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COUNCI LWOVAN GAUTHI ER Good
afternoon. | understand that state
| aw currently requires that the
foll om ng announcenent be nade at the
begi nni ng of every renote public
hearing as follows: Due to the
current public health energency, Gty
Council Commttees are currently
neeting renotely. W are using
M crosoft Teans to nake these renote
hear i ngs possi bl e.

| nstructions for how the
public may view and offer public
testinmony of public hearings of
Council Conmittees are included in
the public hearing notices that are
published in the Daily News, |nquirer
and Legal Intelligencer prior to the
heari ngs and can al so be found on
PHLCounci | . com

| now note that the hour has
cone. Cydnea Shearlds, wll you
pl ease call the roll to take

att endance. Menbers that are in
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attendance w ||l please indicate that
you are present when your nane isS
called. Also, please say a few bri ef
wor ds when respondi ng so that your
Il mge w Il be displayed on screen
when you speak.

THE CLERK: Vi ce-Chair Jones.

COUNCI LMAN JONES: Pr esent,
Madam Chair and col | eagues.

COUNCI LWOVAN GAUTHI ER. Good
af t er noon.

COUNCI LMAN JONES: (Good
af t er noon.

THE CLERK: Counci | wonman
G I nore Ri chardson.

COUNCI LWOVAN d LMORE
Rl CHARDSON: Good afternoon, Madam
Chair and col |l eagues. | am present.

COUNCI LWOVAN GAUTHI ER Good
af t er noon.

THE CLERK:  Counci | menber
Bass.

COUNCI LMOVAN BASS: (Good
afternoon. | ampresent. Thank you.

COUNCI LWOVAN GAUTHI ER: Good
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af t er noon.

THE CLERK: Counci | menber
Squi | | a.

COUNCI LMAN SQUI LLA:  On,
there you go. Sorry, | was stuck on
mute. Good afternoon, Madam Chair,
col | eagues. Present.

COUNCI LWOVAN GAUTHI ER Good
af t er noon.

THE CLERK: Counci |l nenber

Br ooks.

COUNCI LWOVAN BROOKS:  Good
afternoon, colleagues. |'m present.

COUNCI LWOVAN GAUTHI ER Good
af t er noon.

THE CLERK: Counci | mnenber
Driscoll.

COUNCI LMAN DRI SCOLL: Good
afternoon all. |'m present.

COUNCI LWOVAN GAUTHI ER: Good
af t er noon.

Thank you. A quorum of the
Comm ttee has been established and
this hearing is now called to order.

This is the public hearing of the
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Comm ttee on Housi ng, Nei ghborhood
Devel opnent and The Honel ess
regardi ng Resol ution No. 221031.

Ms. Shearlds, wll you pl ease
read the title of the bill.

THE CLERK: Resol ution No.
221031, authorizing the Gty Council
Comm ttee on Housi ng, Nei ghborhood
Devel opnment and The Honel ess to
conduct hearings regarding
di scrim nati on agai nst househol ds
hol di ng tenant - based vouchers,
putting thousands of vul nerable
Phi | adel phi ans at ri sk of
honmel essness, and the effect of this
di scrim nation on Phil adel phia's
af f ordabl e housing crisis.

COUNCI LWOVAN GAUTHI ER:
Bef ore we begin to hear testinony
fromthe w tnesses we have for today,
everyone who has been invited to the
neeting to testify should be aware
that this public hearing is being
recorded. Because the hearing is

public, participants and viewers have

LEXI TAS
215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess

3/ 20/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

no reasonabl e expectation of privacy.
By continuing to be in the neeting,
you are consenting to being recorded.

Additionally, prior to
recogni zi ng Menbers for the questions
or comments they have for w tnesses,
| wll note for the record at this
time that we will use the chat
feature available in Mcrosoft Teans
to allow Menbers to signify that they
wi sh to be recognized. 1In order to
conply with the Sunshine Act, the
chat feature must only be used for
t his purpose.

Before we begin, 1'd like to
make a few remarks about the
| egi sl ation before this Commttee
today. Good afternoon, everyone.
|'d |ike to thank those offering
testinmony for being here today as
well as ny fell ow Housing Commttee
menbers and everyone listening in.

We're here today to discuss
di scrim nation against famlies and

I ndi vi dual s usi ng housi ng vouchers
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and how that discrimnation has

| argel y kept our nost vul nerable
residents frombeing able to find
places to live in a housing narket
that is already hostile toward

| ow-i nconme peopl e.

About 50 years ago, the
federal governnent began inplenmenting
a new type of housing assistance to
| ow-i ncome famlies that was desi gned
to offer nore choice in the private
rental market. By awardi ng vouchers
t hat househol ds coul d use i n exchange
for rent, renters would no | onger be
forced to accept whatever apartnent
the | ocal housing authority had
avai l abl e at that noment, but could
I nstead work with a private | andlord
i n a nei ghborhood of their choice and
that | andlord would get paid the
voucher anount fromthe gover nnent
every nonth, or that was the belief
at | east.

Fast-forward to today.

Voucher - hol di ng househol ds have very
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little choice in a rental nmarket
designed to keep lowincone famlies
of color fromhigh-quality hones. |
want to shine a light on how dire a
situation this is for our |ower-

i nconme rental househol ds and

vul nerabl e popul ati ons who rely on
vouchers for a safe, healthy and

af f ordabl e hone.

Direct rental assistance
provi ded by tenant vouchers is the
qui ckest and nost effective way to
get lowinconme famlies into hones
given the severe | ack of affordable
housing. This is because vouchers
serve famlies earning a nuch | ower
I ncone than nost new apart nent
bui | di ngs constructed wth governnent
subsidy as well as new
rent-restricted units created through
the zoni ng code's various
m xed-i ncone housing and m xed-i ncone
nei ghbor hood provi si ons.

In 2022, 75 percent of PHA's

al nost 19, 000 voucher househol ds were
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classified as extrenely | ow incone,
earning 30 percent of the region's
area nedi an i ncone or below, well
bel ow i n nost circunstances. There's
no way that governnent can build that
many deeply affordabl e housing units.
And so, we need direct rental
assi stance vouchers to fill the gap.

The vouchers only work if
| andl ords accept them That's why
Phi | adel phia created the |ocal Fair
Practices Ordi nance, which protects
tenants fromunfair rental practices
by | andl ords and prohibits | andl ords
fromrefusing to rent based on a
tenant's source of incone, including
t enant - based vouchers.

| amgrateful that this
ordi nance exists. Studies show that
voucher utilization rates are higher
and racial segregation is lower in
jurisdictions that have these source
of incone anti-discrimnation laws in
pl ace. And so, | shutter to think

about where we woul d be without them
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However, we know in practice that
nost | andlords still see accepting
tenant vouchers as a choi ce and not
the legal requirenent that it is.
Local studies show that nore
t han 65 percent of Phil adel phi a
| andl ords are still not accepting
t enant - based vouchers cityw de, and
that figure goes up to 83 percent in
| ow- poverty nei ghborhoods. This
w despread di scrimnation
di sproportionately affects Bl ack
househol ds who conpri se over 80
percent of PHA' s voucher popul ation.
Tenant vouchers are a proxy
for other types of discrimnation
we're all too famliar with and are
federally protected agai nst, such as
race, gender, natural origin, famly
status and disability. M office
gets calls weekly fromconstituents
who cannot find a place to use their
vouchers, and it really cane to a
head | ast year in ny District when

al nrost 400 gover nnent - subsi di zed
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housing units in University Gty were
cleared at the sane tine.

Many of these famlies were
provi ded vouchers to hel p them
rel ocate, but none of themwere able
to find comensurate relocation
housing in University Cty, nost
having to nove nultiple mles away
unl ess they were able to find a unit
within a PHA conplex. And
consi dering the devel opnent boom t hat
the City is experiencing, this
problemis only going to get worse if
we don't intervene.

Let's think about what it
nmeans to be forced to give up your
voucher, sonething that nmany voucher-
hol ders have had no choice but to do
I f they wanted to actually find a
place to live. @Gving up a voucher
means gi ving up hundreds of dollars
in rental assistance each nonth that
you're entitled today by law which is
often tinmes up to half of your

effective incone. That is absolutely
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life-shattering.

Thi s heart breaki ng but
I ncreasingly common scenario really
crystallized for nme the severity of
this issue. Not only does it nake
you feel |like an other or |esser
than, but it strips you and your
famly of the many opportunities that
living in anenity-rich nei ghborhoods
provi de, such as wal kabl e access to
school s, health care, basic goods and
services and fam | y-sustaining jobs.
Everyone deserves a high-quality
st abl e honme i n what ever nei ghbor hood
they please. And residents using
housi ng vouchers deserve the freedom
to | ook across Phil adel phia and use
t heir voucher wherever there's a
vacancy. Because for many of our
nei ghbors, there housing voucher is
not hing nore than a fal se prom se of
hope in housing security.

| fully understand that
changes m ght need to be nmade to this

programto ensure that it works
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better for property owners. But |et
me be clear, Philadelphia wll no

| onger stand for the ranpant il egal
di scrim nation agai nst wor ki ng-cl ass
Bl ack and Brown fam lies using
housi ng vouchers. To discrimnatory
| andl ords, your tine is up. W are
cracking down on this injustice
today. Thank you so nuch.

And I'd like to offer an
opportunity for other nenbers of the
Commttee to make opening remarKks.

Counci | menber Br ooks.

COUNCI LWOVAN BROCKS:  Thank
you so nuch. | want to start by
t hanki ng you, Chair Gauthier, for
spear headi ng this hearing and
bringi ng much-needed attention to
this issue, because we're in a mdst
of a housing crisis in Phil adel phi a
and di scrim nation against those who
have vouchers is such a major part of
this problemas you spoke earlier.

Wth skyrocketing rent and

housi ng prices, vouchers are one of

LEXI TAS
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the few tools we currently have to
keep famlies off the streets and
keep Phil adel phians in their hones
and in their communities and al so
give children safe, stable and
heal t hy hones fromwhich to go to
school and grow up.

The di scrimnation that those
voucher - hol ders face underm nes the
| i fe-saving benefits that housing
vouchers provide. And we've heard
countless stories in our office from
fol ks being deni ed an apart nent
because they have a voucher even
t hough their rent wll be fully paid.

Wiile this discrimnation is
clearly illegal, enforcenent of these
policies is so weak that | andl ords
feel confortable to even blatantly
list on their advertisenent that
vouchers are not accepted. And this
type of discrimnation takes a toll
on Phil adel phians and our Cty.

Those wi th vouchers nust

spend a huge anpunt of tinme and

LEXI TAS
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energy trying to find a | andlord who
is willing to conply with the |aw and
accept their vouchers. And voucher-
hol ders al so nust spend hours waiting
t hrough conplicated, slow and
dehumani zi ng process of using that
voucher or extendi ng the voucher
tinelines, which is sonething we
heard earlier that happens quite
of t en.

And this tinme and energy can
be spent with fol ks spending tine
wth their famlies, in comunities
and even working, right. So voucher
di scrimnation we know is rooted in
raci smand classismand also is a
result of governnent failure. So
when t he federal governnent stopped
bui | di ng public housing vouchers or
sold as a free mar -- better for the
free market and an alternative to
provi di ng housi ng, however the
voucher program has served in |arge
part as a subsidy for big | andl ords

who make | arge profits while tenants

LEXI TAS
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are forced into undesirable buildings
and nei ghbor hoods and conpelled to
spend nont hs and nonths | ooking for a
| andl ord that's willing to accept it
and al so while navigating the

bur eaucracy, and sonetines it
requires a |l awer.

Qur voucher system sinply
does not work, and at |east currently
inits present form 4 in 10 tenants
wi th emergency housi ng vouchers are
unable to use it. For exanple, in
Novenber 2022 there were nearly 800
Phi | adel phia famlies unable to find
a honme even though they had the
vouchers, and there are thousands of
Phi | adel phi ans who definitely need a
stabl e honme even if they have noney
to pay their rent but aren't able to
because of the voucher discrimnation
I n our broken system

So we need to imagi ne new
tools to address the housing crisis
i n Phil adel phia, one that works for

tenants. But in the neantine, we

LEXI TAS
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need to make sure vouchers work for
Phi | adel phi ans. That just neans
stronger or nore stringent and
effective enforcenent of the

prohi bition of voucher

di scri m nati on.

It means a nore accessible
and sinple PHA process that does not
require a | awer and does not | eave
tenants feeling dehumani zed. It
nmeans hi gher voucher limts fromthe
federal governnent so that residents
can live in neighborhoods that they
want to, and a strong voucher system
nmeans that famlies can stay in
communities, children can stay in
their school and all Phil adel phi ans
have a right to a stable and healt hy
honme because that's a basic right.

So thank you so nuch,

Counci | menber Gaut hier, for

organi zing this hearing. And | | ook
forward to |l earning nore about this
and joining you in this work towards

sol uti ons novi ng toward.
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COUNCI LWOVAN GAUTHI ER: Thank
you so nuch, Counci |l menber.

Are there any other nenbers
of the Commttee that would like to
make openi ng comment s?

(No response.)

COUNCI LWOVAN GAUTHI ER: Ckay.
Geat. M. Shearlds, wll you please
call the first panel or wtness we
have to testify today.

THE CLERK: Sari Bernstein
and Dom ni que W ggi ns.

COUNCI LWOVAN GAUTHI ER:
Wonderful. Sari Bernstein, are you
t here and connect ed?

M5. BERNSTEIN: |'m here.
Good afternoon. Can you hear ne
okay?

COUNCI LWOVAN GAUTHI ER: |
can. Can you pl ease state your nane
for the record and proceed wth your
t esti nony.

MS. BERNSTEIN. Yes. M nane
Is Sari Bernstein and | ama staff

attorney at the Public Interest Law
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215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess 19

3/ 20/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Center. Thank you for allowing ne to
testify today about voucher

di scrim nation, a pervasive issue in

Phi | adel phi a that prevents | ow i ncone
renters of color from obtaining safe,
quality and affordable housing in

nei ghbor hoods of their choice.

As you know, Phil adel phia has
an af fordable housing crisis. | wll
not repeat all of the statistics that
Counci | menbers Gaut hi er and Br ooks
just nentioned, but we refer the
Committee to our witten testinony
that's in the record.

In practice as you know, the
| ar gest rental assistance programin
Phi | adel phia is the Housi ng Choice
Voucher Program commonly referred to
as Section 8 which is funded by the
United States Departnent of Housing
and Urban Devel opnent and
adm ni stered locally by the
Phi | adel phi a Housi ng Aut hority.

Phi | adel phia's | ocal Fair

Practices Ordinance prohibits
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di scrimnation on the basis of source
of income, which is defined broadly.
It i ncludes any | awful source of
I ncone including, but not limted to,
housi ng assi stance prograns. And
consistent with the | anguage of the
ordi nance, the Phil adel phi a
Commi ssi on on Human Rel ations, which
| wll refer to as the Conm ssi on,
the Gty agency charged with
enforcing the Fair Practices
Ordinance, interprets this protection
to include any | awful incone, subsidy
or benefit with which an individual
supports thensel ves and their
dependents including, but not limted
to, federal, state or |l ocal public
assi stance, nedi cal assistance or
rental assistance prograns.

Al t hough the | aw has been on
t he books for over 40 years, we know
that it is flagrantly violated. In
addition to sone of the statistics
you al ready heard today, nore

recently in 2022 the Gty's draft
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Assessnent of Fair Housing cited that
nearly 50 percent of respondents said
t hat source of incone is the reason
they were treated differently when
| ooki ng for housing. This is the
second hi ghest response after race.
And not only did surveyed
I ndi viduals routinely rai se source of
I nconme discrimnation, but
representatives fromboth fair
housi ng organi zations cited increased
reports of source of incone
di scrim nation. Housing Choice
voucher - hol ders in Phil adel phia are
| argely located in | owincone,
raci ally concentrated nei ghborhoods
and not in integrated, opportunity-
ri ch nei ghborhoods as envi si oned by
t he HCV program
| was really disappointed to
see that 43 percent of housi ng choice
voucher households live in
nei ghbor hoods that are 80 percent
Bl ack, whereas only 1 percent of

housi ng choi ce voucher househol ds
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live in neighborhoods that are over
80 percent Wite.

I n other words, despite the
subsi dy these Phil adel phians are
actually | ocked out of the rental
house market in |arge swaths of the
City, and statistics bear this out.
We know that of the 863 energency
housi ng choi ce vouchers adm ni st ered
to Phil adel phia in 2021, 322 or
nearly 40 percent of the vouchers
| ssued under the program are unused
t oday.

