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COUNCI LWOVAN GAUTHI ER:
Good norni ng.

(Good norning.)

COUNCI LWOVAN GAUTHI ER:
| now note that the hour has cone
and this hearing is called to
order. This is the public hearing
of the Joint Cty Counci
Commi ttees on Housi ng, Nei ghborhood
Devel opnment and The Honel ess and
Li censes and | nspections. The
pur pose of this public hearing is
to hear testinony on Resol ution No.
240267.

Ms. Jones, would you
pl ease call the roll.

THE CLERK:
Counci | renber Phillips.

COUNCI LMAN PHI LLI PS:
Present .

THE CLERK:
Counci | menber Bass.

COUNCI LWOVAN BASS:
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Present.
THE CLERK:
Counci | renber Jones.

COUNCI LMAN JONES:

Present .

THE CLERK: Vice-Chair
Landau.

COUNCI LWOVAN LANDAU:
Present .

THE CLERK: Chair
Driscoll.

COUNCI LMAN DRI SCOLL:
Present .

THE CLERK: Chair
Gaut hi er.

COUNCI LWOVAN GAUTHI ER:
Present. Thank you, Ms. Jones.

| note for the record
that a quorumof this Committee is
present and this hearing is called
to order. I'mexcited to be
| eadi ng today's hearing al ongside
Chairman M ke Driscoll and Mnority

Whi p Nicolas O Rourke, who is on
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hi s way.

Last week, we were right
here in this roomas Mayor Parker
announced her proposal to spend
$800 million on housing
initiatives. | could not be nore
excited because Philly's affordable
housing crisis is primarily a
fundi ng issue.

The City already has
several prograns that successfully
create and preserve affordable
housi ng, but their budgets are just
too small to neet the need. This
IS especially true when it cones to
our rental housing stock. As a
Di strict Council nenber and a renter
nyself, every day | see how
Phi | adel phi ans struggl e between a
rock and a hard place. Should
vul nerabl e renters continue to live
i n unheal thy or even unsafe
conditi ons because the rent is good

or take their chances on the market
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where they know they won't be able
to find an affordable place to
live?

Let nme be clear, this is
not a choice that anyone shoul d
have to nake. And while greedy
corporate landlords force renters
into this deplorable situation, the
truth is that the Gty's |ackluster
enforcenent of the rental code
enables it. That is why we are
here today to reaffirm how
inmportant it is to use our once-
i n-a-generation $800 million
i nvestnent in housing to repair and
mai ntain our rental housing stock.

Phi | adel phia is one of
the only major cities that does not
regularly inspect its rental units.
Thi nk about what kind of nessage
that sends to | andlords and
tenants. Corporate | andl ords who
get rich off of our constituents

must be held accountable to the
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| egal standards nandat ed by
Council. And tenants need to know
that their city wll protect them

This is not just a
t heoretical concern for nmy office.
A few years ago one of the
apartnent buildings in our District
had a fire, followed a year |ater
by a nonoxide |leak that killed one
of the tenants. And when we
i nvestigated this building, we
found that despite egregious safety
concerns, residents did not cal
L& to report many of the issues
because of the fear of retaliation
in sone cases and a sinple |ack of
i nformation in others.

Proactive inspections
m ght have saved a |life and woul d
have definitely saved an entire
apartnment building from sudden and
traumati c di spl acenent. But
proactive inspections al one are not

enough because we know t hat
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nom and- pop | andl ords often
struggle to afford repairs while
keeping the rents low And that's
why prograns |ike the Rental
| nprovenent Fund, a targeted
i nvestnment that uplifts conmunity-
oriented small | andl ords, keeps
vul nerabl e residents in high-
qual ity homes and pushes back
agai nst gentrification and is a
very inportant program

When we | aunched this
programin ny Council District in
August 2023, we heard from
nei ghbor hood | andl ords |ike Steve
Hawki ns in Garden Court. Wth our
hel p, Steve fixed his roof and
installed new floors, ceiling fans,
countertops, tiles, toilets and
wi ndows wi t hout neaningfully
rai sing the rent.

| look forward to
today' s di scussion and | earning

nore about how we can use a carrot-
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and-stick approach to uplift those
who want to do well by doi ng good,
whi | e al so hol ding corporate
| andl ords who take advant age of
vul nerabl e renters account abl e.
Thank you so much.

Chair Driscoll.

COUNCI LMAN DRI SCOLL:
Thank you, Madam Chai r nan.

(Appl ause.)

COUNCI LMAN DRI SCOLL:
And, yes, | think she does deserve
a round of applause. And this has
to be one of our top priorities
this year and this joint hearing is
so inportant, and I'mreally
| ooki ng forward to our testinony
today. So thank you for your
| eader shi p.

COUNCI LWOVAN GAUTHI ER:
Thank you.

Do any of ny col | eagues
have openi ng remarks?

Counci | menber Phillips.
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COUNCI LMAN PHI LLI PS:
Thank you, Chair Gauthier.

This is indeed an
I nportant subject matter in the
city of Phil adel phia and we
certainly have to find ways to
address it. One of the things I'l|
say is that even in our District in
the city -- hold on. 1'mjust
| ooking for what | had -- no, it
was right here. Onh, it sure was.
Thank you. Al right. Thank you.
Teamwor k, right, we got teamork.

But yes, good norning,
col | eagues, advocates and nei ghbors
t hroughout the city. As a
representative of the 9th District,
I've seen firsthand the
consequences of a systemthat fails
to protect renters.

In 2022 the residents of
Li ndl ey Towers in the Logan Section
of our District right here in the

9th were forced fromtheir hones
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after a partial building collapsed.

More than 100 of our nei ghbors were
di spl aced | osing not only their
honmes but their sense of stability.
So this tragedy actually could have
been very preventabl e.

The City has since filed
a lawsuit against the building s
owner, Lindley Tower Realty
Conpany, which continued to rent
apartnments despite its rental
license expiring in 2021. For
years, residents reported hazardous
conditions but their conplaints
wer e unanswered even after the
col | apse. Some were pressured to
sign agreenents, waiving their
rights in exchange for tenporary
housi ng.

So this is exactly why
we need stronger rental code
enf orcenent and proactive
i nspections. Philadel phia is one

of the few ngjor cities without a
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regul ar rental inspection program

| eavi ng t housands of tenants
vul nerabl e to unsafe |iving
condi ti ons.

Ri ght now only about 7%
of the Gity's rental units get
i nspected each year. Meani ng
| andl ords who cut corners and
i gnore mai ntenance i ssues go
unchecked until disaster strikes.
And even nost recently in the
Nor t heast part of Phil adel phia,
there was a fire that took place in
whi ch three of our residents died
inafire. And the daughter who
was not there that evening where
the fire took place who survived
said that they kept conplaining to
the landl ord about all of the
hazar dous conditions in that hone.
So what could have imagined if
there was a regul ar check of sone
of these spaces, then maybe that

fam |y woul d have survived.
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So with that being said,

t hese bad actors are giving our
city a bad nane. W need policies
to distinguish between those who
exploit the system and those who
followthe rules. W want to
support good devel opers and
| andl ords who invest in our
comuni ti es and uphol d hi gh
standards for their properties.
And | sincerely, | nean
this whol eheartedly, I want to
t hank Counci | menber O Rour ke and
Counci | nrenber Landau for
i ntroducing this very, very, very
i nportant | egislation. Thank you so
much. Your |eadership is essential
I n making sure we take real steps
towards inproving rental housing
conditions in our city.
And for ne, | really
want themto continue to take this
head-on. So again, | |ook forward

to working with all of you to nake
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this areality. Lindley Towers and

ot her places in our city should
never happen. Let's get to work.
Thank you. | appreciate you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you.

Vi ce- Chai r Landau.

COUNCI LWOVAN LANDAU:
Thank you. Thank you so nuch, and
t hank you everybody who cane out
today. W can't wait to hear how
you're going to |l end your voices to
this effort, this joint effort,
that is really a culmnation of al
of our work that we've been doing
to i nprove housing and affordable
housing here in the city of
Phi | adel phia as well as trying to
really aid L& to be the strongest
entity it can be to work towards
maki ng sure that our housing is
saf e and accessible for

Phi | adel phi ans.
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|'ve been doing this

work for a very long tinme and |
have -- well, long ago representing
tenants, | owincone tenants in
Landl ord Tenant Court, | still see
now sone of the sane exact trends
and things that | saw through the
|ate '90s on, their repairs, with
tenants conpl ai ni ng about repairs,
the issues are not fixed and
suddenly either a disaster happens
or the tenant has to nove out or
the tenant exercises their rights,
and suddenly the landlord tries to
evi ct.

W' ve put a |ot of new
fundanmental ways that we are
handl i ng housing in there, so
there's between good cause eviction
and even getting the eCLI PSE
programup at L& that took so nmany
years to make it happen where we
can actually see any outstanding

code violations on a property.
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W' ve nade so nmany steps and
strides in the process, but we are
still not where we need to be.
There are ways in which we can
standardi ze this work and nake it
so that every place that people are
renting is safe and accessi bl e.

| want to add that, you
know, we normalize inspections for
busi nesses all the tinme. You have
a restaurant, the Heal th Depart nent
IS comng out once a year to check
on you. |If your facade is falling
of f of your business, you better
believe L& is comng out there or
you better believe CLIP is right
around the corner to give you a
ticket.

Wiy is it that we have
not yet normalized just inspections
of your rental housing? It's a
busi ness. This is part of running

a busi ness here in Phil adel phi a.

(Appl ause.)
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COUNCI LWOVAN LANDAU

Let's nmake this happen. Once we
normalize this, once | andl ords know
that as business people, the Cty
will be inspecting to nake sure
just the basic fundanentals are
safe and healthy for people to live
there. Then go ahead, you can go
forward and do your business and
people w Il have safe and great

pl aces to |ive.

So | just want to
underscore the nonment we are here
right nowwth this joint commttee
hearing, the fact that we all are
together at the sane tine, the fact
that the City is comng to the
tabl e, we appreciate you so nuch.
The fact that the tenant advocates
are saying we will no | onger have a
Li ndl ey Court or any other place
like that in the city of
Phi | adel phia that will basically

fall down on tenants. There are
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ways we can fix this. And | think
this is the nonent, this is the
time and 1'mso excited to get
started. Thank you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Counci | menber Jones.

COUNCI LMAN JONES:  Thank
you so nuch, Madam Chair. And
t hank you, Menber Driscoll,
Co-Chair.

I"'mfromthe 4th
District, Councilman there. And
there are two-and-a-half
devel opnments | want to bring to
your attention. One is called
Brith Sholom The other is called
the Pavilion, and the other was
Penn Wnne. Menber Driscoll,
Menber O Rourke -- and who el se was
wth us -- went and toured that
facility. And | renmenber that day.

When we went, it brought

tears literally to ny eyes as
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seniors and veterans and people

with disabilities had to live in
that kind of condition. Brought
tears to ny eyes and | am not the
crying type.

What | al so renenber was
Menber Driscoll and | stood in
front of a apartnment unit that had
crinme tape on it because they had
found one of the tenants, Madam
Chair, dead, had been dead for |ike
three days. No one checking on
that. That's a whol e other aspect
of it. So this legislation is
I nport ant.

| want to tal k about one
ot her uni ntended consequences as a
freshman when | first got here. |
was rah-rah, gung-ho, kick the door
in, where's that landlord. There
was a sewer pipe on Gai nor Road
that had broken in a renter's
house. They called nme up and said,

we can't live like this, this is
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bad, cone help us. And in doing

so, | called L& . And in doing so,
| made her honel ess.

W have to be
I ntenti onal about how we structure
these things so that as we go about
our business trying to do good,
that we do no harm that we do no
harm So with that, | | ook forward
to the discussions. And with that,
I ook forward to being supportive.
Thank you.

COUNCI LWOVAN GAUTHI ER:
Thank You.

Deputy Wi p Bass.

COUNCI LWOVAN BASS:

Thank you, Madam Chair.

And | just really wanted
to echo the sentinents that have
been al ready spoken. There's no
shortage of properties and issues
with rental properties, there is no
shortage here in the city of

Phi | adel phia. Although it's not
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every landlord, one landlord who is

operating in a way that is
unacceptable is one too nmany.

And so, | just really
| ook forward to hearing from L&,
my good friend, Bridget Collins-
Geenwald -- hi, Bridget -- who I
know i s working very hard and who
is very caring and concerned about
these issue. But we've had just
such a difficult time for years
wi th enforcenent.

And so, I'mreally
| ooking forward to hearing what are
we going to do differently. How,
are we going to tackle this problem
finally, how are we going to really
get in front of it so that we do so
in a neani ngful way so that we're
not here next year or the year
after or the year after talking
about the sanme thing. W' ve had
this conversation, it feels I|ike,

many times now. And just talking
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about | andlords who are not |iving
up to the expectation, the
responsibility and that | believe
puts us as a city, the Gty of

Phi | adel phia, in harnis way in
terms of being liable for fol ks who
are not being responsible

| andl ords. When we put people's
safety in jeopardy, when a | andlord
does it and we don't inspect, we're
responsi bl e.

So I'm |l ooking forward
to hearing nore about what we can
do to really address what is
happeni ng now and how we can
prevent it so we don't have this
conversation again in the future.

Thank you, Madam
Chai r woman.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you.

Ms. Jones, will you now

read the title of the resol ution.
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THE CLERK: Resol uti on

240267, authorizing the Joint
Commi ttees on Housi ng, Nei ghborhood
Devel opnent and The Honel ess and
Li censes and I nspections to hold
heari ngs to exanm ne the conditions
of rental housing, rental code
enforcenent and the need for rental
repairs throughout the Cty of
Phi | adel phi a.

COUNCI LWOVAN GAUTHI ER:
I want to acknow edge the presence
of Mnority Wi p Council nenber
Ni col as O Rourke who is also the
sponsor of the |egislation.

Counci | renber, do you
want to give remarks? | know
you' re catching your breath.

COUNCI LMAN O ROURKE:
Thank you, Madam Chair.

(Appl ause.)

COUNCI LMAN O ROURKE:
Good norning. | quickly want to --

(Good norning.)
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COUNCI LMAN O ROURKE:

Good norning to everyone that is
here, so grateful to see folks.
amsafe in his arns on this
norning. | want to thank every
testifier, comenter and guest in
the roomtoday that has nade it
here before | did.

| want to thank Chair
Driscoll and as well as Rue Landau
for your |eadership of the
Comm ttee on Licenses and
I nspections and to Chair Gauthier
for leading this hearing as you
| ead the Comm ttee on Housi ng,

Nei ghbor hood Devel opnent and The
Honel ess.

We're here to tal k about
rental housing and the issues that
tenants are facing in Philadel phia.
In other words, we're here to
continue a conversation that's been
taking place in these halls in this

room f or decades upon decades upon
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decades. There are newer el enents
of this housing crisis, like
algorithmc rent pricing. But sone
of the main concerns we're here to
address are literally ol der than
all of us in this roomright now.
Uni magi nabl e or | should
say unnanageabl e rents, poor
mai nt enance, the inpact of unsafe
housi ng. , These are sone
unfortunate mai nstays of urban
life. And because these chall enges
have been with us for so long, we
can say with confidence that
m sal i gnnent or m sunder st andi ng
only goes so far as an explanati on.
At the end of the day,
it is a question of power. From
| andl ord-tenant relationships to
the state institutions that set the
rules for both parties, organized
realtors to organi zed renters,
t hese issues are so often settled

on whi ch group has the capacity to
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act or not act.

So |"mparticularly
grateful to see organi zed tenants
ready to take on issues of rental
code enforcenent --

(Appl ause.)

COUNCI LMAN O ROURKE: - -
or the state of rental repairs
because ny col | eagues and | can
certainly agree that our |andl ords
are quite organized. Today we're
going to tal k about what people
need to nmake a house feel |like a
honme and what it takes to ensure
t hat nobody is denied that chance
to call where they live hone.

What's clear is, in sone
cases, that will require proactive
action from|local governnent. In
every systemthere is a baseline,
an average standard. And if the
hi story of urban denocracy has
taught us anything at all, it's

that a baseline standard for
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housi ng conditions won't be set if

those el ected to represent the
people don't doit. [It's on us, on
this Council and these two
commttees in particular to hold
the line on setting a | egal
standard for safe, healthy hones.

G herwise, it turns into a race to
the bottom for the |east
responsi bl e bad actor |andl ords out
t here.

Sadly, we know what t hat
race can lead to. W' |l hear about
it fromsone of the panelists
today. But | wanted to submt one
exanple for the record. Sone of
you know t he nanme Jah' Nae Canpbel .
Sonme may not. 375 days ago,

Jah' Nae, age 12, breathed her | ast
breath. She had asthma which
wasn't the problem Her problem
and her famly's problemwas a
negligent landlord. Over two years

of ignored repair slips and service
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requests from her nother Essie

weren't enough for their |andlord
to address the structural leaks in
their apartnent. And because of
t hat negligence, the mldew and the
nold that follows | eaks al so went
unchecked. Essie's conplaints to
L& -- and this is not a call-out,
these are just the facts -- didn't
make a difference either.

In fact, ranpant nold is
still not a |legal cause for a
rental habitability violation under
our current law. And that's just
one of many issues to act on in the
com ng years. And so, 375 days ago
years of living in an unsafe hone
caught up with one of the children
who were supposed to be this city's
future. Jah'Nae suffered a fatal
asthma attack. And | pray that her
menory is a blessing to her |oved
ones.

So for ny coll eagues,
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you're going to hear sone sizable

nunbers from sonme of the folks in
attendance today. And you'll soon
see sone legislation fromny office
that intends to address many of

t hese issues. Because this race to
the bottom as it were, is in fact
costing lives and degradi ng the
quality of life. It's an engine of
dysfunction in the life of our

city.

W're only going to
rai se our baseline if and when the
bad | andl ords out there actually
feel sonme heat fromthe work that
we do in here. To that | say,
let's fire it up and let's get on
with this hearing.

Thank you so nuch for
your patience and obliging, Madam
Chair and M. Chair.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:

Thank you, Council nmenber O Rourke.
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I"d like to acknow edge

the presence of Majority Leader
Kat herine G | nore Ri chardson.
Majority Leader, did you want to
make any openi ng comrent s?

COUNCI LWOVAN 3 LMORE
RI CHARDSON: No. Thank you.

COUNCI LWOVAN GAUTHI ER:
Thank you so mnuch.

The Cerk will please
call the first panel of w tnesses
to testify on the resol ution.

THE CLERK: Madam Chair,
the first wtness will be
testifying virtually. The nane is
Kei th David Parsons.

COUNCI LWOVAN GAUTHI ER:
Hell o. Are you there and
connected, M. Parsons?

MR. PARSONS: Yes, | am
here. Can y'all hear ne?

COUNCI LWOVAN GAUTHI ER:
Wnderful. Please state your nane

for the record and proceed with
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your testinony.

MR, PARSONS: Keith
Davi d Parsons. Thank you. Thank
you very much. Good norning, Cty
of Phil adel phia Cty Council menbers
and staff. | am Keith David
Par sons, the Strategic Enforcenent
Adm nistrator for the District of
Col unbi a, Departnent of Buil dings.

" m pl eased to appear
before you virtually today to
di scuss proactive housi ng code
I nspections and conpliance as
i npl emented by the District. But
first, | would like to thank
Counci | menber-At-Large N col as
O Rourke for the invitation to
speak to you today. | would also
li ke to thank my agency's Director,
Brian J. Hanlon, and ny mayor, the
Honorabl e Muriel E. Bowser.

The (i naudi bl e)
Proactive I nspection and

Al ternative Resol utions prograns
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|"mabout to describe are thanks to

their vision and | eadership. The
Di strict of Col unbia Departnent of
Bui | di ngs was once part of a |arger
di strict agency called the
Depart nent of Consuner and
Regul atory Affairs or DCRA, which
was functionally simlar to the
Depart nent of Licenses and
I nspections in Phil adel phi a.
However, on Cctober 1,
2022, DCRA was split by lawinto
two successor agencies. DOB
retai ned the zoning, permtting,
construction conpliance, housing
and property mai nt enance code and
vacant building regulation
functions. The |icensing,
corporate registration, vending
regi strati on and consuner
protection functions fell to the
ot her half of the agency, which
becane known as the Departnent of

Li censi ng and Consuner Protection,
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or DLCP.

