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PROMOTING HOUSING STABILITY THROUGH
JUST CAUSE EVICTION LEGISLATION

BACKGROUND
In 2022, as Emergency Rental Assistance (ERA) funds continue to be depleted, most federal, state,

and local governments have lifted their eviction moratoriums. Despite the historic aid enacted
by Congress and the wide range of tenant protections passed by states and localities over the
last year, many renters now face new challenges to their housing stability: increased rents due
to inflation and a lack of affordable housing stock, vulnerability to landlords who are reluctant to
renew leases, and fear of retaliation among tenants who advocate for better housing conditions.

The end of a lease term is a particularly vulnerable time for low-income tenants. In many states and
localities around the country, landlords are not required to provide a reason for evicting a tenant
at the end of a lease term or for evicting a tenant without a lease (i.e., a resident with a month-
to-month tenancy). Moreover, landlords who are unable to evict a tenant during their lease term
may choose not to renew the tenant'’s lease and use the lease holdover as grounds for eviction. A
tenant at the end of their lease is also at risk of unreasonable rental increases.

When a tenant receives an eviction notice, faces rent hikes, or fears displacement, they may
choose to leave their unit - or “self-evict” - rather than go to court. Those who pursue legal action
often find that no laws exist to protect them from eviction at the end of a lease term and that
having an eviction judgement on their record creates further barriers to obtaining and maintaining
future housing.’

To support renters at risk of housing instability, a growing number of lawmakers in states and
localities across the country have passed “just cause” eviction legislation. In Baltimore, for
example, City Council members passed a just cause ordinance requiring landlords to “provide
renters the opportunity to renew their leases unless a ‘good cause’ exception exists.”? Legal
protections extended through such just cause legislation make the lease renewal process more
predictable, protect renters from excessive rent increases, empower tenants to advocate for better
living conditions without fear of retaliation, and promote long-term housing stability for low-
income and marginalized renters.?

WHAT IS JUST CAUSE LEGISLATION?

Just cause - also known as “good cause” or “for cause” - eviction laws are tenant protections that
prevent evictions and promote housing stability by limiting the causes for which a landlord can
evict a tenant or refuse to renew a tenant’s lease when the tenant is not at fault or in violation of
any law.* Just cause laws aim to benefit low-income tenants by:

* Protecting renters from evictions for no fault of their own.

e Delivering a sense of stability to tenants.

e Discouraging renters from self-evicting when they receive eviction notices from landlords.
e Empowering tenants experiencing poor living conditions, discrimination, or other illegal
landlord behavior to advocate for improvements with landlords or file complaints without fear
of retaliation.

* In some cases, protecting tenants from unreasonable rent increases.

1 “Protect Tenants, Prevent Homelessness.” (2018). National Law Center on Homelessness & Poverty.

2 Miller, Hallie. “Baltimore tenant protections take effect, requiring ‘just cause’ before eviction.” July 20, 2021. The Baltimore Sun.

3 "Good Cause Eviction Salazar $3082/Hunter A5573 Frequently Asked Questions.” Housing Justice for All.
4 "Just Cause Eviction Policies.” Local Housing Solutions.
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https://home.treasury.gov/policy-issues/coronavirus/assistance-for-state-local-and-tribal-governments/emergency-rental-assistance-program
https://nlihc.org/sites/default/files/Tenant-Protections_Emergency-Rental-Assistance-during_beyond_COVID-19_Pandemic.pdf
https://baltimore.legistar.com/LegislationDetail.aspx?ID=4764309&GUID=957116B0-0FF9-444B-BB22-AA8272DD66C4&Options=ID%7CText%7C&Search=lease
https://homelesslaw.org/wp-content/uploads/2018/10/ProtectTenants2018.pdf
https://www.baltimoresun.com/politics/bs-md-ci-just-cause-legislation-20210720-4padurtyjrho3aqg7aznwjjhee-story.html
https://docs.google.com/document/d/1LEFkMeiaVq7hXBE1kQ4mw0eylaiGsXIiPDuVm17z3FE/edit
https://localhousingsolutions.org/housing-policy-library/just-cause-eviction-policies/
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The specific protections embedded in just cause legislation vary by jurisdiction. Protections always
include provisions that define the legal causes for which a landlord can evict a tenant or refuse

to renew a tenant's lease. Legal definitions of “just cause” usually involve substantial violations of

a lease by a tenant, such as failure to pay rent or destruction of property. If a tenant receives an
eviction notice without just cause, the tenant can challenge the eviction in court.®

"A 'good cause’ is generally defined as substantial violations of a
lease, such as failure to pay rent or serious destruction of property. If a
tenant receives an eviction notice without legal reason, the tenant can
challenge the eviction in court under good cause protections.”

- Promoting Housing Stability through Just C
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- Kate Ham, Community Service Society

In addition to defining the legal reasons for which landlords can evict tenants or not renew leases,
just cause laws commonly include provisions placing caps on rent increases or limiting the power
of landlords to increase rents and expanding notice provisions and the length oftenant notice
periods. Tenants who know they cannot be evicted without good reason experience a level of
housing security that has not often existed for renters.