So the Gty nust take urgent
steps to ensure that Philadel phia
| andl ords follow this vital tenant
protection, because fair housing | aws
are only realized, their objectives
with a parallel commtnent to
enforcenent. Studies show this as
well. Jurisdictions with strong
source of incone discrimnation
prot ections, including enforcenent
show t hat voucher utilization goes

up. Because in Phil adel phia source
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of incone discrimnation conplaints
requi re adm ni strative exhaustion at
t he Comm ssi on, neani ng conpl ai nants
must first file their allegations of
di scrimnation with the Comm ssion
before proceeding to court, the
Comm ssion plays a real key role in
efforts to enforce the | aw and reduce
source of incone discrimnation.

The Law Center's recent
experi ence representing both
I ndi vi dual s and the Housing Equality
Center of Pennsylvania, a fair
housi ng organi zation, and source of
I ncone discrimnation conplaints at
t he Conm ssion provides insight into
targeted steps the City and in
particular the Comm ssion can take to
counteract this form of
di scri m nati on.

Qur experience al so shows
that enforcenent really works. A
recent settlenment with a | arge
Phi | adel phia | andlord resulted in the

| andl ord agreeing to encourage and
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accept voucher applications in all 77
of their properties. This is
significant.

So the foll ow ng
recommendati ons cone wth an
appreci ation that the Conm ssion's
resources and budget are currently
too limted to acconplish its
| audabl e goals. W, therefore, cal
on City Council to increase funding
and ot her resources to the Comm ssion
so that it may realize its
Charter-nmandated duti es.

These recomendati ons refl ect
that primary nandate of the
Comm ssion to educate, investigate
and to enforce. First, the
Comm ssi on nust educate the public,
housi ng providers and tenants alike
t hrough advertising, targeted soci al
medi a and print and ot her neans that
source of incone is a protected cl ass
under the ordi nance.

Voucher - hol ders are turned

away fromrental opportunities solely
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because of their voucher status so

often and so flagrantly, that they're

reasonably shocked to learn that this

behavior is a violation of the |aw
The education should be broad, visual
and undertaken in conjunction wth
fair housing organizations,
communi ty- based organi zati ons and

O fice of Honel ess Services contract
providers to reach the nost inpacted
comuni ti es.

Second, the Conm ssion nust
be both proactive and responsive in
Its duties to investigate violations
of the ordi nance. Voucher-hol ders
experiencing housing instability
cannot be solely responsible for
ferretting out, reporting and
confronting discrimnatory behavi or.

The Comm ssion should al so
proactively engage with fair housing
or gani zati ons and ot her | ocal
agencies to root out the
di scrimnatory conduct. But when

voucher - hol ders do come forward with
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al |l egations of discrimnation, the
Comm ssion nust tinely respond to and
I nvestigate those conplaints in a
manner accessi ble to unrepresented

I ndi vi dual s.

By way of exanple, for three
conpl aints our office filed in August
of 2019, the Conm ssion took between
11 nonths and two years to conplete
its investigations. This is too
| ong. The ordinance calls for an
I nvestigation period of 100 days and
| ess inpractical, and to provide
noti ce when the investigation period
does exceed 100 days.

Then once the investigation
concl udes, the Conmm ssion cannot shy
away fromissues of fact. For
exanpl e, on one occasion just by
written proof that discrimnation
occurred, the Conm ssion apparently
di sm ssed the claimsinply because
the landlord denied it. And on
anot her occasion, despite

col | aborati ng proof that
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di scrimnation occurred, the
Commi ssi on di sm ssed that claimtoo.
And third, the Conmm ssion's
obligation to enforce the source of
I nconme protection is tied to the
adm ni strative exhaustion requirenment
in the ordinance. The Comm ssion has
one full year of exclusive
jurisdiction while it investigates or
ot herwi se contenpl ates the conpl aint.
City Council should consider
anmending the Fair Practices O di nance
to bring this requirenent in |line
Wi th other jurisdictions and areas of
the law. For exanple, Cty Council
could provide that a person may file
a conplaint with the Comm ssion or
has a private right of action in the
Phi | adel phi a Court of Conmon Pl eas,
or Gty Council could foll ow a nodel
that's akin to the EEOCC, that is, a
person nust first file a conpl aint
with the Conm ssion, after which the
Comm ssion has 100 days to

I nvesti gat e.
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Before this 100 days expires,
t he person nmay request to receive
what's called a Notice of Right to
Sue if the Commi ssion will be unable
to conplete the investigation within
100 days. After 100 days, a person
may request and nust receive a Notice
of Right to Sue if the investigation
IS not conpl ete.

And finally, transparency is
paranount to fair housing
enforcenment. The Conm ssi on nust
publicize settlenent agreenents and
publ i ¢ hearing decisions that further
t he purpose of the Fair Practices
Ordi nance and the Fair Housing | aw.
The Conmi ssion's commtnent to
achieving fair housing in
Phi | adel phia is commendable, and it's
in a really unique position to put
teeth into this often ignored
provi sion of the ordinance. The
scope of the problemis sinply too
| arge to go unattended.

Phi | adel phi a nust ensure that
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housi ng providers abide by its source
of information discrimnation
protection. W are glad to engage
and work through solutions with the
Conmmi ssion and wth all rel evant
partners. Thank you for holding this
| nportant heari ng.

COUNCI LMOVAN GAUTHI ER: Thank
you so nuch for being here today, for
your work and for that really
i1 lum nating testinony.

Dom ni que W ggi ns, are you
t here and connect ed?

M5. WGENS: Yes. H . Good
aft ernoon, everyone.

COUNCI LWOVAN GAUTHIER: Hi .
Good afternoon. Can you pl ease state
your nanme for the record and proceed
wi th your testinony.

M5. WGAENS: Yes. H. MW
name i s Dom nique Wggins. |'man
attorney at Community Legal Services
In the Housing Unit. Thank you and
good afternoon to the Conmm ssion and

the Commttee for allow ng us the
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opportunity to address the issues
that we find as it relates to
Resol ution 221031.

Community Legal Services is a
nonprofit organi zation providing free
civil legal representation to
| ow-i ncome Phil adel phians as well as
systemati c advocacy and support of
our clients. The Housing Unit
represents over 3,000 tenant
househol ds annual | y, many of whom are
Section 8 Housing Choi ce voucher -
hol ders.

There are many barriers
facing our clients. M coll eagues
and | have w tnessed how nmany
| ow-i ncone tenants faced netaphori cal
ri pped wall s and sl anm ng doors when
searchi ng for housing, high
application fees, mninumincone
requi renents, stringent credit
checks, bl anket bans on tenants with
eviction records, high security
deposits due immedi ately, landlord

reference bias and burdensone
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| nsurance requirenents to nane a few
are sone of the issues that we
frequently see our tenants facing on
a daily basis.

Even nore challenging is
finding accessi bl e housing for people
with disabilities because there's so
many Phi | adel phi a rowhones and
apartnment buil di ngs having staircases
and not having accessibility for
t hose who have nobility issues. The
Cty Council was instrunental in
passing the Renters' Access Act in
2021, which prohibits Phil adel phi a
| andl ords from bl anket bans based on
credit scores or eviction history by
requiring an individualized
assessnent of a tenant's credit and
prohibiting the use of certain
evi ction records, and we continue to
wor k towards i nplenenting those
changes on the ground.

Along with the chall enges
facing all tenants, tenants with

vouchers face the additional barrier
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of discrimnation sinply because they
are a participant in the subsidized
housi ng program Being able to
provi de proof of incone that neet
t hese requirements or have | engthy
credit checks or job history
requirenents are really difficult for
t hese tenants as they are on
subsi di zed i ncone.

Wil e there are many reasons
a landlord may refuse to rent to
people with vouchers, including race
and cl ass-based prejudi ces, many
| andl ords voice frustration,
confusi on or m sconceptions about the
Phi | adel phi a Housing Authority and
Its adm nistration of the program

We can | ook at how voucher
success rates to neasure how many
vouchers are issued by Housing
Aut hority that result in a | ease-
signing to know that vouchers are
easy to use in Philadel phia. In the
'90s, a study found that voucher

success rates nati onwi de was about 81
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1 percent. 1In 2001, it was neasured at
2 69 percent. And in a recent HUD
3 study of 2019, data puts the rate at
4 about 62 percent nationally.
5 And while this study doesn't
6 include PHA, HUD data on PHA's
7 Enmergency Housing Voucher utilization
8 indicates that 59 percent of
9 energency housing vouchers in
10 Phi | adel phi a have been utilized. 863
11 awarded by HUD and only 512 | eased.
12 That neans 4 out of every 10 tenants
13 given an energency housi ng voucher
14 cannot use it and are at risk of
15 losing it. And as of Novenber of
16 2022, there were 738 households with
17 vouchers who were | ooking for a place
18 to rent and nost of those househol ds
19 are still looking for places to rent
20 despite being al nbst six nonths past
21 that point.
22 PHA' s subsi di zed over 20, 000
23 tenant famlies through their voucher
24 program As such, PHA is an
25 inportant partner in the Gty of
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Phi | adel phi a, and we propose the
foll owm ng ways in which we as tenant
advocates, the Cty of Phil adel phi a,
| andl ord associ ati ons and PHA can
partner to find solutions to the
follow ng i ssues facing tenants with
vouchers: The first of which is
education for tenants and al

| andl ords that refusing to rent to a
tenant wth a voucher is

di scrim nation under the Phil adel phi a
unfair practice ordi nance.

PHA as a public agency can
have an inportant role in this
educati on through its comruni cation
with tenants and | andlords and its
publ i c-faci ng docunents and
I nformation. But essentially, just
educating tenants and | andl ords
across the Cty of Phil adel phia w |
I ncrease the nunber of tenants who
are able to successfully use their
vouchers when starting the renting
process.

Secondly, flexibility in the
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voucher issuance and tineliness so
t hat tenants have the paperwork and
the tine that they need to find
housing. In |light of the many
barriers that tenants face noving
with vouchers, it is inportant that
tenants are able to tinely obtain a
voucher when they find a place to
rent so they don't | ose that
opportunity.

Tenants al so often need
extensi ons on their voucher when they
can't find a place to rent right away
and need to be all owed those
extensions. Both these issues
present tenants -- present chall enges
to tenants currently. Additionally,

t he ease of access for both tenants
and | andl ords, the voucher | easing
process is often chall engi ng and
confusing for both tenants and

| andl ords and it can take a long tine
to finalize.

PHA has al ready been taking

steps to inprove the | easing process,
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and we want to work with PHA

| andl ords and the Gty to continue to
I dentify ways to make the process
nore successful for everyone. The
solutions are going to address speedy
| nspections and re-inspections, clear
comruni cati on about the next steps
and tineliness, a |easing process
that matches the tineline of private
mar kets so that voucher tenants have
an equal opportunity and footing when
It cones to renting.

Lastly, we're asking to
ensure that the PHA's paynent
standards are in line with what
| andl ords are able to charge on the
private market so that tenants can
meani ngfully |l ease up with their
vouchers throughout the Gty. As has
al ready been stated by Council nenbers
and by Sari, housing has increased
significantly and with that, we are
hoping that PHA will be updating
their paynent information and their

st andards on an annual basi s.
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| continue to ask HUD for
per m ssi on when necessary for
I ncreases so that tenants who do have
t hese vouchers can afford housing in
saf e nei ghborhoods that they so
choose. In addition to these
proposals, we |l ook forward to
partnering wth the Gty and
| andl ords to identify solutions to
ot her barriers raised by tenants
renting with vouchers, including
housi ng counseling to assist tenants
| ooki ng for housing and rental
assi stance to hel p cover energencies
and for security deposits.

We appreci ate Counci | menber
Gaut hier for hosting this hearing and
Cty Council for your investigation
of these issues and possible
solutions. Thank you so nuch for
your tine.

THE CLERK: Good afternoon,
everyone. The Chair is experiencing
sonme technical difficulties so we're

waiting for her to | og back on.
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(Brief pause.)

COUNCI LWOVAN GAUTHI ER:

Hel | 0? Ms. Shearl ds?
THE CLERK: | can hear you,

Counci | menber .

COUNCI LWOVAN GAUTHI ER: Ckay.
Ms. Shearlds, are we (inaudible) --

THE CLERK: [I'msorry, Chair
Gauthier. | couldn't quite nmake out
what you were sayi ng.

COUNCI LWOVAN GAUTHI ER. Ckay.
Can you hear ne better now?

THE CLERK:  Yes.

COUNCI LWOVAN GAUTHI ER- Ckay.
Did we finish fully with the |ast set
of testinony?

THE CLERK: Yes, Dom ni que
just finished her testinony.

COUNCI LWOVAN GAUTHI ER: Ckay.
Thank you so nuch. |'msorry
(1 naudi bl e).

| wanted to ask a few
gquestions. First of all, thank you
so nmuch for the testinony fromthe

Public Interest Law Center. Are you
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1 able to tell us -- you know, |
2 appreciated how you gave us very
3 detail ed thoughts on how t he Hunan
4 Rel ations Conmm ssion have added
5 capacity to do this work in a better
6 way that would help nore tenants and
7 on how we can anend the Fair
8 Practices Odinance.
9 | was wondering if you could
10 share nore just as you're thinking
11 about that capacity at the
12 Commi ssi on, what does that | ook |ike
13 in terns of an expansion from where
14 we are to where we really need to be
15 to enforce (inaudible) and are there
16 places and localities that are doing
17 this work really well and have what
18 is needed, both at the | ocal
19 enforcenent place but also in terns
20 of how the ordinance is actually
21 witten? Are there localities that
22  we can | ook to?
23 M5. BERNSTEIN. So |
24 apol ogi ze, Council menber. The end of
25 your questions got cut off a bit, but
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|"mgoing to do ny best to try to
answer them And if | mss
sonet hi ng, pl ease ask ne agai n.

You know, in ternms of what |
heard from your |ast question about
ot her jurisdictions, our experience
at the Law Center is of course
limted to Philadel phia, but sone of
t hese i deas do cone from sone things
that other jurisdictions are doing.

For exanple, that's where the
| dea about City Council considering
about whether to require
adm ni strative exhaustion at the
Comm ssion. |It's sonething that they
woul d want to take a | ook at again.
For exanple, in New York City and
D.C., there's not admnistrative
exhaustion requirenent, which neans
that the private right of action can
go straight into court. And so, that
can potentially have different
consequences.

As to your first question, |

certainly don't want to speak for the
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Comm ssion and | don't know that |
have the insight to say exactly what
their resources are and what they
coul d believe. But just speaking
fromour experience, it's sinply that
the investigations do take quite a
bit of tine.

And so, in working here we
hear fromtenants about what they are
goi ng through. Usually the
discrimnation is occurring, right,
at a nonent of severe crisis for
t hese tenants and for the famly.

The nunber one priority as it should
be is finding a place to |ive, and
that's where the statute of
limtations cones in. And it's so

| nportant that tenants do have 300
days to file a conpl aint.

However, tenants al so
reasonably when they do find a place
to live, they need to live their busy
| ives, whatever that may be. And so,
we're trying to think through what

resources mght the Comm ssion need

LEXI TAS
215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess

3/ 20/ 2023

42

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

to be able to focus on the three
things that | spoke about, which is
nunmber one, the enforcenent piece, so
what resources are needed to try to
nove that enforcenent piece along as
qui ckly as possible for all the
parties.

Two, the investigation piece
whi ch can be both in response to
tenant conplaints or it mght be
proactive. And based on either
| istings, postings that m ght say
that | andlords will not take Section
8 vouchers or Housing Choice vouchers
or other coments that are heard from
folks within the community.

And then the final piece of
that which is the education piece, |
think we picture and we know this
fromother jurisdictions as well
where there's a really strong, very
broad educati on canpai gn whi ch does
require resources, that that works
very well to have tenants understand

what they are supposed to be
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experi enci ng when they are | ooking
for an apartnent and then al so what
| andl ords are required to do under
the | aw.
You know, | guess what | want
to just sort of say is that the
| ssues that the Conm ssion are
dealing with, the source of incone
di scrimnation in particul ar because
it's so blatant, they're sonetines
straightforward and a | ot of tines,
at least the folks that we talk to,
t hey have witten proof of the
discrimnation. They get it in a
text nmessage or they get it in an
email. So our hope is that the
Comm ssion is investigating this
conplaint, that they should nove
al ong qui cker so that the tenant can
see resolution of those conpl aints.
| hope that answers your
questions, but please tell ne if not.
COUNCI LWOVAN GAUTHI ER:
That's very hel pful. Thank you. And

| al so heard you say that you thought
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t he Comm ssi on shoul d provide nore
educati onal opportunities for

| andl ords and property owners. Can
you tal k nore about what that m ght
| ook like in practice?

M5. BERNSTEIN. Sure. And |
think this is sonething that the fair
housi ng organi zations will al so have
a lot to say about because this is
really sort of their bread and
butter. But |andlords need to
under stand what the |aw requires so
that they can followthe |law. And |
think there's different ways one can
t hi nk about goi ng about that.

