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1 - - -

2 COUNCI LWOVAN GAUTHI ER: |

3 understand that state |law requires

4 that the foll ow ng announcenent be

5 made at the beginning of every renote

6 hearing as foll ows:

7 Due to the current public

8 heal th energency, Gty Counci

9 Commttees are currently neeting

10 renotely. W are using M crosoft

11 Teans to make these renote hearings

12 possi ble. Instructions for how the

13 public may view and offer public

14 testinony at public hearings of

15 Counci| Commttees are included in

16 the public hearing notices that are

17 published in the Daily News, |nquirer

18 and Legal Intelligencer prior to the

19 heari ngs and can be found on

20 PHLCouncil.com | now note that the

21 hour has cone.

22 Cydnea Shearlds, wll you

23 pl ease call the roll to take

24 attendance. Menbers that are in

25 attendance wi Il please indicate that
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you are present when your nane is
called. Also, please say a few brief
wor ds when respondi ng so that your
i mage will display on screen when you
speak.

THE CLERK: Vi ce-Chair Jones.

(No response.)

THE CLERK: Counci | nenber
G I nore Ri chardson

COUNCI LWOVAN G LMORE
RI CHARDSON: Good norni ng, Madam
Chair. Good norning, colleagues.
am present.

COUNCI LWOVAN GAUTHI ER Good
nor ni ng.

THE CLERK: Counci | menber

Bass.
COUNCI LWOVAN BASS:  Good
nor ni ng, everyone. | am present.
THE CLERK: Counci | nenber
Squi I | a.

COUNCI LMAN SQUI LLA:  Good
nor ni ng, Madam Chair and col | eagues.
' m present.

COUNCI LWOVAN GAUTHI ER: Good
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nor ni ng.

THE CLERK: Counci | menber

Br ooks.

COUNCI LWOVAN BROOKS:  Good
norning. |'mpresent.

THE CLERK: Counci | nenber
Driscol | .

(No response.)

COUNCI LWOVMAN GAUTHI ER:
Counci | renber Driscoll, are you
t her e?

(No response.)

COUNCI LWOVAN GAUTHI ER: Thank
you. A quorum of the Conmttee has
been established and this hearing is
now call ed to order.

This is the public hearing of
the Commttee on Housi ng,

Nei ghbor hood Devel opnent and The
Honel ess regardi ng Resol uti on No.
200433.

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

THE CLERK: Resol ution No.
200433, authorizing the City Counci

LEXI TAS
215-504- 4622




Committee on Housi ng
6/ 21/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Comm ttee on Housi ng, Nei ghborhood
Devel opnent and The Honel ess to hold
hearings on the role and
responsibilities of Philadel phia's
Landl ord- Tenant O ficer position; the
policies and procedures it nmanages in
the eviction process, particularly
around wits of service; and
clarifying oversight, ethics, and
public accountability for the
Landl ord- Tenant O fi ce.

COUNCI LWOVAN GAUTHI ER. Before
we begin to hear testinony fromthe
W t nesses we have for today, everyone
who has been invited to the neeting
to testify should be aware that this
public hearing is being recorded.
Because the hearing is public,
partici pants and vi ewers have no
reasonabl e expectation of privacy.

By continuing to be in the neeting,
you are consenting to being recorded.
Additionally, prior to
recogni zi ng Menbers for the questions

or cormments they have for w tnesses,
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1 I wll note for the record at this
2 time that we wll use the chat
3 feature available in Mcrosoft Teans
4 to all ow Menbers to signify that they
5 wi sh to be recognized. 1In order to
6 conply with the Sunshine Act, the
7 chat feature nust only be used for
8 t hi s purpose.
9 And | want to acknow edge the
10 presence of Council nmenber Driscoll.
11 Good norni ng.
12 Before we begin, | would |ike
13 to make a few remarks about the
14 | egi sl ation before this Conmttee
15 today. W are gathered here this
16 norning to shine sone light on the
17 Landl ord- Tenant Officer, a private
18 unel ected individual turning a profit
19 by catapulting residents out of their
20 hones.
21 Phi | adel phia is the only city
22 I n the Commonweal th that enpowers a
23 private citizen to execute evictions.
24 And because the Landl ord- Tenant
25 O ficer pockets the profit, each tine
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a resident is evicted by one of her
deputies, she is incentivized to keep
prices lower and serve wits faster
than the Sheriff's Ofice. Soit's
no wonder an overwhel m ng majority of
| andl ords use the Landl ord- Tenant

O ficer's services.

There is no witten contract
bet ween the Minici pal Court and the
Landl ord- Tenant Officer. There is no
publ i ¢ biddi ng process. No standard
for how to execute evictions. No
mandatory training or |aw enforcenent
certification for deputies and no
accountability and oversight.

Evi ctions conducted by the Landl ord-
Tenant O ficer and her deputies
follow a harnful fornula that
traumati zes nei ghbors w t hout

| i fe-saving resources when they need
them t he nost.

Here's how evictions are
typically executed here in the Gty
of Brotherly Love and Sisterly

Affection. A contractor arned with a
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gun shows up at the tenant's door
wi t hout a uniform and w t hout
warni ng. The contractor conmands the
tenant to grab whatever they can
within 10 m nutes before they are
| ocked out of their hones forever.

Fam | i es desperately run
around grabbi ng nedi cati on,
I dentification and ot her essenti als.
If they have tine, they feed their
pets and call their |oved ones to
figure out where they wll sleep that
night. After 10 m nutes, the arned
contractor and | andl ord change the
| ocks and depart w thout giving the
famly a single resource or telling
t hem where they can go for help. The
contractor noves on because tine is
nmoney. And the nore evictions they
conpl ete that day, the nore they
profit.

When | first heard a
constituent recount this process, it
| eft me thunderstruck. And while

there are many flaws with how t he
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Landl ord- Tenant O ficer executes
evi ctions, the one that gives ne the
nost pause is that unlike other
cities, the famlies becone evicted
wi t hout warning. This neans
evi ctions al nost al ways happen nany
nont hs after the | ast communi cati on
between the court and the tenant. So
when the deputy | andl ord-tenant
of ficer knocks on their door, they
are conpl etely caught offguard.

Simlarly, we have no
guidelines in place that institute a
standar di zed evi ction procedure or
policies requiring deputy
| andl ord-tenant officers to conplete
firearmsafety training,
de- escal ati on training,
harm reduction training or any sort
of commonsense | aw enf or cenent
certifications our first responders
participate in.

And it was in this context
that an arned security contractor

showed up at Angel Davis' door
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shortly after 9:00 a.m on Wdnesday,
March 29th. Angel had spent nonths
in court with her |andlord over major
repair issues and unpaid rent. Her
not her told us Angel requested an
ext ensi on on her eviction and was not
expecting to be | ocked out. And
Angel s live-in partner remarked that
they had no i dea what was goi ng on
when the arned contractor showed up
unannounced that terrible norning.

Confusi on ensued. And a few
m nutes |ater, the deputy | andl ord-
tenant officer shot Davis in the head
i n her own hone. After days in
critical condition, Angel Davis
t hankful ly survived. But she
continues to suffer from serious
brain injuries and is not healthy
enough to be with us here today.

Cty Council has an obligation
to exam ne the cause of this
| nexcusabl e tragedy and to neke sure
that it never happens again. That is

why Counci | mrenber Brooks and | have
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spent the |ast few nonths taking a
deep dive into how Phil adel phi a
conducts evictions. Wat we have
found is a violent, traumatic and
dangerous systemthat demands reform
because structural issues with the
Landl ord- Tenant O ficer began | ong
bef ore the shooting of Angel Davis.

In fact, the resolution to
aut hori ze this hearing was passed by
City Council three years ago after we
heard w despread concern about the
behavi or of the Landl ord- Tenant
Ofice. Regrettably, the pandenic
del ayed the hearing. And before
Counci | menber Brooks and | even took
of fi ce, Mayor Kenney's Task Force on
Evi ction Preventi on and Response
critiqued the Landl ord- Tenant
Oficer's refusal to notify tenants
about their eviction ahead of tine
and called for reform

Sinply put, all of us, the
Cty, Gty Council and the Court have

been conplicit in allowing this
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deeply flawed and deeply harnfu
institution to operate for far too
long. It is past tinme that we show
our residents that we are |istening
by substantially reform ng how we
execute evictions. | applaud
Presi dent Judge Dugan and Judge Wbl f
for beginning an internal process to
reformthe Landl ord-Tenant Ofi ce.
Cty Council and the Court
wor ked hand-in-hand to create the
national |y accl ai med Eviction
Di versi on Program which continues to
keep thousands of residents in their
homes. | |l ook forward to expandi ng
our partnership to include
transform ng how we execute evictions
in our CGty. And | hope this hearing
proves to the public that Gty
Council is conmtted to
seeing (inaudible) take place. W
wll not allow economcally violent
evictions to turn physically violent
again.

| see Council nenber Brooks
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woul d I'i ke to make sone openi ng
comments as wel |.

COUNCI LWOVAN BROCKS:  Thank
you so nuch, Chair Gauthier, for
hosting this neeting.

Forcing a person fromtheir
home is an area of grave public
concern that will have lifelong
| npact on tenants, their children and
their comunities. |f an eviction
must take place, it nust be done in a
manner that is safe, well-regul ated
and accountable to the public,
transparent and integrated with the
delivery of City services.

Bef ore we del ve into what
refornms are needed, | want to address
the bi g underlying question as we
di scuss | ockouts and why doesn't
everyone | eave before the | ockouts,
before the | ocks are changed. There
are two main reasons for this
question: First, for many the answer
Is that they do not even know t hat

the court has ordered their eviction.
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W will hear today about
tenants who are paying their rent and
t hought they were current, who
bel i eve they were on a paynent plan
and who thought their eviction was
post poned where a private security
officer certainly shows up to their
honme and forces themout. The only
noti ce Angel Davis m ght have
recei ved that she was going to be
evicted after five nonths of a court
battle was a sinple letter in the

mail, if she received that at all.

These are not tragic outliers.

This is a systemc problem The
Mayor's Eviction Task Force found
that half of illegal evictions in
Philly were a result of a default
j udgnent whi ch happens when tenants
are not present for a hearing. This
bears repeating, half of al
evictions in Phil adel phia are by
defaul t.

A report fromthe Sheller

Center of Social Justice at Tenple
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Uni versity School of Law anal yzed 430
petitions from Phil adel phia tenants
who | ost their cases because they
m ssed their hearing. 1 in 5 cite
the fact that they hadn't received a
notice for the hearing. The second
reason is that fol ks do not | eave
their hones before the | ockout, is
that there's sinply nowhere to go.
VWhile it had once been known
for lowincone renters to find
anot her apartnent a nonth or two,
this is no longer the case. Rents in
our Gty have skyrocketed and
paychecks and Section 8 have not
caught up yet. There are sinply not
enough beds in the shelters for those
who need them and this crisis is
even nore pronounced from many of the
folks we're going to hear fromtoday.
Those with disabilities, those with
nmedi cal needs and the elderly need to
be able to go to a place that neets
t heir basic needs.

If we want to ensure that what

LEXI TAS
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happened to Angel Davis never happens
again, if we want to address the
dangerous, traumatic and deeply
harnful way that evictions are
conducted in this Cty, there are a
few standards we nust neet: |If an
eviction nust take place, it nust be
done in a way that is, one, safe;
two, well-regulated and account abl e
to the public; three, transparent;
and four, integrated with the Gty's
del i very of services.

The first one, evictions nust
be safe. Tenants and their
attorneys, health care aides and
soci al service workers need to know
when they will be | ocked out of their
apartnents. As we will hear, tenants
In other cities across Pennsyl vani a
and across the country know what day,
even what tine their eviction wll
t ake place, and Phil adel phi ans
deserve the sane.

Ext ensi ve and frequent

training is another basic requirenent

LEXI TAS
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1 for a safe eviction. In the rest of
2 t he Commonweal t h, const abl es who
3 conduct evictions receive 80 hours of
4 training, including on use of force
5 and firearnms before they conduct
6 evictions. In Pittsburgh, for
7 exanpl e, those who do evictions need
8 certification for firearnms and annual
9 training. |In Philadel phia, there's
10 no requirenent for the
11 Landl ord- Tenant O ficer or any
12 contractors they hire to undergo
13 training of any kind. There is no
14 specific training on the use of force
15 or certification for the use of
16 firearnmns.
17 Second, the eviction system
18 must be accountable to the public and
19 wel | -regul ated. The Landl ord- Tenant
20 O ficer and their contractors act
21 under the authority of their
22 governnment and receive mllions of
23 dollars in paynents for conducting
24 the grave public act of renoving
25 soneone fromtheir hone. And yet
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there is no witten contract
governing their actions. There's no
standard of how they wi |l conduct
their evictions and there's no
defined nmethod to hold a Landl ord-
Tenant O ficer or their contractors
accountable to the public.