DOB and DLCP renain
cl ose and both still play a part in
the regulation of nmulti-famly
housing in the district. DLCP
i ssues the |icenses and DOB
conducts the associ ated
i nspections. Today DOB has al npost
40 housing code inspectors with
jurisdiction over the nearly
300, 000 residential addresses
listed in the district's Master
Addr ess Repository.

Many of these inspectors
respond to custoner conplaints, but
my testinony today will highlight
DOB' s proactive inspections
program Mre than half of the
residential units in the District,
about 180,000, are licensed nulti-
famly apartnent buildings with
three or nore units. As a
condition of their licensure, these

properties nust participate in the
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proactive inspections program

Smal | er properties of one or two
units are inspected when they
receive their basic business
license to rent.

As the nanme suggests,
instead of waiting for a tenant to
report a conplaint to DOB, the
Proactive I nspections Program
proactively schedul es i nspections
of licensed properties using a
ri sk-based algorithmto target our
efforts.

The Proactive teamis
relatively small, with only 9
i nspectors and conducts nore than
16, 000 i nspecti ons over the course
of the year. At this speed, the
uni verse of licensed units would
take nore than 10 years to inspect.
That is why targeting inspections
with the algorithmis so inportant.
The current version of the

al gorithmincorporates information
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i ke the age of the building or the

time since it was last fully
renovat ed, when DOB | ast i nspected
and the results of that inspection
and i nformation about ownership
structure.

The algorithmis also
i nportant for another reason,
fairness. Wen the Proactive
Program was started by DCRA in 2009
It was conducted by random
sel ection of licensed properties.
However, property owners wanted to
feel like their practices in the
specific condition of their
bui | di ngs hel ped control whet her
and when they were inspected.

By using data about past
I nspection outcones, since 2018 the
al gorithm puts sone of the power in
property owners' hands. Wen a
property is identified for
i nspection, DOB gives the property

owner and managenent conpany 60
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days to prepare. This allows DOB

to prepare as well by posting
i nformati on about the upcom ng
I nspection on our website and
physically notifying the tenants on
| ocati on.

DOB solicits and
coll ects tenant consent forns for
each unit to be inspected to
preserve the tenant's right to
aut onony over their honmes. DOB' s
goals is to achi eve 100% cover age
of units in the building. Wile
this doesn't al ways happen,
especially wth | arge buil di ngs,
aggregate coverage routinely
exceeds 50% giving a good picture
about the state of the property.
At the schedul ed tinme, DOB sends an
I nspector to performall the
I nspections schedul ed.

Based on our experience,
DOB has discovered that it is

qui cker to send only one or at nost
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two i nspectors and have them work

the building until conplete as
opposed to trying to do an entire
buil ding in one day wwth a |arger
team At the end of the Proactive
i nspection, any violations found
are converted into infractions and
served on the property owner,
simlar to what happens with the
conpl ai nt - based i nspecti on.
However, DOB has anot her
programin place that works hand-
in-hand to deal with |arger
properties and | arger nunber of
out st andi ng viol ati ons, the
Al ternative Resol ution Team or ART.
ART is a programthat accel erates
abat enment violations and relieves
congestion in the District's
Adm ni strative Court.
ART is a small but
m ghty teamof 5 that works to
settle and dism ss fines outside

the courtroomif abatenent of
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violations is confirnmed. They are
hi ghly successful, resolving an
aver age of about 200 cases per
week. By conparison, the teamof 7
agency attorneys as well as
mul tiple adm ni strative |aw judges
and support staff can still only
take 50 or so cases to trial each
week.

ART has been critical
for reducing DOB's queue of cases
for adjudication. |In addition, ART
is enpowered to consider all the
facts and circunstances to arrive
at a fair outcone for tenants and
property owners. They are uniquely
situated to consider conpl ex issues
i ke tenant interference, hardship
due to fire or illness or other
personal issues.

To further streamnine
the alternative resolution process,
DOB has two ot her powerful tools

worth mentioning. First, we
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di scl ose all open housi ng
vi ol ati ons on our public dashboard
| ocated at dob.dc.gov. This
| andl ord viol ations tool allows any
property owner to search their
address or nanme and find every item
that DOB expects to be corrected
and every outstanding fine.

The property owner can
then submt el ectronic abatenent
evi dence using a special portal
that is reviewed by expert
i nspectors. Were that evidence
shows violations are clearly
abated, the case is referred to
ART. If there is any question
about the electronic evidence or an
I nperson re-inspection is
schedul ed, then an inperson
re-inspection is schedul ed and only
after that confirned abatenment is
the case referred to ART.

Usi ng these tools, DOB

confirnmed abatenent of 35, 399
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violations in Fiscal Year '24, of

whi ch 32, 646 were housi ng code

vi ol ations. The Proactive

I nspections Program specifically
contributed to 7767 viol ations
abated, a confirnmed abatenent
percentage of 67.62% This was one
of the highest rates in the agency.
You can find these and ot her
interesting statistics in DOB' s
Fiscal Year '24 enforcenent report,
which is [ ocated on the enforcenent
action page on dob. dc. gov.

I n concl usion, proactive
housi ng i nspecti ons have been a key
part of the District's toolkit to
hel p mai ntain our stock of nulti-
fam |y housing and nmake sure
tenants are receiving the
conditions required by law. As an
early adopter of this relatively
novel approach, the District of
Col unbi a and Mayor Bowser's

adm ni stration are pleased to offer
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any assistance and information we

can provide to Phil adel phia and
other sister cities interested in
charting this course. Wth that,
' m happy to answer any questions
you nmay have.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch, M. Parsons. W
appreci ate you taking tinme out of
your schedule to share about the
work in D.C. It's certainly
I npressive. Please do hang on for
guestions at the conclusion of the
panel .

WIl the Cerk please
call the remaining wtnesses for
thi s panel.

THE CLERK: That was it
for the virtual and we'll nove on
to the inperson.

COUNCI LWOVAN GAUTHI ER:
Can you call -- can we call Panel 1

or 1.5.
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THE CLERK: Sur e. W're

going to go to Conmm ssioner Bridget
Col l'i ns- G eenwal d and Rache
Mul bry.

(Wtnesses approached
Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good norni ng, Conm ssioner. Please
state your nanme for the record and
proceed with your testinony.

COW SSI ONER COLLI NS-
GREENWALD: Good norning, Chairs
Gaut hier and Driscoll and nenbers
of the Housing, Nei ghborhood
Devel opnent and The Honel ess and
the Licenses and I nspections
Commttees. M nanme is Bridget
Collins-Geenwald and | serve as
t he Comm ssi oner of Licenses and
I nspections on the quality-of-life
si de.

| appreciate the
opportunity to testify today on
Resol uti on No. 240267, introduced
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by Counci | nenbers O Rour ke and

Landau, which authorizes these
Joint Commttees on Housing,

Nei ghbor hood Devel opnent and The
Honel ess and Li censes and

I nspections to hold public hearings
to exam ne the conditions of rental
housi ng, rental code enforcenent
and the need for rental repairs

t hroughout the Gty of

Phi | adel phi a.

The safety and well -
bei ng of Phil adel phia residents is
our highest priority. Housing is
not just a fundanental necessity.
It is the foundation of public
heal th, economic stability and
community well-being. Yet as this
resol uti on underscores, sone
Phi | adel phians are living in rental
units that are not in conpliance
wi th the Phil adel phia codes which
can pose serious concerns for their

heal th and safety.
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The m ssion of quality

of life is to responsibly and
respectfully serve the community of
Phi | adel phia by providing quality
code, education and enforcenent
services. W are transparent, we
are approachabl e and we enbrace
positivity to make the city the

saf est, cl eanest and greenest |arge
city in the country with econom c
opportunity for all. Education and
enforcenent of the property

mai nt enance code is part of that

| arger m ssi on.

Currently, our
enforcenent efforts are conpl aint-
driven. Meaning, an inspection is
triggered by a conplaint that we
receive fromthe public. Wen we
respond to conplaints, our goal is
to achi eve conpliance w t hout
di spl aci ng resi dents unl ess
absol utely necessary. However,

this is not always possible. The

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

goal is to take a nore proactive
role in the rental property
i nspection process.

We wel cone the
opportunity to collaborate with
City Council. Expanding the
Departnent's authority to take
stronger enforcenent action agai nst
repeat offenders woul d deter
negl i gent | andl ord behavi or,
allowng us to create better
accountability in the renta
market. At the sane tinme, we
recogni ze that enforcenent shoul d
not place undue burdens on the
responsi ble snmall | andl ords who are
commtted to mai ntaining safe
housi ng.

I n concl usi on, our
agency supports efforts to enhance
rental code enforcenent and inprove
housi ng condi ti ons across
Phi | adel phia. Every resident

deserves a safe and heal thy hone.
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We | ook forward to working with

City Council, landlords, tenants
and the community stakeholders to
devel op practical solutions that
protect renters while fostering a
fair and accountable rental market.
| wel cone any questions you may
have or turn it over to --

COUNCI LWOVAN GAUTHI ER:
Thank you.

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

M5. MULBRY: Good
norning. M nane is Rachel Ml bry.
Chairs Gauthier and Driscoll and
menbers of the Housing,

Nei ghbor hood Devel opnent and The
Honmel ess and Licenses Committee,

t hank you for giving ne the
opportunity to testify this
nmorning. As | nmentioned, ny nane
is Rachel Mulbry and I'mthe

Director of Policy and Strategic
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Initiatives at the Phil adel phi a

Housi ng Devel opnent Cor poration or
PHDC here to testify on Resol ution
240267.

In ny role, | manage
both home repair and rental
assi stance progranms so I'mfamliar
with how closely tied together
housi ng affordability and housi ng
quality are. Today |I'd like to
share sone background and early
successes from PHDC s Rent al
| mprovenent Fund.

The Rental | nprovenent
Fund is the Gty's nost recent and
| argest attenpt to support
Phi | adel phia's small landlords to
make needed repairs and
I nprovenents. W generally define
a small | andlord, sonetines
referred to as a nom and- pop
| andl ord, as sonmeone who owns no
nore than 5 rental properties or 15

uni ts.
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RAF is funded by the
Nei ghbor hood Preservati on
Initiative and nakes forgivable
| oans of up to $25, 000 per property
to small landlords in exchange for
a 10-year commtnent to keeping
their rents affordable. W do this
wor k because we believe that
quality shouldn't be sacrificed for
affordability nor affordability for
quality.

Si nce launching in
sumrer 2023, the Rental | nprovenent
Fund has cl osed 324 | oans and
invested $8.2 mllion in repairs.
For conpari son, RAF nakes about as
many | oans on an annual basis as
all private banks make to small
scal e and rental investors for hone
I mprovenent in Phil adel phia
according to Honme Mortgage
Di scl osure Act data from 2022 and
2023.

In order to achieve this
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ki nd of reach and scal e, we have
built a programthat neets these
| andl ords where they are. W know
that | andl ords often need support
in making the kinds of repairs that
will enable themto get a renta
| i cense or better property
i nsurance policy, which is why we
don't require rental |icense or
full insurance policy upfront from
| andl ords who can't get them

Qur inspectors do a full
property wal kt hrough to hel p
| andl ords devel op a scope of work
t hat addresses health and safety
I ssues at a reasonable cost. W're
especially focused on the types of
repairs and i nprovenents that w ||
have the bi ggest inpact on tenant
heal t h and wel | - bei ng, including
energy bills that so nmany
households in Philly struggle to
af f or d.

Sone of the nbst conmmon
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repairs we've seen so far are the
essential ones: Roofing,

el ectrical upgrades, plunbing and
HVAC. W al so see plenty of
requests for new flooring, kitchen
and bat hroom upgrades, which we are
happy to approve since we believe
tenants in affordable units deserve
updat ed anenities too.

As the program has
grown, we've devel oped nore
rigorous practices for guiding
| andl ords t hrough the buil ding code
and zoning requirenments so that
repairs are conpleted with the
right |evel of oversight from our
partners at the Departnent of
Li censes and | nspecti ons.

We know that with the
resources we have been given cones
the responsibility to help shift
sone of the culture around snall
scal e construction in Philly.

That's why we insist on detail ed
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scopes of work, using licensed

contractors and proper permtting.
RAF is a high-touch program but we
know that there are so nmany
benefits to bringing current
practices in line with city rules.
Qur team can handl e upwards of 50
applications a nonth with our
current capacity and we have a
structure that can scale. That's
all thanks to PHDC s i nhouse team
of unioni zed | oan processors and

I nspectors and know edgeabl e
program | eader shi p.

To support applicants,
we have weekly information
sessions, a realtinme application
status page and a phone hotline
staffed five days a week, and we're
al ways exploring new and revised
| oan products to better neet the
need, including one we plan to
| aunch soon that will finance nore

expensi ve repair work at unoccupi ed
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rental properties and encourage

nore energy-efficiency
I mprovenents.

The Rental | nprovenent
Fund is viable thanks to cross-
agency partnership and open |ines
of communi cation. One of the many
ways that we partner is around
applicant referrals. For exanple,
the Eviction Diversion Program
refers landlords to RAF when repair
I ssues conme up during nediation,
and the Phil adel phi a Housi ng
Aut hority refers |andl ords who fail
their inspections.

W al so have great
rel ationships at L&, Revenue,
Commerce, Health and Honel ess
Services. Lastly, we are lucky to
have t he support from expert
researchers on the Health
Departnent's Chronic D sease and
Injury Prevention Team who are

| eadi ng an eval uation of RAF's
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I npact in collaboration with the
Federal Reserve Bank of

Phi | adel phi a and t he Housi ng
Initiative at Penn.

That evaluation is
positioning us to better understand
i npacts to tenant health and well -
being as well as the ways our
assi stance hel ps snmall | andl ords
stay financially stable. Building
and grow ng the Rental | nprovenent
Fund over the last years has truly
been a teameffort. And | |ook
forward to discussing the ways it
can continue to serve the City's
goals to inprove both renta
housi ng quality and affordability
in the years to cone. Thank you
for the opportunity to testify and
"' m happy to answer any questions
you nmay have.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:

That's great work. Thank you so
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much for speaking about it this

nor ni ng.

| think | inadvertently
squi shed two of our panels. So
right now we're going to take a
regi onal approach and we're going
to ask questions of our partners in
D.C. and the Admi nistration at the
same tine.

| would like to start
with a question for M. Parsons.
["'msorry if | mssed this in the
testinony, but can you speak about
when D.C. started its program and
about the cost, the budget, cost?

MR. PARSONS: Yes,
certainly. So the first version of
the program dates all the way back
to 2009. The version that works
nostly the way | was describing is
nore from2018. Let ne see. |
don't have ny budget nunbers on
hand, but it's primarily supported

by about $300, 000 in contract
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support and an additional perhaps

six FTEs. So it's not a super
expensi ve program It's not even
the majority of the housing
program if we're just talking
about proactive inspections.

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch. [|f you weren't
able and if you get clearance from
the powers that be in D.C, it
woul d be great if you could share
wi th us sone detail ed cost
information. W're in budget. And
so, we have a desire to do this,
but it's also tinely for us and we
woul d love to | ook at those nunbers
If you're able.

MR. PARSONS: Yeah, |
will at least ook at the -- we
have public budget nunbers and |
wi | I put Council nmenber O Rourke's
staff in touch with those Iinks so
you guys can revi ew those.

COUNCI LWOVAN GAUTHI ER:
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Thank you.

Question for the
Conmmi ssi oner before we open it to
ot her nmenbers: | know that you
have been thi nki ng about this issue
because we've tal ked about it
offline. Can you tal k about how
you' re thinking about approaching
it and what sone of the obstacles
have been?

COW SSI ONER COLLI NS-
GREENWALD: So you nmay renenber
when | cane in here | ast year when
| first started in this position
| ast May, | guess it was, we talked
about doi ng proactive rental
I nspections. | nmet with Council man
O Rourke's staff several tines,
Kate and his team which was
awesone, net with Renters United,
and we thought, what are good ways
we can go about this.

W t hought we could hit

the ground running with virtual
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I nspections as a good start. |It's

given us -- we've had sone hiccups
along the way | can safely say now
that we are starting that program
W are doing a small pilot. W
think that is going to take sone of
the burden off of physically going
out to a place and actually

i nspecting it but ensuring that
there's still safety involved. So
that is one idea that we've had.

We have tal ked about --
so what we have done as a whole in
the Departnent of L& QOL since the
split, we conpletely restructured.
So the way it was set up before,
before the Mayor Parker split is
what |'mtal king about, there's two
parts of L& now, the Quality of
Life and then the Inspection,

Saf ety and Conpli ance.

What we did on our end,

on the code enforcenent end, was we

have now dedi cated teans that do
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busi ness educati on and enforcenent,
fire inspections, nuisance
property. W have a Nui sance
Property Unit and a Property

Mai nt enance Unit and a Vacant
Property Unit.

So all those were kind
of all consolidated before so it
wasn't allowng us to get to really
the heart of the matter in any of
t hem because our inspectors were
really spaced out. And | wll say
this froman inspector standpoint,
when they would get a fire
I nspection conplaint versus say a
vacant property conpl aint or maybe
a business-only conpl aint, they
al ways went with fire, which |
totally get, because it's a safety
t hi ng.

By splitting those units
up, it's actually allow ng our
Property Maintenance Unit to

actually focus on housing. So
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that's rental, you know, these

rental |andlord-tenant issues that
we're seeing. So | think that is a
very proactive good step. That
started at the end of the summer.
So | think we're seeing benefits
fromthat already.

Htting all the
properties that are out there as
rental properties, to put in
perspective at this nonent, we have
810, 000 active rental |licenses. So
| just wanted to put that nunber
out there just for information for
everyone.

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch.

I'"d I'i ke to acknow edge
the presence of Council nenber Mark
Squi l I a.

Chair Driscoll, do you
have any --

COUNCI LMEMBER DRI SCOLL:

Comm ssi oner, do we have any sense
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of how many properties are renting
wi thout a rental |icense?
COW SSI ONER COLLI NS-
GREENVALD:  So we don't -- we have
estimates. We have an estimate
that we think there are between 250
and 310,000 rental properties. So
without a license, we're not really
sure. | nmean, there have been
esti mates thrown around by
di fferent agencies. W are working
with Pew right now to actually kind
of hone in on that to see where
we're at. We're not there yet, but
just to kind of get us better
nunbers from what we have right
Now.
COUNCI LMEMBER DRI SCOLL:
And how do you typically -- how s
it reported to you? Does it cone
t hrough the Council's offices that
that you have sonebody in the
nei ghbor hood that is operating

illegally?
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COW SSI ONER COLLI NS-

GREENWALD: So 311 and Counci
offices. So probably everyone here
has probably gotten in touch with
our office to tell us about a
rental property in their District.
311 is still the way we're
recei ving themnow until we get
into this nore proactive phase that
I"mtal king about. We're handling
t hi ngs through 311 and Counci
of fices.

COUNCI LMAN DRI SCOLL:
Ckay. Because |'mvery concerned.
| think the nunber's high. So
t hank you.

COUNCI LWOVAN GAUTHI ER:
M nority Wi p Council menber
O Rour ke.

COUNCI LMAN O ROURKE:
Thank you, Madam Chair.

And again, thank you to
M. Parsons, Ms. Griswald and al so

to Ms. Mulbry. | appreciate you
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all for your testinony today.

|"mgoing to start with
you, M. Parsons. You stated that
your proactive team of nine
i nspectors is able to conduct nore
than 16, 000 proactive inspections
over the course of a year and you
use your algorithmto target the
bui |l dings that are nost likely in
need of inspection. Can you share
anyt hi ng el se about how
conprehensi ve this inspection
coverage is?

MR PARSONS:
Certainly. So the way it works is
that if the algorithmtargets a
buil ding, then it gets put on the
60-day tineline that | descri bed.
So we post it on the website. W
| et the owner and nanagenent
conpany know that they are on the
list and we're show ng up about two
nonths | ater.