Wor ki ng with comuni ty- based
organi zations, working with the
O fice of Honel ess Services, |'msure
t hat the Comm ssion would be able to
under stand where are the target
communities, the landlords of the
property, nmanagenent conpanies, the
housi ng providers that need this kind
of education and try to target the

education to those communiti es.
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Educati on can take a | ot of
different forns. | think there can
be nmeetings. There can be really
easily accessible information on
websites, particularly on the
Commi ssion's website which can
i ncl ude information about the |aw,
what it | ooks like to follow the | aw,
what are the consequences for not
follow ng the | aw

And then there are other nore
creative ways to think about an
education canpaign that is sinply
public, on buses, in the subway,
pl aces where fol ks are every single
day so that they can understand that
this is sonmething required under the
| aw and really matters, so that if
t hey have questions they know who to
go to, to tal k about what the | aw
requires.

COUNCI LMOVAN GAUTHI ER: Thank
you for that.

And, Ms. Wgggins, do you want

to add anything from your experience
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1 working wiwth your clients at CLS?

2 Are there things that you think the

3 City can do to nake this work better

4 and are there places that are really

5 cracking down on this sort of

6 discrimnation?

7 M5. WGAENS: Thank you so

8 nmuch for the question, Councilwoman.

9 Specifically, are there any specific

10 agencies that | know of directly that

11 are cracking down on this issue other

12 than PILC, not necessarily to ny

13  personal know edge, but that doesn't

14 nmean that the work is not being done.

15 One of the mmjor issues that

16 we see is just the tineline, the

17 quick turnaround tinme. Just like

18 Sari mentioned when it cones to the

19 PCHR conpl aints, tenants who | see

20 are nost likely tenants who are

21 already in Landlord Tenant Court for

22 one reason or another and whether the

23 |andlord is seeking to just get

24 possession of the property so that

25 they can sell it or the market val ue
LEXI TAS
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Is increased so it's no | onger
profitable for themto have a Section
8 Housi ng Choi ce Voucher tenant

t here.

The tinme period that these
tenants are forced to rel ocate, pack
up and nove is very short and there's
not nmuch tinme that we can al ways buy
them but we do know that the process
is that there is support that is
needed. Directly what that support
Is, I"'mnot sure of at this current
time. But the biggest issue at the
time in which these tenants are
forced to nove, they have the
vouchers, the vouchers are set in
pl ace, but the voucher process is
very tinely, it's very arduous, it's
a lot of paperwork, it's not super
detail ed and outlined in exactly what
steps are next, and tenants find
t hensel ves needing a | ot of
addi ti onal support when it cones tine
for themto vacate and nove on to a

new | ocati on.
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And once you throw in the
fact that |andlords are already
di scrim nati ng agai nst them because
t hey have the voucher, it makes that
process for thema | ot nore
difficult, a lot nore stressful, a
| ot nore, you know. It just nakes
t hem have a nore difficult tinme and
It gives tenants | ess hope that they
will find housing that's actually
af fordabl e, safe and accessible for
t hensel ves and their famly.

| know at CLS it's our
bi ggest desire to nmake sure that we
can help tenants transition nore
snoothly into the next housing
opportunity. And we wll work wth
the Gty Council and PHA and what ever
means that's necessary to nake sure
we can provide that additional
support to tenants when they're
| ooki ng for new housi ng.

COUNCI LMOVAN GAUTHI ER: Thank
you SO nuch.

Are there any additional
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questions or coments for this panel
from menbers of the Commttee?
(No response.)

COUNCI LWOVAN GAUTHI ER: Ckay.
Ms. Shearlds, can you please call the
next panel or witness to testify.

THE CLERK: Dol ores Bell,

Tom ka Engl and, Di onna Roundtree, Kim
Wal | er, Rachel Wentworth.

COUNCI LWOVAN GAUTHI ER:

Dol ores Bell, are you there and
connect ed?

M5. BELL: Yes, ma'am Good
af t er noon.

COUNCI LWOVAN GAUTHI ER° Good
afternoon. Can you pl ease state your
name for the record and proceed with
your testinony.

M5. BELL: Yes, ma'am My
name is Dolores Bell and |'ma
Section 8 tenant currently living in
Frankford. 1'mhere today as a
nmenber of Renters United Phil adel phi a
and as soneone who believes that al

tenants deserve to be treated fairly.
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Thank you for inviting ne to share ny
story about how difficult it is as a
voucher-holder to find housing in
Phi | adel phi a.

| have lived in ny current
apartnment for nearly al nost four
years, but | want to nove for two
reasons. First, ny parents are
getting old and they need sonmeone to
| ook after them They live in
Germantown, and | would like to nove
to an apartnent closer to them so
that | can help them out when they
need it.

Second, it is ny dreamto be
a foster parent. | have 10
grandchi l dren already and 2 great-
grand and | believe that children
need gui dance and all the |ove they
deserve. | want to provide this
gui dance and | ove as a foster parent,
but ny apartnent is currently too
small. To host a foster child | ong-
term | need a two-bedroom apartnent.

But finding an apartnent where | can
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215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess 5 1

3/ 20/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

use a voucher is very hard in
Phi | adel phi a.

| " ve searched online for a
t wo- bedr oom apartnent in Gernnmant own
and | see there are plenty of
options, but many of the apartnents
are too expensive and won't cover ny
voucher. | w sh the voucher would
cover higher rents because that would
make it easier to find housing.

And once you | ook at
apartnments that are in the voucher
price range, nost of themwon't
accept vouchers. | called 10 to 20
pl aces and they all told ne they
don't accept the vouchers. I|I'ma
good tenant. | have references and
photos to prove that. It's just that
they throw you anywhere that they
want to throw you, in neighborhoods
that's really terrible and that's not
| i vabl e.

And the apartnent that | |ive
Init's not bad, but it's not good at

the end of the day. But finding an
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apartnment where a voucher is used is
very hard in Philadel phia. Once
again, |'ve searched for an apart nment
In Germantown and | see that there

are plenty, but many of them are not

accepti ng.

|"ve called and |I've called
and |'ve called. [|'ma good tenant
al so once again. | have references

and photos to prove that. MW
apartnment's in good condition. |'ve
al ways paid ny rent, but | don't even
have the chance to prove that I'ma
good tenant when | andl ords fl at - out
refuse to accept voucher-hol ders.
It's hurtful at tinmes to be
stereotyped like this. |t doesn't
have to be this hard.

| lived in North Carolina
prior to that. Were | lived before,
It was nuch easier to find a good
apartment with a voucher. And the
housi ng authorities there, they
assi sted voucher-hol ders through the

process. They even provided a |ist
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1 of places that accepted Section 8,

2 and the hones available in North

3 Carolina are clean and nice places.

4 |If | didn't have to care for ny

5 parents, | would go back. | would

6 nove back to North Caroli na.

7 The City needs to really take

8 action and listen to the tenants who

9 testify here today. W' re not being

10 treated fairly by the | andlords and

11 refuse to even consider our

12 application just because we have

13 vouchers. | want to find a pl ace

14  where | can care for ny parents and a

15 foster child, but | need to find a

16 landlord who will accept ny voucher

17 first. It shouldn't be this hard.

18 But | thank you for your tinme.

19 Respectfully, Dolores Bell. That's

200 all | had to --

21 COUNCI LMOVAN GAUTHI ER: Thank

22 you so nuch --

23 M5. BELL: -- say.

24 COUNCI LWOVAN GAUTHI ER: Thank

25 you so nuch, Ms. Bell, for being here
LEXI TAS
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1 withus. I|I'mso sorry to hear how
2 hard it's been for you to find safe
3 housing and a good situation for you
4 and your famly. And thank you al so
5 for sharing how differently this
6 works in North Carolina. That's
7 sonething that we should be
8 enmulating. So | appreciate you.
9 M5. BELL: Yes, ma' am
10 COUNCI LWOVAN GAUTHI ER:
11 Tom ka England. | see you there.
12 Nice to see you. Can you state your
13  nane for the record and proceed with
14 your testinony.
15 M5. ENGLAND: My nane is
16  Tom ka England and | am the nother of
17 three adult children. [In 1987 after
18 the birth of ny first child, I
19 applied for Section 8 now known as
20 Housi ng Choice Voucher. | lived at
21  the nercy of others for many years.
22 At one point | had to send ny 2-year-
23 ol d daughter out of state to live
24 with famly because it was easier to
25 find housing for one than for two.
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| was living in transitional
housi ng in 1995 when ny nunber cane
up. | found a property that would
work for ny famly and a | andl ord
willing to accept the voucher. The
benefits of that stability can't be
overstated. Wether | had no job, a
pi ece of job or was fully enpl oyed, |
was al ways certain that we had a
safe, warm and affordable place to
| ay our heads every night.

Housi ng security all owed ne
to obtain a Bachelor's degree and a
| i veabl e incone. My children have
gone their own ways, but they know
where honme is. M eligibility for
Section 8 ended in 2020, but | have
been in the same house since 1995.

However, in February of 2019
that stability was threatened because
my landlord did not want to renew ny
| ease. | needed to find housing in
60 days. The search was
anxi ety-producing. | couldn't even

find property owners who woul d
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respond to ny inquiry because of the
voucher .

In these gentrifying years
bei ng unhoused has becone yet anot her
crisis. There are nmany enpl oyed
typically functioning people who are
unhoused or living precariously
si nply because they can't afford
rent. | thought nme and ny teen
daughter were going to be honel ess.

The search for housing is
fraught wth bias and discrimnation.
Bl ack, young, nunber of children,
unmarried and then you add a Section
8 voucher, and we all know your
perception as a quality tenant drops
into the toilet so nmuch so that we
al so know you better ask first. So |
called, | emailed, | texted, do you
accept Section 8? No, sorry, nope.
And these were only the ones who
responded. Typically |andlords don't
respond. Little did | knowit's
Illegal to refuse a prospective

t enant based on hol ding a voucher,
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which is source of incone
di scrim nation.

Thankfully at the same tine
Char | ene Sanuel s, Constituent
Services Director extraordinaire,
worked with PHA to address ny
| andl ord' s financial needs which
allowed ne to stay in ny hone.
Though nmy own situation had
stabilized, | understood that many
peopl e struggle to find safe,
af f ordabl e housing even with a
voucher.

| was connected to Public
| nterest Law Center to file a
conplaint with the Phil adel phia
Commi ssi on on Human Rel ati ons because
| had witten evidence of two
refusal s based on hol di ng a voucher.
Unfortunately, that process was | ess
than ideal. | filed two conplaints
I n August of 2019. The first
conpl ai nt was di sm ssed even t hough
the landl ord texted that they didn't

accept vouchers. Wiy wasn't that
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evi dence enough?

The second conpl ai nt
| angui shed until the Comm ssion
eventual |y found probabl e cause to
proceed two years after the filing.
But then it took another year to go
t hrough the conciliation process with
t he Comm ssioner. The conplaint was
finally settled in June of 2022.
Three years is too |long, especially
when the evidence is in witing and
the landlord admts to
discrimnation. M/ situation was
resol ved. But what happened to ne
happens peopl e every day w thout nuch
in the way of justice.

Most people are living so
I nsecurely that it only takes a
nmonmentary glitch in the matrix to end
up on the street. The rights of
t hose who need housi ng assi stance
shoul d be enforced as vigorously as
| aws agai nst racial, gender identity,
sexual orientation and religious

di scri m nati on.
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Pl ease put in place policies
t hat support tenants who are trying
to enforce their rights before the
PCHR.  Landl ords nust conply with
Phi | adel phia's | aw agai nst source of
I ncone discrimnation just like all
of the other protected classes.

Thank you.

COUNCI LMOVAN GAUTHI ER: Thank
you so nmuch, Tom ka. Thank you for
sharing your experience trying to
find secure affordabl e housing and
your experience in trying to report
one of these clains and nove it
forward, and thanks also for your
critical work. | know you were a
part of Council nenber Brooks' office
when she did really, really critical
work on this like the Renters' Access
bill, and we appreciate you.

M5. ENGLAND: Thank you.

COUNCI LWOVAN GAUTHI ER:

Di onna Roundtree, are you there? |
see you. Can you state your nane for

the record and proceed with your
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testi nony.
(No response.)
COUNCI LWOVAN GAUTHI ER:

Di onna?
(No response.)
COUNCI LWOVAN GAUTHI ER: Ckay.
"1l wait to see if they will cone
on.

s KimWaller there and
connect ed?

M5. WALLER  Hel | 0?

COUNCI LWOVAN GAUTHI ER: Hi .
WIIl you please state your nane for
the record and proceed wth your
t esti nony.

M5. WALLER H. M nane is
Kinberly Waller. 1'ma tenant in
Bartramis Village i n Sout hwest
Phi | adel phia and | have had a
voucher. Actually this is ny second
voucher. The first one expired and |
never found a place to live. Sone of
the properties were very
uni nhabi t abl e and sone of the

| andl ords woul dn't even rent to me
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because | had a voucher. And they
woul d just refuse to give ne a cal
back.

And the few that did cal
back asked questions like, well, how
much is your voucher worth, and why
do you want to live in this area,
things of that nature. Right now the
voucher | have sone of the |andl ords
haven't even called back. |'ve had
to call the realtors to get a call
back. And even with that, it's |ike
ducki ng and dodging. It's like they
don't want to be bothered with us.

And | spoke with one
gentl eman. And he said, he doesn't
even want to deal with Section 8
anynore because | guess the pandem c
really -- | guess just threw them off
and just really dissuaded them from
wanting to deal with Section 8. And
it makes it | ook bad on people Iike
nysel f who do get up and go to work
every day and who do pay rent and who

are upstanding citizens and tenants.
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And when | did have ny
voucher, | spoke with people in the
Hot Mobility program because | want ed
to point out I was told that | had to
reapply to the county, get on the
waiting list, and | found out that
was not true. It was all a lie.

When | tried to get help, it was
really no one to help you, that
basically said you're on your own.
Those were the exact words, you are
on your own.

There's not enough properties
for the anount of voucher-hol ders
that are out there. Wat are we
supposed to do? And there has to be
sonet hi ng that can be done.

Everybody deserves a safe, clean
place to live. You know, they're
tal ki ng about |ow incone. Onh,

t hey' re maki ng | owincone housi ng.
They're bringing | owinconme housing,
you know, the rent -- there wll be
all places for people to live in West

and Sout hwest Phil adel phia, but it's
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not |ow incone for people in ny

i nconme bracket. Low incone for 100
to 100, 000-plus, that's not hel ping
people like nyself. Hello?

COUNCI LWOVAN GAUTHI ER: Yes,
| hear you. We hear you, Ms. \Waller.
Are you fin --

M5. WALLER  No, | didn't
know whet her the phone had cut off or
not. |'msorry.

COUNCI LWOVAN GAUTHI ER: W
hear you loudly and clearly.

M5. WALLER: Yes. And | just
want it to be known we are here, we
see you, we hear you, and we know
what you're doing. Just know that we
know it's wong. | know when I'm
being lied to and so do the rest of
us tenants. And when people get fed
up, we get fed up and show up in
nunbers.

And there's also a thing
call ed escrow. And when we start
putting our noney away, hey, don't

say you didn't know because you need
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to treat your tenants right. People
in Bartram s Village have been
waiting for years for help. Like
ri ght now we need hel p. There's been
br eak-i ns.

| ' ve been asking for years.
| " ve been volunteering with PHA as a
PHA anbassador to get help for
Bartramis Village. Even now |'ve
been asking, we need caneras, okay.
Caneras, there's been break-ins.
Peopl e been getting robbed. Sinple
things that they put up in other
communities, why can't we get them
What's the problem W' re not
| nportant enough to put it in a
nut shel | .

W need to be treated right.
| get up and go to work just |ike

many ot her tenants do. M doll ar

counts, it matters. | have a
voucher. | need a place to live. A
t wo- bedroom apartnent -- | nean a

t wo- bedr oom voucher, | have a

voucher. They didn't even put the
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1 amount of the voucher on ny voucher,

2 |like how nuch nmy voucher is supposed

3 to be. It's not on there. |It's

4 illegible. The nane of the person

5 who signed it, the representative,

6 you can't even tell who the person

7 is.

8 And | know Bret Holden is

9 there. I'maquite sure he can find

10 out who did this. [I'maquite sure

11 M. Kelvin Jeremah is there. He can

12 find out who did this. I'maquite

13 sure M. Kyle Flood -- soneone is

14 there that can tell nme who signed on

15  ny voucher and did not put the price,

16 the ampunt that ny voucher should --

17 the value of ny voucher, it should

18 state the anmbunt. It's not on there.

19 There should be a nane of a

20 representative, a M. or Ms.