There is no fixed budget or
salary for the Landl ord- Tenant
Oficer. And so, the private entity
has a financial incentive to conduct
as many evictions as possible and as
qui ckly as possible. In
Phi | adel phia, a single Landl ord-
Tenant O ficer conducts all evictions
that are not done through the
Sheriff's Ofice and localities
across the country, including
Pittsburgh and New York, where there
are several options of organizations
t hat conduct evictions, all under the
unbrella of nunerous regul ati ons and
standards. Having nultiple options
I s what nakes peopl e account abl e.

Third, an eviction process

LEXI TAS
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1 must be transparent to all. New York
2 City has a 236-page nanual for those
3 who do evictions. Allegheny County
4 has a 77-page manual . Phil adel phi a
5 does not have any witten guidelines.
6 Cities |like New York Cty and
7 Pittsburgh have many rul es and
8 regul ati ons specifically concerning
9 situations where the tenants have
10 di sabilities, nmedical needs or
11 children. This allows tenants, their
12 advocates, health care workers and
13 famlies to know and plan for an
14 evi ction.
15 Last, the eviction process
16 must be integrated wwth the CGty's
17 delivery of services. Evictions are
18 violent, traumatic and destructive
19 for tenants, for their children and
20 for their communities. |If people are
21 going to be forced fromtheir hone
22 under the power of the governnent, we
23 must al so connect themto services
24 that our Gty provides for them
25 As you will hear, in New York

LEXI TAS
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1 Cty social workers are inforned of

2 evictions of those with needs in

3 advance, and the social workers are

4 there when the eviction takes pl ace.

5 I n Phil adel phia, a social worker

6 shoul d acconpany those who do the

7 | ockouts so we can ensure that

8 famlies are connected to all the

9 resources that are available to them

10 In the nonent, especially at a nonent

11 of great need.

12 | want to comrend President

13 Judge Dugan and Judge Wl f for

14 starting a process to reformthe

15 Landl ord- Tenant O fice. | |ook

16 forward to working with the Court to

17 create a programthat becones a

18 nati onal nodel, just as we did with

19 the Eviction programthat saves the

20 honmes of thousands of Phil adel phi ans

21 each year.

22 | want to thank the tenants,

23 t he advocates and Angel Davis and her

24 famly who have all done so nmuch to

25 push for reform | want to thank al
LEXI TAS
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the testifiers today. And | know how
devastatingly hard it is to share
personal stories about |osing a hone,
and we al so appreciate the trust of
Xavi er Carpin and Mark Person to
share their words about what the
experience was |ike.

Thank you so nuch, Chair
Gaut hi er.

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

Are there any other nenbers of
the Commttee that would like to give
openi ng remarks?

(No response.)

COUNCI LWOVAN GAUTHI ER- Ckay.
Wth that, Ms. Shearlds, would you
pl ease call the first panel of
W t nesses we have to testify this
nor ni ng.

THE CLERK: The first panel is
Xavi er Carpin, Sherry Thomas, Mark
Person, Shanmus Brennan and Jacob
Spei del .

COUNCI LWOVAN GAUTHI ER: Xavi er

LEXI TAS
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1 Carpin, are you there and connected?

2 (No response.)

3 COUNCI LWOVMAN GAUTHI ER: Do we

4 know i f we have Xavier on?

5 (No response.)

6 COUNCI LWOVAN GAUTHI ER: Ckay.

7 Sherry Thomas, are you there and

8 connect ed?

9 THE CLERK: Counci | nenber,

10 sonebody w |l be reading Xavier's

11 testinony on his behalf.

12 COUNCI LWOVAN GAUTHI ER Ckay.

13 Is that person ready?

14 THE CLERK: Yes. It's Nora

15 Kasper .

16 M5. KASPER: Hi.

17 COUNCI LWOVAN GAUTHI ER. Hi

18 Nora. Thank you so nuch for being

19 here. Can you pl ease state your nane

20 for the record and proceed with

21 Xavier's testinony.

22 M5. KASPER: Yes. So ny nane

23 I's Nora Kasper. |'ma |aw student

24 and | summer intern with AIDS Law

25 Project of Pennsylvania. |'m going
LEXI TAS
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to going to be readi ng Xavier
Carpin's testinony. He's a client of
Al DS Law Project who was unable to
attend today, and a witten copy of
the testinony has been circulated to
the Comm ttee.

So |l wll begin reading: This
February | was | ocked out of ny
apartnment in Philadel phia where | had
been living for four years and eight
nonths. | was at hone on a Monday
nor ni ng when there was a bangi ng on
nmy apartnent door. Wen | answered,
a large man was there with the
bui | di ng manager. He was an officer
serving nme with eviction papers.

And as he yelled out |oud, you
are being evicted, here's a copy of
the order, and you've got 10 m nutes
to gather sonme things and get out.
And you have 30 days to get all of
your things out of here, but you nust
| eave now. | did not understand why
this was happening. 1'd been working

wWith ny property manager to get
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caught up on ny rent and did not have
any warning that this was comn ng.

Because | was conpletely
unprepared for this situation, | was
in a state of shock filled with so
much confusion, | inmediately started
trying to put out food and fresh
litter for ny cats. | did not know
this was com ng and was worried they
woul d be | ocked inside for a |ong
time. | had no tinme to gather ny
bel ongi ngs and just grabbed what |
could. | felt a constant pressure to
nove qui ckly.

VWhile the officer did not
touch nme, he did cone very close to
me and constantly rem nded ne that |
only had a few mnutes left. After
t hey changed ny locks, | waited for
ny friend to drive back fromthe
Nort heast to help ne because | had
nowhere to go. |'ve been living in
ny friend s basenent since then
trying to get nyself organi zed and

ready to find a new place, and it's
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been hard finding a new place with ny
fixed incone unless | rent a roomin
one of these illegal houses.

That sane day | contacted a
| awyer and t hey expl ai ned what had
happened. | had been to court in
January 2022 and nmade a paynent plan
with the landlord s | awer.
Apparently | was given a notice in
March 2022 that | was being | ocked
out, but I was still paying ny rent
and there did not seemto be an issue
with the landlord until Decenber.

| thought the only paynent
pl an was done and | was trying to
work it out wwth the landlord. [If |
had known they were going to | ock ne
out, | could have been better
prepared to fix this matter with them
or find another apartnent. Thank
you.

COUNCI LWOVAN GAUTHI ER: Thank
you so much for the testinony. And
pl ease share our gratitude with

Xavier for sharing his story with us.
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Sherry Thomas, are you there
and connect ed?

M5. THOVAS: Yes, |'m here.

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

M5. THOMAS:. Sherry Thonas
with the Legal dinic for the
Di sabl ed. Thank you for the
opportunity to submt testinony today
regardi ng Resol uti on 200433.
submt this testinony in ny capacity
as the Director of Housing at the
Legal Cinic for the D sabl ed,
ot herwi se known as LCD. LCDis a
direct | egal services agency serving
| ow-i ncome individuals living with
physi cal and nental health
disabilities and is a partner in the
Phi | adel phia Eviction Prevention
Proj ect.

If you could imagine wwth ne
for a mnute the last tinme you noved
homes. Think of everything you

needed to do to nmake the nobve go
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snmoothly. You likely spend
significant time managi ng your things
over the course of days or weeks.

You m ght have hired novers. You nay
have enlisted friends or famly to
hel p and rented a truck.

Even with anple tine,
resources and predictability, noving
Is a stressful event. Now, inmagine
doing all of those things while al so
managi ng the fragile nmedical health
of yourself, a spouse or a child, not
know ng the day or tine that the nove
wi || happen and not know ng who wil |
be com ng to your door. For a
significant nunber of renters in
Phi | adel phia, this is not a fictional
scenari o but one which they have
experi enced.

Forceful renoval fromone's
home is a distressing event for
anyone. But for soneone living with
a disability, the challenge is
multiplied. Sonmeone with a

di sability may have durabl e nedi cal
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equi pnent, such as a wheelchair, a
wal ker or a commobde that nust be
transported wwth them They may be
confined to a hospital bed, which
requi res extra care when novi ng out
of a property. Taking multiple
prescription nedications is the norm
If you live with a chronic condition,
and those nedications are necessary
and nmust conme with you if you are
novi ng.

If you are not living with a
disability, you m ght not think about
these things. But from our
experience with the Landl ord- Tent
Ofice, it is not transparent or
predi ctabl e what the office's
policies or procedures are when
handling a tenant with a disability.
This | ack of transparency and
predictability fromthe
Landl ord- Tenant Office is acutely
felt by those with disabilities.

So little information is

shared by the Landl ord-Tenant O fice
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on how they do business, so what |
share today is information gathered
fromour clients who have experienced
eviction firsthand as well as what
LCD attorneys have seen from our own
I nteractions wth the Landl ord- Tenant
Ofice. This lack of transparency
and predictability is nost glaring
with the internal policy that the
office will not share the date or
time a | ockout is schedul ed despite
t he nmedi cal needs or speci al
ci rcunst ances of the tenant.

On nmultiple occasions, we have
presented facts, specific
ci rcunstances to the Landl ord- Tenant
Ofice to get a date or tine for the
| ockout so we may prepare our clients
to | eave the property with everything
they need. For soneone with a
disability, leaving the property does
not just nean physically renoving
t hensel ves and their equi pnent, but
It al so neans arranging a safe way

for that equipnment to be transported
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or stored once they are out of the
property. W take for granted that
sonmeone will be able to physically
carry whatever they need on their
person when they are evicted.

| represented a tenant who was
| ocked out her property w thout
nmedi cal equi pnment. She had doubl e
knee replacenents and was getting
around her hone very slowy wth the
assi stance of a wal ker and an
assisted rolling chair. She had two
cats. One norning after she had just
woken up and while still in her
paj amas, she heard | oud bangi ng at
her door. \Wen she answered, she was
confronted by the Landl ord- Tenant
Oficer who told her that she was
bei ng evicted and that she had 10
m nutes to get her things. She had
no i dea what was goi nhg on.

It turns out that her |andlord
got a default judgnent against her
w t hout her knowi ng. He told her she

did not need to attend her hearing
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because he woul d be w t hdraw ng her
case. Instead he took a default

j udgnment and continued to col |l ect
rent fromher while he schedul ed a

| ockout. She not receive any wits
until the day that an officer showed
up at her door and she did not know
there woul d a | ockout.

She had no choice but to | eave
with the clothes on her back. She
did not have tinme to gather her
equi pnment and she was ai ded out of
t he hone by near by nei ghbors who had
seen everything unfold from her
porch. Her cats were put out and she
still does not know what happened to
them That day was the | ast day that
she saw her pets. Thankfully, she
had soneone who was able to drive her
to a hotel. For weeks, she stayed at
an extended stay hotel w thout her
wal ker and chair because the | andl ord
t hen refused access w t hout
addi tional paynents. [t was only

after she got a |lawer that she was
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able to return to the property.

Last fall LCD had a senior
citizen client who was incredible
nmedically fragile. LCD attenpted to
connect the tenant to Soci al
Services. However, one of the first
guestions we were asked was the date
or tine that the | ockout would occur.
Despite requests to both the | andlord
and Landl ord-Tenant O fice, this
I nformati on was not shared with us.
The tenant stayed in linbo and in
fear not able to | eave on his own
because of how fragile he was, but
al so not knowi ng when he woul d be put
out on the street.

He did not have good shelter
options due to his health and he was
vul nerable to scam |l andl ords in
desperation to | eave the property
before an officer showed up. Last
week | received a call froma tenant
I nqui ri ng about when her eviction
m ght be. She has an autistic child

and she wants to make sure that she
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Is out of the property before an

of ficer conmes to her door and

conprom ses her child' s health.

Under the Landl ord-Tenant O ficer's
current property she will not be able
to get this information.

Anot her client left the
property in such a hurry that she did
not have all of her prescription
nmedi cations. By the way, nost
tenants who have shared their
experiences with us have expressed
they get approximately 10 to 15
mnutes to vacate the property with
everyt hing they need.

Personally | was with a tenant
one day when the Landl ord- Tenant
Oficer arrived at her hone. | was
present wwth her as she frantically
spoke with her husband and chil dren
over the phone. She was with ne.
They were at honme while their |ocks
wer e bei ng changed. | could hear
everything that was happening. | can

attest that the entire process took
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about 10 mnutes as well.

These illustrative exanpl es
are people who are hone or expect to
be home when the Landl ord- Tenant
Oficer arrives. This does not
account for people who are not in the
home when a | ockout occurs. For
them it is inpossible to have what
t hey need unless they are carrying
all of their equipnent, devices and
medi cation all on their person.
Sonmeone who needed to | eave the hone
for a nedical appointnent, grocery
shoppi ng or any nunber of daily
activities are then at the nercy of
their landlord' s schedul e and
di scretion to gain access to get into
t he hone.

Si npl e change into this one
policy would increase transparency
and predictability, reducing harmto
many Phil adel phians. |t may not be
possible to entirely elimnate the
harm that cones fromthe traumatic

process of eviction, as it is an
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I nherently violent process to
forcibly renmove soneone fromtheir
hone.