Then we go and we
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prepare and attenpt to inspect

every unit and the comon areas of
the building. So we will sort of
do the background work to try to

i nspect the entire building. And
we will also solicit through the
managenent conpany and through
posting the building the express
consent of each of the occupants of
the units to let us in and let us
do the inspection.

The actual penetration
of the building depends on how many
peopl e say yes because we're not at
this point using any sort of |egal
authority to force an inspection if
sonmeone does not consent to it in
this context, but we're trying to
I nspect basically the entire
bui l ding every tinme. And depending
on the building and what the fol ks
who live init want, we tend to get
nore or |ess.

COUNCI LMAN O ROURKE:
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And usi ng your al gorithm approach,

is this teamof nine sufficient to
cover the roughly 190, 000 rental
households in D.C. or is there an

i deal amount of inspectors that you
don't yet have resources for?

MR. PARSONS: Well, that
depends, Council nenber, entirely on
the speed that you want to get
through it. R ght now we do -- as
| said, we can cycle through over a
nunber of years. There is a bil
that's unfunded right now that
woul d make that cycle six years for
all buildings. And the reason it's
unfunded i s because we woul d need
nore team nenbers to nmake that
tinmetable.

COUNCI LMAN O ROURKE:

You said a current six-year cycle
at the current state?

MR, PARSONS: Si x-year
cycle is the standard and the bill

has been passed by our Council but
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not yet funded. So | would need

nore team nenbers to go that fast.

COUNCI LMAN O ROURKE:
Understood, nore in order to get it
done qui cker. Ckay. Can you
expl ain nore about how t he
Alternative Resolution Teamis so
effective at resolving violations?
What ki nds of actions are they
taking to do this work so
effectivel y?

MR PARSONS: Well, the
first thing that is really
effective is that we have pl ugged
themin at the end of this
abat ement confirmati on process. So
a while ago, we redid our data so
that we were tracking not just at a
conplaint |evel what's happeni ng,
but at the individual violation
|l evel . So the inspector goes out
and every single thing that's
broken gets noted in the data, and

al so we can track whether it's
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fixed. The Alternative Resol ution
Team has sent every case once those
things are fixed, which gives them
a big baseline of cases to work
Wit h.

In addition, we have
been and found a | ot of success
wi th doi ng outreach. W' ve been
anal yzi ng our data and we wil|
noti ce an owner or a property that
has a | ot of outstanding
violations. The Alternative
Resol uti on Team or others on our
teamw |l call themup and be |ike,
do you know t hat you have 200
vi ol ati ons that the depart nent
bui | di ngs once prepared. And, you
know, sonetinmes we get a | ot of
response. But ultimately, when we
start tal king to people about this,
they will want to cone into
conpliance. And so, that's another
channel where we refer themto the

Alternative Resolution Team \Wen
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people talk to us, solutions
happen.

COUNCI LMAN O ROURKE:
Thank you, M. Parsons.

"1l just stay in our
kind of truncated panel. | want to
junmp to you, Ms. Mulbry, if you
don't mind. | think | heard you
say that the Rental | nprovenent
Fund makes about as nmany | oans as
all private banks nmake to snall
rental investors, that's correct?

M5. MULBRY: On an
annual basis, that's nore or |ess
correct. Yes.

COUNCI LMAN O ROURKE:
That is amazing. Can you talk nore
about the scalability and the
I npact of the Rental | nprovenent
Fund? | know a |l ot of us are
concerned about how stricter
enforcenment will inpact small
| andl ords, but this program seens

to be doing an amazi ng job at
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addr essi ng those concerns.

M5. MULBRY: | think one
of the real strengths that we found
I's by building the infrastructure
i nhouse. It allows us to be really
flexible. So we have our own team
of inspectors, our own team of | oan
processors. W have attorneys that
have hel ped us tweak again and
agai n our nortgage and note. So as
we better understand with tinme what
extra | evel s of support | andl ords
need or what issues we're running
into during construction or during
that affordability conpliance
period, we're able to change our
processes, tweak them nake them
nore effective.

And then the thing that
becones scalable is that we can do
that with nore staff for nore
| andl ords. As | nentioned, it wll
continue to be a high-touch program

because we want to nmake sure that
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that both | andl ords and tenants are

havi ng a good experience. But by

hiring nore | oan processors, nore

managenent and nore inspectors, we
coul d absolutely increase the

vol une above what we're doi ng now.

COUNCI LMAN O ROURKE:
Thank you.

Ms. Greenwal d, do you
have data on the annual nunber of
cease operations orders that |ead
to orders to vacate?

COW SSI ONER COLLI NS-
GREENWALD: We do -- we have
nunbers on the nunber of properties
t hat we've ceased busi nesses and
residential properties. W don't
keep track of if anyone is
di splaced. That's not sonething
that we keep track of in our data.

COUNCI LMAN O ROURKE: |I's
It possible to keep track of it or
where m ght we find infornmation

i ke that?

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

Page 69
COWM SSI ONER COLLI NS-
GREENVALD: | woul d have to get
back to you on that. |'m not

actually sure how we woul d do that.
Since we do code enforcenment, |I'm
not sure the next steps of if it
goes -- | nean, when we vacate a
residential property, OSH is
involved with us. So | would
assune they woul d probably have
t hose nunbers, but | don't want to
speak for themso |I'd have to get
back to you on that.

COUNCI LMAN O ROURKE:
Ckay. Very good. Al in all |
want to thank you again for your
presentations and your testinony
t oday.

Madam Chai r.

COUNCI LWOVAN GAUTHI ER:
Thank you so much.

And | want to
acknow edge the presence of Counci

Presi dent Kenyatta Johnson who |
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know cares a | ot about this issue.

Thank you for stepping in.

Counci | mrenber Phillips.

COUNCI LMAN PHI LLI PS:
Thank you, Chairwoman.

| just want to pose just
a few questions to L& in regards
to the presentation fromD.C. Now,
that you've heard this presentation
from Washi ngton, D.C. and hopefully
further conversations can be
sparked as a result, is your
depart nent now t hi nki ng, you know,
are you beginning to think of nore
of the possibility of a proactive
approach to licenses and
I nspections for all rental
properties?

COW SSI ONER COLLI NS-
GREENWALD: So we have been tal king
t hrough what it would look like to
have a proactive approach. As |
said, we restructured the

departnent. And when we cane in,
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what we did was we have busi ness,

we have fire and we have property
mai nt enance, so we have established
proactive fire inspections. So we
do these auto repair shops that
have been popping up -- the Council
President is shaking his head --
all over the city. They've been
very successful.

We've net with each
I ndi vidual District Council person
and done these corridor proactive
I nspections. These are proactive
I nspection progranms that we have
started. The next on our list is
proactive rental inspections. So
talking to the gentleman fromD. C
woul d be, yes, absolutely hel pful.

As | did -- | mght have
mentioned earlier, | think I
mentioned it really quickly, we are
wor king with Pew to establish sone
best practices that can be

i npl emented here, so I'msure we'll
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be in touch with our coll eague from rage 72
D. C

COUNCI LMAN PHI LLI PS:
Yeah. | asked that question

because | know in your testinony
you nentioned that we are still
taki ng conplaints fromthe public.
And if they conplain, you nmake it a
priority to go out and do the

I nspection. The only issue is that
there are sone very vengefu

| andl ords in our city and a | ot of
folks are afraid to nmake those
conpl ai nt s.

(Appl ause.)

COUNCI LMAN PHI LLI PS:

And so, unfortunately that nodel no
| onger works in our city.

(Appl ause.)

COUNCI LMAN PHI LLI PS: |
just want to add that if your team
can provide additional information
on what funding or resources would

be needed to expand that in our
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city, I would be so happy to work

wi t h Counci | nrenbers O Rour ke and
Landau and of course the Housing
Chai rwoman Gaut hier to nmake sure
that we see fit to make this happen
because it's clearly a significant
problem And | nean, if there's

al ready a nodel that's being done,
we can at |least start there in our
city.

And then al so, just the
| ast two questions. Are there
protections in place to ensure
tenants can report violations
wi t hout fear and retaliation and
what penalties is this for
| andl ords who fail to conply with
t he property maintenance code
al ready sufficient tier future
vi ol ati ons?

COW SSI ONER COLLI NS-
GREENVALD: So any conplaint put in
i s anonynous so we woul d never talk

to the landl ord so that anyone's
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protection is -- anyone's protected

that calls and puts a conplaint in
no matter what it's for, through
the 311 system and t hrough your
office, right, so their identities
are protected.

As for what happens when
we do an inspection, we do very
simlar to what Washington D. C
does. W go out, we inspect. |If
there are violations, we issue
those violations. W issue themto
the property owner. W give thema
certain anount of period to conply.
So after that period, we go back
out and we re-inspect. Depending
what the issue is, sone |andlords
cone into conpliance and then we
just close the case. Sone do not,
we send themto court. Sone are
egr egi ous enough that we woul d do
an intent to cease, which wll give
you a little bit nore tinme for a

landlord to fix. And if you do
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not, then we do a conplete cease.

As we stated earlier, we hate to do
sonet hing |ike that because it does
di spl ace peopl e.
COUNCI LMAN PHI LLI PS:

Yeah, and that's really inportant.
And al so, just as you know it's not
technically anonynous in our city
only because | andl ords know that if
soneone's com ng out, soneone told
on them And the only person that

possi bly told on them was the

resident.

(Appl ause.)

COUNCI LMAN PHI LLI PS:
And so, | think we need to really

I mredi ately work on changi ng that.
And this is also just ny | ast
coment. Are we, you know, with
our city's enforcenent, | know you
don't know all the |andlords that
exist in our city, you have an
appr oxi mate nunber, but | think

this is also an opportunity to do

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections

03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

sonething. |1'mnot sure how D.C
does it. You could tal k about
that, but there's community
menbers, | live on a block and |
can tell you how many people rent
on ny block. W can do a publicity
to kind of understand to |et
comuni ty menbers know, |ike,
pl ease | et us know who are all the
renters, work with the nei ghbors,
work with the comunity
organi zations and that way people
who are not reporting that they're
renting can be identified as these
are rental properties. So | think
community grassroots efforts as
wel | as publicity stunts can help
us identify all the renters in the
city.

Thank you, Chairwoman.

COUNCI LWOVAN GAUTHI ER:
Thank you.

Vi ce- Chai r Landau.

COUNCI LWOVAN LANDAU:
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Thank you so nuch. Thanks to all

three of you. | had an order, but
I"mgoing to go a little out of ny
order on which | wanted to go in so
| can respond to nmy col | eagues’
qguesti ons about what happens next
after inspections.

As we know in
Phi | adel phia, we have a Fair
Housi ng ordi nance that is enforced
by the Fair Housing Conm ssion,
whi ch makes retaliation against a
tenant illegal. So that if L&l
does conme out to inspect or is
notified about a property, the
tenant is technically protected
under the law and should file a
complaint with the Fair Housing
Comm ssion. And this is inportant
to note that it's whether the
tenant called L& and issued the
conpl ai nt or whet her anot her
nei ghbor does. The | andlord

doesn't need to know who filed the
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conplaint or who called L& on the

property, but that the tenant would
be protected.

First question for
Conmm ssioner G eenwald is, does L&l
informtenants of a property when
there's been a conplaint filed
against the landlord with L& --
sorry. Just let ne try this again.
Does L& informtenants in a
property of the existence of the
Fai r Housi ng Conm ssion and their
rights to file a conplaint to
protect thenselves fromretaliation
when L& cites a property?

COW SSI ONER COLLI NS-
GREENWALD: Okay. | thought so. |
just wanted to confirmdefinitely.
It should be on the notice of
violation so it's on there. So do
our inspectors actively tell then?
No. |'msure we could. That seens
like a very sinple change in

process, but it is on the
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vi ol ati on.

COUNCI LMOVAN LANDAU: A
lot of tinmes the violations are
comng to the property in the
| andl ord's nane and the tenants
won't open the violations --

(Appl ause.)

COW SSI ONER COLLI NS-
GREENVALD: Gotcha. I'mtotally
follow ng, yep. That seens like a
very sinple process, tweak on our
end.

COUNCI LWOVAN LANDAU: | f
L& could even hand out a flyer and
| eave it on the table that day that
says, we were here just so you
know, your rights are protected.
|'d be super happy to help you
create that flyer with the Law
Departnent as well. Thank you.

(Appl ause.)

COUNCI LWOVAN LANDAU: |
want to go back to our friend from

D.C. Thank you so nuch for being
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here because | wanted to set the

stage with sone of this. First,

M. Parsons, can you tell us what
your program | ooked |Ii ke before you
made this change? Curious if it
was simlar to Philadel phia.

Al so, do you have a
checklist of what you're | ooking
for when you do your proactive
I nspections? Is it a short list of
your | arger code, your health and
housi ng code, or is it the ful
code? And also, do you have in
general what your greatest findings
are of the repair problens and
properties?

MR. PARSONS: Yeah.
Thank you for those questions. So
in the furthest back before tines,
t he Departnent of Consuner
Regul atory Affairs was fully
conpl ai nt - based. And so, that
woul d be just waiting and soneone

woul d reach out with a housing
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conplaint and we woul d respond and
I nspect. That programstill exists
and it's alittle nore than -- in

the nost recent year, a little nore
than a third of our vol une.

The Proactive Program
did sort of get started at a snal
scale in 2009 and has built up to
the point where it is today where
it's close to a third of the
volume, a little bit less. And the
ot her program the BBL program
which is for the one- and
two-famly properties, | don't know
for sure when that started. |
don't have that information with
me, but that is now al so between 25
and 30% of the inspections we do.

That one has an
explicit -- the BBL has an explicit
physi cal checklist, but | think
it's on our website and avail abl e
of the things that the inspector is

| ooking for. That is sonewhat nore
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limted than the general conpl aint-

based code inspections.

The proactive doesn't
have a physical list like that, but
the team does concentrate on things
i ke are there snoke detectors and
Is the egress in the building
wor ki ng correctly, right. Like
they're focusing on the life safety
I ssues in the building and making
sure that everything is working on
a larger scale. They are not as
focused during the proactive
process on chi pped paint or the
light. That's going to be nore of
a conpl ai nt - based i ssue because at
that point there's the conpl ai nant
Is saying, | specifically told ny
| andl ord to fix this chipped paint,
they haven't done it for two weeks
and what not. Did | cover the
whol e question? You had a couple
of things there.

COUNCI LWOVAN LANDAU:
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Just in general or is there a thene

of your findings? Have you found
simlar poor conditions or
necessary repairs throughout?

MR. PARSONS: Wwell, |
think the theme | would say is that
the Proactive Program does work in
the sense that it identifies
vi ol ati ons, and when they are
abated they do not then have to be
re-abated by conplaint. If you go
check out our dashboard if you
wanted to, you could pull down al
of the open violation data into a
spreadsheet and play around with it
to see what exactly we're finding.
We do, do anal yses of those itens
all the time. | don't have
anyt hing fun about that with ne
today, but that is sonething that
we do, for sure.

COUNCI LWOVAN LANDAU:
Thank you so nmuch. That was super

hel pful .
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Conmm ssi oner G eenwal d,

| over the years have noticed one
pl ace where we're failing in

Phi | adel phia, which it sounds I|ike
DCis doing well, and it's really
good communi cati on between L& and
the landlords. 1've always wat ched
t he Code Enforcenment Court | ust
bei ng a place where | andlords are
ki nd of checking in, saying, oh,
|'ve just |earned of these repairs,
|"ve got to go out and fix them
And that if we could do nore
proactive work, knocking on the
door, calling the landlord, finding
the | andl ord, saying, hey, just so
you know we just have five

vi ol ati ons on your property, we
want you to fix them we're here
for you, there's PHDC right there,
can give you a loan. Any kind of

t hat communi cation that is not what
| andl ords and tenants are both

fearing are retaliation or
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puni shnent, if we could avoid the

retaliation and puni shnent, | think
that that would be a step in the
right direction here.

A lot of |andlords
really are worried about what's
goi ng to happen when |I'm found out
that | have all of these problens
here. They probably are very
untrustworthy that the governnent
will conme in and help themto fix
this. And | think some of this
really is marketing and
communi cati on.

What brings nme to you,
Director Miul bry, what you're
touching -- first of all, thank you
for stepping in the shoes of the
smal | banks that should be | ending
to our |andl ords anyway. Thank you
very, very much. This is exactly
what Phi |l adel phi a should do. The
governnent should step in and say,

if you guys aren't going to do
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this, we're going to take care of

this. And | love that there's a
programto help | andl ords nake
repairs on their properties. But I
do know there's a | ot of |andlords
who are scared to say, ny place is
i n poor condition this thing, when
you come in here, you're going to
know that | have a problem How do
you handl e that when talking to the
| andl ords, to make them fee
confortable that you just want to
be on their team and work on their
si de?

M5. MULBRY: Yeah. So |
think it's really inportant that --
again, we have very cl ose
relationships with L& but that
this programis housed at PHDC,
which is a separate agency. W
have a separate set of inspectors.

And so, we can go out as
a kind of inpartial body and our

i nspectors are really know edgeabl e
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and can provide advice. A |lot of
times we cone across and work with
| andl ords who know the property has
I ssues but they aren't engineers or
architects or contractors
thenselves. And so, it's really
our inspectors who can help them
under st and what needs to be done.

And then I'Il reiterate
the point that | nade earlier,
which is we try and set a really
| ow bar entry. So again, we know
that many fol ks when they cone in
the door are renting to tenants and
don't have a rental license. W've
all read the sanme reports. So we
are happy to work with them know ng
that by the tinme the repairs are
conpl ete, they absolutely do need
to have that rental license in
pl ace. Sane goes for property
i nsurance cover age.

So we try and set that

bar really low, build that trust,
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have a single | oan processor

assi gned who can kind of work them
t hrough the process and then nake
sure by the tinme we're signing off
doi ng our final inspection, making
our final paynent, everything is
where it shoul d be.

And then because we have
this, the loan is forgiven over 10
years, we're checking back in every
year to nmake sure to | ook at the
| eases, nake sure they still
property insurance coverage, check
whet her there's new code
vi ol ati ons, nmake sure they still
have a rental |icense to nmake sure
t hat because of this financi al
comm tnent we're making, that those
properties stay in good condition
and following city regul ations
during the life of that | oan.

COUNCI L\WOVAN LANDAU:
Thank you.

One | ast questi on,
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Comm ssi oner Greenwal d. [t's about

tech. W know that eCLIPSE took a
long tine to get started and then
after it had been -- we've been
using it for a while, many of us
bel i eve we need to nove on. Is L&
staying wwth eCLIPSE? Are there
any updates happening to it and how
do we enhance the technol ogy?

COW SSI ONER COLLI NS-
GREENVALD: So we're in the process
of actually enhanci ng eCLI PSE
right, as we speak. So hopefully,
Cct ober of 2025 is when you shoul d
be seeing, so we're calling it
WebU . So it's nore interactive.
It's web-based. You'll be able to
navigate it nore easily.

| think the first
nodul es that were put together in
eCLIPSE are a little clunky and |
get why, it was the beginning of
the inplenentation. So what we're

doi ng now i s goi ng back and | ooki ng
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at those business nodul es, the

| i cense nodul e, how you go in as
the everyday citizen going in that
doesn't use eCLIPSE as nmuch. So |
think you're going to see many
i nprovenents there.

| also think it's going
to be nore intuitive to use. And
there will be a whole conmunication
pl an around that |ike, hey, this is
what you can do now in eCLI PSE.
So, yes, we're in the process of
enhanci ng as we speak.

COUNCI LWOVAN LANDAU:
Thank you all so nuch.

COUNCI LWOVAN GAUTHI ER:
Majority Leader G | nore Richardson.

COUNCI LWOVAN d LMORE
RI CHARDSON: | have two questi ons.
Thank you so nuch, Madam
Conmi ssi oner .

And to all of you who
have testified, and particularly

the testinmony we heard from
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Washi ngton, D.C., | thought that

was particularly helpful. 1 have
just two quick questions. Have you
all seen any correl ati ons between
mul ti pl e outstandi ng violations and
property tax delinquency? And is
there any correl ati on between
Revenue and L& that allows for

dat a- shari ng?