21 Just say it was Cynthia Brown

22 just using it as an exanple, it says

23 nothing. It's just a |last nane

24 written in cursive. You can't

25 even -- it's illegible, cone on. And
LEXI TAS
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1 they make it that -- | believe they
2 do it that way just to | eave you
3 running in circles.
4 COUNCI LWOVAN GAUTHI ER: Thank
5 you so nuch, Ms. Waller. Thank you
6 for sharing your story and the
7 frustrations with using the voucher
8 as well as sone of the things that
9 wyou're confronting at Bartranis
10 Village. W do have Bret Hol den and
11 Kelvin Jerem ah here, and | know
12 that --
13 M5. WALLER  That's
14 wonderful .
15 COUNCI LMOVAN GAUTHI ER: Thank
16 you. W're all listening and we w ||
17 follow up on those specific concerns,
18 and thank you so nmuch for your
19 testinony today.
20 M5. WALLER: You are very
21 wel come. Have a great day.
22 COUNCI LWOVAN GAUTHI ER: You
23 too.
24 Rachel Wentworth, are you
25 there and connected?
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M5. WENTWORTH:  Yes, | am
her e.

COUNCI LWOVAN GAUTHI ER:

Pl ease state your nane for the record
and proceed wth your testinony.

MS. VENTWORTH:  Good
afternoon. M nane is Rache
VWentworth and |'' mthe Executive
Director of the Housing Equality
Center. HECP has worked since 1956
to advocate for the rights of
i ndi viduals and famlies to have
nondi scrim natory access to the
housi ng of their choice in the
G eat er Phil adel phi a region.

To this end, one of the main
activities conducted by HECP is its
Fai r Housing Testing program Fair
Housi ng Testing is essentially
nmystery shopping in order to observe
t he busi ness practices of a housing
provi der such as a landlord or a
property manager. Testing is
typically conducted to docunent

whet her honeseekers are being treated
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equal |y or whet her the housing
providers are conplying with fair
housing | aws as well as providing
qualitative data regarding the
experiences faced by consuners.

Over the past two years, HECP
has begun to test for conpliance in
t he source of incone protections in
rental housing under the Phil adel phi a
Fair Practices Ordinance. During
this period, HECP has sent testers to
I nqui re about the willingness of
housi ng provi ders adverti sing
af f ordabl e housing units falling
within the fair market rent standard
to accept housing choi ce vouchers as
the form of paynent.

In 62 tester contacts, 42 of
those or 71 percent of the testers
were told that vouchers were not
accepted. Only 10 testers or 16
percent were told that voucher-
hol ders were permtted to apply. And
the remaining tests were inconcl usive

wi t h housi ng providers either
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declining to provide a definitive
answer, telling testers that the unit
was al ready rented or testers being
unabl e to have a conversation in

whi ch substantive information was
exchanged.

And in all of the context
where testers were told that vouchers
were not accepted, the providers were
all very straightforward in stating
this policy. Sone of themwere |ike,
no, we don't participate in the
Section 8 program no, we do not
accept housi ng vouchers. Sone
provi ders stated sone vari ation of,
no, we're not required to. And in
many cases, housing providers
vol unt eered broader policies such as
none of our policies are registered
with the Section 8 program none of
our owners accept vouchers or owners
deci de i ndividually whether or not
they want to participate in the
Section 8 program

And then in addition in a
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smal | nunber of tests, housing
providers also indicated additionally
t hat ot her types of nonenpl oynent
I ncone such as child support or SSDI
woul d not count towards incone
qualifications. And although this is
a prelimnary series of tests that
represents a snmall and
nonr epresentative sanple of rental
transacti ons occurring in
Phi | adel phia, they do tell us that
source of inconme protections are
routinely and blatantly disregarded
by | andl ords, property managers and
rental agencies throughout the Gty.
It's apparent that voucher-
hol ders regul arly face unl awf ul
di scrimnation as an additi onal
barrier if their search for alimted
supply of affordable rental housing
I n Phil adel phia. And additionally,
the recurrent and unconceal ed deni al
faced by our testers leads us to
presune that there's also a

w despread perpetuation of the
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erroneous belief that engaging in
di scrim nati on based on source of
I nconme is a lawful practice.

So effective enforcenent and
substantial consunmer and provider
educati on regardi ng the current
exi sting protections are truly vital
to ensuring the rights of voucher-
hol ders and hol di ng rental housi ng
provi ders accountable to their fair
housi ng obligations. Thank you for
your attention to this inportant
| ssue and for the opportunity to
comrent .

COUNCI LMOVAN GAUTHI ER: Thank
you so nuch for being here today and
t hank you for your really inportant
wor k.

David Smth, are you there
and connect ed?

MR SMTH |I'mgoing to tel
you sonething. |[It's going to be
short and sweet, but it is going to
be a |ot of detail. So if it goes a

little over, it goes a little over
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because | got to get it out.

COUNCI LMOVAN GAUTHI ER: The
floor is yours. Thank you so nuch.
Pl ease state your nane for the record
first and then --

MR SMTH M nane's David

Smth. | live in Northeast

Phi | adel phia. |'ve been there all ny
life. | finally got a place after --
it was six nonths. ['man autistic
man, and | honestly -- what | went

t hrough, | ended up al nbst commtting

sui cide over it.

A | ot of places would not
take me. We went through place and
to place and to place. | thought
that | was going to end up in a very
bad nei ghborhood or living in a group
honme, because that's another thing we
got to address with people with
disabilities, wwth autism Hi gh
functioning nental illness doesn't
nmean |' mthe good doctor and | can
work 40 hours a week. That's because

we got these MAGA Republicans in

LEXI TAS
215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess 73

3/ 20/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

office that don't give a damm about
people like nme. I|I'msorry I'm
getting enotional.

And what we need to do is
take a | ook at the standards. | do
think for disabled people the waiting
peri od should be indefinite.

Meani ng, you got that nuch tine, the
rest of your life if you have to. |
al so think that the houses need to be
mandatory and | nean nmandatory, and
people need to go to jail if they
don't take it. I'msorry. [|I'm
starting to go off-script here.
Because people like ne, it's going to
be life and death literally.

| do not want to end up in a
group honme. | |ike ny freedom
because | can cone and go as |
pl ease. Just because |'m high
functioning, | can't afford it. |
can't afford $1200, $1300 a nonth.
And | think the standards shoul d be
1122. It should be $1200, $1300,
$1400.
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And | honestly think that
what they need to do is start -- |I'm
going to say sonething that no one's
ever thought about, and I know t hat
you're only Cty Council but it
shoul d be noted. | think the United
Nati ons need to get involved and hol d
sanctions agai nst the country and
say, you do not sup -- we do it in
ot her countries, why not us. You
need to say, you know what, you don't
supply houses to the npbst needy, |'m
not tal king abl e-bodied, |I'mtalKking
di sabl ed, senior citizens, then we're
going to hold sanctions. | bet you
that would end the housing crisis
| i ke (gestured) if they did that.

And | do, | think it needs to be an
arrestable offense if they don't.
|"msorry. | knowit sounds a little
harsh, but we need to cone down |ike
an iron fist on sone of these people.

The next thing we need to do,
here's how you do hel p | andl ords.

You tell them okay, if their
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rej ections happen to be, okay, well,
we have to fix up the stuff and al

t hat, perhaps give them a | oan,

per haps give themtax abatenent or
sonething |like that so they can say,
oh, okay, we'll consider it. But
sonet hi ng needs to be done for people
i ke ne.

People like nme, | al nost
ended up -- you don't know what |
went through. M nomand | ended up
with argunents and everything. |
finally found this person here. If |
did not find her, I would not have a
place to live and | would be in a
group hone. I'msorry. I'mtired of
t hi s.

It's got to be done and it's
got to be done now, and it has to be
done with -- and to the activists, we
need protests, but not 1,000 people
here and there. W need mllions of
peopl e protesting for housing. |
nmean, we're not |eaving until you do

it. And if you don't do it, then you
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m ght as well resign. That's what we
need. Sorry, but | needed to tell
you t hat.

COUNCI LWOVAN GAUTHI ER: Don' t
be sorry, M. Gay. You know, |
think this conversation has to be
real. It has to show the real
| npact, that a struggle to find
housing or inability to thoroughly
access housi ng has on people's lives,
right.

Many people are landing in
hospitals or in jails when it's an
af f ordabl e housing i ssue --

MR SMTH O dying.

COUNCI LWOVAN GAUTHIER: O
dying |ike you laid out. And so,
when we say --

MR SMTH  That's why | said
It's a human right.

COUNCI LWOVAN GAUTHI ER: Yep.

MR SMTH  That's why | said
that if they discrimnate, if that
person dies, then that person shoul d

have the right to -- or if that
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person gets sick for it, then that
person can sue that |andlord and
beconme a mllionaire thensel ves,
because that's the type of thing we
need to do.

| think if they see that
t here's consequences and | nean harsh
consequences, nmaybe they'l|l be nore
willing to do it because they'll be
too afraid not to.

COUNCI LMOVAN GAUTHI ER: Thank
you for drawing that out for us. W
appreci ate you.

Di onna Roundtree, | see you
there. Are you able to state your
name for the record and proceed with
your testinony?

M5. ROUNDTREE: Yes. M/ nane
is Donna Roundtree. 1'Ill start ny
testinmony. Back in 2007 | had noved
into Bartramis Village with ny two

young children. | noved over there
in 2007. | lived over in Bartramfor
about 10, 11 years. | got ny voucher

2020. It took -- once |I got the
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1 voucher, you know, | was very happy.
2 What | didn't know is the
3 extent of what it neant to have the
4 voucher. Once you get the voucher,
5 you're kind of left out on your own
6 to search for a honme and deal with
7 the remarks fromlandlords, um-- |I'm
8 sorry, I'msorry. | went through a
9 lot having a voucher. | had
10 landlords say to ne, are you able to
11 afford the place that | was | ooking
12 at.
13 | have an opposite type of
14  situation. | saw a |ot of houses
15 where | andl ords said they would
16  accept the voucher. But once they
17 saw ne in person, that flew out the
18 wi ndow. That flew out the w ndow.
19 Once they saw ne in person, that |
200 was a Bl ack wonan, that was the end
21 of a lot of searches that | had to
22 deal with having ny voucher.
23 During the tine that I was at
24 Bartram Village, |like Ms. Waller
25 stated, we needed and still need a
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| ot of help over there, especially
canmeras. M son had -- a year before
| got ny voucher, nmy youngest son was
shot in the back, literally across
the street fromBartram Vil l age.
There were -- well, | was told there
were no caneras. It was hard to get
in touch wth investigators, which |
found that shooting wasn't even

| nvesti gat ed.

It's just the -- the other
thing wwth that, having a voucher, is
the housing that are |isted online,
they're not |ivable hones. |
literally saw a hone that snell ed
| i ke gas was | eaking. There were no
mar kets, no stores. | asked the
person that was show ng the hone
where is the nearest market. She
told ne she did not know and
proceeded to ask ne if | have
(i naudi ble). | saw a house where the
washer and dryer was in the bathroom
These houses that were on the |i st

for Section 8 vouchers are
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1 ridiculous. [It's just ridiculous.
2 Finally, | found a house.
3 Had no pictures, | kind of went out
4 on alinb and said | don't have
5 anything to |l ose and found a | andlord
6 that was willing to take nmy voucher.
7 Not everyone -- not everyone is
8 fortunate. A lot of folks in Bartram
9 Village that | did know that received
10 their voucher gave it up, strictly
11 because two bedroons is hard to find,
12 that's nunber one.
13 For us residents that only
14 needed two bedroons, it's not
15  happening. [It's not happening. |
16 think the vouchers need to be changed
17 or updated or sonething because two
18 bedroons is unlikely to find. | just
19 want to thank you guys for having ne
20 and hearing nme speak. | really hope
21  there are changes.
22 | do want to say one thing,
23  something that Ms. Waller stated.
24 The voucher does not have an anount
25 on the actual paper. |'mnot sure
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why that is, but | believe that it
should be. And | also believe that
t he vouchers should be a | ot higher
because, you know, the world we |live
I n everything has gone up for
wor ki ng- cl ass fol ks.

Qur noney is being divided
and the person -- you have to have a
roof over your head and everything
else. But I'mvery grateful that you
guys listened to ny testinony. | do
feel like it's really depressing, so
| understand what the |ast gentl eman
was stating because | was willing to
quit and give up ny voucher al so.

COUNCI LMOVAN GAUTHI ER: Thank
you, Ms. Roundtree. Thank you so
much for being here and thank you for
sharing your story and for really
hi ghlighting how all of this is tied
together, right. A lack of
af f ordabl e housi ng, gun viol ence, the
toll that that takes on people.

And | thank you for your

reconmendati ons on the voucher
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program but al so on changes as we
heard before that need to be made in
terns of our investnents in the

public housing sites that we have.

And | also wanted to say, | don't
know how hel pful it wll be, but
we'll follow up to get your

I nformati on because you shoul d have a
good under st andi ng of the
i nvestigation into your son's
shoot i ng.

And so, if that is -- we'd
like to follow up with you on that.
|f that's sonething that you want
with PPD to get a sense of what
exactly happened and who's
responsi ble for that investigation.

M5. ROUNDTREE: That woul d be
great .

COUNCI LMOVAN GAUTHI ER: Thank
you so nuch for joining us today.

Are there other nenbers from
the Commttee that have questions or
comrents for this panel ?

(No response.)
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1 COUNCI LWOVAN GAUTHI ER:
2 Ms. Shearlds, wll you please call
3 the next panel to testify.
4 THE CLERK: Sherry Thonas,
5 Jesse Keel and Erin Blair.
6 COUNCI LWOVAN GAUTHI ER:
7 Sherry Thomas, are you there and
8 connect ed?
9 M5. THOMAS: Yes, | am (Good
10 afternoon, Councilwoman Gaut hi er.
11 COUNCI LWOVAN GAUTHI ER Good
12 afternoon. Please state your nane
13 for the record and proceed with your
14 testinony.
15 M5. THOVAS: Sure. |I'm
16 Sherry Thomas. | amthe D rector of
17 Housing at the Legal dinic for the
18 Disabled. The Legal dinic for the
19 D sabled, otherw se known as LCD, is
20 a direct legal services agency. W
21  serve lowincone individuals |iving
22 with physical and nental health
23 disabilities, and we are partnered in
24 the Phil adel phia Eviction Prevention
25 Project. | thank you for this
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opportunity to testify in support of
Resol uti on No. 221031.

Many of LCD clients are
Housi ng Choi ce voucher-hol ders and
many of themdue to their disability
live on fixed inconme. So this
subsidy is one of the few ways they
can afford safe and suitabl e housing.
Very --

( Backgr ound
I nterruption.)

COUNCI LWOVAN GAUTHI ER:
Sorry. One second.

Ms. Roundtree.

Ms. Roundtree.

M5. ROUNDTREE: Yes. |I'm
sorry.

COUNCI LWOVAN GAUTHI ER: Can
we have you go on nute?

M5. ROUNDTREE: Yes.

COUNCI LMOVAN GAUTHI ER: Thank
you so nuch and thanks again for
bei ng here today.

Pr oceed.

M5. THOVAS: Ckay. Thank you
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so nmuch. As | was saying, many of
LCD s clients are voucher-hol ders and
many of themdue to their disability
are on fixed incones, so that the
voucher is really one of the very few
ways that fol ks with physical and
nmental health disabilities are able
to access safe and suitabl e housing.
However, what we found in our work is
that at every stage there's
opportunity for source of incone

di scrimnation, whether that's
explicit or inplicit.

So finalizing a | ease as we
heard today using a voucher can take
several nonths. This includes
| ocating a | andl ord who accepts the
voucher, undergoi ng an inspecti on,
negotiating the rent and then finally
actually signing the | ease. And
every stage of this process provides
an opportunity for inplicit or
explicit source of incone
di scrim nati on.

Fi nding a | andl ord who
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accepts a housing voucher can feel

| i ke finding a needle in a haystack.
Renters use websites such as

af f or dabl ehousi ng. com which i s what
Is linked through PHA. But what we
have heard fromnultiple renters is
that that website is not accurate.
Oten they find that properties that
are listed as available are actually
unavai |l abl e once they find out if

t hey even get a call back.

And this is especially
frustrating for people living wth
physi cal and nental disabilities.
Living with a disability, it often
means |less time and often tines |ess
ability to conduct a housing search
W t hout assistance. People |iving
with disabilities often spend
consi derable tinme perform ng day-to-
day activities and accessing health
care. And so, this stretches out the
time it takes to find housing. And
we heard in M. Gay's testinony that

the time limts on being able to use
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a voucher is really detrinental for
people living with disabilities.