However, there are several
ways for the Landl ord-Tenant Ofice
or another entity to practice harm
reduction, only one of which was
hi ghl i ght ed above. Transparency,
predictability and accountability
through witten policies, procedures,
consi stent and frequent training is
possible. Utimtely, this call for
transparency, accountability and
regulation is to ensure people are
still treated wth dignity and
respect for their humanity,
especi al | y when they experience one
of the nost distressing events of
their lives. Thank you.

COUNCI LWOVAN GAUTHI ER. Thank
you so nuch for your testinony and

for your work.

Mar k Person, are you there and

connect ed?

VR. PERSON: Yes.
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COUNCI LWOVAN GAUTHI ER: Are
you connected on nore than one
devi ce? That m ght be the reason for
t he echo.

MR. PERSON: Yes. Good
norning, Ms. Gauthier and Ms. Brooks.

COUNCI LWOVAN GAUTHI ER Good
nor ni ng.

MR. PERSON:. My nane is Mark
Person and | was evicted in February
of this year. W had fell out due to
a | ease agreenent that was to ny
advant age and ny | andl ord noved to
evict nme. | reached an agreenent
with ny |andlord to make paynents and
to get exterm nation done at the
property. It was a really bad
I nfestation after the apartnent
fl ooded (i naudi bl e) maintenance.

My | andl ord schedul ed an
extermnation and did not give ne
notice. | ama senior citizen with
disabilities and needed tine to
prepare for the extermnation. The

home wasn't fully prepared for the
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exterm nati on because of that. Based
on nme supposedly not being prepared,
ny | andl ord decided to nove forward
wth the eviction and was given
perm ssion by the court to do that.

The whole tinme | thought we
were going to work sonething out, but
instead | was evicted. That was on
February 6th and | was | ocked out on
February 14th. The day of the
| ockout | received a nessage froma
nei ghbor that the Sheriff was com ng.
He told ne they were knocking on
doors. And 10 minutes later | got a
knock on the door.

The big guy said he was a
sheriff and | had to | eave the
prem ses. He never showed ID, just
came in and said what about -- and |
said, what about ny stuff. And he
said, get what you need and go. |
was not dressed at the tinme nor aware
they were coming or receiving notice
ot her than from ny nei ghbor that day.

As | was trying to figure out what to
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t ake, he | ooked at his watch and said
| had 10 m nutes and that he had
others to serve, and | had to hurry
and be out.

It was no notice or courtesy,
just himstanding wth his hand on
top of his pistol |ike a cowboy
western. He seened to becone
agitated when | asked where am| to
go. Then a guy cane and started
changi ng the | ocks. He never gave ne
atinme frame after that. He just
said | had to hurry up and get sone
t hi ngs and get out because he had two
ot her people to serve.

So | put on ny clothes and
gr abbed sone papers. And ne and ny
son left -- ny cat, wondering what
our next nove was. |'ma senior.
have bad knees and a bad shoul der. |
can't nove around that easily and he
was telling nme to get ny things and
go, but | was flustered and stressed
and really had no tinme to prepare.

| didn't know what to take
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1 with me. | had to rush out of there
2 and | had to get rid of ny cat, and
3 that was the last day | saw him And
4 basically, that's what happened. And
S I'd like to thank you for giving ne a
6 chance to share this wth you.
7 COUNCI LWOVAN GAUTHI ER. Thank
8 you for sharing your story with us.
9 I"'mreally sorry that happened. [|I'm
10 sorry that you were separated from
11 your pet, and we appreciate you
12 com ng and sharing your story for the
13 benefit of others.
14 MR. PERSON: Thank you.
15 COUNCI LWOVAN GAUTHI ER: Sharnus
16 Brennan, are you there and connected?
17 MR. BRENNAN:  Good norni ng.
18 COUNCI LWOVAN GAUTHI ER: Good
19 nmorning. Can you --
20 MR. BRENNAN:  Shanus Brennan.
21 |"'ma staff attorney for the A DS Law
22 Proj ect for Sout hwest Pennsyl vani a.
23 Thank you for this opportunity to
24 share the experiences of sone of ny
25 clients and the interactions that
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they' ve had with the Landl ord- Tenant
Oficer system These stories wll
hi ghl i ght how tenants are not given
useful information and often the
i nformation they are given is wong.
Tenants do not know what the
Landl ord- Tenant Oficer is going to
do. They do not have any neani ngful
opportunity to assert their rights or
to plan for a (inaudible) |ockout.

One of ny clients was being
evicted fromthe hone where he |ived
wth his famly. And after the
matter was resolved in court, the
Landl ord- Tenant O ficer schedul ed a
| ockout. This | ockout was schedul ed
two weeks earlier and was permtted
by the terns of the settl enent
agreenent, the judgnent by agreenent,
that he had reached with his
| andl or d.

So | reached out to the
Landl ord- Tenant O ficer who cl ai ned
that the court had instructed her

"that said eviction can go ahead."
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And only through the intervention of
the plaintiff's attorney were we able
to have the Landl ord-Tenant O ficer
follow the terns of the judgnent by
agreenment. Unfortunately, because of
t he secrecy surrounding the office,
there's no way to know what

i nstruction the court provided in
this case or why the Landl ord- Tenant
O ficer had schedul ed a | ockout that
woul d violate the terns of the

settl enment agreenent.

This kind of error is not
unusual . It was only identified
because the attorney checked the I|i st
of | ockouts schedul ed for the
foll ow ng week. That list which is
shared with the Managing Director's
Ofice is the main w ndow we have to
what the law office is planning to
do. It's not widely advertised or
wi dely shared. Tenants who do not
have attorneys do not even have the
m nimal warning that it provides.

There was a docunent that is
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1 supposed to give that warning. It's
2 called the wit of possession. These
3 wits are often inaccurate. Every
4 wit of possession | have seen served
5 by a Landl ord-Tenant O ficer,
6 I ncl udes the | anguage "You are hereby
7 notified to vacate the prem ses, and
8 then it lists the address and you
9 have 11 days of witten notice, i.e.,
10 no |ater than a date that is filled
11 in by (inaudible)."”
12 It's inportant to understand
13 that the 11 days and the date are
14 handwitten. The wits of possession
15 are served by the Landl ord- Tenant
16 O ficer nmechanically. They al ways
17 list 11 days even when the judgnent
18 or the judgnment by agreenent has a
19 different |ockout date. This is
20 particularly a problemwhere tenants
21 have agreed to a paynent plan or
22 ot her agreenent that gives thema
23 possi bility of an open-ended tenancy,
24 but it's not a guarantee that this is
25 going to end in a | ockout.
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Because the Landl ord- Tenant
O fice is providing inaccurate
i nformation on the wit of
possession, they're creating a
needl ess fear and unjustifiable
confusion for tenants. This |ack of
notice is particularly harnful to
tenants who need assistance or |ive
with disabilities.

| remenber one of ny clients
was being evicted because of a
conditions issue in her apartnent and
she was struggling to pack because
she was an anputee and did not have
the properly fitted prosthesis. She
was on the one hand searching for
accessi bl e housing with a self-care
voucher and on the other | was
begging for nore tinme fromthe
| andl ord' s attorney.

Utimitely, a teamof |awers
and soci al workers were supporting
her in this, but we were not told of
t he schedul ed eviction until the day

of the lockout. On that day the
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average outside tenperature was 32
degrees. M client spent the next
few days shuffling fromagency to
agency, often being required to wait
outside of shelters while they try to
find a |l ong-term pl acenent that
accommodat ed her nedi cal needs. A
year and a half later she still |acks
per manent housing and is living in a
shelter. M client and her supports
were only given 24 hours' notice to
| ockout. |If she had had even a few
days nore warning, she would not have
been i npacted and had those waits in
t he col d.

The process of physically
evi cting soneone is inherently
violent even if no one is injured.
And because we do these actions --
excuse ne. Because we take these
actions as a society through our
courts, this is a formof official
violence. And it really (inaudible)
peopl e account abl e and transparent.

The current systemis not any of
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those things, but it doesn't have to
be that way.

My practice does extend a bit
beyond Phi | adel phia, and there are
better ways. |If we had a public and
account abl e nmet hod for executing
governance, we could (inaudible) for
notice, for accommobdati ng the needs
of vul nerable people is sinply
defini ng what weather is too severe
to | eave sonmeone on the street.

What we heard in discussing
alternatives is there's no option of
going to the Sheriff's Ofice. They
couldn't possibly handle it. | don't
know if they are the answer. But |
have seen them serve wits of
possessi on. Last summer one of ny
clients was served by the Sheriff's
Departnment. He was taken by surprise
because the claimthat had been filed
agai nst hi mwas not in the nane of
the landlord that he knew. It was in
the nane of a conpany he had never

heard of.
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The deputy handl ed t he
situation very professionally and
took the time to explain to ny client
that if he had questions, he could
contact the court. That interaction
made a | asting inpression on ny
client. He renenbers that deputy's
nane. He knows who served hi m and
who took the tinme to explain what was
happeni ng.

It may be that the Landl ord-
Tenant O ficer does the sane thing,
but |'ve never heard about it. But |
can't help to think the difference
between the structures of the office
where one is notivated by noving
qui ckly and earning a profit and the
other is performng a public
functi on.

In Upper Darby, | had a client
who was served (inaudible) by a
constable. Unfortunately, ny client
was out of town at the tine, but the
deputy called him found his phone

nunber and nade the call to nake
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arrangenents for a pet that was in
the hone. Again, |'ve never heard of
a Landl ord-Tenant O ficer calling a
tenant during a | ockout.

Clearly there are hunane ways
to handl e these situations. W can
trust that it wll happen in a
culture of profit and secrecy. Thank
you for the tinme of the Committee.

COUNCI LWOVAN GAUTHI ER: Thank
you so nmuch for your testinony and
for maeking those inportant
conpari sons between the Landl ord-
Tenant O fice and the Sheriff's
Ofice M.

Jacob Speidel, are you there
and connected?

MR. SPEIDEL: Yes, this is
Jacob Spei del .

COUNCI LWOVAN GAUTHI ER: Thank
you. Please state your nane for the
record and proceed wth your
t esti nony.

MR. SPEI DEL: Thank you,

Counci | menbers, for this opportunity

LEXI TAS
215-504- 4622




Committee on Housi ng 48
6/ 21/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

to speak. M/ nane is Jacob Spei del,
and |"'mthe Director of Tenant Rights
at Senior Law Center. At Senior Law
Center, we seek justice for ol der
adul ts by using the power of the | aw
(i naudi bl e) advocating on | ocal,
state and national levels. W're a
nonprofit organi zation in

Pennsyl vani a whose nmission is

dedi cated solely to providing |egal
services to ol der persons.

In our work, we assist ol der
peopl e facing evictions and ot her
threats to safe shelter. W also
represent |owincone ol der | andlords
trying to evict tenants who have
abused them W appreciate the
Council taking the tinme to consider
how the City's process for |ocking
out tenants during an eviction is
wor ki ng and how it can be inproved to
better serve tenants, |andlords and
the community.

And | really echo the

priorities nentioned by Council menber
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Brooks that evictions nust be safe,
account abl e and wel | -regul at ed,
transparent and integrated with the
delivery of services. As an exanple
of what ol der tenants in Phil adel phia
are facing, we recently (inaudible)
an ol der tenant, was | ocked out

wi t hout his nedications.

After the | ockout, he asked
the landlord to | et himback into the
property to get his nedications. The
| andl ord didn't respond. This was
causing a significant danger to his
heal th. The Landl ord-Tenant O ficer
shoul d have a policy requiring
tenants to be allowed sufficient tinme
to gather their nedications at the
time of a | ockout.

We also often get calls from
tenants who have been | ocked out and
did not have adequate notice, and
this may sound famliar. What | wll
describe is a different tenant for
(i naudi bl e) you've heard previously,

but it's a simlar problem So we
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recently spoke with a tenant who cane
from one day and had been | ocked out
unexpect edl y.

[t turns out that back in
February 2022 this tenant signed a
judgnment with an agreenent for a
paynment plan. The tenant didn't have
a lawer and the court judgnent said
the tenant could stay on the property
as long as they nmade paynents. On
March 23, 2022 that tenant was served
wth the wit of possession, saying
the tenant had to be out in 11 days.

These wits of possession are
regularly served on tenants who do
not actually have to nove out because
they' re maki ng paynents as agreed
under a paynent plan. The | andlord
told her to ignore the wit because
she was maki ng the paynents. Then
over a year later in April of 2023
t he tenant canme hone and had been
| ocked out with no further warning or
service of a wit of possession.

The tenant didn't have a
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| awer so there was no | awer to
check the very limted list that at
| east sonme attorneys have access to.
The tinme she was | ocked out in April
2023, again, the last notice she had
recei ved a pendi ng | ockout was over a
year earlier in March of 2022 and
said that a | ockout would occur in 11
days.