COW SSI ONER COLLI NS-
GREENVALD:  So to the first
guestion, | do not know the answer
to that so | could get you that
information to see if there's any
correl ation between -- | would have
to talk to Revenue to see how we
could get that. So to that one, |
don't know.

The second one, do we
correlate with Revenue? Yes, we
do. So actually we're working on
this process right now that | think
everyone's going to be -- | don't

want to let the cat out of the bag
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yet, but | think there's going to

be sonme good things com ng where
we're going to see sonme good -- who
has a |icense for what and how it
corresponds to Revenue and it'l|
bring actually sonme people up to
light that don't. And then sone
people that do will actually
probably bring some nore revenue
into the city as well, so should be
a good thing.

COUNCI LWOVAN 3 LMORE
RI CHARDSON: Right. And | ask
because -- and I'll ask the second
part to the question. But | ask
because I'Il call nyself an
accidental landlord after ny
parents passed away and |left us
with a house. And typically when
you have a rental property or
rental unit, you have to file
through the tax center to file al
your tax information. And to ne,

that would be an indicator froma
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revenue perspective what

i nformati on should be on file for
you at L& wth all your proper

i censing and even with health,
with your |ead paint test and all

of those different certifications
you need in order to even process
the rental license under the City's
website. So | wanted to ask that
questi on.

And then back to the
mul ti pl e out standi ng vi ol ati ons and
the property tax delinquency.
Sonetines there are property
viol ations even if they're exterior
as an exanple, that could be an
i ndi cator for other things that are
happening froma co-viol ation
perspective with the property
overall. So | wasn't sure if you
all were doing that.

And then finally, | have
to nention this. Relative to

utilities, is there any way that
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you all work with the utility

conpanies as an indicator to figure
out which properties are actually
rental units?

COW SSI ONER COLLI NS-
GREENVALD: We're actual ly working
with the utility conpanies right
now. W're actually starting
sonet hi ng where we're going to be
sharing data, so | think that's
going to be really hel pful.

COUNCI LWOVAN 3 LMORE
RI CHARDSON: Ckay. Because that
could be a definite indicator.
Qoviously, it's not hel pful doing
it with water, right. But doing it
with an outside utility conpany and
t hen maki ng a conparison with the
data that we have froma city
perspective could help us to
aggregate out that 250 to 310
nunber to get a better picture of
where we are.

And then finally, are
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you all working with or intending

to work with an organization |ike
Pew to help us get a better
under standi ng or idea of where we
are? | know they were exceedi ngly
hel pf ul when we worked on and
continue to work on the tangled
title issue in producing a report
wth a lot of research, a | ot of
data sharing, that sort of hel ped
us lay the roadmap for how we are
continuing to deal with tangled
titles. Are you all planning to do
that as it relates to this issue?

COW SSI ONER COLLI NS-
GREENWALD: We are indeed. W
actually just started a
relationship with Pew W put in a
concept and they accepted it. So
actually --

COUNCI LWOVAN G LMORE
Rl CHARDSON:  Wow.

COW SSI ONER COLLI NS-
GREENVALD: -- yeah, we're just
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starting so we're really excited
about that. So we should be
getting sonme good information
really soon. So actually, yeah,
we're really excited to be starting
that rel ationshi p.

COUNCI LWOVAN @ LMORE
RI CHARDSON: Ckay. That'll be
awesone. And then finally, do -- |
have several additional questions
that I'"mjust going to submt for
the record for your witten
response. GCkay. But | wanted to
make sure that the inspectors that
are actually onsite that they have
t he | anguage services available to
Interact wwth the constituents
because that is another barrier --

(Appl ause.)

COUNCI LWOVAN @ LMORE
RI CHARDSON: -- that we're facing.
So just even from an education
perspective with the inspectors as

far as interacting with the
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residents, is that sonething that
you all work on or have?

COW SSI ONER COLLI NS-
GREENVALD:  We're working on that
now. A lot of our materials are in
mul ti pl e | anguages. Al of our
busi ness materials are in | think
every | anguage that -- we think
we' ve captured everyone that
everyone in the city speaks, so our
busi ness | anguages are |ike that.

We are actually
putting -- we have multiple
| anguages in sonme of our violation
notices. W have al so been working
with is Google Translate the way to
go when we're on scene, you know
what | nean, or if that's sonething
we can do. It actually works well,
you know what | nmean. So we're
getting there with that, those
types of interpretations.

COUNCI LWOVAN G LMORE
RI CHARDSON: |s there a panphlet or
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a paper or sonething you can give

out that has the translation
al ready on the docunent when the
I nspectors go out onsite?
COW SSI ONER COLLI NS-
GREENVALD: Yeah. So, yes, we're
wor king on that. W' ve conpleted
all the ones on the business end
for business corridors. W're
wor ki ng on now all the ones on the
property. And so, we have themin
several |anguages but not all.
COUNCI LWOVAN G LMORE
RI CHARDSON: Ckay. And then I'm
sure we can share themin the
utility bill notices and the
notices that go out fromthe Gty
as well. Particularly when they're
first released and when they're
initially finished, I think that
woul d be hel pful. And then of
course, sharing it wwth us and we
can get the information out with

tabling and other events. W can
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share that infornation as well.

Okay. Al right. Thank you.

COW SSI ONER COLLI NS-
GREENWALD: Can | nake a plug for
sonet hing really quick?

COUNCI LWOVAN @ LMORE
Rl CHARDSON:  Yes.

COW SSI ONER COLLI NS-
GREENWALD: So on our website, and
this mght be sonething that you
may want to tell -- and | al ways
call it the wong nane so let ne
make sure | call the right one --
the Partners for Good Housing, it's
on our website --

COUNCI LWOVAN @ LMORE
Rl CHARDSON:  Yes.

COW SSI ONER COLLI NS-
GREENWALD: -- famliar with it?
It's excellent. It has a lot of
information. That is in multiple
| anguages too, but it is areally
wel | - put -t oget her docunent.

Everyone's shaking their head. So
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good, everyone's --

COUNCI LWOVAN G LMORE
RI CHARDSON: | ' m shaki ng ny head
because you have to give out the
Partners for Good Housing if you
have a rental |icense.

COW SSI ONER COLLI NS-
GREENVALD:  Yes, you do.

COUNCI LWOVAN @ LMORE
RI CHARDSON: Every tenant, you have
to have that.

COW SSI ONER COLLI NS-
GREENWALD:  Yes. So that is
absolutely witten in the code.
But | nean just for you as
Counci | mrenbers too to just be able
to share it with your staff because
I find it -- or your constituents,
not your staff -- well, and your
staff. But | just find it an
excel | ent docunent.

COUNCI LWOVAN @ LMORE
RI CHARDSON: And | just want to

t hank you as a sidebar for the work
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that you all have been doi ng on the

Commercial Corridor Project. |
know we net about that recently and
sort of doing the proactive

i nspections relative to a | ot of

t hese drug paraphernalia stores
that are al so causing many issues
in our comunity.

So I want to thank you
for that and | ook forward to the
proactive work that you all will do
on the residential side as well.
Thank you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so much.

Question for you,

Commi ssioner: | know that you're
t hi nki ng about a proactive rental

i nspection pilot. | know that's
connected to the relationship with
Pew, but | want to know what can
you tell us about how you're

t hi nki ng about a pilot and what is
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just an estimated tineline?

COW SSI ONER COLLI NS-
GREENVALD:  So ny estimted
tinmeline and working with themis
we just finalized sone
docunmentation. It's like a 15-week
process, so | say give it
(inaudible) I would say we're four
nont hs around, | would say just
based on, you know, getting started
and what not .

Do | have sone ideas? |
have sone ideas fromwhat |'ve
heard fromfell ow coll eagues. But
| actually would like to just do a
deeper dive into them before |
woul d make a reconmendati on
publicly or how we're going to
change sone processes.

COUNCI LWOVAN GAUTHI ER:
kay. CGot it. But 15 weeks, so
three, four nonths we should be
expecting to hear nore fromyou on

what this could ook like in the
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Gty of Phil adel phi a.

COW SSI ONER COLLI NS-
GREENVALD: Yeah, | think we'll get
sone informati on together and then
we'll work -- obviously, we'll work
with the Mayor's O fice and the
Managi ng Director's O fice and our
partners at PHDC to actually get
sonet hi ng, you know, sonme good
reconmendati ons together. And
hopefully, sone are just like a
process fix and then some wll
probably be a little bit larger |
i magi ne. But hopefully, there's
sonme | ow hanging fruit and then
nore of the how do we get into this
whol e program and nmake it a
system c program proactive
I nspection program

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Geat. Al right. | think
Mnority Whi p O Rourke has

questions. | think Chair Driscoll,
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and then we're going to try to wap

up this regional panel.
Go ahead, Mnority Wi p.
COUNCI LMAN O ROURKE: It
was just a quick one. And thank
you agai n, M. Parsons, for
expl aining what's going on in the
city.
Commi ssi oner, they have
a nine-person team Curious to
know how nmuch noney it woul d cost
to hire a 10-inspector proactive
I nspection pilot tean? |If you can
give a rough estimate while we're
i n budget season, that's good.
COW SSI ONER COLLI NS-
GREENVALD:  So | was doing the
nunbers when M. Parsons was
talking. |If he's doing -- he has a
team of nine that gets to 16,000 a
year, if | heard that correctly,
right? Did | hear that? Yeah,
okay. He's shaking his head yes.

So they do about seven a
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day if you account for the work

day, right. So we canme up with a
nunber. |If we were to do all of
them okay, if we did all -- say we
just go on the I ow end of the

250, 000, right, 250,000 renta
properties and we wanted to do 10

i nspections a day, right. W would
need 110 inspectors to do that if
we did on annual basis.

So that woul d include
that's (inaudi ble) that space.
That's an astronom cal nunber.
That's about $6.2 million annually
plus all that other stuff that |
just said. So what we woul d have
to do | believe is stagger it the
way they do. They do it on a
si x-year cycle it sounded, so it
woul d have to be sonething |ike
t hat .

This is off the top of
nmy head. | don't know if that's

where we're going. But | think
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that woul d have to make sense j ust

because of the way the nunbers pan
out .

COUNCI LMAN O ROURKE:

You said 6.2 annually?

COW SSI ONER COLLI NS-
GREENWALD: That's if we did --
like if we did the 250,000 rental
units that we think we have, right.
And then the nunber of inspectors
we woul d need to do 10 inspections
a day woul d get you around 110
I nspectors. That's tinmes 60, 000.
This is just basic back-of-the-
envel ope math. That's an annua
cost plus the cost of vehicles and
space and equi pnent and all the
ot her things you need. So this is
just very back-of -t he-envel ope.

So that's why | don't --
| don't know where that woul d take
us, how many -- would that be
annual, would it be every four

years, would it be every five. It

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

_ _ Page 107
sounded like in D.C. they started

off smaller and then they got
there, which is exactly what |
believe we would start off on a
pilot and then grow, grow into that
to make it scalable. So like
Rachel's point of how they did
their program

COUNCI LMAN O ROURKE:
Thank you for obliging nme, Madam
Chair.

Thank you, Conm ssioner.

COUNCI LWOVAN GAUTHI ER:
Thank you for that math. And |
just want to say obviously budgets
are about priorities, but $6.2
mllion is not astronom cal, but --

(Appl ause.)

COW SSI ONER COLLI NS-
GREENWALD: That was a caveat that
(i naudi bl e) --

COUNCI LWOVAN GAUTHI ER:
| agree with starting off with a

pilot and growing fromthere.
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Chair Driscoll.

COUNCI LMAN DRI SCOLL:
Thank you, Madam Chair.

Comm ssi oner, do you
know t he aggregate nunber of
nonconpl i ant | andl ords that get
referred to court?

COW SSI ONER COLLI NS-
GREENWALD: That were referred to
court? | could get that. | do not
have that off the top of ny head.

COUNCI LMAN DRI SCOLL:
Yeah, |'d like to see that. And if
you could break it down -- this nmay
be a big ask. But if you could
break it down by Council manic
District?

COW SSI ONER COLLI NS-
GREENVALD: | think we coul d.

COUNCI LMAN DRI SCOLL:
Because we're thinking of a rapid
response unit, you know, a pil ot
program but your information would

be very valuable to us. Thank you.
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COUNCI LWOVAN GAUTHI ER:

Al right. So we're going to try
to wap this panel. | want to say
thank you to all of our panelists,
with a special thanks to
M. Parsons. It has been
i nval uabl e to have you here sharing
the work in Washington, D.C. And
it sounds |ike our Comm ssioner and
many ot her fol ks want to continue
to talk to you so that we can
I npl enent sonething simlar. So
t hank you so nuch for your help.

And t hank you,
Comm ssioner. Thank you, D rector,
for being here today.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
WIl the Cerk please call the next
panel to testify.

THE CLERK: Sherry
Thomas, Kat harine Nel son, Dai sy
Cruz.

(Wtnesses approached
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Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good norning. Please state your
name for the record and proceed
wi th your testinony.

M5. THOVAS: Good
norni ng and thank you for the
opportunity to testify today in
support of Resolution 240267. |'m
Sherry Thomas. |'man attorney and
a Director of Housing and
Habitability Initiative at Lega
Cinic for the disabled. LCDis a
direct |l egal services agency. W
serve | owincone individuals |iving
wi th physical and nental health
disabilities and we are partner in
t he Phil adel phia Eviction
Prevention Project.

Thank you for
recogni zi ng that these issues of
rental housing conditions, rental
code enforcenment and the need for

rental repairs throughout
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Phi | adel phia is inportant to the

heal th and safety of our people.
These issues in particular are a
pain point for renters and tenant
advocat es because it is one area of
the law with the | east effective
| egal renedies that actually don't
protect the renter and, in fact,
can serve to put the renter at a
high risk of an eviction filing.

When a renter
experiences safety and habitability
i ssues in their hone, they have few
| egal options to address the issue
if their landlord is not
responsive. They can choose to
repair the issue thenselves and
deduct fromtheir rent. They can
choose to wthhold their rent to
i ncentivize their landlord to nake
the repairs or they can choose to
vacate the property.

At any point, they can

al so call Licenses and | nspections.
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Qut of these options, we see nost

renters decide to withhold their
rent in order to incentivize their

| andl ord. Repairing and deducti ng
is often not a good option,
especially for lowincone renters,
because they cannot put the noney
upfront to nmake major repairs. And
vacating the property is also not
really feasible for nost because
they have either just spent a ton
of noney just to get into the
property with deposits and novi ng
costs, and we al so know t hat
there's a | ack of enough affordable
rental properties and penalties for
early lease termnation, so it's
not really feasible.

However, w thhol di ng
rent and calling L& is still very
ri sky and for sone people, not
possible. So | represent people
with disabilities. Many of them

are on SSI. SSI recipients in
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particul ar cannot hold nore than

$2,000 in their bank accounts
wi t hout putting their SSI paynent
at risk. So they cannot w thhold
to incentivize their |andlord
because the renedy is just not
doesn't realistically exist for
t hem

For others, even though
the | aw recogni zes wi t hhol di ng rent
as a valid way to incentivize a
| andl ord to nake repairs, it does
not prevent a landlord fromfiling
an eviction against themfor unpaid
rent.

| do appreciate
Counci | mrenber Landau's remarks
about the Fair Housing Comm ssi on.
| appreciate them and acknow edge
them However, sone renters don't
know that that's an option. And if
the landlord gets to court first
and files against them then it is

no | onger an option. They |ose
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jurisdiction.

So once a case is
actually filed, a tenant has no
choice but to deal with it. And
that neans they are either
def endi ng thensel ves in court,
they' re defendi ng thensel ves when
it was a |landlord who actually
commtted the first wong or they
need to reach an agreenent with
their landlord who is already
hostile to them because they've
filed these conplaints. So in both
scenarios, a very real outcone is
an eviction. I'll give you an
exanple. One LCD client wthheld
her rent for several nonths due to
significant plunbing issues in her
home. Her landlord took her to
court for the sole reason of not
payi ng her rent. She lived there
for alnpbst 15 years. And despite
havi ng saved t he noney, she

wi t hhel d t he noney and she agreed
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to pay the landlord back in an

amount that was found to be fair by
the judge. Her landlord still

I nsisted on noving forward with the
evi ction.

In that case the judge
did allow it and she was ordered
evi cted out of her home. That
tenant followed the law to the
letter as it exists in Philadel phia
and it failed to protect her from
evi ction.

Anot her LCD cli ent
experienced fl ooding, including
sewage, after her landlord failed
to properly address pl unbing
I ssues. She called L& . L& cane
out. They issued nunerous
viol ati ons and they i ndeed found
the property unfit for habitation.
However, at the tine of trial the
viol ati ons were open for nore than
four nonths and the landlord's

rental |license was still active.
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The law currently does

not let a judge evict a tenant if a
rental |icense does not exist or if
it's inactive, and they also don't
|l et a judge award any noney for
back rent if that's the case.
However, in this case, despite the
property having viol ations that
were open for four nmonths and the
property was deened unfit, the
active license allowed the judge to
still award the | andl ord noney and
grant the eviction. At trial, she
was found liable for the back rent
and she was found evi ct ed.

If a tenant can't take
the risk of going in front of the
judge -- which sonetines you w n,
sonetines you lose -- they wll
need to nake a bi ndi ng agreenent
with their landlord to resolve the
case. In ny experience, and |
think a | ot of tenant advocates

woul d say the sanme, nost | andl ords
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wi Il never agree to nake repairs a

part of that agreenent.

So this puts tenants in
the position of either making
agreenents to stay in the property
with no prom ses of repairs or
agreeing to nove out of the
property on a tineline that the
| andl ord has to agree to. This was
the exact situation faced by
anot her LCD client.

She has a nunber of
disabilities, including spinal cord
injury, several nental health
di agnoses and an aut oi mmune
disorder. She lived in a
subsi di zed unit but wth
significant repair issues,

i ncludi ng nold, flooding, |eaks and
peri ods of no heat.

However, because she was
on a fixed incone because of her
disability, she couldn't take the

ri sk of possibly |osing her
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subsi di zed unit by taking her case

to trial, as happened in ny earlier
exanpl es. Her landlord al so would
not sign any agreenents that

i ncl uded repairs so she was faced
wi th possibly becom ng honel ess and
| osi ng her subsidized unit in front
of a judge. So she signed an
agreenent that allowed her to stay
in the honme while nmaki ng ongoi ng
rent paynents, plus a small anount
towards her arrears.

After the case was over,
her landlord still refused to
repair the issues and she conti nued
to live with nold, clogged sinks,
broken |ights and problens wth her
el ectrical sockets. At that point,
she decided to withhold her arrears
while still paying her ongoing
rent. However, her |andlord took
her back to court because she was
now i n breach of her agreenent, and

there a judge found that she shoul d
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still be evicted because she

wi t hhel d noney under the agreenent.
And in the end, she |ost her
subsi dy and she was evi cted.
Habitability issues are
also really challenging to present
in court once you get to that point
because sonetinmes they just don't
phot ograph well. For exanple, how
do you adequately show that there's
no heat in your property, that
there's no hot water, that nold is
affecting your breathing every day?
How do you show a judge the
experience of not knowing if your
toilet is going to flush every tine
you use it, that your electricity
IS going out, it's spoiling your
insulin and the food that you just
bought ? How can you show t hat your
floors are warping, making it hard
or inpossible to get around your
unit with a wal ker? These are just

a few exanpl es of the conditions
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that renters have conme to us wth

Sonetinmes a tenant's
testinony can be supported though
with L& reports. But what you
need is a judge to accept those
things into evidence. So again,
there's anot her obstacle. W check
Atlas, which is the City's website
for L& reports, but those reports
are not al ways upl oaded there.

| f those reports are not
available, then we will go there in
person to L& to try to get the
reports. However, we're often
rebuf fed because as attorneys, we
are not the property owner so they
wi Il not release those to us.

Anot her option is to
subpoena an L& inspector to cone
to court and testify. But in
Muni ci pal Court, where nost
evi ctions cases are filed and
tenants are sonetines representing

t hensel ves, subpoenai ng an L&l

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

) ) o Page 121
I nspector is an additional hurdle

to prove their case in front of a
j udge.