Once soneone actually | ocates
a property, they nust still apply.
And at this stage, they're subject to
just discretion. Recently we had an
LCD client who applied for housing,
but once the landlord found out that
they were using a voucher, they were
told they were no | onger | ooking at
applications, although he was able to
subm t one.

Finally or actually next, the
property mnust undergo an inspection.
And this can take several weeks to
conplete. W do appreciate that the
program doesn't want to fund
properties that have habitability
| ssues. However, the way the current
rental market is going, it rewards
speed. Suitable properties are
snat ched up wthin days of them
com ng on the market.

We've had clients reach this

I nspection stage and then | andl ords
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back out at that point saying that
it's taking too long. And this
di stinction of speed between voucher-
hol ders and those who don't hold a
voucher severely puts people at a
di sadvantage, and it gives an
opportunity for -- this is inplicit
di scrimnation of an entire group
bei ng di scri m nated agai nst sinply
because of how the rent is going to
be paid. And at that point, soneone
has al ready invested several weeks
| ooki ng at one property, and now t hey
have to start from ground zero.
Lastly, after a property
passes inspection, the | andlord nust
then accept the rent limts that are
actually placed by the subsidy. And
we' ve seen at that stage too where
| andl or ds have backed out at the
final stage. And this is largely due
to rent increasing exponentially due
to the absence of rent control as
well as the Ilimtations that PHA has

on subsi di zing higher rents.
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Voucher - hol ders are once
again treated differently than those
who are not voucher-hol ders sinply
because the way their rent is being
paid. So this is just a small sanple
of the challenges that we see as
practitioners with our clients. At
every stage, all four of these
stages, there's an opportunity for
explicit and inplicit discrimnation
and a distinction between a voucher -
hol der and nonvoucher hol der.

So LCD truly appreciates the
Comm ttee's recognition of these
| ssues and we're |looking forward to
wor ki ng on equi tabl e sol utions
t oget her. Thank you.

COUNCI LMOVAN GAUTHI ER: Thank
you so nmuch. That was really, you
know, that was really informational,
especially how you broke down how the
di scrim nati on happens at each stage
of the process. | think that's very
hel pful for us or will be very

hel pful for us as we try to sol ve
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1 this issue.

2 M5. THOVAS: Thank you so

3 nuch.

4 COUNCI LWOVAN GAUTHI ER: Thank

5 you. Jesse Keel, are you there and

6 connected?

7 M5. KEEL: Yes, | am Hi.

8 COUNCI LWOVAN GAUTHIER: Hi .

9 Can you pl ease state your nane for

10 the record and proceed with your

11 testinony.

12 M5. KEEL: Yes. Well, thank

13  you, Jame and the rest of the team

14 for hosting this testinony. | find

15 it to be such a vital conversation,

16 especially as a person who's a young

17 adult who currently holds a voucher

18 and have peers who al so have house

19 vouchers and the conversation that we

20 have, right, in regards to the

21 process for us.

22 So | wanted to speak on,

23 |ike, us having a streanilined system

24 and software platformfor voucher

25 support. |I'mthinking of those who
LEXI TAS
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have vouchers, those who obtain
vouchers that may not be connected to
an organi zati on and need support
along the way in regards to questions
that conme up from | andl ords,
guestions that they conme up with

t henmsel ves that they're unable to be
able to, you know, vocalize when
goi ng through a part of the process.

So it seens |like the process
of vouchers is very confusing for
both recipients and | andl ords.

Reci pients are unsure of how to
navi gate the conversation with

| andl ords who claimthat they don't
accept vouchers and are not
participating in the "voucher
program "

And so, this was sonething
that has conme up a lot in
conversations with | andl ords where
it's, like, how nmuch is your voucher
for, and no one has a cl ear answer
for that. And then also, in regards

to this concept of a voucher program
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and what |'ve cone to realize is that
there is no voucher program It's
just folks have a voucher and it is
consi dered a source of incone, right,
And so, even literally just today |
reached out to soneone, they reached
back out and I nentioned the voucher,
oh, we're not part of the voucher
program And |I'mjust like, there is
no program It's just are you happy
to accept this voucher or not.

So there's no clarity on the
timeline of voucher assistance. So
on one hand, vouchers are said to be
consi dered i ncone as | just
mentioned. Yet how are we able to
submt these on applications as a
source of inconme so that way there is
that accountability if an applicant
I's denied for incone and then it's
i ke, okay, well, now | clearly have
the case that this is incone
di scri m nati on.

Vouchers currently do not

meet the current market value. So in
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areas that are up-and-com ng and
decent for decent habitabl e spaces,
we have Kensington, we have Fi sht own,
right, where they have new housi ng,
the Gty for that specific zip code
Is only willing to pay no nore than
$950. VYet the nmarket rent in this
area i s $1200- pl us.

And | even had a conversation
with property managenent fromthat
area. They nentioned that PHA has
directly denied a rent offer fromthe
| andl ord that didn't align with
theirs or even in negotiating a
price, PHA was not wlling to budge
because of what they considered to be
mar ket rent.

Young people are facing
di scri m nati on now nore than ever
bef ore who | ack previous rental
hi story who may or nmay not have
cosi gner support. And so, even in
t hose cases where you have property
managenent and | andl ords who say they

outri ght do accept vouchers, the
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1 screening criteria is not realistic
2 and it's not reflective of the
3 denographi c of people who are hol di ng
4 these vouchers, right.
5 So i n understanding that the
6 denographic of those who have these
7 vouchers are nost |ikely not com ng
8 froma financial outstanding
9 background, so what can that
10 screening criteria look like that is
11 different but still adhering to the
12 confort |evel of |andlords.
13 |, nyself, and young peopl e
14 have had direct interactions with
15 property managenent who outri ght
16 ignore our inquiries once we nention
17 a voucher. And young peopl e and
18 ot her voucher-hol ders are being faced
19 with limted options and forced to
20 live in areas that are unsafe.
21 So | personally have reached
22 out to -- | personally reached out
23 to -- and I'm going to name-drop
24  pecause | don't mind. It is what it
25 is. | reached out to an agency
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called Rentals 215 that explicitly
accepts vouchers. They are actually
I n the Padm ssion software and | was
ignored. | had a friend who reached
out separately, | had themreach out
as a test, right, and ny friend was
responded to imediately. Yet | also
did a followup with themand their
assistant, and still have conti nued
to be ignored. Just to kind of
confirm ny suspicions, right.

And then recently | know OHS
has prai sed Qdin Property Managenent
for receiving and accepting vouchers
and having a partnership. However,
it seens to be that they're only
accepting vouchers for specific
| ocations which is just confusing to
nme. Either you accept vouchers or
not, and it shouldn't be contingent
upon this |ocation or that |ocation
because then you're sayi ng, okay,
well -- in a sense it seens |ike
you're redlining ne in an area that

you deem habitable for soneone of ny
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denographi c, financial denographic.

We asked for Gty Council to
I ncrease funding that's allocated for
honmel essness in young adults youth to
curate a system of accountability
towards PHA, OHS and | andlords in
order to protect voucher-hol ders,
potential tenants and even | andl ords
as well, so we need support in
uphol di ng the Renters' Access Act in
ways in which the screening
requi renents for voucher-hol ders are
different.

Anot her solution would be a
re-evaluation of the Cty's zoning of
mar ket value to match the current
needs market so that voucher-hol ders
are not being inpacted by the rise of
gentrification and bei ng suscepti bl e
to areas that are unsafe, right.

Anot her sol ution would be
maybe to create a housing agent that
acts as a rental agency specific for
people wth vouchers to be able to

conduct a special screening that
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el i mnates that process outside of
this fictional agency, because this
application process for voucher-

hol ders is stressful. It's

di scrim natory.

Anot her sol uti on woul d be
clarity across the board for voucher-
hol ders on extensions that they can
rely on. Yeah, |'mcurrently being
told that ny extension is not an
option even though ny case nanager
explicitly let them know that, hey, |
gave her notice of the voucher late
because | seen it late, so can we
extend it. And it was just nmet with
i ke, oh, well, you know, that's a
grace period. And that's not cool at
al | .

And so, I'mstill trying
to -- ny voucher actually extends
this week. And so, I'mtrying to
figure out -- expires this week, ny
apologies. So I'mtrying to figure
out is there an option avail able for

me to have an extension. And lastly,

LEXI TAS
215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess

3/ 20/ 2023

98

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

If we can conme up with sone working
group solutions that include a
re-eval uation of |andlord
requi renments when it cones to sone of
the unrealistic inspections that is
held by PHA when let's be real, we do
have sone HUD-specific properties
that they thensel ves kind of don't
neet their own inspection
expect ati ons.

So thank you so much for
|l etting nme speak on behalf of nyself
and ot her young people Iike nyself
who are being net wth housing
di scrim nation and facing
honel essness. Yeah. Bye.

COUNCI LMOVAN GAUTHI ER: Thank
you, Jesse. Thanks for your
testi nony. Thanks for your work that
| know is fuel ed by your own personal
experience. And | want to follow up
with you, if possible, after the
hearing to see if we can get you any
assi stance on your individual issue

with respect to your voucher

LEXI TAS
215-504- 4622




Conmi ttee on Housing, Neighborhood, and the Honel ess 99

3/ 20/ 2023
1 extension.
2 M5. KEEL: | appreciate you,
3 Counci |l wman Jam e. Thank you.
4 COUNCI LWOVAN GAUTHI ER: Thank
5 you.
6 Counci | menber Brooks.
7 COUNCI LWOVAN BROOKS:  Just a
8 point of clarification. Am|l hearing
9 that fol ks do not know how nuch their
10 voucher actually is or there's no
11 docunent that they receive saying how
12 much the voucher is while they're
13  searching for an apartnent?
14 COUNCI LWOVAN GAUTHI ER: |
15 think Ms. Roundtree tal ked about
16 that. Also, Ms. Waller tal ked about
17 that. So do one of you want to
18 answer that? Is it that it's just
19 not printed on the voucher or do you
20 not know? |s there nothing that
21 tells you?
22 M5. KEEL: So it's not --
23 this is Jesse Keel. It's not printed
24 on the voucher at all as well as
25 there -- if you don't have a case
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manager, typically you should receive
a docunent that has a zoning of how
much they're willing to pay dependi ng
on which zip code. But as |
menti oned before, if it's being
submtted as a source of incone and
there's no nunber on it, then it can
be denied as a source of inconme and
not be accountable to incone
di scrim nation because there's no
nunber on it so...

COUNCI LWOVAN BROOKS:  Ckay.
And ny other questionis -- | think
this is Jesse Keel. You tal ked about
the systens that are in place to
assist in the search. | think you
and soneone el se spoke about this
earlier. So just for clarity, there
Is a website or database that they
send you to, but the information is
not accurate or usable in order for
you to find appropriate housing; am!|
correct?

M5. KEEL: Yes, typically.

However, in nbst cases these
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researches aren't sent imrediately.
And if they are, it's sonething that
you have to kind of continue to pul
teeth and request. And you -- | know
| personal ly have received different
resources fromdifferent people so
it's not centralized and then as well
as when it is received, these things
are not updated and accurate.
COUNCI LWOVAN BROCKS:  Ckay.
M5. THOMAS: Counci | worman
Br ooks - -
COUNCI LWOVAN BROCKS:  Yes.
M5. THOMAS: | al so nentioned
that in ny testinony. So there is a
website cal l ed affordabl ehousi ng. com
t hat we have heard tenants say t hat
It's not up-to-date. And going to
t he anmount of rent that would be
| i sted on the voucher, so that fi nal
stage ny understanding is that
there's a negotiation that happens
bet ween PHA and the | andl ord, so the
| andl ord woul d need to accept

what ever that negotiated anount is
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before they | ease up.

COUNCI LWOVAN BROCKS: Ckay.
Thank you.

COUNCI LWOVAN GAUTHI ER: Thank
you so nuch. Thank you,
Counci | menber.

Erin Blair, can you state
your nane for the record and proceed
with your testinony.

M5. BLAIR H . M nane is
Erin Blair. | amthe Director of
Nur se Advocacy and Resources for the
Nati onal Nurse-Led Care Consortium
In this role, | support naternal,
child health hone visitors serving
famlies in nultiple prograns across
the City of Philadel phia from
pregnancy until their children reach
school age.

Thank you so nuch for hosting
today's hearing. | really appreciate
the attention to this devastating and
of ten overl ooked issue that blatantly
flies in the face of |egal precedent

that's been set many, nany years ago.
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We've heard a lot of stats and stuff
like that. |1'mgoing to change up ny
testinony a little bit to nore
directly speak to the health
I npl i cations of extended housing
I nsecurity when fol ks are on
vouchers. But | think that pregnant
and parenting people are at
especially high rates -- experience
housi ng i nsecurity at higher rates
t han many ot her groups of people for
many reasons, but discrimnation kind
of tops out the list often tines.
And you put on top of that a voucher,
It gives |landlords even nore recourse
to choose not to rent a hone to
famlies.

Housi ng i nsecurity and
honel essness are responsi ble for a
host of | ong-term highly expensive,
costly-to-taxpayer health outcones.
And in ternms of social -enotional
outcones, |like we heard fromM. --
| lost -- fromone of the --

COUNCI LWOVAN GAUTHI ER:
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M. Gay.

M5. BLAIR Yes, earlier as
well as just the -- how do you bond
with a baby when you are
couch-surfing and try to figure out a
safe place to sleep at night, how do
you get your child to day care each
day when you' ve been forced into a
voucher or a shelter that is an hour
and 15 mnutes via public
transportation away fromyour child's
regular child care or early chil dhood
center.

There's a lot of things that
we don't necessarily think about, the
costs of the housing insecurity, our
shelter system honel essness. One of
the best indicators for heart disease
in adults is early chil dhood
honel essness and trauma as chil dren,
so when we're tal king about
I nt ergenerational |ong-term needs --
but in ny role working, | also direct
a small direct grant famly support

fund and | regularly engage wth
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| andl ords around the chal |l enges t hat
t hey experience and al so just trying
to get themto let ne give them
noney.

| have to fight with
| andl ords to I et nme give them noney
because they're so anxi ous about
taking funds after the pandem c and
negati ve experiences associated with
the multiple phases of rental
assi stance as well as dealing wth
prom ses of noney that never cane
t hrough, |i ke sone of the things we
I ssued in the four-part housing
voucher acceptance thing.

Sonme of the I andlords, the
rare unicorn |andlords that | neet
that are willing to work with
vouchers, still express a |ot of
frustration around waiting sonetines
weeks to nonths to finally get a
paynent when they're working with a
person to get theminto housing, and
it's nothing to do with them

They're waiting for an inspection for
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1 alnost a nonth, Iike a second
2 inspection or a follow up or things
3 like that, that just prevent
4 everyone.
S And the other issue is when
6 you consider that the famlies that
7 often tinmes are receiving these
8 vouchers and waiting on these units,
9 they are taking up spaces in
10 emergency housing that need to be
11 available for people that are newy
12 becom ng honel ess. There are
13 famlies that are being separated
14 because there's not adequate space in
15 shelters for them
16 There are a | ot of young
17 peopl e that are choosi ng dangerous
18  housing situations because there's
19  not adequate space in shelters.
20 Survival sex is areal thing. It's a
21 thing that a | ot of people end up
22 using to be able to have a roof over
23 their head and an address to receive
24 pmail at so they can continue their
25 penefits and get the supports that
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1 they need. | want that to really
2 sink it. It's sonmething | see
3 reqgularly. [It's something | see
4 regularly with people who are
5 supporting young chil dren.
6 And | think that it's fair
7 for property owners to be concerned
8 about never receiving a paynent in
9 the first place, you know. | think
10 that often tines we hear about
11 T andlords that are bad actors because
12 they're not foll ow ng through, but
13 this is a scenario and a situation
14 where we really need to exam ne
15 accountability on PHA and
16 accountability on the Cty services
17 that are tasked wth naking sure that
18 funds are accessible, rapid and neet
19 the needs of people.
20 |f | have had a job and |
21  only got ny job acconplished 6 out of
22 the 10 tinmes they tried to, |
23 probably woul dn't have a job very
24 long. Wy are we allowng Gty
25 services to function in a way where
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it only functions 60 percent of the
time. And frankly | feel that 60
percent is a very generous nunber.
Because if you think about the nunber
of famlies that are informally
refused housing with voucher systens,
that's the one that makes an
application, right. W're talKking
about a lot that aren't.

So | just want people to
think that we are working really hard
to inprove maternal, child health in
the City of Philadel phia. Bl ack
wonen in the Gty of Philadel phia die
at exorbitant rates and they al so
experience honel essness at far higher
rates than their peers.

| work with the Phil adel phia
Hones 4 Youth Coalition. | recomrend
anyone who's interested in | earning
nore about youth housing issues to
join that coalition. Follow up with
Jesse. Follow up with ne. Pl ease,
pl ease, please cone hear from young

peopl e directly about what sol utions
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w il work for them and what i ssues.