This is why wits should
becone stale after a defined tinme. A
| andl ord shoul d not be able to serve
a wit and then sit indefinitely and
t hen schedul e a | ockout over a year
| at er because they have deci ded that
t hey now want the tenant out. Now,
supposedly this tenant had been
mai | ed affidavit of breach | ast
Cct ober six nonths before the
| ockout, but she did not receive
t hat .

Seni or Law Center also
represented a bed-bound ol der tenant
who had |imted support fromfamly

and friends and little access to
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technol ogy. She had a hone health
ai de who delivered a noney order from
her to her |andlord every nonth to
pay her rent. Then several nonths in
a row the aide stole the noney order.
The landlord filed an eviction case.
W were able to negotiate an
agreenment where the tenant woul d pay
ongoi ng rent and have half a year to
get rental assistance to cover the
back nmoney from when her noney was
stol en by her aide.

Unfortunately, she was unabl e
to pay the rent the next nonth even
t hough she had the noney to pay
because there was an issue wth the
el ectroni ¢ paynent system and she
couldn't | eave her bed to go pay the
| andl ord herself. The landlord filed
a breach, schedul ed a | ockout. Qur
office was able to petition for an
emer gency del ay of the | ockout and we
were able to help the tenant with the
process of making the paynents and

prevent the |ockout.
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This case highlights a nunber
of issues with the | ockout process,
the lack of transparency as to the
day and tine of the | ockout neans
t hat nedically vul nerabl e ol der
tenants can't nmake plans to prevent
| ockouts. And if they need to nove,
it is harder to manage that planning,
per the bedbound or disabl ed ol der
t enant nmanagi ng a nove on short
notice requires a great deal of
pl anni ng. Many ol der tenants have
nmedi cal devices that require speci al
handling and they are reliant on
friends or famly or especially
nMovi ng conpanies to take tine to
arrange.

The Landl ord- Tenant O fi cer
should informtenants in advance of
the actual day and tine the | ockout
to nake it nore possible for themto
nmove snoothly. And the Council
shoul d require the Landl ord- Tenant
O ficer to have publicly-avail able

witten policies |ike other cities do
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addr essi ng how particul ar situations
wi || be handl ed.

W would also like to
hi ghli ght that especially in |arger
bui l dings with special entrances when
there is the wit of possession
served saying you have to be out in
11 days, which may or nmay not be
true, that notice is often served by
posting. W have seen many cases
where a notice is posted at a door
that the tenant doesn't use so they
have no idea the | ockout is schedul ed
at all.

Finally, pets are very
I nportant for many of the ol der
tenants we serve, and we have had
many cases where an ol der tenant was
| ocked out and their pet was | ocked
in the honme with no food or water
avail able for the pet. W had one
case recently where a tenant was
| ocked out. Their dog was renoved to
an animal shelter. Wen the tenant

made it to the shelter to retrieve
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their dog, the dog had al ready been
killed by the shelter. Another
tenant's cat was left in a | ocked-up
apartnent for days until the tenant
was able to persuade to | et himback
in to collect his cat.

We urge the Council to
consider requiring rules for how pets
are to be handl ed by the Landl ord-
Tenant O ficer. |In addition,

I nformati on about the date and tine
of a | ockout would help tenants make
arrangenents for their pets. |nmagine
I f sonmebody showed up at your hone
and said you had 10 m nutes to get
everything you need and to round up
your pets to get themout of the
hone.

We conti nue that support, al
t he proposals that our fell ow
advocat es have brought forward. W
hope that highlighting how the
current systemis especially
difficult for older tenants hel ps the

Council craft refornms. Thank you for
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your tine.

COUNCI LWOVAN GAUTHI ER: Thank
you for that inportant testinony and
for your work.

Counci | menber Brooks, do you
have questions for the panel?

COUNCI LWOVAN BROCKS:  Yes, |
do.

| have one specific question,
and this is open to any of the
panelists. |In your experience, how
have City services been integrated
Into the eviction process and what is
it like for tenants to try to access
t he much- needed services |ike housing
or nedi cal resources as they go
t hrough the eviction process?

M5. THOVAS: ['Ill start.

So -- hold on. I'magetting an echo.
Hol d on one second. kay. So at LCD
our experience has been that they're
not very well-integrated. W find
that it's difficult to figure out
which Gty agencies are responsible

or have the resources available to
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1 our clients. | think one of the
2 things that we've run into as |egal
3 service providers is that we're | ega
4 service providers, a staff of
5 | awers. W do -- a lot of our
6 agencies are in the process of hiring
7 soci al workers and havi ng them on
8 staff, but as it sits right now,
9 there isn't a lot of integration
10 bet ween the tenants that we see and
11 t he agenci es that they shoul d be
12 connected to.
13 W find that it's -- one of
14 the things that it's lacking is the
15 extra help that our clients nmay need,
16 you know, to fill out paperwork, to
17 get to places in person. There's a
18 few agenci es where you nust go in
19 person to intake, and we find that to
20 be difficult for other clients. And
21 our attorneys do as nmuch as we can
22 and wear those different hats, but in
23 our experience the integration |eaves
24 a lot to be desired.
25 COUNCI LWOVAN BROOKS:  (Mut ed).
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1 COUNCI LWOVAN GAUTHI ER: You're
2 on nute, Council menber Brooks.
3 COUNCI LWOVAN BROCKS:  Thank
4 you so nuch for that.
3) Is M. Person still online?
6 M5. THOVAS: He is. Let ne
7 just get himon for you. Hold on one
8 second.
9 COUNCI LWOVAN BROCKS:  Hel | o,
10 M. Person.
11 MR. PERSON: Yes, Ms. Brooks.
12 It's M. Person.
13 COUNCI LWOVAN BROCKS:
14 M. Person, sane question, when you
15 were experiencing this | ockout
16 eviction, what Gty services were
17 avai |l able to you and who hel ped you
18 ki nd of access or gather the support
19 fromthe Gty as you were going
20 t hrough this process?
21 MR. PERSON. Well, pretty nuch
22 the only person | had was Ms. Thonmas
23 here because | wasn't allowed, you
24 know, | tried to find different
25 things. | went to ny daughter's,

LEXI TAS

215-504- 4622




Committee on Housi ng
6/ 21/ 2023

59

1 whi ch was not enough space for ne. |
2 stayed in a van that | rented with ny
3 stuff. | actually slept in there. |
4 went to a shelter which was a heck of
5 an experience. But as far as help,
6 there wasn't too nuch.
7 In fact, the owner, he seened
8 to have a lot of influence on a |ot
9 of things and | ran into a | ot of
10 roadbl ocks. Even now it's been
11 nmentally, physically, it's been very
12 trying. And like | said, the
13 resources that | went to there was
14 limted help. | at the tine the
15 stuff was going on, | reached out to
16 Counci | man Thomas's, Curtis
17 Thomas(sic) is his nanme, his office.
18 And he hel ped what he coul d, but they
19 al ready had what they were going to
20 do. It was like no help, you know.
21 Like | said, |leaving ny cat,
22 It's funny. | mss himthe nost. He
23 went through hell. He ran through
24 t hat house and tore up and -- | nean,
25 it's hard to explain. | wouldn't
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w sh this on ny worst eneny going

t hrough this process with nobody to
hel p, turn to. You don't want to put
that burden on famly nenbers, you
know. You really feel alienated, you
know.

Like | said, | went through a
| ot of nmental stress not realizing ny
other injuries | had due to this.

And ny doctor was telling ne this is
kind of nornmal because you don't
realize |ike your physical things
because of this. |'mjust |like, you
know, if it wasn't for this | aw
office, I don't know what | would
have did.

COUNCI LWOVAN BROCKS:  Thank
you so nuch, M. Person for sharing
your story.

Counci | menber Gaut hier, |
don't have any nore qguestions.

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

| have two questions for the

| egal services partners on the panel.

LEXI TAS
215-504- 4622




Committee on Housi ng 61
6/ 21/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Have we seen anything like this

10-m nute sort of allowance for
people to get their things and nove
out of their apartnents anywhere?
Does t hat happen anywhere el se as far
as you know?

M5. THOMAS:. Honestly,
Counci | menber Gauthier, | do not know
how nmuch tine fol ks get in other
counti es.

COUNCI LWOVAN GAUTHI ER: Jacob.

MR. BRENNAN: No. | would
have the sane answer that | don't
know how nmuch tinme people have in
different jurisdictions. | would
al so enphasize it's only 10 m nutes
I f you' re home when they cone to |ock
you out. If you're out at work or
you're out getting dialysis, you're
at an appoi ntnent, you cone hone and
you are | ocked out, you have O
m nutes to get anything.

COUNCI LWOVAN GAUTHI ER: Ckay.
It just seened incredibly inhumane

and like a practice we should outl aw
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right away. So thank you for that.
And | was just wondering about what
ot her people or other nunicipalities
do.

My second question is around
this sort of wit by judgnent. It
al so sounds like in many of the
testinonies that this is being abused
to get an eviction ruling with people
not even being aware that the ruling
happened. |Is there sone sort of fix
we should al so make to this process
as it relates to how it happens in
the courts that would help with this
I ssue?

MR. BRENNAN. Thank you,
Counci | menber. Soneone el se
nmentioned earlier the possibility of
making the wit stale after a certain
peri od, and that would go a | ong way
towards preventing, just
I ncentivizing | andl ords from serving
wits prematurely. R ght now the
practice is to seek a wit as soon

they are able, wit of possession,
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that is the first wit, so that they
can nove forward with a | ockout as
qui ckly as possible if they decide to
get one. So putting atine limt on
how | ong that first wit is valid
woul d go a good way to nmake it have
|l ess as a part of the practice.
COUNCI LWOVAN GAUTHI ER: Shoul d
there also be -- and this is for
anyone on the panel who can answer.
Shoul d there al so be sonme kind of
reformto the anmount of judgnents
that are sort of placed on tenants
because they did not show up at court
for whatever reason, whether they
could not nmake it to court or didn't
have an -- or were told by soneone
erroneously that they didn't have to
go to court, that this also seens to
be a part of what's happeni ng here?
MR. BRENNAN:. Yes. | think
t he probl em of the high nunber of
default judgnents being issued is
I nextricably linked to the quality of

servi ces being provided in
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Phi | adel phia. There's one conpany in
particular for which | have seen
numer ous outright false clains of
servi ce bei ng nade, personal service
bei ng nade on people who are

I ncarcerated at the tine, people
whose descriptions are wldly at odds
with their actual appearance, soneone
who is in their 70s being described
as being 20. These are accepted

Wi t hout any second thought by the
court. There is no scrutiny of
affidavits of service, and the sane
peopl e who sign those affidavits
conti nue to nmake them every day.

COUNCI LWOVAN GAUTHI ER- Ckay.
Go ahead.

M5. THOMAS: | woul d agree
wth that. M. Spiedel highlighted
about the wits being able to be
posted to doors. Affidavits of
service are service that can al so be
posted. And so, we have received
calls from peopl e who said they have

not known about the conplaint and
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It's because it was posted on a door
that they don't use.

| think the other reformhere
Is after default judgnent is entered
there's a mailing that goes out and
that mailing is very nondescript and
doesn't really explain what's going
to happen. So it's easy for people
to see that and not really understand
what's goi ng on.

COUNCI LWOVAN GAUTHI ER. Thank
you.

Are there any ot her questions
or coments from nmenbers of the
Commttee for this panel ?

(No response.)

COUNCI LWOVAN GAUTHI ER: Ckay.
There being none, Ms. Shearlds, wll
you pl ease call the next panel to
testify.

THE CLERK: Kyle Webster, Leah
Goodri dge, N kita Sal ehi - Azhan.

COUNCI LWOVAN GAUTHI ER: Kyl e
Webster, are you there and connected?

MR, VWEBSTER Yes, | am
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COUNCI LWOVAN GAUTHI ER: Can
you pl ease state your nane for the
record and proceed with your
t esti nony.

MR. WEBSTER: Absolutely and
t hank you. M nane is Kyle Wbster.
| amthe Vice-president of Housing
and general counsel of Action
Housi ng. Action Housing is the
| ar gest affordabl e housing nonprofit
I n Pennsyl vania. While we do sone
wor k statew de, our footprint is
primarily in the Sout hwestern
Pennsyl vani a regi on wth about 85
percent of our work in Al egheny
County where Pittsburgh sits due to
our being founded by Ri chard Mell on
and David Lawence, two of
Pittsburgh's nost historically
prom nent busi ness | eaders and
political |eaders respectfully.