The bottomline is once
a conpl aining tenant gets to court,
they're already finding thensel ves
at a di sadvantage. They've already
gotten through all of the --

t hey' re experiencing the
retaliation in realtine.

The current |aw that we
have and the renedi es that we have,
they all really fall short in
adequately protecting renters and
they are sone of the nost
vul nerabl e in our popul ation.
Renters are in a situation where
exercising their rights may
directly result in an eviction and
many peopl e continue to pay rent
while living in unsafe conditions
because the risk of conplaining is
just way too high.

Phi | adel phi a has nade
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great progress in recognizing that

housing is a human right and that
keepi ng people in safe and
affordabl e housing is a priority.
We fully support this Joint
Commi ttee conducting these hearings
and taking action. Unresponsive
| andl ords can act with inpunity if
they're not held accountable by the
current system

Wiile tenants can try to
exercise their rights, they stil
stand to | ose nore by conpl ai ni ng
than their landlord stands to | ose
by not being responsive. And
Counci | mrenber O Rour ke nenti oned
earlier the power dynamc. It's a
very real and unbal anced power
dynam ¢ and we're working towards
making it nore bal anced, but it
still remains inbal anced.

It is crucial for our
city to invest further into L& and

take ot her neasures to keep
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| andl ords accountable, ideally

before we get to the actual court
filing and the eviction process.
That is absolutely crucial.

I nvestnent is essential to protect
vul ner abl e Phi | adel phi ans. Thank
you and |'m open for any questions.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch for your
testinony and for your great work
at LCD. | saw our L& staff react
when you nentioned that you
couldn't find the reports online.
|'"'massum ng that that's sonething
they're going to want to connect
with you on offline.

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

DR. NELSON:. Yes. (ood
nmorni ng. Actually, we're maybe at
noon. Good afternoon. Are we

close -- we're still norning. Good
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norning. | want to start by

t hanki ng Counci | nrenbers Gaut hi er
and Driscoll for chairing these
conmm ttees and for hol ding these
heari ngs today, and thank you to
everyone on Council for being here
and for your tinme and attention.
|"m Dr. Katharine
Nel son. | amthe Assistant
Director for Housing at the Center
for Law, Inequality and
Metropolitan Equity or CLi ME based
out of Rutgers Law School. |I'm
al so an al nost now 20-year resident
of Phil adel phia. And so, |'ve
spent nost of that time researching
and t hi nki ng about housi ng and
affordability here in Phil adel phia
and |'mdraw ng directly on that
research in ny comments here today.
I|"mhere to testify
about the state of rental housing
conditions in our city and to ask

you to take urgent action to
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proactively address worseni ng

conditions for the safety and well -
bei ng of our residents.

Phi | adel phia is blessed with a

| arge but ol d housing stock. The
medi an age of a hone in

Phi | adel phia is 75 years, so that
nmeans half of the buildings in this
city are nore than 75 years ol d.
Hal f are newer.

A der housing creates
chal | enges, which we've tal ked
about today and which I'll get to
in a nonment, but | want to start
with this: dder housing is
nat ural | y-occurring affordable
housi ng. The concept of filtering
Is one of the ol dest and nost
wi del y-accepted concepts of housing
economcs. And it's this
essentially, right: Wen hones are
brand new, they conmand the hi ghest
prices and the highest rents.

As they age and they
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deteriorate over tine, they becone

nore affordable as they get ol der.
And therefore, in a healthy housing
mar ket, ol der buildings serve a
crucial role housing | ower-incone
popul ati ons. I n Philadel phia, the
medi an af f ordabl e hone is about 33
years ol der than a nore expensive
hone.

So while we're focused
today on the chall enges of the
Cty's housing quality, | ask you
to al so think about hone repair and
proactive rental enforcenent as
sonet hing that not just brings
chal | enge but al so brings
opportunity for creating greater
affordability in our city.

(Appl ause.)

DR, NELSON: Qur ability
to | everage our housing stock of
ol der homes for our | ower-incone
residents requires that aging

bui | di ngs recei ve necessary
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mai nt enance and upgrades. Here's

what we know. Roughly 41% of
Phi | adel phia renters live in hones
that are in need of repairs. The
repairs vary in scale and cost, but
the average is roughly $3,000 per
housi ng unit.

Poor housi ng conditions
i ncl ude | eaks, exposed el ectri cal
systens, insufficient heating and
cooling systens, |ead paint, nold,
asbest os and pest infestations.
And t hese substandard housi ng
conditions are linked to a w de
range of serious health concerns.
Thi s means poor rental housing is a
public health problem

(Appl ause.)

DR. NELSON: Health
conditions include respiratory
i nfections, asthma, |ead poisoning
and physical injuries. W've heard
directly fromseveral | think

el oquent voices telling the stories
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of real people to this effect.

Water |eaks lead to nold grow h.
This affects respiratory health.
This can |lead to asthma, to
coughing, to wheezing. Cold indoor
conditions are associated with
hi gher bl ood pressure, respiratory
condi ti ons and depression.
Subst andard housi ng al so
Is related to nental health,
contributing to depression, anxiety
and chronic stress and
concentrations of substandard
housi ng. Meani ng, substandard
housi ng units concentrated in a
particul ar block or a particul ar
nei ghbor hood have been associ at ed
wi th higher rates of hom ci de and
suicide at the community |evel.
These heal th dangers
i npact everyone, but children,
seniors and those with disabilities
are particularly vul nerable as we

just heard from Sherry Thonas,

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

_ _ ) Page 129
right. Seniors are nore likely to

experience life-altering accidents
fromfalls. Children are
particularly prone to devel opi ng
chronic conditions. Mre than 40%
of the risk of childhood asthma is
attributable to exposure in the
hone.

And here in Philly, 1 in
5 children has asthma, which is
nore than double the national rate.
The need for repairs is not born
equally. Lowincone renters are
nost likely to live in homes with
habitability issues. Three out of
five owincone renter househol ds
Wi th repair needs are headed by
si ngl e wonen, al nost hal f our
househol ds with children. The
i nportance of responding to this
connection is acute in
Phi | adel phia. W are a high-
poverty city with poor health

outcones. W have lower life
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expect ancy and hi gher i nfant
nortality than the national
aver age.

So what can we do about
this? The Federal Reserve
estimates that the cost to repair
all rental units in the
Phi | adel phia area i s about $900
mllion. W're never going to
repair this all at once, but we are
in a nmonent where the Mayor is
i ntroduci ng an $800 mi | lion housing
investnent that if we are strategic
and smart about, could potentially
put a large dent in that dollar
figure.

Two ot her prom sing
options, which we've already heard
a |lot about today and which | think
| encourage us to think about
collectively, are, one, proactive
I nspections and, second, hone
repair prograns working with and

targeted to | andl ords. W just
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heard very eloquently from
Ms. Ml bry about the incredible
Rental | nprovenent Fund here in
Phi | adel phia that sounds very
prom sing and scal abl e.
So I'Il focus the
remai nder of nmy comments on
proactive inspection which, as
we' ve heard today, neans inspecting
units periodically and cycling
through every unit in the city
every certain nunber of years.
Phi | adel phia currently relies on a
conpl ai nt-driven system Meaning,
only those units where a conpl ai nt
is lodged directly by a tenant or a
nei ghbor i s inspected.
Conpl ai nt-driven systens
are nmuch |l ess effective than
proactive systens at inducing
regul ar upkeep. Since |andlords
know everything is conpl aint-
driven, tenants are often afraid to

report habitability issues for fear
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of landlord reprisal and eviction,

as we have heard today.

Very often housing
conditions therefore seriously
deteriorate before the conplaints
are made and this leads to nore
costly repairs, it leads to nore of
our units becom ng uni nhabitable
and it makes it harder for the City
to understand the true magnitude of
the repair problem and respond
accordi ngly.

Phi | adel phia has just 19
housi ng i nspectors for the whol e
city. And with such limted
resources, it is alnost certainly
I npossible to cycle through all the
rental units in the city on a
regul ar basis. But even a targeted
proactive approach could be very
i mpact ful .

| nspectors could target
particular landlords with a history

of repairs, target particular parts
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of the city with concentrated

repair needs and sone portion of
funds m ght go towards relocation
fundi ng for displaced tenants,
whil e nore serious repairs are

requi red or when buildings are

condemmed.

(Appl ause.)

DR NELSON: Wth my
endi ng coments, | just want to

remnd the Gty about our Landmark
Honme Repair Program for | ow i ncone
honmeowners, the Basic Systens Hone
Repair Programor BSRP. It's been
around for 20 years. |[It's anobng
the oldest in the country and it is
absol utely a national nodel that
cities all over the country are
| ooki ng at.

W' ve just heard our
Rental | nprovenent Fund is maybe on
the way to doing sonmething simlar
for renters. And | encourage you

to take seriously today's chall enge
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to protect the health and safety of

our vul nerabl e Phil adel phia renters
by thi nki ng about how we can
intentionally and proactively shift
to proactive inspections as a
central plank in our response to
the need. Thank you very nuch.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch for your
testi nony and your worKk.

Ms. Cruz, good
norni ng -- good afternoon.

M5. CRUZ: Good
aft ernoon now.

COUNCI LWOVAN GAUTHI ER:
Pl ease state your nane for the
record and proceed with your
testi nony.

M5. CRUZ: M nane is
Dai sy Cruz and I'mthe District
Leader for SEIU 32BJ, the
M dAtlantic 1201 District. W

represent over 10,000 nenbers who
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work and live in Philadel phia. W

represent a w de range of workers,
fromjanitors to security officers,
ai rport workers, bus drivers, bus
ai des and bui |l di ng and mai nt enance
engi neers. For many of them being
in a union has allowed themto have
stabl e | ong-term i ncones.

Many of our menbers have
been able to purchase hones or
secure stabl e housing. However,
the relentless rise in the living
cost has made the dream of hone
ownershi p increasingly elusive for
many. We often hear stories from
our menbers who are forced to now
rent, unable to afford a honme of
their own.

We believe that it
should be a privilege to live in
Phi | adel phia that only the wealth
can afford -- the wealthy can

af ford.
(Appl ause.)
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M. CRUZ: Qur nenbers

are the heart and soul of the city.
And as they work to keep it clean,
runni ng and safe, they deserve the
chance to live in the city that
they care deeply about and not have
to conpletely break their bank to
do so. People used to be able to
afford reasonabl e spaces in
reasonabl e nei ghbor hoods, but they
aren't affordable anynore.

Peopl e who used to be
able to afford their own apartnents
now have to have nultiple roonmates
or rent roons and houses where they
are sharing conmon areas with
strangers. Regrettably, the | ack
of better housing options has |left
our nenbers vul nerable to
expl oitation by untrustworthy
| andl ords who take advant age of
their desperate need for shelter.

Many smal |l and pop

owners are doing their best to

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

_ Page 137
recover fromthe economc effects

of the pandem c. Those | andl ords
are dealing with the struggl es of
regular folks and are often wlling
to work with their tenants. The

bi gger issue tends to be from

| ar ger conpani es that increase
rents whenever possible, threaten
evictions and often let critical
repairs go neglected for |ong
periods of tine.

Rental issues are
quality-of-life issues. Housing
instability is a significant hurdle
to the physical and nental well -
bei ng of our comunity's residents.
W' ve heard stories from new
menbers trying to make it through
probationary periods while in
bet ween housing to nore tenured
menbers who fall on hard tinmes and
struggle to maintain their
enpl oynent while facing evictions.

The instability makes
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already difficult situations al

the nore challenging. W're not a
housi ng or rental organization aid,
but we clearly care deeply about
our nenbers' stability --
disability of our nmenbers. W
fight constantly to inprove the
quality of life in and around the
city of Phil adel phia and we want
nothing nore to see inprovenents in
the state of the rental market in
Phi | adel phia. Thank you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch for your
testinony and for everything that
your nmenbers do to keep the city
nmoving. | want to talk nore with
the Adm ni stration about this, but
| know that they're working with
Pew, they're putting their pilot
together. But | also wanted to ask
you all about the issue of

di spl acenent.
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W know t hat i ncreased

inspections will likely lead to
nore housi ng bei ng decl ared
unlivable, |eaving the occupants
with potentially nowhere to |ive.
| heard you tal k about this
briefly, but I wanted to know if

t he panelists could expound on
possi bl e sol utions to displ acenent
resulting from proactive

I nspections?

DR. NELSON: So what |
suggested in ny testinony and |
think this is the best way that |
can suggest we think about it is
putting together sonme sort of a
fund for those cases where this
happens, where buil dings are
condemmed or where the inspections
that are needed require that a
t enant vacate.

Qoviously, this is not a
perfect solution, but it is what |

can suggest. | guess the other --
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| nmean, the point that | want to

tack on to that is that proactive

I nspections are intended to try and
hel p us get at these problens
before they deteriorate, right.

And so, | know it doesn't change
the fact that, yes, as we switch to
proactive inspections, we are very
likely going to see sone of this
and are going to have to cone up
with solutions for it.

But | think in the
broader termthis is the switch
that hel ps us avoid nore of the --
avoid so many of these cases where
it becones deteriorated to the
poi nt of uninhabitability.

COUNCI LWOVAN GAUTHI ER:
Ms. Thomas, did you want to add?

M5. THOVAS: | do. So |
had a case where this is exactly
what happened. A tenant was |iving
in a room ng house. The conditions

were deteriorating over tinme and
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over tinme many of her -- the other

occupants had noved out. The

| andl ord, we took himto court. He
said, | don't have the noney to fix
any of these things, these problens
are really nuch bigger than | can
fix. And the tenant had called L&
and of course because of the safety
i ssues, she ended up having to

| eave.

On both sides it was a
nmoney issue, right. There was on
the landl ord side, | don't have
enough to deal with this large
probl em which nmay have been a
smal | problemthat just wasn't
dealt with in the first place. And
on the tenant side, she was on a
fixed incone. She was using all of
her avail able funds to nmake up for
not having electricity, for not
havi ng running water, and that was
a true tragedy in the nodern worl d.

W live in acity. No one should

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

o _ o Page 142
not be living wwth no electricity

and no runni ng water, but she had
used up all of her noney to do
t hat .

So when it cane tine to
nove, she didn't have any funding
and we had to cobbl e together funds
for her, right. And there just
wasn't a good solution for this
person and it was a financi al
issue. And so, that's all | want
to add.

COUNCI LWOVAN GAUTHI ER:
So potentially having a
di spl acenent fund for tenants but
al so maybe nmarryi ng the Rental
| mprovenent Fund to these
I nspections, right, so that we can
help at |least the small |andlords
to carry out repairs. Thank you so
much for your for your thoughts on
t hat .

Vi ce- Chai r Landau.

COUNCI LWOVAN LANDAU:
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Yeah. Thank you. | too was

curious about any ideas you have in
all of our |egal systens that are
not wor ki ng and what can be fi xed.
But I want to pose one in
particular. Many, many years ago
the Gty of Phil adel phia would
affirmatively go out and fix very
danger ous probl ens of | andl ords and
then charge the landlord. W' ve
been tal king about that a | ot now
and it seens that the Gty and
other entities, no one really wants
to take responsibility for that
repair anynore.

So ny entire boiler is
broken, there's no heat. It wasn't
too long ago that the Gty would
send out repair people, fix that,
get you a new heater and then just
send a bill to a landlord and go
collect onit. Now they don't
want to do that repair issue.

Are there any thoughts
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that you have on that? And al so,

especially if you have research
that you've done in other areas of
where that works, because | see the
fund we're tal king about to al so
have this energency repair armto
It so we can take care of the
bi ggest safety and health issues
i mredi atel y?

M5. THOMAS: | nean if

we can do it, we should do it,

right.

(Appl ause.)

M5. THOVAS: | don't --
yeah. | nmean, we've now heard from

mul ti pl e panel i sts about | oans that
are avail able and different
financial options. | think one of
the things that we see with our
popul ation is it's a | ack of
accountability or just being able
to nove forward with inpunity, you
know.

And so, | do think that
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if that is an option, we can do

that along with connecting people
to the correct resources. It can't
just exist in a vacuum The
resources have to be avail abl e and
peopl e need to know about themin
order to take advantage of them

COUNCI LWOVAN GAUTHI ER:
Anybody el se want to -- | think the
silence neans they want us to
figure that out. But did anybody
el se want to weigh in on that?

M5. CRUZ: | do have a
comment. We had a nenber who -- |
can't renmenber exactly how the
whol e situation was. W're not a
rental aid, right, but our nenbers
cone to us | ooking for resources
and we try to point themin every
direction that we can. But |
remenber a nmenber specifically.
There was a plunbing issue |I guess
inthe city, like on their sidewal k

or whatever. O course, they were
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not the owner.

But | guess the -- which
| was not aware until this whole
situation happened, but the Cty of
Phi | adel phia, | guess the Water
Departnment, has sone type of
programthat the |andlord was able
to apply and then get sone type of,
| don't know, low interest or no
interest loan to get the repairs
done, and that's how t he nenber was
able to get those repairs done.

But the landlord had to apply.

It was either no
interest or lowinterest for, |
don't know, it was a year, three
years, but the repairs got done,
right. There was a serious
pl unbing issue in her hone and it
was connecting of course, but she
wasn't responsible for it. The
| andl ord was. So that was
sonet hing that we | earned about,

and that's sonmething that we can
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share with other people.

But havi ng those type of
prograns -- | hear what you're
saying, the Cty of Philadel phia
doesn't want to be responsible --
but havi ng those resources or those
smal |l | oans or easy | oans that
| andl ords coul d actually get.

COUNCI LWOVAN GAUTHI ER:
Poi nt of information.

Counci | renber Jones actually did
create a |law for energency repairs,
but | believe the issue is funding
it, right, making sure that there's
funding for that program and al so
maki ng sure that it lives in the
right departnent. Those are things
that still need to be figured out,
but things that we should work on.

DR. NELSON: Just to
throw out one nore thing -- |I'm not
a lawer so | can't really speak
directly to it, to that piece --

but we heard that the Public Hone
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Mort gage Di scl osure Act data shows

not very many | oans happeni ng for
small landlords. And | have | ooked
at this data a bit enough to see
that denial rates are sky high,
right. And | hesitate to throw a
nunber out because it's been too
| ong, but | want to say like nore
t han 50% are deni ed.

And so, | think that is
sonething to look at. Wy are
t hese deni al s happening, it has
sonething to do with the
underwiting and the crediting so |
think it's about having
conversations with our |ocal banks
and our |ocal financial conpanies
around what are strategies that we
can use to nake these |oans nore
readi |y accessi bl e and avail abl e.

COUNCI LWOVAN LANDAU
One nore question for Sherry
Thomas, Legal Cinic for the

Di sabl ed. When L& cones out to a
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unit where there's sonebody wth a

disability who lives there, say,
it's a physical disability where
there's a ranp out front and that
ranp is in disrepair or broken, is
there a place on L& 's code

enf orcenent where they can
specifically coment and delineate
that there's a broken ranp where it
woul dn't be for nobst of the
properties throughout Phil adel phia
but in this specific property there
I s?

M5. THOMVAS: | have not
seen it. | can't say for sure that
t hat doesn't exist in the code
enforcenent, but it's not a code
violation that |I've seen specific
to disability.

COUNCI LWOVAN LANDAU:
Thank you.

COUNCI LWOVAN GAUTHI ER:
Thank you. [1'd like to acknow edge

the presence of the Honorabl e Judge
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Samant ha Wl lians sonewhere in this

room No waves hi?

JUDGE W LLI AMS: (Hand
gesture).

COUNCI LWOVAN GAUTHI ER:
Who is also ny sister and worked on
a lot of these issues as a staffer
in City Council

Chair Driscoll.

COUNCI LMAN DRI SCOLL:
And, Daisy, thank you for your
advocacy. Katharine, the sane.
Sherry, just to get back to that
case you were tal king about, when
the |l andl ord doesn't have the
ability to fix, does their rental
| i cense get revoked by the court or
does that go back to L& for
action?