A lot of young people | know
wi th vouchers would not like to live
al one, but they are not able to use
their voucher if sonebody el se is not
on -- if everyone that's going to
live in a household isn't on the
voucher, then |landlords don't know
how t 0 navi gate that.

But traditionally young
peopl e have had a nuch easier tine.
Li ke when you think about coll ege
housing, it's four people living in
one house together. That doesn't
really exist for young peopl e aging
out of foster care or for young
people wth vouchers. And frankly,
It's just 100 percent unacceptabl e
t hat young people are allowed to age
out of our foster care system
directly into honel essness. They are
required by law to have a
transitional plan in place for
transitioning to adulthood, and 21 is

not hi gh enough.
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Young people today live with
their famlies for |onger, and that
nmeans that we should have systens in
pl ace that support people for | onger.
|"'mtrying to stay within ny tine.
You guys have ny witten testinony.
There's | ots of other good stuff in
there, but I wll open it up for
guestions and other fol ks that m ght
have things to say.

COUNCI LMOVAN GAUTHI ER: Thank
you so nuch, Erin. W really
appreci ate you adding to what the
tenants here did, right, focusing on
how this issue inpacts real people in
their everyday lives, and we
appreci ate that.

Are there any questions or
comrents for this panel from nenbers
of the Commttee?

(No response.)

COUNCI LWOVAN GAUTHI ER. Ckay.
Ms. Shearl ds, can you call the next
panel or witness to testify?

THE CLERK: Fromthe Ofice
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of Honel ess Services, we have Liz
Hersh. From PHA, we have Kelvin
Jerem ah, Bret Holden. And fromthe
Phi | adel phi a Conm ssi on on Hunman
Resol uti ons, we have Kia Ghee.

COUNCI LWOVAN GAUTHI ER:
Wonderful. M. Hersh, | see you
there. Can you state your nane --

M5. HERSH H --

COUNCI LWOVAN GAUTHI ER. Good
af t er noon.

M5. HERSH. Hi, everybody.
Counci | mrenber Madam Chair, it m ght
be hel pful to have Kelvin testify
first because a | ot of what we do
actually follows the protocols of
PHA, so | think he's probably better
Situated to provide that context, and
then |I'm happy to go fromthere.

COUNCI LMOVAN GAUTHI ER: Thank
you soO nuch.

Kel vin, thank you so much for
j ol ning us today.

MR. JEREM AH. My pl easure.

Good afternoon, Chairwoman Gaut hi er,
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Vi ce-Chair Jones and ot her nenbers of
the Commttee. |'m Kelvin Jerem ah.
' mthe President and CEO of the

Phi | adel phi a Housi ng Authority. As
you may be aware, PHA is of course
the largest | andlord in Pennsyl vani a.
We provide housing to over 19, 500

| ow-inconme famlies through the
Housi ng Choi ce Voucher Program what
we refer to as HCV, a programthat is
formerly known as the "Section 8
program "

PHA is incredibly pleased to
see Council's interest in protecting
voucher-hol ders fromunfair rental
practi ces and housing discrimnation.
As | ' msure Council knows, a 2021
deci si on by the Pennsyl vani a Suprene
Court struck down the Cty of
Pittsburgh's source of incone
ordi nance in a unani nous deci si on.
According to the decision and |
guote, "Nothing in state statute
permts a city to enact |egislation

requiring residential landlords to
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participate in and ot herw se
vol untary federal housing subsidy."

Whil e PHA agrees that the HCV
programwas i ntended to be voluntary,
we strongly believe and PHA whol |y
supports all City efforts as well as
the state to codify protection for
renters to make sure | andl ords cannot
refuse to rent based on one's source
of incone. As | nentioned earlier,
PHA supports 19,500 famlies in the
HCV program

The average househol d size is
three, and the average annual
househol d i ncone i s approxi mately
$16, 000, well within the poverty
guidelines. This is itself a
contributing factor we believe in
famlies ability to quickly find and
rent safe, quality, affordable houses
In our Cty.

The average nunber of days to
secure a unit before it is submtted
to PHA for approval is approximtely

17 days. That being said, however,
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the majority of voucher-hol ders,
approximately 75 percent who find an
HCV unit are | eased within four
nmont hs of voucher issuance. The
resolution nmentioned that the rate of
rejection of tenant-based vouchers is
hi gh i n nei ghborhoods with | ow
poverty rates.

PHA cannot -- | think it
mentioned that it's 83 percent of
| andl ords refusing to accept
vouchers. PHA unfortunately cannot
corroborate that figure as we do not
keep data on rejections or refusal by
| andl ords to accept a voucher and
participate or participate in the
program However, PHA does advi se
and ask clients to contact the HCV
teamif a landlord or owner declines
the rent or rejects themas a
voucher - hol der.

Unfortunately, PHA receives
very little feedback on these
occurrences fromour clients.

Nonet hel ess, when PHA clients do
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1 report to PHA, our teamw || engage
2 wth proposed | andl ords conducti ng
3 outreach to educate themon the
4 programand its benefits. To this
5 end, PHA has inplenented a nunber of
6 incentives and an assurance program
7 to entice private landlords to
8 participate in the HCV program
9 In 2021, PHA introduced new
10 nonetary incentives to Phil adel phi a
11 landlords either newly joined in the
12 programor who are adding units to
13  the HCV program The incentives
14 include tinme-limted signing bonuses,
15 rangi ng anywhere from $300 to $1, 000
16 for opportunity nei ghborhoods as well
17 as the Omer Assurance Fund.
18 Let me just take a coupl e of
19 mnutes and tal k about the Oaner
20  Assurance Fund because | think that's
21  probative to the discussion we were
22 having, Madam Chair. The Owner
23 Assurance Fund, which is currently
24  offered to approved | andlords, is
25 designed to protect property owners
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from unexpect ed danages beyond the
normal wear and tear.

Thr ough outreach and
engagenent, PHA found that many
private | andl ords were hesitant to
participate in the programdue to the
belief that renters with vouchers
m ght cause damage to units beyond,
beyond the average rental narket
client. PHA for its part recognized
this, that its population -- that the
popul ation that we serve is
vul nerabl e and often cones wth a
host of other needs that nonmarket
rate -- that market rate tenants may
know. Wear and tear is sonetines not
the sane in the private market.

As | andl ords, we saw t hat
| npl enenti ng the Omer Assurance Fund
was a critical conponent to
responding to the owner's request and
concerns regarding their
participation in progranms. Under the
terns of the program PHA rei nburses

property owners who participate in
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the HCV programup to $2500 to help
cover repair expenses, net of any
security deposits withheld for
damages. Through the end of 2022,
over 2500 new units were added to the
HCV program and PHA paid out over $1
mllion in incentives to HCV

| andl or ds.

PHA, it's inportant to note,
does not receive any specific
federal, state or Cty funding for
this initiative. Instead PHA
appropriated these funds in an
ongoi ng effort to reduce barriers
faced by recipients of the Housing
Choi ce Voucher. Wth these incentive
prograns and conti nued outreach and
marketing to landlords by PHA within
the O fice of Honel ess Services, over
900 new Gty landlords have rented a
unit to a PHA voucher-hol der since
2021. PHA now has over 5200
participating |andlords renting to
voucher-holders in the Gty up from

about 4, 000 or 4500 in 2017.
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Anot her area of focus for PHA
to increase HCV participation over
t he past decade has been our Housi ng
Qpportunity Program what we cal
HOP, which was an early iteration of
what has now been pronoted nationally
by HUD as its nobility program HOP
Is a housing mobility initiative
aimed at assisting famlies
participating in the HCV programto
expl ore housi ng choices and to nove
to opportunity areas within
Phi | adel phi a and surroundi ng
conmuni ti es.

Qpportunity areas offer as
you all know nore desirable life
opportunities for HCV famlies,

I ncluding a better quality of life in
housi ng, diversity nei ghborhoods and
access to better schools, nearby
shoppi ng and of course increased

enpl oynent opportunity. In 2022, PHA
assisted -- in 2022 al one, PHA
assisted over 50 famlies to use

their voucher to find and nobve to
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quality housing in cooperating
nei ghbor hoods.

In another initiative to
encour age noves to higher-opportunity
areas, PHA now use -- PHA now bases
our voucher paynent standard on HUD s
Smal | Area Fair Market Rents, SAFMRs
as it's referred to. 1In contrast to
the previously used citywide fair
mar ket rents, the SAFMRs are zip-code
based whi ch enables PHA to offer
hi gher subsidy | evels in higher
opportunity areas, that is, areas
with [ ower poverty rates and better
access to job opportunities and
nei ghbor hood aneni ti es.

PHA organi zes its
SAFMRs- based paynent standards into
five groupings, with Goup 5
representing the highest opportunity
area. As can be seen fromthe
attachnment provided in ny testinony,
the current subsidy levels in Goup 5
are significantly higher than it is

in Goup 1, for exanple. PHA's
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maxi mum voucher subsidy |evel for a
t wo- bedroom apartnent in Goup 5
nei ghbor hood i s approxi nately $885
higher than it is in Goup 1. Even
wi th these higher voucher paynent

st andar ds, voucher-hol ders struggl e
to find decent housing in all areas
of the Cty.

Hi gher opportunity areas
present uni que chal | enges, including
| andl ords unwi | lingness to
participate in the program Voucher-
hol ders lack famliarity with and
access to these areas and ot her
factors. However, progress is being
made, Madam Chair. The increased
paynment standards that PHA
I npl enented in October 2022 have
already resulted in 95 new owners
listing units to voucher-holders in
G oups 4 and 5 in recent nonths. In
total over 1800, over 1800 PHA
voucher-hol ders now live in Goups 4
and 5 areas. Mich nore work needs to

be done in that regard.
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Wi | e PHA does acknow edge
potential discrimnation on the basis
of source of incone, | would like to
cl ose wwth comments on the inportance
of credit worthiness, sonething that
Is often used by landlords as the
basis for not renting to Section 8 or
Housi ng Choi ce Voucher recipients.

It is critical I think to
differentiate denials due to source
of income and those as a result to
credit.

Credit is an easily inportant
conponent of the private market's
decision to rent, as you know. PHA
does not conduct credit checks. And
credit for PHA woul d never prevent a
househol d from receiving a voucher.
Yet it does, as |'msure you know,

I npact a household's ability to
secure rental units in the private
mar ket. PHA has played a najor role
In the relocation, for exanple, of
Uni versity Townhones residents in

adm ni stering our tenant protection
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vouchers and assisting residents
securing units and | andl ords’
approval with HCV program

Even with PHA' s assi stance,
many residents have had a difficult
time securing units due to their
credit rating and/or rental paynent
hi story. For exanple, PHA | ocated an
owner in the Wnnefield section of
West Phil adelphia willing to rent to
voucher -hol ders from University Gty
Townhones. Five residents were
referred by PHA. And of those five,
only two were accepted as the owner's
managenent conpany had to reject the
other three due to their low credit
scores. W have to address that
I ssue. And so, it oftenis frankly a
guise to reject HCV participants.

Lastly, working in parall el
to codify source of incone rules at
the state level, PHA asks Gty
Council to al so consider the inpact
credit counseling and other credit

repair m ght have in inproving
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1 lowincone famlies' ability to find

2 and secure safe, decent and

3 affordable quality housing in our

4 CGty. Thank you for your tine and |

5 wel cone any questions that the

6 Committee may have.

7 COUNCI LWOVAN GAUTHI ER: Thank

8 you so nmuch, M. Jerem ah, for your

9 testinony and al so for your work. M

10 office has worked very closely wth

11 yours on hel ping tenants to access

12 vouchers as it relates to the

13 Townhones, as it relates to West Park

14 and even nore broadly, and we

15 appreciate you and we appreciate the

16  things that you have done proactively

17 to try to nake the program work

18  Dpetter.

19 And | want you to know t hat

20 City Council aims to be your partner

21 in nmaking this work as well as it can

22 for everyone in Phil adel phia who

23 needs vouchers to access safe and

24 affordable housing. |If you can stay

25 on, that would be wonderful. I'm
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going to have the other panelists go,
and then we wi Il have questions for
all of you.

MR. JEREM AH.  Absol utely.

COUNCI LWOVAN GAUTHI ER:

Ms. Hersh, please state your nane for
the record and proceed with your
t esti nony.

M5. HERSH. Ckay. Good
aft ernoon, everybody. Liz Hersh, the
Director of the CGty's Ofice of
Honel ess Services. First of all, |
just wanted to thank you, Commttee
Chai r menber Gaut hi er and nenbers of
the Coomttee, for holding this
hearing and for focusing on this
critical issue.

W were very, very excited
when the Anerican Rescue Pl an passed
and the Gty got 863 vouchers to add
on to the 19, 000-and-sonet hi ng t hat
PHA has, but then were dedicated to
peopl e experienci ng honel essness.

And | think our people have -- we

have 68 percent |eased up, but it's
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been trenmendously chall engi ng.

The source of incone
di scrimnation, racial discrimnation
and al so discrimnation agai nst
peopl e who are Megan's Law of fenders
continue to be huge barriers for
peopl e, so |'mvery appreciative that
you' re recogni zing this issue and
focusing on understanding it better
and what m ght be done.

| also really appreciated
sone of the early testinony about
solutions, and | thought sone very
I nnovati ve solutions were raised.
Early on in ny career in
Phi | adel phia, | was the Executive
Director of the Tenants Action G oup
and we did fair housing enforcenent,
especially around raci al
di scrim nati on and presence of
children, and we did find that
testing is absolutely critical. It's
really the best way.

As | was really glad to hear

that there were sonme resources going
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to testing and that that's sonething
that m ght be expanded, and that
conbi nes with public education, |
think are both great ideas. | think
the private right of action and the
extended tine -- one of the things
t hat one of the speakers said was
t hat when people are in a housing
crisis and | ooking for a place, the
| dea of getting | egal assistance is
very overwhel m ng because they're in
a situation where they just need to
find a place to live. So having
enough tinme once they get settled to
go back and | ook at | egal recourse |
think is areally inportant piece of
t hi s.

And the O fice of Honel ess
Servi ces adm nisters two rental
assi stance prograns: Supportive
Housi ng whi ch has about 2800 units,
and Rapi d Re-Housi ng which | ast year
was about 591 househol ds. These are
bot h subsidy prograns. Sone of the

rapid rehousing is entirely
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t enant - based. And we contracted out
to a series of providers, and those
providers do give the applicants the
names of three units where they m ght
be able to Iive,

How do they do this? It's
really relationship-building. It's
very, very hands-on. And we find
t hat when -- the nobst inportant
thing -- well, there's a nunber of
I nportant things. One is sonebody
nmenti oned getting paid on tine and
anot her is having sonebody at the
ot her end of the phone. So if and
when there's a problem there's
sonebody who's going to step in and
resolve it.

And so, in our prograns there
are service providers who work with
the | andl ord and work with the
residents to the extent possible.
|"mnot going to tell you that it's a
perfect system People do or tenants
do have choi ces about what services

t hey accept. W can't nake sonebody
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accept services, but we have found
t hat those rel ationshi ps between the
| andl ords and the providers do help
pave the way for others. And as
Kel vin mentioned, kind of the Loss
Conti ngency Fund so that if they do
experi ence danages, that they are
able to be made whol e.

| n August of 2021, we did a
survey of |andl ords and 400 | andl ords
responded. 77 percent said they did
not rent to Housing Choice voucher -
hol ders. 82 percent said they didn't
even know about the program And 62
percent just on its face said they
weren't interested in learning. So |
think that was really brought hone to
us in concrete terns kind of an
uphill battle that we were fighting
I n order to make sure that people who
are exiting honel essness who has this
very precious resource of a subsidy
had a way of being successful in
t heir housi ng search.

So thanks in part to PHA we
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1 do have housing navigators. Those
2 having housing navigators actually
3 work with the housing case nanagers
4  who are responsible for hel ping
5 people find the units. W did as
6 sonebody nmentioned al so establish
/7 Padm ssion, and it's open to any
8 landlord who wants to work in
9 partnership with the City. It is
10 updated daily, so if there's --
11 sonetines units go really fast. W
12 do our best to keep it updated, but
13 we want to know if there's problens
14 with it or inconsistencies or
15 information, so we can fix that.
16 Currently, we have 150
17 landlords wth over 200 units ranging
18 fromefficiencies to five bedroons in
19 Padm ssion, and then those again are
20 for the providers to help their
21 participants find units. Most
22 recently what we have begun to do is
23 to establish a landlord gateway | ed
24 by Ebonye WIlians who is our
25 Landlord Affairs -- Director of
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Landl ord Affairs who unfortunately
was unable to be with us today. She
brought together 16 public agencies
to create this Landlord Gateway,
which will serve as a one-stop shop
for property owners and nanagers to
access all the Gty's various rental
assi stance prograns.