Action Housing is a devel oper,
program adm ni strator, asset manager
and property nmanager. It is in this

| ast category that we are sonetines
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evictors. As Chief Counsel for the
organi zation, | have oversight over
how we handl e eviction process and
often lead the efforts nyself. |
think it's notable to say at this
point it appears | amthe only
| andl ord attorney that is testifying.
If that's helpful in any way, |'m
happy to speak to that in addition to
nmy expertise in Pittsburgh

| amal so actively involved in
housing civilization and eviction
prevention efforts and had the
privilege of being 1 of 5 attorneys
asked to sit on the Wrking G oup
convened by the All egheny County
Court of Common Pleas five years ago
to establish our centralized Housing
Court and redevel op our eviction
process.

| was asked to cone here today
to di scuss how Al | egheny County
handl es orders of possession. | am
not an expert in Philadel phia's

policies or procedures and | have
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never been engaged in evictions of
any sort in Philadel phia. So |
cannot draw parallels but can offer
you what we do and hopefully all ow
you to nmake conpari sons yoursel ves
based upon ot her testinony today.

| want to start by being clear
that an eviction, no matter how wel |
executed, is a traumatizing and
dehumani zi ng process for the tenant.
It can simlarly be traumatizing for
the evictor but in our current system
wher e housi ng, even governnentally
subsi di zed housing, is governed the
free market and capitalistic ideals
Is the only |l egal cure to breaches of
the | ease contract nost commonly
t hrough failure to pay.

It is the only civil breach of
a contract claimin Pennsyl vania
where the standard and routine
procedure for enforcenent involves an
armed i ndividual show ng up at the
person's hone and forcibly escorting

themout with their bel ongi ngs.
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Al | egheny County is not perfect in
how we handl e evictions and | ockouts.
M st akes are nmde, processes can be
fl awed and i nconsistencies exist in
how t hi ngs play out, often dependi ng
upon where you are in the county
and/ or what judge you are in front
of .

Qur process in Al egheny
County is as follows: Once an order
of possession is issued, the |andlord
makes paynent to the court for
execution of the order. At the
Magi sterial District Court |evel,
this execution is handl ed by the
constable. And if the matter has
been appeal ed to the Court of Comon
Pleas, it is handled by the sheriff.

The constable or sheriff wll
post on the door of the unit for the
external |ock entrance of the
buil ding in which the unit exists 10
days prior to the potential |ockout.
This allows the tenant to still pay

and stay up until the date of the
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| ockout. Best practice in the County
requi res proper notice to include the
date and tine of the anticipated

| ockout after the 10-day peri od
passes. This does not always happen
but commonly does, especially in the
district that sees the nost evictions
and the nost | ockouts.

On the day of the |ockout, the
Sheriff wll arrive in full uniform
and the constable is permtted to
arrive in plain clothes but nust have
on their clearly visible badge and
must identify thenselves. A
representative for the |andlord neets
with the constable or Sheriff and the
| ockout begins with a knock on the
door and a clear identification of
who i s present.

There are al so current
conversations around offering or even
requiring a nental health
prof essional to assist in nore
conpl ex | ockout situations. Wile

this is not currently the practice in
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Al | egheny County, any conversation
around maki ng the process better and
safer for all involved should
consi der this nuch-needed policy
addi ti on.

The tenant is then asked to
| eave the property voluntarily by the
constabl e or Sheriff and the | ocks
are then changed and bel ongi ngs are
renoved. This scene can be chaotic
and stressful for all involved, so
our |local policy nmandates a cl ear
under st andi ng of who is present and
what role they play to ensure that it
Is as safe and orderly as possi bl e.

In that regard, the individual
typically enforcing the | ockout is
the constable. The constables
undergo extensive training and are
held to the standards outlined in the
const abl e handbook, which as was
referenced earlier is a 77-page
gui debook that clearly outlines
expectations across the many tasks

they're responsible for in the County
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to include | ockouts.

Their mandatory training al so
I ncl udes, anongst ot her things,
de- escal ation and proper firearm
handling training. Things Iike
proper notice, clear announcenent of
who a public official is and proper
training are easy, obvious elenents
of a conprehensive | ocal | andl ord-
tenant policy. However, there are
many nore things that can and shoul d
be considered that |'m happy to
di scuss and woul d wel cone the
opportunity to advi se on.

Evictions are easily ny | east
favorite part of ny job, even the
nost justified situation. | know
that | am causing the individual who
has the right to housing to
potentially face being unhoused.

This action should not also

Imm nently risk a tenant's ability to
exi st due to an inproperly handl ed
evi ction.

| am hopeful that |andlord
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attorneys |like nyself continue to be
brought to the tabl e al ongside

pol i cymakers and tenant advocates to
create conprehensi ve and humane
answers to the conpl ex issues caused
by the current reality of evictions.
Thank you for the opportunity to
speak on this matter.

COUNCI LWOVAN GAUTHI ER. Thank
you so nuch for com ng and sharing
with us. As we know, evictions are
al ways going to be traumatic, but it
sounds |i ke you all have a |ot of
nodel policies that we should be
| ooking to inplenment here in
Phi | adel phia, so thank you so nuch.

Leah Goodridge, can you pl ease
state your nanme for the record and
proceed with your testinony.

M5. GOODRIDGE: H . |'m Leah.
Can you hear ne?

COUNCI LWOVAN GAUTHI ER:
(Nodded affirmatively).

M5. GOCDRI DGE:  Ckay.

Perfect. Thank you. So |I'm Leah
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1 Goodridge. I'mfrom Mobilization for
2 Justice. I'mtestifying jointly with
3 nmy col |l eague N kita Sal ehi - Azhan.
4 Ni kita, are you here?
5 MS. SALEHI - AZHAN: Yes, |'m
6 here. Good norni ng, everyone.
7 M5. GOCDRI DGE:  Ckay.
8 Perfect. So I'Il tell you alittle
9 bit about Mobilization for Justice,
10 which is the organization where we're
11 from Mobilization for Justice we
12 envision a society in which there's
13 equal justice for all. Wth that in
14 m nd, we believe that a holistic
15 approach is necessary to disrupt
16 system c injustices that exacerbate
17 t he probl ens created by poverty.
18 So in sum N kita and | are
19 both social justice novenent |awers
20 and we represent one of New York's
21 nost vul nerabl e popul ati ons,
22 | ow-i ncome tenants at risk of
23 eviction. A question we ask our
24 clients, if evicted where will you
25 go. It's often nmet with a dazed | ook
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that reveal s the answer nowhere.
Evictions are violent in many ways.
They are physically violent. Mny
evi ctions have resulted in death as
seen when a tenant died by gunfire in
Seattle. And according to a recent
report published by Dr. Russel

Weaver at Cornell University, higher
rates of eviction correlate with nore
crinme.

Evictions are also enotionally
and nentally violent as well. As
many peopl e have testified fromtheir
personal experiences, that is also
backed by data and research.

Evi cti ons cause depression and
trauma, especially in children. |
could go on and on and on, but |
think that it's clear fromthe
testimony thus far about the inpact
of evictions.

So what N kita and | want to
do is conpare in essence
Phi | adel phia's eviction process to

New York. We are in New York. And

LEXI TAS
215-504- 4622




Committee on Housi ng 76
6/ 21/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

so, we want to just also kind of
frame the conversation by saying that
our job is to prevent evictions, so
we in no way, shape or formare
sayi ng that New York's eviction
process or that there should be an
evi ction process, nunber one, but
that New York's eviction process is
perfect or sonething to be nodel ed.
Qur ideal is that there be no
evictions entirely because they're
just a violent process.

However, that being said, we
don't want for people to get harned
or die. And so, we would like to
provide a little bit about how New
York's eviction process goes, the
mar shal process, and just provide
sone insight into things that tenant
advocat es have advocated for
successfully to change, to nake the
process better and sone pitfalls
along the way. So I'll let N kita go
forward

M5. SALEHI - AZHAN: Hi . Good
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nor ni ng, everyone. Thank you for
that introduction, Leah. Good
norning. My nane is N kita Sal ehi -
Azhan. |'m a housing attorney and
tenant advocate at Mbbilization
Justice, Inc. in New York Cty. And
as Leah stated, |I'mgoing to be
conparing and contrasting the

di fferent policies and procedures
surroundi ng the | ockout processes in
Phi | adel phi a and New Yor k.

Through this side-by-side
analysis, | wll be exposing the
shortcom ngs that are inherently
present in both processes, but are
noti ceably nore prom nent in
Phi | adel phi a and havi ng contri but ed
to the recent eviction-related crines
in the Gty. As a tenant advocate |
bel i eve as sone of the other
panel i sts have nentioned, | also
beli eve that any | ockout system
shoul d be, one, publicly accountable
with nmeaning for regulation; two,

transparent with clear, public and
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witten policies; three, predictable;
four, involve rigorous and frequent
training; and five, be resource-
driven. So the | ockout process
shoul d be integrated within the
Cty's delivery of services for those
who are displ aced.

Now, sonme of the specific
di fferences that should be noted
bet ween the New York City and
Phi | adel phi a | ockout processes
I ncl ude clear notice of eviction. So
I n Phil adel phia, many tenants report
that they don't even know t hat they
had an eviction case fil ed agai nst
them let alone that they | ost the
case by default, let alone that they
wi |l be | ocked out.

By contrast, New York does
require clear proof of eviction by
conspi cuous placenent on the tenant's
doorstep. | know that is not always
foll owed through in a | awful manner,
as many of our clients would contest,

but that is our policy. Wth regards
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to wi ndow of |ockout timng, in

Phi | adel phia the | ockout often
happens many nonths after the wit of
possession is served as sone of the
ot her panelists have expl ai ned. And
tenants who do not have an attorney
who can call the Landl ord- Tenant

O fice have no way of know ng when
this will even be. Even when a
tenant's attorney calls the Landl ord-
Tenant O fice, they often do not get
any useful information about when the
| ockout will occur.

Now, one of the biggest
contrasts is in New York the eviction
can happen any tine in the next nonth
while the warrant is still valid, and
tenants and tenant advocates can call
the Gty Marshal that is assigned to
themto see where their place is in
t he queue for the foll ow ng day.

This short notice that is avail able
to the tenant has been shown to
(i naudi bl e) inpact on the Gty

Marshal's safety, as | want to
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stress.

Wth respect to witten
gui del i nes, Phil adel phia has not
witten policies of any sort for the
Landl ord- Tenant O ficers to foll ow or
for tenants to refer to. Conversely,
New York City has a 236-page
Mar shal ' s Handbook, which m ght not
be very easy to find on the
Departnent of Investigation but is
there, including clear policies about
what to do if there are any children
in the hone, if there are any elderly
or di sabl ed people, et cetera.

Wth regards to | evel of
I ntegration services such as APS,
there is no coordinati on between
servi ces and | ockout processes in
Phi | adel phia. However, in New York
Cty we do have the policy stating
that the Gty Marshal nust inform APS
or other appropriate social welfare
agenci es providing assistance to the
occupants at |east 24 hours in

advance of the new eviction date so
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that the social welfare agency may
send a representative to neet the
Marshal at the eviction site to
provi de assistance to the occupants.

So in conclusion, although New
York City and Phil adel phia's city
mar shal policies have many gaps and
gray areas that arguably need
| nprovenent for a nore accountable
| ockout process, as a tenant advocate
we believe that Phil adel phia has nore
heavy lifting to do to ensure that
the process is afforded to its
citizens with safety, dignity and
transparency. Thank you.

COUNCI LWOVAN GAUTHI ER: Thank
you so nmuch. It's so valuable to
hear you nmake that conparison in a
very detailed way between what's
happening in New York and what's
happeni ng i n Phil adel phia. And I
agree with both of you that we shoul d
be trying to avoid evictions and
prevent evictions.

But to the extent that they
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have to happen, people should be
treated hunmanely. [It's not okay to
treat people like they are disposable
j ust because they don't own property
or land. So thank you so nuch, and |
| ook forward to incorporating a | ot
of these policies and how we nove
forward as a city.

Counci | menber Brooks.

COUNCI LWOVAN BROCKS:  Thank
you so nuch, Chair Gauthier.

And t hank you, Leah and
Ni kita, for sharing how you guys are
doing it, right, and how we can get
better and there are sone | essons
| earned. So | just want to thank you
for that.

But ny question is for
M. Webster: As a |andlord, how do
you view the regul ati ons and
transparency that are baked into
Al | egheny County's eviction process?

MR. WEBSTER: It is hel pful.
| will say it's not perfect. So the

best practices to nane a date and
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1 time often, we'll find that a
2 constabl e can be late. The constable
3 can sonetinmes even call us, |ike
4 he'll say 10:00 a.m on Tuesday and
5 then 3 o' clock rolls around and they
6 call us and say, actually I'm not
7 going to get to it until tonorrow,
8 whi ch we can work with but it does
9 nmean that we have a staff nmenber who
10 was there all day waiting for the
11 const abl e, which can be a drain on
12 our resources of trying to do other
13 t hi ngs around -- housing evictions is
14 not our primary thing. |It's
15 provi di ng housing. So it's not
16 perfect.
17 Il will be honest. It sounds
18 i ke in Philadel phia the |andlord
19 doesn't have to neet the person for
20 t he | ockout, which seens odd because
21 the | ocks are generally changed and
22 the landlord is who would initiate
23 t hat happening, so that is a little
24 confusing to ne. But it would
25 also -- | just couldn't imagine
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dealing wth that scenario honestly.