M5. THOVAS: That woul d
be an L& action. Wat we could do
in court are things like
i njunctions, right, where we'l]l

file a lawsuit trying to inplore
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the landlord, basically get a

judge's order to tell the |andlord
to fix sonmething. 1In this
particul ar case we didn't find out
the landl ord was in financial need
until we actually got to the court
case and he was questioned by the
judge. Yeah, so that would be an
L& acti on.

COUNCI LMAN DRI SCOLL: |
see.

M5. THOVAS: There is
sonething in the code right now
that says if there's a violation
that is threatening the safety and
habitability of the renter, if that
viol ation stays open for nore than
30 days, we can ask the court to
invalidate the |icense, but that
| eaves it pretty much up to the
judge, right. 1I1t's discretionary.
And dependi ng on who's on the
bench, you just don't know how t hat

outcone w || be.
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So what | would like to

see is that there would be a
proactive invalidation or a pulling
of licenses for specific
violations, right. |[If sonething's
found to be hazardous, unsafe,
unfit, then that |icense should be
at risk, right.

(Appl ause.)

M5. THOVAS: And i nstead
of getting to the point where
you're in court and now t he tenant
is on their back foot trying to
defend. And it's kind of a
lottery. You just don't know how
the court will actually enforce
that provision in that |aw

COUNCI LMAN DRI SCOLL: |
think during this budget process we
need to talk to L& about naking
that a policy. So thank you for
hi ghl i ghting that.

(Appl ause.)

COUNCI LWOVAN LANDAU:
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Counci | renber O Rour ke.

COUNCI LMAN O ROURKE:
Thank you, Menber Landau.

Just on that point
around the displacenent fund, our
teamis actually actively working
on legislative legislation rel ated
to that and the idea being
recoupi ng the costs fromthe
violating landlords with penalties,
liens, what have you. And we
wel cone any support on that natter
too because we do want to address
t hat piece and recogni zi ng t hat
this effort to try to proactively
address this could al so cause
di spl acenent, | think they ought to
be the ones to pay for it.

That haven't been said
t hough, Ms. Thomas, can you clarify
the | aw around w t hhol di ng escrow
process for us? As a tenant when
do you have to escrow and when do

you not ?
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M5. THOMVAS: GCkay. So

the law around this, it's not
statutory, it's case lawin
Pennsyl vani a, which basically neans
that there was a case several
decades ago and now the court is
bound by that law. So the process
is a tenant can withhold their
rent. It is their legal right.
They should notify their |andlord
that they're intending to do that.

Well, first, they should
notify their |andlord about the
repairs, give them a reasonable
anount of tinme to nmake the repair.
The | aw does not define what
reasonable is, so it does depend on
probably the severity of the
violation. So if it's the dead of
wi nter and | have no heat, right, a
reasonable tinme to repair that
shoul d be i medi ately, right.

So depending on that --

so you want to notify your |andlord
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first that there is a repair

out st andi ng, give themreasonabl e
tinme to repair and then you

wi t hhol d your rent. The | aw
actually does not require that it
be in an escrow account
specifically. | know that sone
banks do not have escrow accounts
that their customers can open, but
what it does require is that you
set that aside so that when you
conme into court and a judge asks
you where is the noney that you' ve
wi t hhel d, because | think the court
does not want it to becone an
excuse for just not paying rent,
right. So they want to see that
you' ve actually w thheld that noney
and that if the court deci des,
okay, you don't owe 100% of your
rent but you owe 50% of your rent,
you are then supposed to have the
ability to pay that 50% and t hen

avoid the eviction. That's not how
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it always plays out.

And what we often find
Is that fol ks who are dealing with
really severe habitability issues,
they' Il start w thholding their
rent but then they need to use sone
of that noney to buy heaters,
bl ankets, water. There's so many
t hi ngs that people do to nake the
pl ace habitabl e because their
landlord isn't fixing it, and all
of those things cost noney.

So you're not always
wal king into court with 100% of
your noney. And again, depending
on the judge, right, if you're
short, that can be a point against
you. If you don't have the noney
wi t hheld, then that's also a point
agai nst you, right. So the nore we
can do to prevent people from
getting to that point, we shoul d.

The wi t hhol di ng rent,

it's a longstanding law in
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Pennsyl vania, but the way it plays

out it doesn't sufficiently protect
renters because they're still at a
very high risk of ending up |osing
their hone. And sonetines that
noney al so goes away if the
condi tions are so unbearabl e that
t hey' ve now spent it to nove out,
but their landlord is still asking
for the rent that they weren't
payi ng while they were still there.

So you walk into court,
you' ve now used all of your noney
that you withheld to nove out to a
safer property, but then legally
your landlord is still asking you
for the back rent.

COUNCI LMAN O ROURKE:
Seens real ly conpli cated.

M5. THOVAS: Yeah.

COUNCI LMAN O ROURKE:
What critical information for your
work is not available on Atlas? As

far as | understand, we have sone

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

Page 158
Atl as experts here today who are

wor ki ng hard on updates. W' d |ove
to help informtheir work with your
tenant experiences. So if you
could share what it is that's not
there so we can help informthat,
that woul d be super hel pful.

M5. THOVAS: So there
are reports available on Atlas. So
when you pull up Atlas, it wll
first take you to a screen where it
wi |l show you what parts of the
code the violations exist in. |If
you click on that, you can see the
code itself. If there's a report,
the report will tell you what fines
the landl ord has actually been
fined by L& and also details about
what unit in the building the
vi ol ati ons were found in.

| was referring to that
those reports are not always there
for every address. So we have

found that over the past one, two,
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three years, a lot of those reports

are showi ng up, but they're not
showi ng up for sone of the ol der,
ol der violations. And so, in that
case we'll try to go in person to
L& and try to pick those up.

COUNCI LMAN O ROURKE:
But the reports are currently
sufficient. There's nothing
m ssing there that needs to be
added i n?

M5. THOMAS: | f the
reports are there, yes.

COUNCI LMAN O ROURKE:
Ckay.

M5. THOVAS: So the
thing | was referring to that is
m ssing is sonetinmes the report
itself isn't there. But if the
report is there, it has the
information that we need that we
can then submt into evidence.

COUNCI LMAN O ROURKE:

kay. And this is for everybody on
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the panel. Good to see you, Daisy,

by the way. Blessings to you. |'m
very interested in governnent
transparency and accountability. |
woul d hope that we would all be
interested in those things. Wat
woul d you all recomrend that we
change or update about our public
and accessi ble data to support
tenants and the work that you all
are doing? Take a couple seconds
to process that for a m nute.

DR. NELSON: Wile
they're processing, |'ll put out
there | think a problemthat is
known, which is that the use of
LLCs and ot her names in place of
actual humans who control --

(Appl ause.)

DR. NELSON:. -- rental
conpani es and who are | andl ords.
Now, the Gty I know in 2018, 2019
passed a |law that required that

busi ness |icenses have the actual
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name of a human being connected to
it. But if you go and you, for
exanpl e, want to | earn about who
owns a unit in, say, the rental
| icense directory or sonething |ike
that, you do not necessarily have
t he human nane present there, and
t he anbunt of work that it takes to
then figure out, okay, that unit is
connected to this LLC and then | go
to this database and | figure out
this LLCs -- it's too many steps
renoved. As sonmeone who does a | ot
of data work, it's a lot of work
for me, nmuch, nuch, nmuch too nuch
for a normal human. So figuring
out how to nmake the ownership
i nformation nore readily accessible
to tenants woul d be high on ny
list.

(Appl ause.)

M5. THOVAS: Yes, |
will second that. One of the

things that we need to -- one of

Page 161
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the ways we try to hold | andl ords

accountable is by filing | awsuits.
And if we don't have good

i nformati on about where to serve
that [awsuit and where to find that
| andl ord, then the case is dead
before it even starts. And a | ot
of tenants do cone in and they'l

say, | don't know who |'m paying ny

rent to. | now have to pay rent
into a portal. The portal isn't
updated. | don't have a | edger

that | can | ook at.

And we'll ask them
okay, we want to contact your
| andl ord. Well, | texted sone guy,
| don't know who that is. The
owner shi p switched at sonme point
and |I''mnot sure who |'m paying ny
noney to. So it's a |ot of work.
| appreciate it's a |ot of work for
you and it's a lot of work for us
to try to figure sonme of that out.

COUNCI LWOVAN GAUTHI ER:
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It's a lot of work for us to try to

find these people.

Were you going to add

anyt hi ng?

M5. CRUZ: | think for
us I would just say -- did Lance
| eave, no, he's still here. But

it's just if I think about it, just
to having easier access to
information. Like | joked with you
this norning that | heard on the
news about 988. | had never heard
about it. | mean, we're here al
the tine. W're working with Gty
Council all the time, but it's just
putting things out, easier access,
but also just pronoting a | ot of
t hi ngs that people just don't know
about .

COUNCI LMAN O ROURKE:
Thank you, Madam Chair.

COUNCI LWOVAN GAUTHI ER:
Counci | menber Philli ps.

COUNCI LMAN PHI LLI PS:
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H . | just have three quick

questions. Thank you all for your
testinony and availability for this
very inportant discussion. This is
for Sherry Thomas. Shoul d
Phi | adel phi ans consider third-party
I nspections or require landlords to
submt evidence of repairs before
an eviction judgnent is issued?
Because | know you tal ked about
things don't photo well, so I'm
just thinking about that as a
sol uti on.

M5. THOVAS: Yeah. |
think the nore information that a
j udge can have to nake a deci sion
the better. | think the problem
wi th the phot ographi ng and
habitability issues is that it
sonetinmes will cone down to
credibility, right. If the tenant
doesn't have pictures and reports
and inspections, then it turns into

he said, she said we're wei ghing
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and that could be very subjective.

COUNCI LMAN PHI LLI PS:
Yeah. And if they just took photos
of the repairs thensel ves and
proved it or recei pts show ng that
woul d be hel pful.

And then al so,
Dr. Nelson, you nentioned that 41%
of Philly renters live in hones
needi ng repairs. Do we have data
on how many of those repairs have
been successfully conpl eted through
exi sting enforcenent nechani sns?

DR NELSON: Not that |
know of, no. Those are estinmates
that were used or that were created
essentially using public data and
sonme proprietary data about cost,
but there's no information there
about the nunber of repairs that
have been nmade unfortunately.

Having said that, the
Federal Reserve Bank that did the

original estimates, as | understand
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it, is working on a report right

now t hat updates them

COUNCI LMAN PHI LLI PS:
And you al so nentioned that
Phi | adel phi a has 19 housi ng
I nspectors?

DR, NELSON: Yes.

COUNCI LMAN PHI LLI PS:
What would be a realistic staffing
| evel fromyour standpoint to
I npl enent a neani ngful proactive
I nspecti on progranf

DR. NELSON: | say this
with alittle bit of hesitancy
because |'ve only sort of | ooked at
conparison cities, but in listening
to the gentleman fromD.C. today it
sounded |i ke they were about 40,
whi ch is about tw ce the nunber
here. That woul d be the ball park
that | would start with, although
"' m happy to think nore seriously
about that and give you a nore

detai |l ed response.
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COUNCI LMAN PHI LLI PS:

Vel |, again thank you all so nuch
for your testinonies today. And |
bel i eve our Council is going to
really work on this. Thank you.

COUNCI LWOVAN GAUTHI ER:
Thank you all for your testinony
and for your very inportant work.
W appreciate you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
WIIl the Gerk please call the next
panel of witnesses to testify.

THE CLERK: Tyreece
Rogers, Janet White, Shawrar Pitts,
Theresa Howel | .

(Wtnesses approached
Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good afternoon. Please state your
nanme for the record and proceed
wi th your testinony. Wonever
wants to go first.

M5. WHITE: Hello. W
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name is Janet Wiite. | am a nenber
of Philly Thrive and a resident of
District 8 and I'malso a forner
nurse and honme health aide. | live
at Magnolia Mews in Germantown. |
noved in an apartnment in 2018.

Over the past seven
years, | have experienced nmultiple
i nstances of poor naintenance and
unsafe conditions. Wen | -- |
need ny glasses on. |'msorry.
Wien | noved in, there were cracks
in the wndowsill. These cracks
let in ants and cockroaches. |
even had rodents runni ng around
apart nent.

| al so had water danmage
both in the ceilings and in the
floors. M bathroomceiling had a
hole in it because of |eaking water
and nmy floors are warped because of
wat er damage from below. | even
had holes in some of ny walls.

Now, throughout this past seven
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years despite these unlivable

conditions, | continued to pay ny
rent on tinme and put in maintenance
and requests after -- after

mai nt enance request and after

mai nt enance request.

Finally, after not
havi ng heat an entire winter, | was
fed up. After four years of living
like this in 2021, | called L& .
Next thing, you know an eviction
process was started against ne as
retaliation. In 2022, one day |
cane back to ny house and | was
| ocked out. | was evicted. M, ny
nom and ny granddaughter, we were
all displaced. | had to stay with
one of ny sisters and was couch-
surfing. M 84-year-old nomhad to
stay with another one of ny
si sters.

And ny granddaughter,
she was 21, and at that tinme had

| ong struggle with nental health
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chal | enges and bei ng di spl aced was

very hard for her. She didn't want
to stay anywhere el se besi des her
own hone. She was sleeping in
parks and | was afraid she m ght be
sex trafficking and everything.

Man, | was scared. Oh God. She
eventual ly ended up in

i ncarceration instead of being able
to sleep in her own hone, al
because | stood up for nyself and
called L& to hold ny landlord
account abl e.

My famly suffered
significant nental and enoti onal
effects in not having a safe hone
and resulting in retaliation. 1In
2023, ny eviction proceedi ng went
to court and with the help of
Philly Thrive and CLS, we won.

(Appl ause.)

M5. WHITE: | was able
to go back in ny apartnent and L&l

canme to nake an inspection. It
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took two years, two years and an

eviction for L& to cone to ny
apartnment to hold my corporate

| andl ord accountable. That's not
right.

When L& finally cane,
they cited ny landlord with 10, |
nmean not 1, but 10 violations. M
| andl ord did fix sone of them

i ncluding the heat. But however,

over a year, and I'mstill there --
yes, I'mstill there -- and ny
| andl ord still hasn't fixed every

vi ol ati on he supposed to fix or she
supposed to fix or whoever the
people is, and L& has not foll owed
up. They didn't cone back yet.
["mstill waiting.

We need nore funding for
L& rental inspectors to hold
corporate | andl ords account abl e.
My famly suffered fromterrible
conditions and displacenment. It

shoul d not take two years in an
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eviction proceeding for L& to do

their job. W need nore rental

I nspectors. And not only that, L&l
shoul d i nspect rental units before
peopl e nove in so that these issues
can be prevented.

(Appl ause.)

M5. VHHTE: | hope that
this Gty Council will act in
support, but thank you. Thank you
for allowing nme to share ny story,
and | hope that you would do the

right thing and support |owincone

renters.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch. |'mso sorry

that you and your fam |y had that
experience, but |'m happy that you
were victorious it's our job to
make sure that that never happens
to another tenant. So thank you so
much.

Good aft ernoon. Pl ease
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state your nane for the record and
proceed with your testinony.

MR. ROGERS: Good
nmorning. My nanme is Tyreece Rogers

and thank you all for letting us

testify. Thank you. |'ma nenber
of -- like | said, ny nane is
Tyreece Rogers. | live in Lawndal e

and 1'mone of the fortunate
menbers of OnePA Renters United. |
don't have the issues that a | ot of
ot her people have. |'ve becone the
spokesper son.

So anyway, | don't have
t he best-I| ooki ng commobn areas
t hanks to sone of the people that
live there, not a |andlord issue,
and | have a slight nouse problem
Like | said, | can't say the sane
thing for those that are in ny
group. For all those who do not
know, wi thout L& 1inspecting our
apartnments and hones, a grave

housi ng safety crisis has becone a
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part of our city.

However, due to work or

i1l ness, sone people that |'m going
to speak on, just a few, are not
here so | will briefly address sone
of their issues, such as turning ny
fewmce into a full-grown
i nfestati on of roaches that Lori, a
fi ne speaker who cannot be here
t oday, keeps conpl ai ni ng about.
But she still has the sane
situation after repeatedly talking
to her | and owner about this again
and agai n and agai n.

Like | said, I'"'mso glad

t hat when | noved back into

Phi | adel phia, | was still
(i naudi bl e), but now, | have ny own
place. | did not nove into an Odin

property, and their properties are
over nost of Phil adel phia. Let's

tal k about havi ng outdoor rodents,
so like squirrels and raccoons

inviting thenselves into your
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dwel I i ng just because they can.

Anot her one of our
menbers who was out here maybe a
few weeks ago, Eden, reported this
to her |andlord, but she only heard
the sound of |aughter instead of
anything to renmedy her situation.
And then during the heart of
w nter, she called L& about not
havi ng any heat, only to be told
that no one could cone out.

Per haps we shoul d speak
about nold and mldew that are in
sonme of the Gdin properties -- |
had to say their nane again -- that
are all over our city. Sone of
t hese situations are so severe that
one of ny acquai ntances living in
one of these dwellings has
devel oped a respiratory issue, to
say the | east.

Anot her one of our
menbers, lda, which is why |

changed ny speech just a little
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bit, she conpl ai ned about not

havi ng any hot water running in her
unit from7:00 a.m to just
below -- to just -- I'msorry, from
7:00 aam to 7:30 p.m She had no
war ni ng about this either. That
bl at ant di sregard for how people
[ive their lives, that does not
sound li ke a reason to increase any
rent.

So unless you live in an
I ndustrial-style apartnent, no one
wants to see pipes froman exposed
ceiling. But sone do get to view
t hat because their ceilings have
col | apsed. Keep in mnd, all do
not possess the incone necessary to
nove into a better residence. And
W t hout proper inspection starting
before you nove in there, people
will be here with the sane issues.

Everybody does not nake
t hat nmedi an incone, which |'ve

heard about over and over, to try
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to make a better condition for

thenselves. Wiy is it that our
Cty's L& fails to hold I|andlords
accountable? In the m ddle of
winter, why can't they respond to
heat bei ng shut off for hundreds of
Phi | adel phi ans?

O hers are here with
di screpancies with their living
situation, so what's wong with
proactive inspections? Let's nip
this in the bud before it starts.
This brings us to our collective
i ssue, awarding $10 nmllion to be
added to L& 's budget for proactive
i nspecti ons.

Look at the room here --
wel |, there's not that many peopl e,
but no one here expects to live in
such conditions, nobody. So
woul dn't it be great for
Phi | adel phia if there was an L&
that actually worked for its

citizens? Ckay.
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(Appl ause.)

MR. ROGERS: And as the
speaker for ny group, OnePA Renters
United and Philly Thrive -- these
are all ny people -- | wll
continue to speak on their
situation so that they can have at
| east a safe, healthy honme such as
| have. Not the best place, but
it's livable.

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch. Are you done
your --

MR. ROGERS: Oh, wait.
Just a little bit nore.

COUNCI LWOVAN GAUTHI ER:
Oh, go ahead. You got it.

MR, ROCERS: W are
t hankful. W are thankful to al
you Council menbers who are here
with us today and we inplore you to
say to support safe, healthy
housing for all. GOkay. And I

thank you. That's it.
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(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch. You're a great
spokesperson. And | also wanted to
say obviously Renters United is a
very strong advocacy organi zati on.
But while we work on this proactive
rental inspection program if you
all have open itens for L& from
your nmenbers, feel free to submt
themto the Commttee because we
will help you press on those issues
and get responses.

(Appl ause.)

MR. ROGERS: Thank you.

COUNCI LWOVAN GAUTHI ER:
M. Pitts, good to see you.

MR PITTS. Yes. Good
nor ni ng.

COUNCI LWOVAN GAUTHI ER:
Pl ease state your nane for the
record and proceed with your
testi nony.

MR PITTS: Yes, nma'am

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

) ) Page 180
My nanme is Shawmar Pitts, and |'m

the Co-managing Director at Philly
Thrive and a lifelong resident of
District 2. And before | was at
Philly Thrive, | had nultitudes of
j obs, right, always had a job. And
one of ny jobs | worked with a
contractor as an apprentice,
carpentry apprentice, right.

