour, repairs were done
within two months.

Prep. Demanding a building tour from the bank is typically done after
meeting with them or in a demand letter. Afterwards, tenant organizers
usually do continuous follow-up communications to ensure an agreed
upon building tour happens. Organizers should build Tenant capacity to
lead the tour of their own buildings, since they know their issues the best.

During. The tour should be centered and focused on building issues,
particularly those that had been submitted as documentation in
demand or CRA letters. 
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https://drive.google.com/drive/folders/1y7RyqE4FPpgvaqkb7DmQ7lBFWgju3B4d?usp=drive_link
https://drive.google.com/file/d/1d1lbJzjZg7-65rISOIovUpIEL-SG_Xgw/view?usp=drive_link


Literature & Reading
ANHD, CRA 101

ANHD, "Tenants Take Demands for
Responsible Lending to Signature Bank
Shareholders Meeting"

Chloe Tribich, "Take it to the Bank: Irate
tenant groups force big lenders to turn on
sleazy slumlords"

Margaret Groarke, "Organizing Against
Overfinancing : The Northwest Bronx
Coalition Campaign Against Freddie Mac."

NWBCCC, "Lenders & Landlords"

Oscar Abello, "When Landlords Weren't
Listening, These Tenants Went After Their
Bankers Instead"

Stabilizing NYC, "Banking on Gentrification"

UHAB "Breaking the Banks: Turning Crisis
into Opportunity."

"Undesign the Redline"

UNHP  Slides on Bank Organizing

Guidance
ERC Bank Organizing 1-Pager

ERC Bank Organizing Toolkit
Meeting Notes

ERC Bank Organizing Toolkit
Outline for Tenant Convening

Stabilizing NYC Predatory
Equity & Bank Accountability
Training

Special shout out to the 25 tenant
organizers who contributed
through one-on-one conversations
and other resources.

Inspiration
Cooper Square Committee,
"What Should Tenants Know
About Banks?"

Tenants & Neighbors,
"Predatory Equity: The Survival
Guide"

Check out the
Toolkit's Google
Folder for to see

all source
material.

Visuals
Designed with Canva
Graphics from Flaticon

Toolkit
Resources

https://docs.google.com/presentation/d/1pN80x3B4triq4LYurgfjlU9SkG_KL8f6rclpvDl1CUo/edit?usp=sharing
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://anhd.org/blog/tenants-take-demands-responsible-lending-signature-bank-shareholders-meeting
https://indypendent.org/2007/02/take-it-to-the-bank-irate-tenant-groups-force-big-lenders-to-turn-on-sleazy-slumlords/
https://indypendent.org/2007/02/take-it-to-the-bank-irate-tenant-groups-force-big-lenders-to-turn-on-sleazy-slumlords/
https://indypendent.org/2007/02/take-it-to-the-bank-irate-tenant-groups-force-big-lenders-to-turn-on-sleazy-slumlords/
https://comm-org.wisc.edu/papers2003/groarke.htm
https://comm-org.wisc.edu/papers2003/groarke.htm
https://comm-org.wisc.edu/papers2003/groarke.htm
https://drive.google.com/file/d/1_X8tXbj-yISB4UcjAQGGqqJC_Q6MjmPK/view?usp=drive_link
https://drive.google.com/file/d/1_X8tXbj-yISB4UcjAQGGqqJC_Q6MjmPK/view?usp=drive_link
https://drive.google.com/file/d/1_X8tXbj-yISB4UcjAQGGqqJC_Q6MjmPK/view?usp=drive_link
https://nextcity.org/urbanist-news/when-landlords-werent-listening-these-tenants-went-after-their-bankers-inst
https://nextcity.org/urbanist-news/when-landlords-werent-listening-these-tenants-went-after-their-bankers-inst
https://nextcity.org/urbanist-news/when-landlords-werent-listening-these-tenants-went-after-their-bankers-inst
https://coopersquare.org/wp-content/uploads/2023/02/banking_on_gentrification_June_2016.pdf
https://drive.google.com/file/d/1eB_aaqvCFQUz8caGEcDOBEWeb1Ojh8Na/view?usp=sharing
https://drive.google.com/file/d/1eB_aaqvCFQUz8caGEcDOBEWeb1Ojh8Na/view?usp=sharing
https://drive.google.com/file/d/1eB_aaqvCFQUz8caGEcDOBEWeb1Ojh8Na/view?usp=sharing
http://www.designingthewe.com/undesign-the-redline
http://www.designingthewe.com/undesign-the-redline
http://www.designingthewe.com/undesign-the-redline
https://drive.google.com/file/d/1SR-xI85RZJl6s2mazdzbl6OSCxDHFnXJ/view?usp=sharing
https://docs.google.com/document/d/1RuydfZt5qrWKusMevGoP-pvWSvy4qczbE19n_ng9E54/edit?usp=sharing
https://docs.google.com/document/d/1jSruwDLfr8tGE8nBDikSoqjTd2vHvAgjET_6YxhxFBE/edit?usp=sharing
https://docs.google.com/document/d/1jSruwDLfr8tGE8nBDikSoqjTd2vHvAgjET_6YxhxFBE/edit?usp=sharing
https://docs.google.com/document/d/1nYigomeU1tl4gx_S0hUJr1khCteEewy_BNCK2xFSak8/edit?usp=sharing
https://docs.google.com/document/d/1nYigomeU1tl4gx_S0hUJr1khCteEewy_BNCK2xFSak8/edit?usp=sharing
https://docs.google.com/presentation/d/1K5gbrTILaZBoAV0OsaTlRMdf6ooCAucB/edit?usp=drive_link
https://docs.google.com/presentation/d/1K5gbrTILaZBoAV0OsaTlRMdf6ooCAucB/edit?usp=drive_link
https://docs.google.com/presentation/d/1K5gbrTILaZBoAV0OsaTlRMdf6ooCAucB/edit?usp=drive_link
https://drive.google.com/file/d/1iK1vRjLkrgM0TG7a1dFVbsu7hX3E49FK/view?usp=drive_link
https://drive.google.com/file/d/1iK1vRjLkrgM0TG7a1dFVbsu7hX3E49FK/view?usp=drive_link
https://docs.google.com/document/d/1RuydfZt5qrWKusMevGoP-pvWSvy4qczbE19n_ng9E54/edit?usp=sharing
https://docs.google.com/document/d/1RuydfZt5qrWKusMevGoP-pvWSvy4qczbE19n_ng9E54/edit?usp=sharing
https://docs.google.com/document/d/1RuydfZt5qrWKusMevGoP-pvWSvy4qczbE19n_ng9E54/edit?usp=sharing
https://drive.google.com/drive/folders/1USn6B-c-EFCPF9bgzjdokCEjkvlByZYm?usp=drive_link
http://canva.com/
https://drive.google.com/drive/folders/1FKZxQUdLbgkC3Pwba2gICjVauAqb5jbl?usp=sharing
https://drive.google.com/drive/folders/1FKZxQUdLbgkC3Pwba2gICjVauAqb5jbl?usp=sharing
https://drive.google.com/drive/folders/1FKZxQUdLbgkC3Pwba2gICjVauAqb5jbl?usp=sharing
https://drive.google.com/drive/folders/1FKZxQUdLbgkC3Pwba2gICjVauAqb5jbl?usp=sharing