W need to know when we're
supposed to be there because we need
to be a part of that lockout. That's
part of | andlord accountability. And
al so, we want to ensure that the
property is nmaintained in the | ockout
as best as possible. The timng also
has made it so that we have had the
privilege of being able to contact
famly and friends of a tenant if
there's a unique health crisis or
ot her issue that we're concerned
about to try to ensure that they can
be present to assist.

Sol think it is a nmuch nore
advant ageous thing to be able to have
at |l east a ballpark of when the
timng is. The nost it's ever
del ayed is generally 24 to 48 hours
notice. Though that's rare. |t also
does sound like you all incentivize
over packi ng your schedule with the
Landl ord- Tenant Officer. That's not

how it works with the constabl e,
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which | think is al so advant ageous.

So we've had the constable
sonetimes where there is a clear
mental health crisis where the
constable will hang out with us for a
coupl e of hours as we try to nmake
sure that the tenant's safety is
achieved in the context of the
| ockout. And if we have to engage
nmental health experts, if we have to
resolve crisis situation, et cetera,
the constable will gladly stay and
see the eviction to its concl usion
regardl ess of what length of tinme it
t akes.

COUNCI LWOVAN BROCKS:  Thank
you so much, M. Webster, for sharing
how it's done in Allegheny County and
ki nd of shedding the Iight on how we
definitely need to i nprove the way
services are here in Philadel phi a.

Madam Chair, that's the end of
nmy questi ons.

M5. GOCDRIDGE: If | may --

oh, sorry.
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COUNCI LWOVMAN GAUTHI ER: o
ahead.

M5. GOODRIDGE: | just want to
briefly al so add New York's process
wi th marshal s has evol ved over tine
after a series of unfortunate
I ncidents. So for exanple, two of
t he nore notable ones are where two
Bl ack wonen di ed separately, one nany
years ago, Eleanor Bunpers, who was
in Gty housing, the Housing
Aut hority or public housing agency,
and a second, Debra Danner, which was
in 2016, and both of them had nental
heal th i ssues.

And so, it's so critically
| nportant that during these processes
there are resources because evictions
are violent and even people w thout
struggling with nental health
processes will react very
differently. And so, what many
t enant advocates have fought for is
for in these processes to have there

to be the adult protective services
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1 for people who are well, you know,
2 wel | - advi sed and wel |l -trained in
3 dealing wth people who are going
4 t hrough a nental health crisis and
5 also clearly who won't further bias,
6 ri ght, because these are Bl ack wonen
7 and it was very pretty clear, at
8 | east fromthe tenant advocacy
9 perspective, that perhaps the
10 vi ol ence woul d not have been the sane
11 I f the tenant had nental health
12 crises but were, for exanple, Wite.
13 And so, these are all the
14 t hi ngs that tenant advocates and the
15 t enant novenent have fought for, to
16 have, first of all, no evictions.
17 But if we were to, then at least to
18 provi de resources for folks to be
19 better-trained to do so.
20 And | just want to end by
21 t hanki ng Counci | menber Brooks for
22 Inviting us here. W really
23 appreciate it for reaching out to
24 have our perspective. W really
25 appreciate it. Thank you.
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COUNCI LWOVAN BROCKS:  You're
qui t e wel cone.

COUNCI LWOVMAN GAUTHI ER: Can
you clarify? D d you say that the
mental health professional currently
Is sort of a part of the process?

M5. GOODRI DGE:  You know, if
there's a tenant, part of the New
York Gty eviction process which
again cane as a result of tenant
advocat es pushing for this, is if
there's a tenant and there is
awar eness that they have nental
heal th issues, then what's called
APS, the Adult Protective Services,
will get involved. W call them and
they will get involved. That neans
that they will be part of the
evi ction process.

And agai n, these agencies are
not perfect. So anyone listening to
us in New York will -- none of these
agencies are perfect that |I've
nmenti oned, but | guess what |I'm

saying is these are at |east the
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m nimum to think about.

COUNCI LWOVAN GAUTHI ER: Ckay.
And that's if a tenant -- if
soneone - -

M5. GOODRIDGE: It's physical
or nmental health actually because
we've actually had a lot of tenants
who they are literally like, you
know, scheduled to get evicted and
t hey physically are disabled and

they're |ike where am| going to nove

all of ny furniture to, | can't go
anywhere, |'m honebound. And so, the
Adult Protective Services will enter
for those issues as well. So

basically to prevent ableismin the
evi cti on process.

COUNCI LWOVAN GAUTHI ER And
who nmakes that assessnent on whet her
a tenant would need help wth nental
heal t h during an eviction?

M5. GOODRI DGE: A few pl ayers.
One is the tenant will have gone
t hrough court and soneti nes when

they're interacting in court with
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either the court attorney or the
court personnel or the judge, they
m ght make that assessnent if the
tenant has an attorney or has net
with an attorney to represent them
that attorney or advocate or
par al egal m ght nake that assessnent
and call APS, and then APS wi Il take
It fromthere, which again they're
not -- | want to stress they're not
perfect.

But it is sonething at |east
to think about, you know, for
evi ctions because it's -- otherw se
t hen you have fol ks who do have
disabilities and there's a high -- we
don't want a high |ikelihood of them
bei ng harned or even worse kill ed.

COUNCI LWOVAN GAUTHI ER: Ckay.
Thank you.

And | have a question for
M. Webster. Froma landlord's
perspective, do you think that there
are benefits to landlords that are

derived from having a process that is
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nore transparent and nore hunmane for
tenants as conpared to what you' ve
heard in Phil adel phia and what woul d
you, you know, how woul d you descri be
t hose benefits, if so?

MR. WEBSTER: Absolutely. And
| want to give the sane disclainer
that Leah gave. Pittsburgh is not
perfect. It is far fromperfect. A
| ot of people that I work with would
cringe to know that | amtestifying
In favor of our process. That being
said, froma |andl ord perspective
| andl ords care predom nantly about
noney, profits, et cetera. From an
efficiency standpoint, having a
predi ctabl e process is nore efficient
and therefore generates |l ess staff
time, generates |ess overhead on our
part.

Bei ng candi d, when we talk
mental health crises or other issues,
a tenant who is forcibly renoved has
the potential to cause substanti al

damage to our property, has the risk
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of putting our staff at potenti al
harm And so, having a predictable
process that al so integrates nental
heal th resources can al so protect our
property. It can protect our staff.
It can ensure that it is an
advant ageous process for everyone as
best as possible given how
problematic the process is in a
basel i ne.

So, yes, | do think that
there's sone substantial benefits.
It protects the property. It
protects the individuals, and it al so
just allows for better and nore
predi ct abl e pl anni ng.

COUNCI LWOVAN GAUTHI ER: Thank
you so nuch

Are there additional questions
or coments from nmenbers of the
Committee for this panel?

(No response.)

COUNCI LWOVAN GAUTHI ER: Ckay.

There being none, Ms. Shearlds, wll

you pl ease call the next panel to
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testify.

THE CLERK: Andre Del Valle
and Mark Zucker .

COUNCI LWOVAN GAUTHI ER: Andre
Del Valle, are you there and
connect ed?

MR. DEL VALLE: | am (ood
nor ni ng, Counci | menber .

COUNCI LWOVAN GAUTHI ER Good
norni ng. Please state your nane for
the record and proceed with your
testi nony.

MR. DEL VALLE: Sure. (ood
nor ni ng, Counci | mrenber Gaut hi er and
menbers of Housi ng, Nei ghborhood
Devel opnent and The Honel ess
Committee. M nane is Andre
Del Valle. [|'mthe Vice-president of
Governnment Affairs for the
Pennsyl vani a Apartnment Associ ation
representing just under 285,000 units
and 300 property nmanagenent conpani es
across the Conmmonweal th. Locally
here in Phil adel phia we represent

over 38,000 units and 49 property
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managenent conpani es.

I'"d like to thank the
resol ution sponsor Council nenber
Kendra Brooks and her teamfor their
wi | lingness to engage with our
associ ati on for having an open
di al ogue on the resolution before you
today. W greatly appreciate that
opportunity to testify today and | ook
forward to cross-col | aborati ng.

It should be known that our
apartnment owners and managers do not
seek out opportunities to evict
residents, which is why the
Pennsyl vani a Apartnment Associ ation
practically worked on policies like
the nationally recogni zed Eviction
Di versi on Program here in
Phi | adel phia and even joined the
White House Eviction Reform Summt as
we all work to prevent housing
Instability across the Commopnweal t h
and our country.

Many of our nenbers prior to

and during the pandem c proactively
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nmet with residents who were facing
financi al hardshi ps and began
creating and to this day continue to
make paynent plan agreenents. And
once the Anmerican Rescue Plan funds
were nmade avail abl e, those very sane
housi ng providers urged tenants to
apply for these funds nmade avail abl e
by President Biden's Adm nistration.
These energency rental funds
assi sted | andl ords who had not
recei ved paynents in over two years
whil e al so assisting tenants by
assuring their arrears were paid off.
Last budget cycle we advocated
al ongsi de several City departnents
and groups |i ke Community Legal
Servi ces and the Phil adel phi a Bar
Associ ation for |ocal rental
assi stance funds to be nmade avail abl e
and were successful in getting $45
mllion in | ocal rental assistance,
whi ch benefits both tenants and
housi ng providers to prevent housing

instability across the City of
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Phi | adel phi a.

As we know, the eviction
process is both costly and
protracted, and there's no econonic
i ncentive for these owners and
managers to file for an eviction
except as in |last resort when a | ease
or contract is breached. It's sinply
bad busi ness to have vacant units or
hi gh rates of evictions in our
bui | di ngs and i ndustry, which is why
nationally we're running at a 96 to
98 percent occupancy rate anong our
mul ti-fam |y housing industry.

Evictions are often saw in
cases of nonpaynent of rent,

I nstances when a resident is

j eopardi zing the safety of others or
di srupting other residents through
nui sance behavi or. Today's hearing
exam nes the specific issue of
evictions and the role of the
Landl ord- Tenant O ficer. And let ne
be clear, evictions are a troubling

experience for all parties involved.
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However, they are a necessary part of
managi ng an apartnent community.

Rent al housi ng providers
engage in the eviction process as
their only legal renedy to renpove a
resident that has breached a | ease
and lawful |y regai ned possessi on of
their property. Here in Philadel phia
evi ctions occur after a housing
provider has already tried to
negotiate with the resident and now
| egal Iy nmust go through 30 days of
medi ation with third-party nedi ators
t hrough the Eviction Diversion
Programtrying to find comon ground
to prevent an eviction.

There are notices sent for
nmedi ati on, notice of rights, wits
and a nunber of other outreach pieces
to the resident all prior to an
eviction being carried out. Now,
we're not here to speak on behal f of
t he Landl ord-Tenant O ficers, the
courts, the firnms. However, | can

say that many housi ng suppliers
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1 across the Gty do rely on the
2 Landl ord- Tenant O ficers who are not
3 sworn enforcenent officers and unlike
4 ot her Pennsylvania jurisdictions as
5 menti oned before, the courts allow a
6 private attorney appointed by the
7 Presi dent Judge known as the
8 Landl ord- Tenant O ficer to enforce
9 the eviction order sunmoned from
10 t hese cases.
11 This is due to expedited
12 processes, reduced calls in
13 conparison to City departnents.
14 Wi |l e other counties have sheriffs,
15 deputi es and constables that perform
16 evictions in certain orders in these
17 cases, Philadelphia primarily relies
18 on these Landl ord-Tenant O ficers or
19 the Sheriff's Departnent.
20 Many housi ng provi ders across
21 the Gty of Phil adel phia have shared
22 several concerns about the potenti al
23 I ncreased calls, process del ays and
24 ot her chall enges of the eviction if
25 the process -- on the eviction
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process if the intent was to transfer
this process through the Sheriff's
Departnent due to staffing shortages.
Qobvi ously based on today's hearing,
there are growing concerns with the

| andl ord-tenant officers and their
current process as you' ve heard from
previ ous speakers.

The Pennsyl vani a Apart nent
Associ ation wel cones any opportunity
to continue to work with this
Commttee and all stakehol ders who
woul d be inpacted by any potenti al
changes to the existing structure,
whet her that is local wth
Counci | renber Brooks and yoursel f,
Chai rmenber, as well as the state
|l evel with Senator N kil Saval and
Senator Street who have al so
expressed concerns.

Today's and what | hope w ||
be future conversations does not have
to be an either-or but rather an and
conversation on how we can all work

wi th housing suppliers and find
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I nnovative solutions wthin the
current infrastructure all while
protecting the residents across the
Cty of Philadel phia, a goal we all
share.

We do believe there are
tangi bl e solutions that do not add
further cunbersone requirenents to
the I andl ord-tenant officers, the
courts that will increase the cost on
housi ng suppliers who in the end need
to go through an eviction process al
while also protecting residents. W
appreciate the opportunity to testify
today and | ook forward to working
with this Committee in the future to
find innovative sol utions.