And the nane of our
conpany was First C ass
Renovations. And boy, he used to
work me hard, right. But we used
to go froma gut-out to a show oom
finish. And Ms. Janet right here
sitting next to nme, one of the many
| owi ncone people fromny conunity
that | know and that experience
unsaf e and unheal thy rental
conditions, which is just a shane,
and | al so know Ms. Janet's sister.
And we know that this past sunmer,
this was one of the hottest summrers

that we've had in a long tine. And
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| just renenber her sister living

in an apartnment that was w thout
electricity during those hot sumrer
nmont hs, right, and that was just
terrible.

And then | have anot her
friend of m ne whose nane is Mari a,
she's al so here in attendance. She
was out of hot water for so |ong,
it's a shane. She's been wi thout
hot water for over a year and a
half. And these |andlords are not
hel d accountabl e for these things.
But guess what? They want their
noney. They want their noney. You
better have it. That's what they
want. They want their noney.

And | al so know of a
young | ady fromour community, her
nane i s Rashida and she couldn't be
here today because she has a snmal |
newborn. And in the house that she
lives in right now she has

electrical fire hazards. And when
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she reported this to L&, the

| andl ord retaliated and wanted to
get her evicted because of the

el ectrical problens that's in the
property that she owns. She wanted
her to be evicted. Her children
are not even able to take a bath in
t he house because the tub is

br oken.

Unsafe rental
conditions, especially for
| ow-i ncone renters are w despread
and a maj or probl emthroughout our
city. But ne being a contractor or
wor ki ng for a contractor before, |
know there's a different way, and
there's a different way possible
because |'ve seen it.

My sister who is a small
| andl ord, she owns two properties.
She's a responsi ble |landl ord and
wants her tenants to live in
heal thy conditions. So since |

used to work with this contractor,
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she hired us to work on one of her

properties. She purchased it and
we started working on it and we
were going to nmake this conpliant
for Section 8. W wanted to help
| owi ncone renters, so we nade sure
that we was going to be conpliant
so that a Section 8 person woul d be
able to nove into this hone.

And so, we renovat ed.
We put in a new kitchen, a new
bat hroom we put in new w ndows.
It was a | ot of water damage and
things to be done to the house
because the person that was |iving
t here before under the | andlord
they were living under, it wasn't
repaired. So it was a |lot of
repairs that had to be done. And
we did the repairs. And L& cane
out and they inspected and they
made sure that every outlet was
grounded, and they nade sure there

were no | eaks and they made sure
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everyt hi ng was proper.

And | just renmenber the
person that noved in when | talked
to her, she said | was online
| ooking for a house and | saw this
house, | was getting ready to cal
your phone 3 o' clock in the norning
when | saw this house because |
just want to nove so bad, right.
And | was just so happy for her
that she was noving into a nice
honme that was done with | ove and
care.

And so, L& cane out and
they made sure that this was
properly done. She was just so
excited when she noved in that it
was just a joyous occasion. And
this is a success story of what
proactive rental inspections from
L& should |l ook |ike for every
person in this city in any house
that they live in, in any apartnent

that they live in. But as we heard
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fromny fellow panelists and the
peopl e who have been up here, we
know that that's not what's
happeni ng.

Lowi ncone tenants have
nowhere to turn for support and are
forced into unlivable conditions
because they can't afford anywhere
el se whereas small | andl ords who
need financial support to nake
repairs, they have places |ike the
Rental | nprovenent Fund for
support, even though that needs to
be fixed too, because that has
probl ens al so. But |owincone
renters don't even have that to
even | ook out for, right. They
don't even have that. They don't
have many options for affordable
units in the city as it stands
anyway, right.

It's unlikely that
you're going to end up in ny

sister's property, right, because
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she only owned two properties. So

it's only two, right. Now, you can
end up in her property by chance
maybe, right, or end up in a
corporate | andl ord buil ding where
they're profiting, and making
needed repairs is not on the |ist.
They're just out for profit and no
one i s hol ding them account abl e.
And safe and heal t hy housi ng shoul d
be a guarantee for everyone, not
based on your incone or by chance.

(Appl ause.)

MR PITTS: This is
sonething that is allowed to happen
when we can do sonet hing about it.
We shouldn't allow these things to
take place. It's well wthin our
ability to correct it. And not
only that, Philadel phia is behind
the other major cities as we seen
the brother conme on fromD.C. and
tal k about their program They

| i ke years ahead of us in
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Phi | adel phia, right. And they have
prograns that have proactive
I nspections. And it's a no-brainer
and a way to ensure that |owincone
renters are protected and that they
have a safe and heal thy hone, and
we need our city to invest in
proactive rental inspections so
that every rent unit has a thorough
I nspection, especially at a tine
when our federal governnent is
getting rid of protections.

W are turning to our
Cty Council to stand up for us and
| urge the Commttee to support a
pil ot proactive rental inspection
program And thank you so nuch for
allowing ne to testify. Thank you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch for your work and
your advocacy. And if Philly
Thrive has reconmendati ons for the

Rental | nprovenent Fund, you can
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feel free to submt that to the

Conmttee and we'll take that into
consi deration as we tal k about the
ongoing life of the program

Pl ease state your nane
for the record and proceed with
your testinony and good afternoon.

M5. HONELL: My nane is
Theresa Howell, and | first want to
thank all the Councilwonen and the
Counci l men that are here listening
that care about what renters go
through in the city of
Phi | adel phi a.

So firstly, we want to
thank you. M nane is Theresa
Howel | and |I'm a proud nenber of
OnePA Renters United of
Phi | adel phia. [|I'ma renter and a
l'ifelong Phil adel phia. | have
lived in nmy current residence for
13 years. | love ny comunity and
nmy nei ghborhood. | have built

| ong-l asting friendshi ps,
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relationships in nmy conmmunity.

W | ook out for one
another. W watch out for each
other's children. Even when we go
on vacation, we keep each other's
animals. That's just how cl ose we
are in that comunity. However, |
am bei ng pushed out of my home for
many reasons. M/ honme was built in
the 1930s and it has not been
updated in al nost 100 years, except
for the kitchen which | fought and
| advocated for. And through

organi zing with OnePA Renters

United, | got a brand new kitchen.
(Appl ause.)
M5. HOWELL: | have been

pl agued with the need for so many
repairs over the years. Each tine
the I andl ord Drew DeMarco sent
soneone to nmake repairs, it was
only a patch job. [It's a battle to
get repairs fromthe property

manager, and |'ve been battling for
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11 years.

Recently | |earned ny
honme has an unsafe anount of | ead.
and a child in ny care of
contracted | ead poisoning fromthis
home, but | was given a | ead-safe
certificate. Drew DeMarco owns
over 500 properties in the Gty of
Phi | adel phia. So it makes ne
wonder did he use his own
i nspectors to cheat with other
homes in |lead tests as he did m ne,
because clearly he cheated on ny
hone.

Bi oenvi rnnental cane out
to do -- after we realized this
child had | ead, Bioenvironnenta
came out and did a lead test and it
was vastly different fromthe | ead
test that Drew DeMarco turned into
the Gty of Philadel phia, vastly
different.

Ch, and nore

i nportantly, do we have the
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Adm ni stration that cares enough

for the parents and children |iving
in these honmes to find out whether
these | andl ords are cheating on
these tests? It's not just |ead
tests. W don't even have a
precedent for nold in this city and
children are dying from asthma
attacks left and right fromthe
nold content that's in their hones.

During ny tine
organi zing, | have di scovered so
many renters are having the sane or
wor se issues that | have. |'ve had
peopl e say to ne, why not just
nove. My answer to that is, it is
not that we want to live in
horri bl e conditions but many of us
are unable to have a plethora -- we
don't have a plethora of
opportunities or options.

The affordabl e options
that we're usually left with are

the predatory property owners that
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do mnimal work on their hones and
nove us into unsafe conditions.
They are only init to make the
nost profit wth mniml repairs.

So | have a question to
ask. Since ny options are limted
and so many ot her Phil adel phi ans'
options are limted because we're
on fixed incones, does that nean
that we are entitled to |less than
people with higher incones? Do we
not deserve safe, healthy hones to
rai se our children in?

Qur rent is paid. Qur
property owners, because we pay our
rent, they can afford to send their
children to coll eges and private
schools and things that we afford
themto do, and they can't even
keep up our properties to keep us
heal t hy and safe.

(Appl ause.)

MS. HONELL: No one

wants to nove every couple of years
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because the house is unsafe.

Peopl e who rent still |ike building
communi ty which takes years. And

t hen because no one nakes the
property owner keep up the place,
we just have to keep noving and
nmovi ng and noving. Therefore, we
can't build community. W can't
get to the child that mght be in
trouble that we can save from goi ng
down the wong path because we have
that ability to do so. But because
we are not in the conmunity | ong
enough to build anything wth these
chil dren because the | andl ords are
so i nadequate, this is what we're
faced with. So we have nore crine
In lowinconme areas because there's
nobody there to | ook out for them
because we're too busy trying to
stay safe in our hones, you know
what | nean. W're trying to keep
it where it don't break out in a

fire because it's not safe or our
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home isn't flooded with sewage

because no one wll cone wth a
snake, with a sinple snake and j ust
snake the line. Sonetinmes that's
all it takes. But by the tinme the
| andl ord get to it, it's at the
property line. And now, we have a
bi g sewage problem and we have to
nove.

So I''l'l ask you a
question. Since ny options are
limted and so nmany other -- no,
that's not where I'mat. Wy
should | have to | eave? Wy
shoul dn't the property owner be
made to nake ny hone adequate?

If we had a team of code
enforcenent inspectors that could
go into our hones and do a real
I nspection, nmake the property owner
repair things properly, then we
could stay in our hones and we
could build that community or

continually build that comunity.
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The Gty gives owners a |license to

rent and | need the Gty to nmake
that |icense nean sonething to
protect renters.

(Appl ause.)

M5. HOWAELL: The
reactive inspection systemthat L&l
currently has is inadequate. W
all know that. W' ve heard that.
We have children dying from nol d,
children dying in fires

unnecessarily, people's health

suffering. M ne being one, |I'm
asthnmatic. And because | live in a
house with ead and nold, | don't

need to tell you it's a | ot worse.
And it's al so possibly taken years
off of ny life.

| have grandchil dren
that | want to see graduate from
coll ege. But because I'mliving in
a hone that is inadequate, it
probably won't happen if this Gty

doesn't do sonmething to nake us

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

) Page 196
I nportant enough to have a healthy,

saf e hone.

(Appl ause.)

M5. HOWELL: We cannot
afford to wait for the next child
to die. W need our city to be
proactive in protecting us by
i nspecting properties before
famlies nove in. That's why we're
asking for $10 million in the
budget for L& to inplenent a pil ot
program a pilot inspection
program The $10 million is a drop
in the bucket, but it also is a
good start.

The last thing | want to
tal k about is retaliation. | had
an experience of retaliation for ny
| andl ord after | started organi zi ng
and speaking out publicly. One
nor ni ng soneone tied a rope from
the outside railing of nmy hone to
t he doorknob of my house literally

| ocking ne in ny hone. | could not
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open ny front door.

| medi ately | started
thinking Iike, oh, they're trying
to burn nme out and kill nme in this
house because |' m speaki ng out
agai nst what |I'mgoing through with
this landlord. | literally could
not open ny front door. | can't
prove that it was Drew DeMarco.

But 1'mhere to tell you
| live a peaceful life. I'ma
person that wll help you before |
hurt you. Everyone in ny conmunity
knows ne. They know ny nane, they
know ny children. W are hel pful
to one another, so | know no one in
my community would do this to ne.
So it wasn't hard for nme to figure
out where this cane from

He was tired of me
tal ki ng about him And | nean, |
drug hi mthrough the nud at every
chance | got. Every tinme they put

amcinny face | |let everyone
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know, because | told you he has 500

properties. And nost of our
menbers that start comng in
originally were fromthe sane
| andl ord, which is mne Drew
DeMarco. But here | sit at this
panel and I'mstill tal king about
it. Because |I'mnot scared to live
in a lead-free home, why shoul d |
be scared to speak up about it.

So we definitely need
| egislation to give renters
stronger protections against
retaliation. Renters should not be
afraid to call L&, afraid of
evi ction or harassnent just because
we' re asking for our basic human
rights to a safe, healthy hone.

When we | ook at renters
havi ng problens with predatory
property owners, think about your
not her, your father, your sisters
and brothers. Although they nmay

not be experiencing what we're
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experienci ng, we're sonebody's

not hers and grandnot hers that they
revere dearly. So please help us
stop the predatory practices of
t hese corporate property owners and
what they are doing to | owincone
Bl ack and Brown conmuniti es.

W need all of City
Council to support the safe,
heal t hy hones platform by giving
L& the resources they need to do
proactive inspections. Thank you,
Counci | renbers and panel nenbers,
for your tinme. | really appreciate
it.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch for your
testi nony and your advocacy and for
sharing your story. | have to
admt | was very disturbed to hear
about the fake or fraudulent |ead
certification. | would love to

follow up with you after the
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heari ng about that just to |earn
nore and to see what we can do to
stop that from happening in the
city.

M nority Wi p O Rourke,
did you want to nake a comrent ?

COUNCI LMAN O ROURKE:
Just briefly I want to just thank
you all for your testinony. |It's
particularly inportant I think in
these hearings that we prioritize,
commoni ze al ongsi de the experts in
the fields that can give you
information on data, the |ived
experience of those tenants, right.

| think you all as
renters giving the sort of
testinony |ike, hey, | experienced
a situation where actual |ead
certification could perhaps be
fraudul ent or at |east bias for the
| andl ord, | think that's
particularly inportant.

Politics is about a
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contest toward resources to kind of
work on a common |ife together.

And so, this sort of information I
think is super hel pful as we are

t hi nking through how to all ocate
fundi ng, where noney needs to go in
order to realize an actua

comuni ty.

Your conmentary about
having to nove all the tinme or
being forced to, all that kind of
maki ng community itself unstable,
you can't realize it because folks
keep novi ng about, | think that
shoul d be heard really clearly that
if we want to have a safer city, it
does start with creating spaces
where comunity can stay conmunity.

(Appl ause.)

COUNCI LMAN O ROURKE:

Fol ks tal k often about what about
this generation, this generation
that, these kids are doing this,

they're doing that, what have you
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But if you have nothers who are
saying, | would love to be a
guiding light, I would love to

provi de sonme sort of advice or
gui dance or what have you but |
can't because | can't stay here
| ong enough because of the
conditions. Thank you for making
that point. |It's super hel pful.
And | thank you all for
what you' ve shared today. | think
this is one of the best things, one
of the nost inportant things |I've
heard all week. Thank you so much.
(Appl ause.)
COUNCI LWOVAN GAUTHI ER:
Thank you so nuch.
COUNCI LWOVAN LANDAU:
Real quick before you go I wanted
to first of all also thank you.
And particularly, M. Howell, |'ve
been saying for years how i nportant
it is for tenants to al so becone

the fabric of our communities.
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Nowadays people do not stay in

properties for 13 years. They're
bei ng pushed out and being forced
to nove in a nmuch shorter period of
time.

So our goal is to nake
sure that people can rent and stay
in their communities for |onger.
Qur goal is to nmake sure that
you're not being sold sonething as
Is or a sight unseen, that we
really can have people noving into
safe and heal thy hones. Thank you
so mnuch.

(Appl ause.)

M5. HOWNELL: Thank you.

COUNCI LWOVAN GAUTHI ER:
W are now going to nove into
public coment. | believe we have
about 10 people on the list for
public comrent.

But before we start, |I'm
going to ask for your help.

Everybody coming up for public
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coment you're going to have two

m nutes to sunmarize your
testinony. At the end of two
m nutes, you're going to hear an
alarm fromour clerk and then that
nmeans can you pl ease take a few
nore seconds just to wap up.
Thank you so much

Clerk, wll you please
call the first person for public
comrent .

THE CLERK: Asant ewaa
Nkr umah- Ture, Malaika G| pin and
Raynond Huxen.

(Wtnesses approached
Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good norning. Please state your
name for the record and proceed
wi th your testinony.

M5. NKRUVAH TURE: Good
afternoon. (Good afternoon,
everyone. M/ nane is Asant ewaa

Nkrumah- Ture. |'m an organi zer
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with the Phil adel phia Tenants Uni on
and the Justice for Angel Davis and
Lat ese Bet hea Now Canpai gn. Thanks
to Council menber Ni col as O Rour ke,
his staff and the entire City
Council for this very inportant
heari ng, grassroots housing justice
or gani zati ons, agency heads,
elected officials, et cetera nust
all work together to solve our
current housing crisis.

First and forenmost, we
as tenants nust organi ze oursel ves
to fight back and build our own
power. \When we vote, we nust
carefully research candidates to
know where they stand on housi ng
I ssues, being very careful about
devel opers, | andl ords and how t hey
make canpai gn donati ons.

L& is a very inportant
agency and nust be given all the
resources necessary to build their

capacity, hire nore inspectors have
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all the necessary tools to properly

do their job to assure the public
of safety for housing and ot her
bui | di ngs.

As a menber of the
Phi | adel phia Tenants Uni on, |
soneti mes answer hotline calls.
Sonme of those calls include tenants
who are concerned about their
| andl ord has never had a license,
del ay or refusal to nmake urgent
repairs such as nold, cracks and
ceiling, et cetera. Even illegal
evictions, and it's often the small
| andl ords, the nom and- pop
| andl ords that are the worst in
this regard.

And if a landlord and
tenant have not gone to court, if a
j udge has not signed off, then that
eviction is illegal. R ght now
we're facing a tendency anong sone
| andl ords. They want to threaten

tenants with slander, |ibel or
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def amati on of their character when

they are bad | andl ords, and that
i nfringenment of our First Amendnent
right will not be threatened.

W are very glad that
the former Landlord Tenant O fice
of Marisa Shuter no | onger exi st
and we will make sure it does not
conme back again. Two years ago
Angel Davis and Latese Bet hea were
shot during LTO evictions, and
their landlords at that tinme were
the notorious Odin Properties and
the Whnen's Communi ty
Revitalization Project,
respectively.

At the time that Qdin
Properties had Angel Davis shot,
they did not have a |icense and
both these | andl ords have a | arge
nunber of evictions. So joining
us -- | want you to know t hat
joining us today we have Ange

Davis and she would |like to thank
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you all publicly in her own words.

Angel .

M5. DAVIS. (Good
afternoon, everyone. | just want
to thank everybody --

COUNCI LWOVAN GAUTHI ER:
Ms. Davis?

M5. DAVIS:  Yes.

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch for being here.
Do you think you can start by
stating your nane for the record.

M5. DAVIS: Ch, I'm
sorry. M nane is Angel Davis. |
woul d i ke to thank everybody for
letting ne be here and speak. Two
years ago | was shot on Qdin
properties by ny landlord March 29,
2023. | was shot twice in the head
cl ose range by an LTO At that
time, the LTO office was last |ed
by Marisa Shuter and CQdin
Properties did not have a license

as required.
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This has been a terrible

experience for nme and ny famly,
but | amthankful to God for ny
life. | ask the for the continued
prayers. | ask the continuous your
support please and let's hold bad
| andl ords accountable. Let's nake
sure what happened to ne and Latese
never happens again. That's why |
won't stop.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch. You are not a
stranger to these chanbers, and
it's just been so inspiring to see
how cour ageous you've been with
everything that you' ve been
t hrough, continuing to share your
story and adding in to all of this
advocacy to make sure that people
have quality housing. Thank you
S0, SO nuch.

(Appl ause.)
M5. DAVIS: Thank you.
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COUNCI LWOVAN GAUTHI ER:

Good afternoon. Thank you so nuch
for joining us today.

M5. HART A LPIN. Good
afternoon. Thank you so nmuch for
caring about us and calling us
t oget her and heari ng our voi ces,
but | have to go fast because |
didn't know | had three m nutes.
But | just, you know --

COUNCI LWOVAN GAUTHI ER:
Pl ease start by stating your nane
for the record.

MS. HART G LPIN:
Mal ai ka Hart Glpin and I'"'mwth
One Art Community Center. And you
all know this, but there is a
pl ague that's ravagi ng our bel oved
city, the sane one that ravages the
country.