As it stands now, if you are
a property manager owner, rental
property manager owner, who wants to
do sonet hi ng about the affordable
housing crisis or help people end
honel essness, and we find that many
actually do, it's very, very hard to
access the City's systemso we are
devel opi ng a website, a web-based
application, a dedicated unit to work
wi th | andl ords and provide
navi gati onal support. And we are
wor ki ng together wth Pl anning and
Devel opnment, Revenue, PHA, the
Regi ster of Whales -- WIlls, not
whal es, DBHI DS, L&, Revenue,
Conmer ce, DHS, the School District
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and PHDC to nmake it easier and nore
accessi ble for those property owners
and managers to work with the Cty
and access our rental assistance
prograns and be part of the sol ution.

So with that, I wll stop and
of course we'll be available for
questions. And thank you again for
bringing light to this critical
| ssue, and we stand ready to do
what ever we can to hel p and support
in trying to solve this problem
Thank you.

COUNCI LMOVAN GAUTHI ER: Thank
you, Ms. Hersh. W are appreciative
of the work that you do every day to
end and prevent honel essness and
we' re appreciative of your
partnership, as we try to nake the
voucher program nore accessi bl e and
nore useful for people in the Cty.

Kia Ghee, are you there and
connect ed?

M5. GHEE: Yes, |'m here.

Can you hear ne?
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COUNCI LWOVAN GAUTHI ER:  Yes.
Can you pl ease state your nane for
the record and proceed wth your
t esti nony.

M5. GHEE: Yes. (ood
af t ernoon, Chairperson Gauthi er and
menbers of the Conmittee on Housing,
Nei ghbor hood Devel opnent and
Honel essness. |'mKia Giee. | am
t he Executive Director of the
Phi | adel phi a Comm ssi on on Human
Relations. So | just wanted to say
t hank you for the opportunity to
testify today at this hearing
initiated by Resolution 221031, and
t hank you to the panels who have
testified so far. Their testinony
has been very informative and we take
t he feedback constructively.

As the Cty's official civil
ri ghts agency, enforcenent agency we
are tasked with investigating
conpl aints of discrimnation, whether
that be in enploynent, public

accommodat i on, housi ng or real
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property. Since 1980 the Fair
Practi ces Ordi nance has prohibited
di scrim nati on based on source of
I ncone, including public assistance
and housi ng assi stance prograns, such
as Housi ng Choi ce Vouchers so that
famlies can, in fact, choose to live
where they desire in neighborhoods
that they desire.
In addition since 2002, it
has been unlawful to give false or
m sl eading information with regard to
properties such as representing that
a property is not avail able for
| nspection, sale or rental, when in
fact it is. And it's also unlawf ul
to treat tenants who use Section 8
vouchers differently in terns of the
price, in ternms of conditions and
privil eges of tenancy based on the
fact that they are Section 8 voucher
user or any other source of incone.
When property owners refuse
to rent, sell or lease to famlies

who utilize housing vouchers, they
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are engagi ng in unlawful conduct that
is a direct violation of the Fair
Practices Ordinance. | am here today
because despite the undeni abl e
benefit of the program there are
still famlies who are unlawfully
deni ed the opportunity to rent in
nei ghbor hoods of their choosing.

Over the last five years, the
Comm ssi on has recei ved dozens of
conpl ai nts agai nst | andl ords and
brokers across the Gty of unlawf ul
di scrim nati on based on source of
I nconme. The Conm ssi on has garnered
over 20,000 in damages for these
conpl ai nants who have faced source of
i nconme discrimnation, and we have
al so successfully negoti at ed
resolutions in which |Iandl ords agree
to adopt written policies against
di scrim nation, receive annual
training on conpliance with the Fair
Practices Ordi nance and encour age

tenants w th Housing Choi ce vouchers

to apply.
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Despite these gains, there is
a correlation between source of
I ncone discrimnation and preferred
nei ghbor hoods and i ncreased
concentration of voucher users in
di stressed nei ghborhoods. There are
several steps that we believe can be
taken to strengthen protection for
t hose experiencing source of incone
di scri m nati on.

First, we would recomend
that | egislation be passed that
expressly prohibits housing providers
by maki ng, publishing, circulating,
| ssuing or displaying any witten
commruni cati on or adverti senent
cont ai ni ng | anguage of no Section 8,
not Section 8 approved, not set up
for Section 8, and provide as the
ot her panelists said private right of
action for those who are inpacted.

Second, we reconmend mnaki ng
It unlawful for our housing providers
to refuse to cooperate with m nor

adm ni strati ve paperwork or
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requi renents for the Housing Choice
Voucher Program such as conpl eting
routi ne paperwork or allow ng an

| nspection of their property.

Finally, we understand the
magni tude of the |l ack of resources
that exist, but we will continue to
use the resources that we have
available to us to partner with
el ected officials, comunity partners
and others to facilitate proactive
publ i ¢ educati on canpai gns t hat
clearly explain tenant rights and
| andl ord responsibilities under this
| aw.

W stand with you in
under st andi ng the magnitude of this
probl em and we know t hat Phil adel phi a
Is known for its diversity. Source
of i ncone discrimnation harns the
Cty's goal of fair housing practices
across all nei ghborhoods. These
types of discrimnatory practices
di sproportionately inpact mnority

famlies, which |lead to displ acenent
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1 and lower quality of life.
2 Qur mssionis to end this
3 discrimnatory practice as well as
4 all fornms of discrimnation, and we
5 stand conmtted to partnering with
6 City Council to enhance the
7 protections for Philadel phia's
8 vul nerabl e population. Wth that
9 said, thank you for your tinme and |
10  am avail able to answer any questions
11 that you may have.
12 COUNCI LWOVAN GAUTHI ER: Thank
13  you so nuch, Ms. Chee, for your
14 testinony but also for the work you
15 do on a daily basis to protect
16  peopl e's housing and enforce on bad
17 actors. W at Council want to neke
18 sure that the Fair Housing Conm ssion
19 has the support and the resources
20 necessary to protect people even
21  npore. Thank you.
22 My first set of questions for
23 this panel are for Kelvin Jerem ah.
24 Are you still there?
25 MR. JEREM AH. |'m here.
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COUNCI LWOVAN GAUTHI ER: Ckay.
Can you descri be how proactive and
hands-on PHA staff are with voucher
househol ds during their apartnent
searches? W heard from several
people that they felt that they
needed -- that they kind of were out
there on their own and they felt that
t hey needed nore assistance in terns
of finding a suitable place to use
t heir voucher.

So can you just tal k about
how that typically goes and can you
al so describe if there are things
that you want to add to that in order
to help folks to use their vouchers
nore effectively?

MR. JEREM AH. So absol utely,
Madam Chair. Wat underlies the
Housi ng Choi ce Voucher Programis
choice. And so, we have to as PHA
t he adm ni strator of the Housing
Choi ce Voucher Program we have to be
particularly careful not to steer

residents and participants in any
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particul ar geographic |location. That
woul d be ill egal.

Havi ng said that, we
pai nstaki ngly work with our
participants as well as l|landlords, so
there are a nunber of resources that
we provide. Renenber that it's
vol untary, that we provide to
reci pients. For exanple, we have
vacancy |lists that we receive from
various | andl ords who we know are
participating in the program W
have GoSecti on8 as another electronic
resour ce.

We frequently reach out to
| andl ords in high opportunity areas
to help navigate -- help a tenant
navigate renting in those areas. And
so, it is very hands -- every
participant is assigned to a case
manager and that case manager i s not
only responsi ble for hel ping the
participant with the issuance of the
voucher but to help themfind units

to the extent that units are
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avai |l abl e.

VWhat we're finding though is
all too often units are nore readily
avai l abl e in certain geographic
| ocations of the City. Oten those
| ocati ons are not the nost desirable,
in part because the rents there are
the | owest, tend to be at the | owest
| evels. And so, there is a lot of
effort that is put in upfront.

So when a tenant cones to PHA
to i ssue a voucher, the voucher
outlines the date that the voucher
wll be good for. Up to 120 days
extensions are permtted, and we do
that very liberally. |1t does not
contain the voucher "anount" because
as you all know, that changes
virtually by zip code, by l|ocation,
by nei ghbor hoods, et cetera.

It | ooks sonething like this
(indicating). But in addition -- so
that's the voucher, a full-page
docunent that they get signed by PHA,

In the nane of voucher, what is there
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Is the unit size. So it could be
anywhere fromzero to a one bedroom
to six bedroons as an exanple. Every
voucher recipient it's inportant to
note receives this, which is a PHA
gui de, a housi ng search and novi ng
gui de nost recently updated Novenber
2022, and it outlines all of the
steps that are required, everything
you need to know fromthe mnute that
you' re issued the voucher, the
I ntroduction, how to search for a
uni t, when your voucher expires, how
the rents are determ ned, what is
required for inspection. And so, al
of those things, yes. |It's very
technical. It's very involved
because the |l aw requires us as the
adm ni strator of the programto
adhere to certain requirenents.
Counci | menber, | will not
exaggerate, but these are the
regul ations. There are four vol unes,
right, that we have to adhere to.

And so, yes, is it bureaucratic?
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1 Absolutely. [It's not the sane when a
2 private tenant or market rate tenant
3 goes out and | ooks for a unit. The
4 |andlord isn't subject to any HQS
5 inspections. W are required to do
6 an HQS inspection. The |andlord
7 isn't -- PHA as the admnistrator is
8 required to engage wth the |andlord
9 to nake sure that the rents are
10 "reasonabl e" which requires the rent
11 reasonabl eness and test. W have to
12 make sure that the famly, the
13 househol d, can afford to pay that
14 rent, their portion of the rent, not
15 exceeding -- in the case of PHA
16 actually 28 percent, but not
17 exceedi ng the 30 percent threshold.
18 And so, the incentive
19 prograns that we have are ai ned at
20 addressing sone of those barriers.
21 The sign-in bonus, for exanple, is to
22 pridge the gap. So if it takes 30
23 days, then a |andlord would be able
24 to be conpensated for the tine that
25 it takes us to go through the
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| nspection process. And, yes, we
often do find as part of the process
that there isn't a snoke detector or
a W ndow is broken or there's an
egress I ssue.

You know, you just nane it.
|f the unit fails inspection, it
requires re-inspection. So a |ot of
that that is involved before we can
actual ly sign sonebody up and approve
the | ease, we have to ensure that the
unit neets the HUD-required
habitability test, which is the HQS
st andar d.

COUNCI LMOVAN GAUTHI ER: Thank
you. Based on the testinony that you
heard today, | would ask you and
Ms. Hersh, based on particularly what
the tenants said about how hard it
was to use vouchers, are there things
that you would add to the support
that is offered to tenants to find
units if resources were avail able? |
know that all of this depends on

resources, but I'minterested in
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heari ng what you think could change.

MR. JEREM AH.  No,
absolutely. | think there are a
nunber of solutions. [It's quite
di sheartening to hear sone of the
stories fromthe participants who are
at Bartramis Village and | ooking to
get Section 8 housing, the Housing
Choi ce Voucher. The story that we
heard fromthe gentl eman who has sone
disabilities, it's really
di shearteni ng because | know from
PHA' s perspective we spend a | ot of
time hel ping as best we can.

In terns of the need for
resources, | wll echo sone of the
suggestions that we've already heard.
| think we have to be bold and
i ntentional in how we use the
resources that we have. As | said,
we' ve al ready spent over $1 mllion
and continuing in terns of the
| andl ord i ncentive prograns.

| would | ove to expand on

opportunity, but these are nonies
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1 that PHA is taking out of its
2 operating funds that can go directly
3 to providing housing to what's
4 conbating housing issues, right. |
5 would love to work nore closely with
6 the Comm ssion to broaden its reach
7 so that we are speaking in tandem
8 In my early public service
9 life, I was a housing discrimnation
10 conpliance officer and | investigated
11 a lot of conplaints in that area. |
12 woul d |l ove to see the Counci
13  providing nore resources to the
14 Comm ssion so that they can -- or
15 advocacy groups to do the kind of
16 testing. One of the ways that we
17 conbat housing discrimnation is
18 actually to do the testing.
19 You're not going to hear --
20 | andl ords often when they decline
21 sonebody, they're not telling you
22 pecause you're Black or you're a
23 worman or you're single, et cetera.
24 They will tell you that it's because
25 of your crimnal record. |It's
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because of your credit, et cetera.
One of the biggest areas to help
navi gate and provi de that kind of
i nformation that allows us to conbat
housi ng discrimnation is to do that
testing and to bring those cases
agai nst those | andlords and to have
nore tougher penalties for those
vi ol ati ons.

| typically didn't settle
t hose cases unless they were
I ncredi bly punitive on the | andl ords,
and | did a lot of that and | think
we can. | would also say that part
of why this was so disheartening is
because of our own | andlord outreach
and tenant outreach prograns. So
every tenant goes through a voucher
briefing and this is part of the
voucher briefing. Every l|andlord
that participates in the program goes
through that. | am concerned about
t hose | andl ords that do not. And |
woul d respectfully suggest to the

Counci |l that perhaps as part of the
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1 issuance of the rental |icense, that
2  maybe that would be a condition, that
3 fair housing training would be a
4 condition of the issuance of that
5 |icense,
6 | don't want to nake it nore
7 bureaucratic, but I think we want to
8 make sure that people are in the
9 know. And too often as Liz suggested
10 a nonent ago, they tend to say, no,
11 we've never heard about the Housing
12 Choi ce Voucher Program we've never
13 heard about the Section 8. But what
14 was telling fromthe anal ysis that
15 the Gty did is that 67 percent
16 didn't care to know.
17 COUNCI LWOVAN GAUTHI ER: Yes,
18 thank you for that. | would also ask
19 is there anything stopping the Cty
20 fromrequiring -- I'"'msure there are
21 |ots of things that would want to
22 stop the Gty fromthis, but is there
23  anything stopping the Gty from
24 requiring enrollnment in these
25 progranms if you are to receive a
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1 rental |icense?
2 MR JEREM AH: | ' m not
3 specifically aware. | would only
4 point to the Pittsburgh case where
5 the Suprene Court said that it's a
6 voluntary program So | think that
7 maght be legislation that m ght need
8 to come fromthe state and not the
9 dCity.
10 COUNCI LWOVAN GAUTHI ER:
11 Ms. Bernstein, | know you wanted to
12 also offer some coment on the
13  Pittsburgh things. Can you do that
14 here?
15 M5. BERNSTEIN: Sure. Yeah,
16  thank you for the question. Wth
17 regards to the Pittsburgh case that
18 cane out of the Pennsylvania Suprene
19 Court, the Pittsburgh ordi nance was
20 simlar to Philadel phia's, but
21  Pittsburgh's Home Rul e Charter has
22 |imtations as a second-class city
23 including a business exclusion, and
24  that's what the Pennsylvani a Suprene
25 Court struck down their ordi nance on.
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That statute is 53 Pa.C. S. § 2962,

but Phil adel phia Hone Rul e Char --
excuse nme, Hone Rule is a first-class
city and does not have that
limtation. That's 53 Pa.C. S.

§ 13101. So | just wanted to quickly
rai se that distinction because it's a
really, really inportant one in the
conversati on about Phil adel phia's
source of incone protection.

COUNCI LMOVAN GAUTHI ER: Thank
you so nuch. Can you al so conment on
the possibility of requiring
enrol Il ment in these prograns if you
were to receive a rental license in
Pennsyl vania? |s that possible or
woul d that be prohibited?

M5. BERNSTEIN: | think it's
an interesting idea. It's not one
that | have conpl etely thought
through, but | think it's one that we
should talk about. 1'Il be happy to
work with the nenbers of the
Comm ttee and anyone el se of course

to tal k about that and what that
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m ght |look like to nmake sure that it
makes sense under the state | aws and
the city laws and the federal |aws.
COUNCI LWOVAN GAUTHI ER: Ckay.
Thank you.
M5. BERNSTEIN: Thank you.
COUNCI LMOVAN GAUTHI ER: Goi ng
back to Ms. Hersh, thank you for your
testinony earlier. You tal ked about
how OHS is trying to create a better
way for |andlords and property owners
to really connect to information
about Section 8 and ot her prograns.
Are you doing anythi ng sort
of -- what do you think needs to
happen on the tenant side? W heard
a lot of testinony from people who
said it was really hard for themto
use vouchers and they kind of felt
| i ke they didn't have enough support.
| s OHS t hi nking through this aspect
of the voucher program and what ideas
do you have based on the testinony
t hat you heard?