COUNCI LWOVAN GAUTHI ER: Thank
you, Andre. W appreciate you being
here today and we appreciate your
partnership on initiatives |like
eviction diversion and | ook forward
to a partnership on this process as
well and making it better and nore

humane for peopl e.
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Mar k Zucker, please state your
nanme for the record and proceed with
your testinony.

MR. ZUCKER: Thank you, Chair
Gaut hi er and Counci | person Brooks. |
am Mar k Zucker as you noted. And as
Chancel | or of the Phil adel phia Bar
Associ ation, | express the
Associ ation's gratitude for the
opportunity to participate in today's
heari ng.

As you know, our Association
was founded in 1802 and is Anerica's
first chartered netropolitan Bar
Associ ation and Pennsylvania's
| argest | ocal Bar Association. Qur
mssion is to serve the | egal
prof essi on and the public by
pronoting justice, professional
excel l ence and respect for the rule
of law. In so doing, the Association
strives to foster understandi ng of,

I nvol venent in and access to the
justice system And it is in that

context that we served as convener of
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t he stakeholders relating to this
di sput e.

As you no doubt are aware,
until 1970 the service of wits of
possessi on and the inplenmentation of
| ockouts in Phil adel phia eviction
cases were perforned by constabl es
under a uniform system applicable to
counti es throughout the Comonweal th.
That changed as of February 10, 1970
when the O fice of Constable was
abol i shed i n Phil adel phi a.

Since 1970 as aut horized by
statute, the President Judge of the
Phi | adel phi a Muni ci pal Court has
contracted as you've said with a
private entity known as the Landl ord-
Tenant O fice to serve wits of
possessi on and perform | ockouts in
eviction cases. Also by statute, the
Presi dent Judge of the Phil adel phi a
Muni ci pal Court has the authority to
appoi nt and renove | andl ord-t enant
officers and wit servers.

Whi | e concerns about the
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Landl ord- Tenant O fice entered the
publ i ¢ consciousness as a result of
t he shooting of Angel Davis on March
29, 2023, these issues have been a
focus within the public interest
community for years. The operation
of the Landl ord-Tenant O fice is of
par anount concern to nenbers of our
Associ ation and has occupied a
significant anmnount of our tinme as we
seek to ensure that all stakehol ders’
voi ces are heard.

As you know, our Associ ation
I ncl udes judges as well as attorneys
and ot her | egal professionals. Those
attorneys include counsel to tenants,
| andl ords, public interest entities
and counsel to the Landl ord- Tenant
O ficer herself. The procedures and
protocols foll owed by Minicipal Court
and by those entrusted with carrying
out evictions and | ockouts has been
the subject of prior resolutions of
our Associ ation, including one in My

of 2019 as well as several neetings
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bet ween the Judiciary and our access
to Justice Task Force, our other
sections and commttees as well as

| egal services organizations.

It is an ongoi ng process and
one which we take very seriously.
Most recently after a resolution for
consi deration by our Board of
Governors was drafted in the wake of
t he Angel Davis incident, various
sections and comm ttees convened
nmeetings with nenbers voicing a
multiplicity of perspectives to
address that resolution. These
meetings were intense and they were
heated. Rather than sinply
proceeding with debate on the
resol ution, we chose a different path
with a goal of achieving neaningful
progress and m nim zing acrinony.

We invited President Judge
Dugan, Landl ord-Tenant O ficer Marisa
Shuter and representatives of
| andl ords and tenants to speak at our

Board neeting on April 27, 2023.
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Through initial discussions prior to
t he Board neeting and presentations
at the Board neeting, it becane
apparent that our efforts were best
directed at bringing all stakehol ders
to the table to address areas of
common ground and potential reform of
current procedures and protocols.

In particular, we chose to be
forward-1ooking and to focus on the
categories of transparency,
accountability and training rather
than sorting through the facts
surroundi ng the shooting of Angel
Davis, which itself is the subject of
an ongoi ng i nvestigati on and
litigation.

As a result of our Board
nmeeti ng, the President Judge agreed
to convene a neeting of al
st akehol ders, and that neeting
occurred on May 23rd of this year.

At that neeting each partici pant
aired their respective concerns.

Presi dent Judge Dugan asked
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Supervi sing Judge WIf to continue
t hese di scussi ons.

Judge Wl f in turn convened a
neeting on May 31st of this year and
announced an intention to continue
t hose di scussions in conjunction with
a Pew grant dedicated to pronoting
reforms in the Minicipal Court. W
are heartened by these devel opnents
and fully support the Court's
initiative in seeking ways to
maxi m ze the three aforenenti oned
goal s of transparency, accountability
and training.

I ncluded within those goals is
the necessity of witten protocols
t hat woul d gui de the hiring,
supervi sion and training of deputy
| andl ord-tenant officers in the field
and |i kew se provide opportunities
for de-escal ati on and gui dance to
t hose seeking to hold the Landl ord-
Tenant O fice accountable for its
actions. Along the way, our hope is

t hat additional resources can be
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al l ocated for access to soci al
servi ces, honel ess services and
nmedi ation in order to avoid
di sruptive displacenent and provide
al ternate pat hways of those caught in
the eviction process.

We have every expectation that
t he stakehol ders are notivated to
nove forward constructively and we
stand ready to assist themin this
process. Qur hope is that meani ngful
progress can be achieved in the next
several nonths. Likew se we hope to
partner with Cty Council to act as a
resource in advanci ng the conmon goal
of a fair, safe and effective system
i n which | andl ord tenant issues can
be addressed. Thank you again for
this opportunity. | would be nost
grateful to answer any questions you
may have.

COUNCI LWOMAN GAUTHI ER: Thank
you so nmuch for being here today, and
t hank you for your role in acting as

a facilitator and a convener for
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1 t hese inportant conversations. |t
2 was al so good to hear you speak
3 broadly about sort of the topic areas
4 that you would want to see the
3) st akehol ders focus on.
6 But | did want to ask based on
7 your participation in these
8 conversations, do you have any
9 specific reforns that you woul d
10 suggest or recomend?
11 MR. ZUCKER: 1'd rather not
12 get into specifics for a few reasons:
13 One, the resolution is still out
14 there and I want to | eave open the
15 opportunity for nmenbers of our Board
16 to drill down on those. And
17 secondly, we're convinced by the
18 sincerity of Judge WIf's approach to
19 this that he will be | ooking not only
20 at the suggestions of those around
21 the table, but also the best
22 practices that have been alluded to
23 In some of the testinony today. And
24 so, we don't want to limt reforns to
25 what we m ght imagi ne w thout | ooking

LEXI TAS
215-504- 4622




Committee on Housi ng 109
6/ 21/ 2023

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

at those best practices.

COUNCI LWOVAN GAUTHI ER: Agai n,
that's fair. Thank you. And again,
t hank you for your role in this work.

| have the sanme question for
Andre. Based on what you' ve seen
t hrough your nenbership base and the
testinony that you' ve heard today
both fromtenants and | egal service
professionals, particularly from
ot her places that have descri bed how
evictions work in places other than
Phi | adel phia, do you have thoughts on
how t his process should be reforned
or changed?

MR. DEL VALLE: Yeah, and |
appreci ate the questi on,
Counci | menber. | would echo simlar
sentiments to Mark here. Because we
do rely heavily on both the Sheriff's
Depart nent and t he Landl ord- Tenant
Oficer, I wouldn't want to m sspeak
or add our perspective on a process
that is handled by a firm | would

say if we're truly commtted to this
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process, which obviously us
testifying today we are, we would

j ust encourage the opportunity to
bring all the stakehol ders together,
i ncludi ng | andl ord-tenant officers,
the courts to really figure out what
t hese best practices are.

And what | w |
say is we're commtted to | ooking at
ot her areas. Because we are a
statew de association, we wll be
happy to | ook at other areas and cone
back with those best practices. But
| wouldn't want to speak on behal f of
the courts or any other groups here
t oday.

COUNCI LWOVAN GAUTHI ER: Ckay.
Thank you.

Are there additional questions
or coments for this panel from other
menbers of the Conmttee?

COUNCI LWOVAN BROCKS:  Chair
Gauthier, | just wanted to thank the
panel for comng to participate in

this hearing. And | really am
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hopeful that sonme of the takeaways
will be taken into consideration
towards future planning about the
evi ction process here in Phil adel phia
and reformto the Landl ord Tenant
Court.

| was really pleased to hear
sonme of the things that we're doing
I n other parts of the Commonweal th as
well as things that they're doing in
New York. And | would |ove for our
process to mrror that and even
better, because we tal k about housing
as a human right and | do realize
that here in Phil adel phia we have
wor ked cl osely on various tenants
rights issues with Andre Del Valle
and his organi zation, and | would
| ove for this process to continue to
nove forward so we don't have anot her
I nci dent |i ke what happened to Angel
Davi s and the other unspoken
I nci dents that may have been
unr eport ed.

So thank you for being willing
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to show up to this hearing today and
| ook forward to working very
closely wwth you both on inplenenting
sone real changes.

COUNCI LWOVAN GAUTHI ER. Thank
you so much. That concl udes panel
testinony for this resolution.

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

THE CLERK: Yes.

COUNCI LWOMAN GAUTH ER: W
will now take a brief break to
connect those individuals who are
regi stered to provide public conment
to the hearing.

COUNCI L TECH SUPPORT:  Hey,
Madam Chair. We do not need a break.
Actually we can call themin as soon
as possi bl e.

COUNCI LWOVAN GAUTHI ER. Ckay.
Geat. Thank you.

Ms. Shearlds, will you pl ease
read the nanme of the first person

regi stered for public coment.
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THE CLERK: Asant ewaa Nkrumah-
Ture.

COUNCI LWOMAN GAUTHI ER:

Asant ewaa - -

M5. KING Hello?

COUNCI LWOVAN GAUTHI ER. Hi .
Can you pl ease state your nane for
the record and proceed with your
testi nony.

UNI DENTI FI ED SPEAKER:  This is
Ms. Rosa King. This is not
Asant ewaa.

COUNCI LWOVAN GAUTHI ER: Ckay.
I s Asant ewaa Nkrumah-Ture here with
us?

UNI DENTI FI ED SPEAKER:  No, she
has a different nunber. | can give
you her nunber

COUNCI LWOVAN GAUTHI ER:

Counci | Support, do we need to do
sonet hing to get Asantewaa on for
publ i c conmment ?

COUNCI L TECH SUPPORT:  Yeah --

UNI DENTI FI ED SPEAKER:

Ms. Rosa King is also signed up for
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coment .

COUNCI LWOVMAN GAUTHI ER: |
understand. [I'mjust trying to make
sure that we go through our Iist,

t hat everyone who wanted to be heard
Is heard. So just one second,
pl ease.

UNI DENTI FI ED SPEAKER: Al
right.

COUNCI LWOVAN GAUTHI ER:
Counci | Support, do we have to do
anything to get Asantewaa on?

M5. KING | got to go to
work - -

COUNCI L TECH SUPPORT: W can
get Asantewaa in at this tine
(i naudi ble). Hold on one second.

COUNCI LWOVAN GAUTHI ER:
Darien, are you there?

COUNCI L SUPPORT: Yes. Can
you hear ne?

COUNCI LWOMAN GAUTHI ER: Yes.
Do we need to do anything to get
Asant ewaa on for public coment?

COUNCI L TECH SUPPORT:  Yeah,
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1 we can call Asantewaa in now. Qur

2 list was in a different order so it

3 had Rosa at the top and we call ed

4 that order. Sorry.

3) COUNCI LWOVAN GAUTHI ER: Ckay.

6 W' ll nove on to Rosa while you do

7 t hat .

8 Rosa King, can you pl ease

9 state your nane for the record and

10 proceed with your testinony.

11 UNI DENTI FI ED SPEAKER.  Ckay.

12 Go ahead. You're --

13 M5. KING Hello?

14 COUNCI LWOVAN GAUTHI ER: Hel | o.

15 We can hear you. Please state your

16 name for the record and proceed with

17 your testinony.

18 M5. KING Ckay. M nane is

19 Rosa King and | understand y'all

20 tal ki ng about the evictions. |[|'ve

21 been victed five tinmes in the Gty of

22 Phi | adel phi a and nei ther one of

23 them -- none of the evictions were

24 | egal evictions because they were all

25 slumlandlords. | should have never
LEXI TAS
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been put in Landl ord Tenant Court.