It's not an illness of
t he body but an affliction of
greed. It noves swiftly consum ng

nei ghbor hoods, displacing famlies
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and seeking to erase the very
essence of our communities.

Overni ght historic hones are
reduced to rubble, replaced by
towering devel opnents with rental
prices so high that the very people
of this city can no |onger afford
to live here.

W' re here today to
di scuss | andl ord-tenant issues, but
these are only the synptons of a
deeper disease, profits over
people. Under the guise of
progress, our communities are being
violently torn apart by a system
t hat val ues wealth over well -being,
power over people and unchecked
devel opnent over dignity.

Qur Cty's |eadership
has enbraced ranpant devel opnent in
t he name of housing, but I ask who
I's being housed? W is being |eft
behi nd? Famlies that have |ived

here for generations who' ve
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contributed to the culture, the

history, the |love, the fabric of

Phi | adel phia, they're being forced
out. They're being m spl aced,

di spl aced, pushed aside and treated
wi thout care. This is not just
happening. It's being allowed to
happen.

Devel opers, many of whom
are not even Phil adel phi ans, hide
behi nd shel|l conpani es, tax breaks
and zoni ng | oopholes to seize |and
and build w thout accountability.
This is the City of Brotherly Love,
Brotherly and Sisterly Love, and
they've tried to bury us under
cooki e-cutter, culturel ess condos.
They tried to cover us with
evi ctions, neglect and injustice.

They' ve treated us |ike
dirt. But what they do not realize
Is that we are the seeds, we are
t he seeds and these are seeds of

|l ove. And so, we ask that you
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continue to nourish these seeds and

pass legislation. | can't |ist
everything, all of our demands, but
you' re hearing themtoday. And
again, we thank you to be in this
with you all. Thank you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you for your testinony and
for being here today and for the
wonder ful space, wonderful and
| ovi ng space that you continue to
steward at One Art. W really
appreci ate you.

M5. HART G LPIN:  Thank
you so nuch

COUNCI LWOVAN GAUTHI ER:
Thanks to all of you.

And will the Cerk
pl ease call the next public
conment er .

THE CLERK: Ray Hudson,
Craig Summers, Martha Msl ey.

(Wtnesses approached
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Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good afternoon. Please state your
name for the record and proceed
wi th your testinony, with your
comrent .

MR, SUMMERS:. Craig
WIlliam Sunmmers, and |'m here on
behal f of the Tenants Conmttee
fromthe Hardy WIlians Veterans
Apartment Conpl ex in Sout hwest
Phi | adel phia. W' ve been goi ng
through a lot of situations that
shoul dn't be happening. A lot of
t hi ngs that shoul d be happeni ng
aren't happening. |It's supposed to
be a senior citizens conpl ex and
it's -- like, | was actually at
Brith Shol om House before | noved
there. And | had noved out of
Brith Shol om House because of this.
| was part of the Tenant Committee
there. And now, |I'mpart of the

Tenant Conmttee where |'m at now
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because | thought it was a better

place and it's not at all.

The m smanagenent goi ng
on there, the owners of the
building really don't know what's
happening. It seens |ike they just
don't care about us, and we need
change. And, Council man O Rourke,
you were there when we protested.
They retaliated on us by taking the
shopping carts fromsenior citizens
that get their groceries out the
car. W had two carts and they
took the carts away and people were
struggling for over tw nonths and
still is struggling now because
they replaced the two carts with
just one cart and it has two
handles. It doesn't have a bar in
the front to hold on to for people
with disabilities to be able to
use. It's sad. | have a picture
of if you want to see it.

But it's deplorable
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things that are happening there.

It's not good. It's not good for
anyone. So we just want change and
I want to thank everyone for their
hel p, but we need to do a | ot nore.

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch, M. Sumrers.
|'"'mso sorry that you would have to
go fromone --

MR. SUMMERS: Situation
to anot her situation.

COUNCI LWOVAN GAUTHI ER:
-- really bad experience to
another. This is sonething that's
not unconmon wi th our subsidized
properties unfortunately. A lot of
them-- a lot of the owners aren't
sort of making the repairs that are
necessary. But we want to help
with this issue.

| know that you're
tal king with various
Counci |l mrenbers. | believe that

this is in the Council President's
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District potentially or --

COUNCI LMAN O ROURKE:
Yes, it is.

COUNCI LWOVAN GAUTHI ER:
kay. So | just want to make sure
that he's also plugged into this
i ssue and we'll do our best to help
make this a better situation.
Thank you so nmuch for being here.

MR, SUMMERS. Thank you
guys so much for having ne.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
WIIl the Cerk please call the next
person for public comrent.

THE CLERK: Maria
Yel verton, Rashida Price, Rosa
Ki ng.

(Wtnesses approached
Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good afternoon. So good to see
you, Rashida. Thank you so nuch

for being here. Please state your
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name for the record and proceed
wi th your conment.

MS. PRICE: Good
af ternoon. Thank you for having us
today and hearing us out. M/ nane
Is Rashida Price. |'ma homeowner
and a community | eader, a committee
person. And |I'm here representing
OnePA West Sout hwest Rising, which
IS an organi zation that includes
both renters and honeowners.

| want to thank you al
for your ongoing support. | know
that you all are staunch advocates
for affordable community housing.
So I'mhere to urge Council to
continue to support us in safe and
af f ordabl e housing for all
Phi | adel phi ans, particularly
| ow-i ncone and wor ki ng-cl ass
resi dents.

As a forner renter, |
under st and how proactive rental

I nspections can greatly contribute
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to ensuring quality of life.

That's what |'"'mreally here to
pronote. Oten tines renters and
honmeowners are pitted agai nst one
anot her despite their urgent
housi ng concerns overl appi ng.
There's no new news for you al

that we in Philadel phia are facing
a housing crisis.

Renters live in unsafe
condi ti ons which other panelists
have detailed, and it's created a
public health crisis. Honel essness
Is rising at an alarmng rate due
to corporate greed and peopl e being
di spl aced. And big landlords are
profiting fromlowincone
Phi | adel phi ans' col | ective m sery.

(Appl ause.)

M5. PRICE: On top of
all of that, poorly-nmaintained
properties encourage crim nal
activity and increases further

threats to public safety. So then
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we're fighting on all these

different fronts. And even though
['"'ma hone owner, because there's
still rental properties in ny
community it affects ne as wel|.

W at OnePA West
Sout hwest Ri sing strongly urge
Council to join us in supporting
the Safe and Heal t hy Hones Canpai gn
by voting to grant $10 million for
proactive rental inspections and
$10 million for |lowincone hone
repairs. Property maintenance is a
formof community investnent.
Wl | - kept hones contribute to a
safer, nore attractive and nore
prosper ous nei ghborhood for all.
Thank you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so nuch. You're
absolutely right on everything you
said and the public safety aspect.

| just read an article yesterday in
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The I nquirer that teens are nore

likely to carry a gun if the
surroundi ngs around themare in
disrepair. So this affects us in
many, nmany ways.

Good afternoon.

M5. YELVERTON: Hi.

COUNCI LWOVAN GAUTHI ER:
Thank you so nmuch for being here.
Pl ease state your nane for the
record and proceed with your
conment .

M5. YELVERTON: Hell o.

My nanme is Maria Yelverton and |I'm

a menber of Philly Thrive. | ama
District 7 resident. |'m speaking
on Resol ution 240267. | need to

nmove out of ny car and apartnent as
soon as possi bl e because the
conditions, they are unlivable.

| have not had hot water
for a year and a half. Throughout
the winter in order for ne to take

a warm shower, ny daughter has to
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carry boiling water up a flight of

stairs into ny bathtub, and this is
dangerous. And this is on top of
the fact that | continue to pay ny
rent every nonth.

Wy is it that ny
| andl ord can get away with these
danger ous, unlivabl e and i nhunman
conditions and still continue to
pay -- make a profit? It is not
right. W need L& to hold
corporate | andl ords accountable to
make needed repairs. This is not
the first tinme that | experienced
unlivable rental conditions.

| remenber raising ny
young kids in a house that was
filled with nold. M/ son suffered
significant health chall enges, God
bl ess his soul, because of this
envi ronment includi ng throat
cancer. It is clear we need nore
rental inspections, but not only

that the process for calling L&
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shoul d not only be reactive.

We need L& to inspect
rental units before people nove in
so that these issues can be
prevented. | hope that the Cty
Council will act in support for
that and everyone, including
| ow-i ncone renters |ike nyself, can
live in a safe and heal t hy hone.
Thank you.

(Appl ause.)

COUNCI LVWOVAN GAUTHI ER:
Thank you for your testinony and
for sharing your story. And I'm
very sorry to hear about your son.

Pl ease state your nane
for the record and proceed with
your comment .

M5. KING Gkay. Thank
you very much for having ne here,
Counci | renbers. M nane is Rosa
King. How are you all? | thank
God, ny Lord and Savi or Jesus

Christ, for the opportunity to be

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

) Page 224
here. | am accustoned to bei ng

evi cted, you know, five tines when
my children were small -- well,
they're grown now with their own
chi |l dren.

But where | currently
stay | was without heat for three
years, from 2013 to 2016. And as a
result, | am now severely anem c.
|'ve al so been harassed by L& to
get into ny house, even though |
told themthat they can cone in
with the property managers with the
keys because |I'mconstantly at the
doctor's office for ny probl ens of
bei ng di abetic Type 2 and severely
anem c that causes ongoi ng
synpt ons.

| just want to say that
sonet hi ng does need to be done for
| ow-i ncone tenants. | amin
proj ect - based housi ng, which neans
nmy voucher stays to the buil ding.

So that if | leave, | wll no
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| onger have subsidy. | need the
subsidy. I'mon SSI. | do have a
work history. | would like to

return to work one day, but | have
to put ny health first. And it's
becom ng just |udicrous because |
shoul d be able to work and not all
the tinme have to take care of
heal t h i ssues because ny property
IS inproper condition right now.

And so, please consider
what ever | aws that need to be nade.
And just so the record shows, | was
al ways evicted the five tinmes by
slum |l andl ords that the |l aw said |
shoul d have never been evicted from
and | was paying ny rent. It was
like one landlord I didn't pay ny
rent to. | used the noney to send
my son to acting school because |
was just fed up. Thank you for
letti ng nme speak.

(Appl ause.)
COUNCI LWOVAN GAUTHI ER:

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

) Page 226
Thank you for being here. [|I'm

sorry to hear about everything that
you' ve been going through. Do you
still need action from L& today?

M5. KING Yes, | still
need action fromthem but | don't
need the harassnent. Don't nake ne
feel like an ant under your feet
because | said | give you
perm ssion to go in with ny housing
manager in spite of your
desperation for court.

| don't trust the
Departnment of L& because you all ow
me to |ive wthout heat for three
years. And at the tinme, ny sons
wer e younger. They're grown nen
now. But |I had to send themto
live other places while | stayed
there to sustain a roof where | was
freezing inside nore than outside.
It doesn't nake any sense.

COUNCI LWOVAN GAUTHI ER:

You're right, that's unacceptabl e.
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And we're happy to follow up with
you after the hearing --

M5. KING Ckay.

COUNCI LWOVAN GAUTHI ER:
-- to get that taken care of.
Thank you so nmuch. Thanks to all
of you.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
WIIl the Cerk please call the next
person for public comment.

THE CLERK: Madam Chai r,
there's no one else on public
conment .

COUNCI LWOVAN GAUTHI ER:
Is there anyone el se here to
testify on this resol ution?

MS. Kl TCHENS:

(I naudi bl e) .

(Wtness approached
Wtness table.)

COUNCI LWOVAN GAUTHI ER:
Good af t ernoon.

M5. KITCHENS: Good
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afternoon, Chairwoman as well as

ot her Counci | menbers and

associ ates, nenbers of the audi ence

and different groups. | nust
apol ogi ze. | was not ready for
this --

COUNCI LWOVAN GAUTHI ER:
That's the first tine | ever asked
is there anyone else to testify and
t here was sonebody to testify.

MS. KI TCHENS: |
appreciate it. That ain't nothing
but Cod.

COUNCI LWOVAN GAUTHI ER:

Pl ease state your nanme for the
record and proceed with your
comrent s.

M5. KI TCHENS: Thank
you. My nane is Cherese L.
Kitchens and | don't belong to any
particul ar group, but |I'mhere on
behal f of nmyself and so many others
in the city of Phil adel phia as well

as all of these groups who have
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testified.

| would like to thank
you all for giving me this
opportunity to be able to speak
because | think that and I may have
spoken to you or sone of your
representatives in the past or sent
letters.

"' mso sorry what
happened to the young lady in
the -- I"'mso sorry. | cannot
remenber your |ast nanme. However,
| remenber the incident. And it
cones to the point where a | ot of
t hese things could have been
prevented if the Gty of
Phi | adel phia or if different
adm ni strations follow simlar
prograns that work.

In the past, the Cty of
Phi | adel phia had the Sheriff's
Departnent to do evictions. |It's
been a long, long tinme. | don't

| ook as old as | am However, |
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did send in a letter to the Housing

Director at the tine after this
young |l ady's incident and ny heart
felt for her.

However, as far as
| andl ords go and as far as the L&l
Departnment, one who's done
i nspecti ons under PHFA,

Pennsyl vani a Housi ng Fi nance
Agency, | al so managed properties
with PHA as well and market rent
properties, it is inperative that
the funding be granted not just for
L& workers itself but they may
need an assistant to go along with
themout in the field.

Now, we're tal king about
| ow-i ncone housing, but it just
doesn't do that too. I'min G ndy
Bass' District. | was in Curtis
Jones' District when sonething
happened to ne. | got evicted with
t he managenent conpany mani pul ati ng

nmy checks, bringing in the U S
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Treasury because they nmani pul at ed

it, they processed it, and | stil
got evicted. | still have a --
what is it, a judgnent.

Now, when | say did |
struggle? 1'mdisabled. | may not
| ook it because you cannot judge a
person by their visual appearance.
| live in market rent housing and I
basi cal |l y was harassed beyond bei ng
harassed, | ocked out under a key
fob system not being able to get
into the building itself. Then
these | andl ords actually offer a
conci erge service, but then they
elimnate them so no one has
access, not even L&l .

And | believe -- the
sane organi zation, which is Mntium
Managenent Conpany, and | lived in
a 500-unit building, 250 units on
each side. They did not pay any
taxes, they did not have a |license

certificate to operate, but they
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recei ved funds and continual ly

re-enroll people, then took themto
court.

A bui |l di ng havi ng 500
units, how do you take 198 peopl e
to court? This all happened during
the pandem c. The back end of ny
bui | di ng | ooked |i ke a shopping
center, because people who noved
out just left. To this day sone of
t hese sanme peopl e have judgnents
agai nst them

| fought m nes, but
everything has to line up. Every
city agency needs to |ine up going
across the board. The Gty of
Phi | adel phia has to develop a
partnership wwth the state, with
the city -- the city, state and
federal governnent regarding
housing. W all occupy the sane
| and and sonet hing has to be done.

That's why if L&, they

said $10 million, another mllion,

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

_ _ ) ) _ Page 233
make it $11 million or $12 million

to ensure that you end up
getting --

(Appl ause.)

M5. KITCHENS: -- that
you end up getting what is
rightfully owed to any and al
people in the city of Phil adel phia.
Now, surprisingly --

COUNCI LWOVAN GAUTHI ER:
And can | ask that you maybe take
the next 20 seconds or so and wrap
up your comment.

M5. KITCHENS: Okay. |
definitely will. The sane things
that these people testified to in
saying health issues, no one in
this roomis exenpt fromit because
nmy buil ding put a new heati ng
system air-conditioning system
and nold was found inside of them
So when | tell you they're putting
themin throughout the city of

Phi | adel phia, all new devel opnents
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are getting them But if they're

not maintaining themand if they
feel as though that they have not
gotten any city, state or federal
gover nnent noney, they feel as

t hough that they can do what ever
they want to do. And why shoul d
they not be able to continue to pay
their rental license fees and deny
our children a proper education
because those fees go to different
city services.

And |I'mjust saying, |
wrote about this here. They
changed it because |I said, allow
the owners to be responsible for
whenever a managenent conpany is
going to switch over managenent
conpani es, but the owner needs to
be able to hold on to a |license
until they nmake that transaction,
so no noney can slip through the
city of Philadel phia in which it

has been deni ed.
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I'"d like to thank you

all and thank you again. And |
thank God for just allowing ne to
be here at this nonent and be able
to give ny testinony to you all
Thank you so very nuch.

(Appl ause.)

COUNCI LWOVAN GAUTHI ER:
Thank you so much. Thank you for

maki ng up your mnd to speak today

and | | ove your ideas. Thanks so
much.

So -- oh, there's
sonebody else. Conme on. | didn't
know you were on our list. |I'mso
sorry.

(Wtness approached
Wtness table.)

MS. REYES PARDO | was
not, I was not. | |earned about
this last mnute yesterday. As you
know, this is sonething that we've
been follow ng closely at the U ban

League of Phil adel phi a.
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Good aft ernoon,

everyone. |'m Abraham Reyes Pardo.
I'"'mthe Vice-president of Housing
at the Urban League of
Phi | adel phia. The Urban League of
Phi |l adel phia is a civil rights
organi zation that has been around
for 108 years. Let ne just say
that | had sonething prepared. The
testinony today was so powerful
that there is very little nmuch nore
to say.

| just want to say that
we have assisted thousands of
famlies at this point as a
cornerstone partner with the
Eviction Diversion Program |n our
five years of existence, we have
identified a trend that has been
shared here many tines today,
tenants being agreeable to
substandard |iving conditions at
the fear of retaliation, a

condition that exacerbates as the
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availability of affordable housing

beconmes nore scarce.

For us as housing
counselors, we get to contrast this
experience with our honebuyers
program And let ne just tell you
why. I n nost hone-selling
transactions, sellers nust disclose
everything they know regarding the
condition of the property. They
have to fill out a formthat wll
be revi ewed by the buyer and the
agent. W go as far as rem nding
prospecti ve buyers that they nust
opt into having an inspection of
the property and nake them sign an
affidavit to confirmthe
I nformati on was both provided and
recei ved.

The realtors enforce
this requirenent as well as it
allows themto negotiate the
financi al aspect of the

transaction. It only nakes sense.
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But in addition to the $10 mllion,

$12 million, $11 nmillion that L&l
could potentially be receiving in
funding, it only nakes sense to

i ncorporate simlar procedures for
transactions invol ving rental
units. These procedures shall be
famliar to nany nanagers, as nany
of themare also part of the
realtor community. W know t hat
because they've been opposi ng sone
work on the record sealing side.
So we understand that.

As the housing industry
relies nore often on algorithns to
make their decisions, we nust nake
sure to close the gap of
i nformation with a human approach,
whether it's to verify a record for
a tenant or the condition for
property before soneone noves in.
Thank you.

(Appl ause.)
COUNCI LWOVAN GAUTHI ER:

Lexi tas Legal Phil adel phia
215-504- 4622




Joint Committees on Housing and Licenses and | nspections
03/ 18/ 2025

© 00 N oo o b~ w N P

NN NN R R R R R R R R R
A W N P O © O N O O A W N B O

Page 239
Thank you so nuch, Abraham W

greatly appreciate the work of the
Ur ban League.

Ckay. So seeing no one
el se here to testify on the
resolution, this concludes the
busi ness of the Joint Committees on
Housi ng, Nei ghbor hood Devel opnent
and The Honel ess and Licenses and
I nspections for today. The public
heari ng on Resol ution No. 240267 is
recessed to the call of the Chair.

Thank you all very nuch
for your attendance and
participation. Have a great day.

(Joint Commttees of
Housi ng, Nei ghbor hood Devel opnent
and The Honel ess and Li censes and

| nspections concluded at 1:40 p.m)
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CERTI FI CATI ON

I, hereby certify that the proceedi ngs
and evi dence noted are contained fully and
accurately in the stenographi c notes taken by
nme in the foregoing matter, and that this is

a correct transcript of the sane.

TANEHA CARROLL
Court Reporter - Notary Public

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

certifying reporter.)
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