MS. HERSH: Yeah, that's a
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1 great question. Yes, | share
2 Kelvin's expression of
3 how disheartening -- it's
4 heartbreaking really. And | think
5 wth our -- and also, with the young
6 adults, the issues that they are
7 encountering are definitely nore
8 severe than adults because they have
9 the -- the bias that people have
10 agai nst young people partying and al
11 of that sort of thing that they have
12 to overcone.
13 And | think through the
14 process we're going through with the
15  Yout h Honel essness Denonstration
16 Project Planning, what they have
17  expressed to us is that they would
18 really like sonmebody to wal k besi de
19 themto explain how do you find a
20 unit, help nme negotiate with the
21 | andlord, help nme understand the
22 application and what's | egal and
23  what's not.
24 So | think that sone peopl e,
25 they have the wherewithal to do al
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of this on their own and they figure
it out. But | think for others, nore
educati on, nore wal ki ng si de-by-side
wth them nore information, | think
all of those things would be hugely
hel pf ul .

| think for us we have -- the
limtations that we have are resource
limtations. W have one case
manager to about every 20 residents
and they're working with people at
all different stages in their housing
search. And so, there are just
limts which is why we focused on
gi ving themresources, |ike
Padm ssion, |ike the housing
navi gators because it's been a way of
hel pi ng nore of our participants by
gi ving the housi ng case nmanagers nore
resour ces.

| wll say that sone of the
upstream strategi es that we saw t hat
really make a difference were the
| andl ord i ncentives. You know,

rental properties are a business and
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nmoney tal ks. And so, the incentives
that PHA put on the ground with the
ener gency housi ng vouchers, we saw
t hose be very successful. W' ve
actual |y expanded our incentives
related to our Rapi d Re-Housing
program so we now give nore upfront
noney, and that Loss Contingency
Fund, those things |I think also
really, really make a difference. So
t hose are sone of the things that |
think we would put on our w shli st
that we think would be hel pful. And
certainly, if there's other ideas
t hat peopl e have, we'd | ove to hear
t hem

COUNCI LMOVAN GAUTHI ER: Thank
you. | have two nore questions for
Kia, and then |'"mgoing to open it up
for the Commttee because we are
goi ng rather long, even though this
I s sonmet hing we can probably talk
about all day.

Ms. Ghee, what resources

woul d the Fair Housing Conmmi ssion
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need to expedite its investigations
and determ nations after a conpl aint
is filed? And | nean in terns of
staffing, in terns of resources from
t he budget. Wat do you all need to
be able to do nore of what you do?
M5. GHEE: So | would tend to
agree with sone of the testinony
that's already been said in terns of
resources needed for testing. W're
a proactive enforcenent, which is one
of the biggest problens right now
Wi th our existing infrastructure. W
have nore of a reactive enforcenent
scope. And so, we rely on the
conpl aints that cone in.
But frankly, the nunber of
conplaints that we receive are not
mat chi ng the nmagni tude of the crisis
that's being descri bed here today.
So having testers to be able to go
out into the field and see what's
going on firsthand so we can initiate
t hose conpl aints on our own.

Also, in terns of
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I nvestigations, we have over the | ast
18 nonths since |I've been here been
focusing on efficiency and
conpr ehensi veness in terns of
I nvestigation. Cearing our
casel oads of old cases that we have
sufficient information to be able to
make a determ nati on.

So | would say in terns of
I ncreasi ng the speed of the
I nvestigation, I'mconfident right
now t hat when cases cone through
they're getting the adequate
attention and we're handling them as
qui ckly as possible to get to a
resolution that's equitable for the
conpl ai nt .

We need nore resources. W
need funding for investigators. W
have a very, very small team Qur
agency is both Fair Housing
Commi ssion as well as the Conm ssion
on Human Rel ati ons.

COUNCI LWOVAN GAUTHI ER: Can

you sort of just expound, when you
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say a small team how nmany people do
the work of the Fair Housing
Conmm ssi on?

M5. GHEE: W have si X
I nvestigators for all kinds of
di scrimnation, so there's over 17
protected cl asses, source of incone
bei ng one of them And as | said,
the three maj or categories, public
accommodat i on, housi ng and
enpl oynent. And so, our
I nvestigators are |l ooking at all of
that. And so, if we had nore
resources, we could do nore targeted
out r each.

COUNCI LWOVAN GAUTHI ER: Do
you have a sense of how many staff is
nore appropriate to both have a
proactive as well as a really strong
sort of investigative and enforcenent
ar nf?

M5. GHEE: | think if we were
to be able to have enough staff to
have a task force that | ooks

specifically at source of incone,
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that would at | east be nore than we

have now. |'mgoing to say at |east
three. | don't want to be greedy. |
come from hunbl e beginnings. [|I'm

just honored to be here testifying.

| never thought in ny wldest dreans
| would be testifying for Gty
Counci | .

So | would say that we're
happy, we'll make it work w th what
we have. But if we have nore, we can
do nore. And | know that with the
probl em being what it is, we need to
do nore. We'Ill be happy if we can
get three nore investigators. W'|
be happy if we can get two nore
I nvestigators. |If we can get doubl e,
we'd be ecstatic and we woul d be able
to do a | ot of great work in terns of
this protection.

COUNCI LWOVAN GAUTHI ER: W
can be greedy when it cones to
housing justice. | know you have
limtations, but ne and Kendra w ||

be greedy for you as well as the rest
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of the Housing Commttee. |'II
actually end nmy questions right there
because | know we are taking a really
| ong tine.

Are there other nenbers of
the Commttee that have questions or

comments for the panel?

COUNCI LMOVAN BROCKS: | just
have a clarifying question. | know
you tal ked about -- this is for Kia.

The question, incone discrimnation,
Is it currently legal for |andlords
to make, publish or circulate or

I ssue any display of witten

conmuni cation with the | anguage t hat
says, no Section 8?

M5. GHEE: [t's not
explicitly or expressly witten in
the Fair Practices Ordi nance in that
way. | think it would be hel pful for
| andl ords to say that so that they
know it's expressly prohibited. But
right now the act itself is unl awful
because they're doing it to dissuade

renters fromrenting, so that's
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di sparate treatnent for them But |
do think when it's clear in witten
| anguage, that's easier for a

provi der to understand.

COUNCI LMOVAN BROCKS:  So is
It an idea of legislation to add a
private right of action associ ated
with that?

M5. GHEE: If there was --
yes. |If they have add a private
right of action, | think that
| andl ords will be nore likely to --
| ess |ikely rather to nake
advertisenents containing that
| anguage because they know that they
wi Il be immediately held accountabl e
by peopl e who are di sadvant aged based
on that | anguage.

COUNCI LWOVAN BROCKS:  So i f
that's the case, could that be done
for all housing discrimnation
prohi bitions?

M5. GHEE: So there is a
private right of action that exists

once we've conpl eted our
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I nvestigation, but they have to go

t hrough our process. But if there
was sonething in the |egislation that
clearly identifies that that al one
using this particular type of

| anguage woul d be sufficient to
trigger a filing of a conplaint

agai nst themin a conpetent
jurisdiction, | think that would stop
alot of it.

COUNCI LWOVAN BROCKS: Ckay.
Al right. Thank you so nuch.

One other question | have. |
think wwth Bret, or maybe, Kelvin,
this mght be for you. Wat is the
process for granting the extensions
on the vouchers? So if people are
unable to find an apartnent, what is
the process for the extension if they
aren't able to find it within the
30-day tinme franme?

MR. JEREM AH. W th 120 days.
It's sinply contacting their
casewor ker and requesting an

ext ensi on.
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COUNCI LWOVAN BROOKS: So
we' || have phone calls that people
are unable to contact --

MR. JEREM AH. There's --

COUNCI LWOVAN BROCKS: They're
having a hard tine contacting their
casewor ker to make that happen.

MR. JEREM AH. So they can
come into our office. There's a form
that they can conplete and they can
submt that. They can downl oad the
formonline as well and have it
conpleted. We'll accept it over
emai |l as well.

COUNCI LWOVAN BROOKS:  Ckay.
Al right.

That's it. That's all ny
guestions, Counci |l nenber.

COUNCI LMOVAN GAUTHI ER: Thank
you, Counci |l nenber.

Counci | mrenber Bass.

COUNCI LWOVAN BASS:  Good
af t ernoon, everybody. | just had a
qui ck question for Liz actually.

Li z, can you go back over
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1 those nunbers that you gave us

2 earlier, the 80 percent-plus of

3 landlords were not aware of the

4 requirenent to accept the vouchers --

5 M5. HERSH.  Yes.

6 COUNCI LWOMAN BASS:  -- and

7 then there was 60 -- uh-huh.

8 M5. HERSH. Yep. So 77

9 percent said they did not currently

10 rent to Housi ng Choi ce voucher-

11 holders. 82 percent said they didn't

12 know about the Energency Housi ng

13 Voucher Program That was when it

14 was brand new. W had just gotten it

15 fromthe federal governnent. And 62

16 percent said they were not interested

17 in learning about the Enmergency

18  Housi ng Voucher Program

19 COUNCI LMOVAN BASS: And | ask

20 that because those nunbers really

21 struck ne hard because it just seens

22 as if there's such a stigma around

23 peopl e who have the vouchers, that

24 they can't even get their foot in the

25 door because people are unwilling at
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any point to give any consideration
i f you have a voucher.

And so, ny question -- | know
that there was a question in terns of
maki ng a requirenment that |andlords
have to accept, and that question
wasn't able to be answered today.

But my question is beyond
requirenent. Do we do anything to
i ncentivize or can we think of
sonething to do to incentivize

| andl ords to at | east be aware and
hopeful |y that woul d open up sone
opportunities?

And, Kelvin, ny good friend
Kelvin, | don't knowif you want to
weigh in on that as well.

MR JEREM AH. Sure. So |
think this is an excellent, excellent
gquestion. | think we sought to
address barriers to accessi ng narket
rate units through our incentive
prograns. And when we did that, we
saw as | shared in ny testinony a

mar ked i ncrease, a narked i ncrease,
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I n participation anong private

| andl ords, especially landlords in

t he hi gher opportunity nei ghborhoods.

| think now we're hovering over 800
participants in those nei ghborhoods.

And so, we have to renenber
in ny viewthat this is a business,
and the stereotypes that exist, the
negati ve feedback that we've gotten,
we' ve done this and we've brought in
property owners and we talked to
them what do you need fromus to
encourage, to nudge participation.
Part of the issue was the
bureaucratic nature of the process.
They can go out and they can rent to
sonebody wi t hout having an
I nspection. W require an
I nspection. So we try to streanline
t hat process considerably so that
they' re not | osing noney.

Every tinme a unit goes
unfilled in the private market, it
means that the landlord isn't

collecting rent. They want to
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collect rent. And so, the signing
bonus is intended to bridge sone of
that gap. Secondly, one of the

bi ggest issues that we heard from

| andl ords is when we rent to a

person, a private market rate tenant,

t he danage to those units are nearly
conparable to the HCV participants.
And so, they have to -- let ne back
up and say, PHA is a landlord as
well, right, so we see it in sone
practical ways.

COUNCI LWOVAN BASS:  Yes.

MR. JEREM AH. And so, a
| andl ord who's renting to an HCV
participant is incurring incredible
costs to make sure the unit's ready
after a tenant noves out is
di scouraging. And so, the |andlord
i ncentive assurance of $2500 net of
the security deposit is ained at
doing just that. So those are the
two barriers for us. And | would
| ove to see the City hel p support

those initiatives.
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We certainly don't have
endl ess resources to be able to do
this. W're doing it, as |
menti oned, because of the state of
t he housing crisis in Philadel phia.
And so, we've extended it to June
30th of this year because of the
response that we've been getting, but
It's sonmething that | think is very
wort hwhil e, and we've been in
concert -- we've been talking to HUD
about providing specific funding to
hel p support those initiatives in
communities where there are
affordability issues. And |I'm
hopeful that they will consider that.

COUNCI LWOVAN BASS: You know,
sonet hi ng you had said, Kelvin, just
gave nme sone pause regarding the
requi rement for the inspection. And
so, if you have two units let's say
on one particular street and one unit
requires an inspection because it's
goi ng through the program and then

there's another unit where the
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1 landlord doesn't want to accept the

2 voucher because they don't want an

3 inspection, then that says to ne that

4 the quality of the housing that's

5 being provided by that particular

6 landlord is suspect.

7 And so, | don't know, has

8 there been any thought about sone

9 sort of a partnership with L& naybe

10 to do inspections, nore inspections

11 of all properties | guess, but

12 particularly of those that are |

13 woul d say where a landlord is

14  specifically declining because of the

15 reason that they don't want to do an

16  inspection? |Is that a possibility?

17 Have you t hought about that or --

18 MR. JEREM AH. | honestly

19 haven't, Council nenber Bass. | think

20 all of our participants, a |lot of

21 themparticipating in the HCV

22 program all of those units, 19, 000;

23 20,000 are subject to the inspection

24 so we would inspect them W would

25 not have a basis. L& does. | think
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per haps that would be a great
question for Law and L& to explore
whet her or not it's an issue, whether
the units are habitable.

COUNCI LWOVAN BASS:  Sure.
Yeah, because |'m assum ng that you
don't want an inspection for a
reason. There's a reason that you
don't want anybody com ng in poking
around and taking a | ook around.

Okay. Thank you. And thank you al
for the work that you do.

Kia, thank you for being here
and testifying today for your hard
work around this very, very inportant
I ssue. So | appreciate all of you
and want to say thank you for the
wor k you're doi ng and keep up the
good work. Thank you.

COUNCI LMOVAN GAUTHI ER: Thank
you, Counci |l nenber Bass.

COUNCI LWOMAN BASS:  Thank
you, Counci | wonan.

COUNCI LWOVAN GAUTHI ER: Thank

you for that really inportant and
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1 ‘interesting discussion. | agree with
2 everybody here that we have to nake
3 this programnore financially viable
4 for landlords, easier. W have to do
5 education. But | do also want to
6 challenge this sort of comrent that
7 1've heard several tines, that being
8 a landlord is a business.
9 | conpletely agree with that.
10 But in no other business is it
11 acceptable to have bl at ant
12 discrimnation so nuch so that you're
13 going to put it on your website or
14 put it on your application. [If |
15 were to walk into an establishnent
16 and they told nme I cannot cone into
17 that establishnent because |'m Bl ack
18 or because I'ma single nomor |I'm
19  poor or whatever, | just think the
20 sort of followthrough on that would
21 be different. And we have to take
22  that sane approach as it relates to
23 peopl €' s housi ng.
24 And so, anyway | know I'm
25 preaching to the choir, but | just
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wanted to say --

MR. JEREM AH. W don't
di sagree with you, Councilwman. W
don't disagree with you at all.

COUNCI LMOVAN GAUTHI ER: Thank
you. Thank you so nuch.

Alrighty. Are there other
questions or conmments for this panel
from nmenbers of the Commttee?

(No response.)

COUNCI LMOVAN GAUTHI ER: Thank
you. That concl udes panel testinony
for this resolution.

Ms. Shearlds, do we have
anyone registered to provide public
comrent today?

THE CLERK: No, Chair.

COUNCI LWOVAN GAUTHI ER: Ckay.
W will now take a brief break to --
00ps. No, no, sorry.

There being no further
questions from nenbers of the
Committee and no other wi tnesses to
testify, | will ask if there is

anyone el se present in this hearing
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whose nane we have failed to call and
that wi shes to offer testinony on the
resol ution being consi dered today?
(No response.)

COUNCI LWOVAN GAUTHI ER:
Heari ng none, this concludes the
busi ness before the Conmmttee on
Housi ng, Nei ghbor hood Devel opnent and
The Honel ess.

| want to thank everybody for
com ng and being a part of this
critical discussion. | want everyone
wat chi ng and everybody in the hearing
today to know that we're not just
going to drop this issue. This is
not just about a hearing. This was
to uncover solutions to nove forward
so that we can hel p peopl e get
housi ng.

And so, thank you to everyone
who has participated today. And
t hank you so nmuch to all the nenbers
of the Commttee, and thanks to
everyone watching. | hope you all

have a great day.
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COUNCI LWOVAN BROOKS: Have a
great day. Thank you.

M5. ROUNDTREE: Thank you.
Have a great day.

COUNCI LWOMAN BASS:  Thank
you.

(Comm ttee on Housing,
Nei ghbor hood Devel opnent and The

Honel ess concluded at 3:52 p.m)
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CERTI FI CATI ON

|, hereby certify that the
proceedi ngs and evi dence noted are contai ned
fully and accurately in the stenographic
notes taken by ne in the foregoing matter,
and this is a correct transcript of the

samne.

TANEHA CARROLL _
Court Reporter - Notary Public

(The foregoing certification of this
transcri pt does not apply to any reproduction
of the sane by any neans, unless under the
di rect control and/or supervision of the

certifying reporter.)
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