And one particular |andlord
had did an illegal eviction, |ocked
out and confiscated all ne and ny
children's belongings. | also
experi enced havi ng been put out by
the Sheriff's Departnment. You know,
they cane and put us out in the
street in front of all of our
nei ghbors. So, you know, |'m a
little bit confused why | got evicted
by Landl ord Tenant Court anyway
because the | aw says that | andl ords
are not able to put out people when
their houses are in substandard
conditions. 1In all of those
properties that I was allowed by
Landl ord Tenant Court to have to
| eave were all in substandard
condi tions, okay, all of them

And ny nane is in the system
of Landlord Tenant Court and they
refuse to let ny nanme go. They put
mud on ny name. | want my name out

of there. And | want to make a
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coment on Angel Davis. She
shoul dn't never got shot in the head.
I nstances |i ke hers, she should be
conpensated financially by the
Landl ord Tenant Court or her |andlord
and the Sheriffs that put her in that
position. She should be nade whol e
again. | feel as though | should be
made whol e because all themjust |ed
me up to nental health housing I'min
now, which | wouldn't have been if
the aws were handl ed properly for a
tenant |ike nyself and herself. So |
bel i eve in people being held
account abl e.

COUNCI LWOVAN GAUTHI ER: Thank
you so nuch for --

M5. KING Yes, ma'am --

COUNCI LWOVAN GAUTHI ER: Sorry.
Were you finished or not? | didn't
mean to cut you off.

M5. KING That's it. | just
want to see some accountability held
even if we have to go back in tine,

you know. And restore nme and restore
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Angel and nmake us whol e even if
that's financial conpensation.

COUNCI LWOVAN GAUTHI ER: Thank
you so nuch. I'mreally sorry to
hear about your experience, but also
real ly appreciate you comng here to
share your story and to speak up so
that we can nake sone inportant
changes to the system

M5. KING Ckay. | do
appreci ate synpathy, but ']
appreci ate even nore | aws bei ng
f ol | owed.

COUNCI LWOMAN GAUTHI ER: |
understand. Thank you for --

M5. KING So you don't have
to have synpathy for ne and ot her
peopl e don't have to have synpat hy.
Just follow the laws. Ckay. And
citizens like me will not suffer.
Have a good day. God bl ess you.
Jesus loves y'all.

COUNCI LWOVAN GAUTHI ER: Thank
you, Ms. King.

M5. KING Mnhmm Bye.
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COUNCI LWOVAN GAUTHIER: IS

Li zzi e Hef ney connected?
(No response.)

COUNCI L TECH SUPPORT: W're
calling her in currently.

COUNCI LWOVAN GAUTHI ER: Ckay.
Can you let nme know when we have them
and when we have Asant ewaa on.

M5. HEFNEY: Hello. This is
Li zzi e.

COUNCI LWOVAN GAUTHI ER. Hel | o.
Thank you for joining us. Can you
pl ease state your nane for the record
and proceed with your testinony or
proceed with your conment.

M5. HEFNEY: Yes. This is
Li zzi e Hefney. | should begin?

COUNCI LWOVAN GAUTHI ER: Yes,
pl ease.

M5. HEFNEY: Ckay. |'m
speaki ng today as a housing justice
organi zer, a |aw student and a
Phi | adel phian. 1t was ny invol venent
In organizing work in Philly that |ed

ne to sit by Angel Davis' side in the
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days and weeks follow ng the shooting
bearing witness to her trauma. She
experi enced and | observed the chaos
of trying to seek a safe space to
recover after such a horrible act of

I nj usti ce.

The people stepped up to
enroll her in public benefits to try
to stabilize her life to raise funds
to support her, find new, safe,
certain housing, they weren't
prof essionals. They were just
everyday people. There was beauty in
that, but it was also terrifying.
Where were the resources and once we
could identify them why were they so
hard to integrate. How could we ever
expect soneone who suffered such a
trauma to navigate so many different
bureaucracies. | renmenber distinctly
cal ling her Council nenber and bei ng
told there was nothing they could do
to hel p.

| was remnded in an intinmate

and urgent way how difficult it is to
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find deeply and affordable, quality
housi ng and how nearly inpossible
that is after a person has been shot
in the head during the epitone of a
violent eviction. |It's hard for ne
to comment on reforns to the RTL
because it's the tip of the iceberg
of all that is immoral and w ong
about how we approach housing in this
Cty and in this country.

The appearance of corruption,
the profit notive, the | ack of
training and transparency, the
unpredictability of the process, the
fact that officers arrive in plain
clothes. It seens so abundantly
clear that the system nust go.
Counci | menber Brooks prefaced her
comments by saying if an eviction
must be done, and | think that's an
I nportant place to begin.

We know t hese systens go hand-
I n-hand. A recent study out fromthe
Eviction Lab just |ast week showed

that the cheaper it is to carry out
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an eviction, the higher the risk of
eviction in the jurisdiction. | wsh
that our time and resources could be
spent on all that cones before the

vi ol ent renoval of a person and their
famly fromtheir home. But so |ong
as evictions are part of our reality
and so long as it deputize private
security officers carrying them out,

| urge Council and the state and the
courts to take action to ensure the
safety, transparency and the
accountability of this process.

Thank you.

COUNCI LWOVAN GAUTHI ER. Thank
you so nuch for giving comment today
and for speaking up for Angel Davis.
We really appreciate you.

M5. HEFNEY: Thank you.

COUNCI LWOMAN GAUTHI ER:  I's
Asantewaa on the line at this point?

COUNCI L TECH SUPPORT:  Cal | i ng
her right now.

M5. NKRUVAH- TURE: Aasant ewaa

Nkr umah- Tur e.
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COUNCI LWOVAN GAUTHIER:  Hi - -

M5. NKRUVAH TURE: Hel | 0?
Hel | 0?

COUNCI LWOVAN GAUTHI ER. Hel | o,
Asant ewaa. Can you hear us?

M5. NKRUVMAH- TURE: | can hear
sonebody. |Is this the hearing?

COUNCI LWOMAN GAUTHI ER: Yes,
this is Council menber Gauthier.

Pl ease --

M5. NKRUVAH TURE: Ckay. Hi.
Good nor ni ng.

COUNCI LWOVAN GAUTHI ER Good
nor ni ng.

M5. NKRUVAH TURE: |'ve been
wai ting for soneone to call ne to get
on per their instructions.

COUNCI LWOVAN GAUTHI ER: You're
on. You're on. You're live. Please
state your nane for the record --

M5. NKRUVAH TURE: Ckay. |'m
sorry.

COUNCI LWOMAN GAUTHI ER: No,
it's okay. Please state your nane

for the record and proceed with your
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coment .

M5. NKRUVAH TURE: Certainly.
Certainly. Thank you. Well, good
norni ng everyone. M nane is
Asant ewaa Nkrumah-Ture. The only
pronoun | amusing today is housing
justice community organizer. |'ma
menber of the Justice for Angel Davis
Now Canpai gn, and | want to thank
Counci | menbers Gaut hi er and Brooks
and all your colleagues for this
hearing this norning.

As we all know, on March 29th
Angel Davis was shot twice in the
head and only by the grace of God and
the ancestors, she is still alive.
Whi |l e Angel Davis could not be with
us here today, she sends her thanks
to everyone for their support.

Soif | may, for the Justice
for Angel Davis Canpai gn, we have
several demands: One of which is the
total end of the deadly LTO system
period. Hold Marisa Shuter, the LTO

of ficer and her husband, Mni ci pal
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Judge Davi d Shuter accountable
because what we have now anobunts to a
nmercenary arny for landlords. W
must al so conpensate Angel Davis, her
partner Gabriel Plumer and all
tenants that have been unjustly and
perhaps illegally evicted.

W nust hold slum ord Qdin
Properties accountable. They did not
have a license until March 31st two
days after Angel Davis was shot.

They are notorious in other states
and here in Philadel phia they have a
| arge nunmber of evictions. They have
a | arge nunber of code violations,
and it should also be noted that CGdin
Properti es nade canpai gn donations to
several candidates in our recent
Denocratic party primary. Also, as a
demand Li censes & | nspections, our
Cty agency, nust have all the
resources necessary to do inspections
and make sure buildings are safe.

Now, with this canpaign, this

I's a grassroots canpaign, right.
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We're just regular folks. So I also
want to give special thanks to al
t he organi zations that are part of
this canpaign. They include the
Phi | adel phia Rent Control Coalition,
BSA, PFL, YCL, PTU and especially
CARP, who qui ckly organi zed the
GoFundMe to nake sure Angel Davis had
I mredi at e housi ng, food,
transportati on and ot her necessities.
W as a conmunity, we as conmunity
organi zers did all of this while no
agency of the City of Phil adel phia
stepped up. And that's a shane for
the Gty of Phil adel phia.
Additionally, there are other
I ssues. So for exanple, there are
al so -- as sone of you may know,
additionally there are al so nunerous
I nci dents of violence and/or ill egal
evi ctions where |andlords or their
proxies carry out evictions wthout
going to court. The Phil adel phi a
Pol i ce Departnent nust be trained and

take seriously what is and is not a

LEXI TAS
215-504- 4622




Committee on Housi ng
6/ 21/ 2023

127

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

| egal eviction.

As some of you may recall what
happened to ne | ast year when the new
owner of the house | lived in at the
time violently and illegally tried to
evict me and | was under siege for 10
days. Friends of mne, sone of who
are wat ching this hearing, stayed
with nme for 24 hours a day for 10
days from February 6th to February
16th to make sure | was safe.

If tenants have a record of
evi ctions and judgnents agai nst them
then it's only fair there also be a
record of bad, violent or otherw se
unfair landlords. This nust happen
as well to nmake sure this is fair and
to nake sure tenants who go through
this horrendous process can be able
to afford housing in the future.

Now, | have been going to a
| ot of events and passing out flyers
we' ve been sendi ng thousands of
emai |l s, everybody everywhere, across

this Cty and across this country.
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We have partners across this country
who are also willing to join with us
in this canmpaign to put pressure on
folks to do their job, do the right
thing and nake sure there is justice
for Angel Davis.

But one thing that | keep
getting from passing out flyers at
Qdunde, at Juneteenth and everyt hing
el se, how is Angel Davis doing
because no one has heard anyt hi ng.
Way is there no news coverage about
this? Were is the body cam and who
shot her? Wiy hasn't this LTO
mercenary been identified? Is this
situation being investigated and by
who? 1Is it being investigated by the
police departnent, the DA's Ofice,
the FBI? Wwo is investigating this
thing and how do we get justice for
Angel Davis to nake sure this happens
to no one el se ever again?

This is so wong. And forgive
me but |'m enotional, because sone of

you on here know fol ks threatened ne
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1 wth a gun last year. | have made

2 repeated calls to the police, the

3 DA's Ofice and they don't tell ne

4 what | need to know. Are charges

5 going to be filed against the people
6 who did this to ne | ast year because
7 we sent pictures and video and al

8 ki nd of evidence? Has the statute of
9 limtations ran out for what happened
10 to ne |ast year?

11 | call repeatedly all kind of
12 police officers, send themenails and
13 no one wll tell ne those things.

14 How wi | | these peopl e be held

15 account abl e and what is the statute
16 of limtations? Wen does it run

17 out? So thank you all for |istening.
18 But first and forenost, Angel Davis
19 t hanks you for your support and we
20 must end the LTO system Tenant
21 Lives Matter. Justice for Angel
22 Davis now. Justice for Angel Davis
23 now. Thank you so nuch.
24 COUNCI LWOVAN GAUTHI ER. Thank
25 you, Asantewaa. W appreciate you
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bei ng her to speak up for Angel Davis
but also to share your story. |
regret that the Gty has not gotten
back to you on the status of your own
case. As you know, we followed up
not too long ago with the 18th
District who pledged to help us with
Sout hwest Detectives and we'll keep
pushing on it. But | appreciate you
bei ng here. Thank you so nuch.

Are there other comments from
menbers of the Conmttee or
guesti ons?

(No response.)

COUNCI LWOVAN GAUTHI ER: There
bei ng no further questions from
menbers of the Commttee and no ot her
W tnesses to testify, | wll ask if
there's anyone else present in this
heari ng whose nane we have failed to
call and that w shes to offer
testinony on the resol ution being
consi dered today?

(No response.)

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

Thank you all for your
attendance. And thank you so much,
Counci | mrenber Brooks, for putting
this very inportant conversation in
place and | | ook forward to working
with you and all of the stakehol ders
and tenants to bring about sone real
change. Thank you.

COUNCI LWOVAN BROCKS:  Thank
you. Have a great day.

COUNCI LWOVAN GAUTHI ER:

Bye- bye.

COUNCI LMAN DRI SCOLL:  Thank
you, Madam Chair.

COUNCI LWOVAN GAUTHI ER: Thank
you.

(Comm ttee on Housi ng,

Nei ghbor hood Devel opnent and The

Honel ess concl uded at 12:20 p.m)
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CERTI FI CATI ON

|, hereby certify that the
proceedi ngs and evi dence noted are
contained fully and accurately in the
st enogr aphi c notes taken by ne in the
foregoing matter, and this is a correct

transcript of the sane.

TANEHA CARROLL
Court Reporter - Notary Public

(The foregoing certification of
this transcript does not apply to any
reproduction of the sane by any neans,
unl ess under the direct control and/or

supervision of the certifying reporter.)
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