STATE AND LOCAL JUST CAUSE PROTECTIONS

Just cause laws can be enacted at federal, state, or local levels. Currently, no federal just cause
laws exist. However, five states across the country have implemented just cause legislation: New
Jersey, California, New Hampshire, Oregon, and Washington. New Jersey was the first state to
pass such renter protections (in 1974), and Washington is the most recent (in 2021). In the absence
of federal or state just cause laws, many housing advocates have worked to advance such
protections at the local level, in the hopes of scaling the protections up into state legislation. During
the pandemic, advocates helped achieve the enactment of just cause protections in seven localities:
the towns of Albany, Beacon, Kingston, Newburgh, and Poughkeepsie in New York; Baltimore,
Maryland; and St. Paul, Minnesota.

- Promoting Housing Stability through Just Cause Eviction Legislation
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Tensions between the jurisdictional authority of states and localities often shape efforts to enact
and successfully implement just cause legislation and other tenant protections. When Baltimore
councilmembers passed their ordinance in 2021, Mayor Brandon Scott expressed reservations
about the city’s authority to implement and enforce the new law because it conflicted with existing
state law, which gave “landlords in Baltimore City the right to terminate a year-long tenancy with
90 days’ notice and a shorter time period for other types of tenancies.”® To resolve the conflicts
between state and local law, in 2022 Maryland lawmakers introduced HB 881, which would
authorize counties to adopt local laws that prohibit residential landlords from failing to renew a
lease or evicting a holdover tenant without good cause. If enacted, more localities in Maryland
may be incentivized to pass their own local just cause ordinances.

- Promoting Housing Stability through Just Cause Eviction Legislation
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CORE COMPONENTS OF JUST CAUSE LEGISLATION

Just cause legislation enacted by state and local jurisdictions typically includes three core
components: (1) the definition of the legal grounds for eviction, (2) the placing of limits on

5 Ham, Kate. “Why New York Needs Good Cause Eviction.” September 29, 2021. Community Service Society.

6 Miller, Hallie. “Baltimore tenant protections take effect, requiring ‘just cause’ before eviction.” July 20, 2021. The Baltimore Sun.
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https://law.justia.com/codes/new-jersey/2013/title-2a/section-2a-18-61.1/
https://law.justia.com/codes/new-jersey/2013/title-2a/section-2a-18-61.1/
https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=CIV&sectionNum=1946.2.#:~:text=1946.2.%20%28a%29%20Notwithstanding%20any%20other%20law%2C%20after%20a,stated%20in%20the%20written%20notice%20to%20terminate%20tenancy.
https://law.justia.com/codes/new-hampshire/2010/titlelv/chapter540/section540-2/
https://olis.oregonlegislature.gov/liz/2019R1/Measures/Overview/SB608
https://app.leg.wa.gov/billsummary?BillNumber=1236&Year=2021&Initiative=false
https://law.justia.com/codes/new-jersey/2013/title-2a/section-2a-18-61.1/
https://app.leg.wa.gov/billsummary?BillNumber=1236&Year=2021&Initiative=false
https://www.albanyny.gov/AgendaCenter/ViewFile/Item/683?fileID=2696
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1274900/March_4_Revised_Good_Cause_Eviction_Law2.pdf
https://www.kingston-ny.gov/filestorage/8399/10476/11808/11810/Local_Law_1_of_2022.pdf
https://ecode360.com/NE1082/laws/LF1430285.pdf
https://civicclerk.blob.core.windows.net/stream/POUGHKEEPSIENY/7f9d2891-eb43-4220-a6c5-5800d928999f.pdf?sv=2015-12-11&sr=b&sig=el1GhcJKi5BNFAZISKfklfAUEqyacBbiIdS%2BzIUHWpg%3D&st=2022-01-18T14%3A27%3A28Z&se=2023-01-18T14%3A32%3A28Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://baltimore.legistar.com/LegislationDetail.aspx?ID=4764309&GUID=957116B0-0FF9-444B-BB22-AA8272DD66C4&Options=ID%7CText%7C&Search=lease
https://stpaul.legistar.com/LegislationDetail.aspx?ID=4386792&GUID=CAC11254-88C1-4CE0-BBF5-FE35D52366E8&ctl00_ContentPlaceHolder1_ucPublicComments_gridCommentsChangePage=2_100
https://stpaul.legistar.com/LegislationDetail.aspx?ID=4386792&GUID=CAC11254-88C1-4CE0-BBF5-FE35D52366E8&ctl00_ContentPlaceHolder1_ucPublicComments_gridCommentsChangePage=2_100
https://baltimore.legistar.com/LegislationDetail.aspx?ID=4764309&GUID=957116B0-0FF9-444B-BB22-AA8272DD66C4&Options=ID%7CText%7C&Search=lease
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/hb0881?ys=2022RS
https://www.cssny.org/news/entry/good-cause-eviction-legislation-protect-rental-households-tenants
https://www.baltimoresun.com/politics/bs-md-ci-just-cause-legislation-20210720-4padurtyjrho3aqg7aznwjjhee-story.html

rent increases, and (3) the enhancement of written notice requirements. While the protections
discussed in this brief display similarities, they also exhibit unique characteristics that reflect the
state and local contexts shaping their enactment and that are important to consider in efforts to
develop new just cause legislation.
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Defining the Legal Grounds for Eviction

Just cause laws aim to prevent evictions of tenants who are not at fault by defining the legal
grounds on which a landlord can evict tenants or refuse to renew a lease. Just causes for eviction
commonly include failure to pay rent, property damage, disturbance or disorderly conduct, other
lease violations, criminal activity in a unit, and intent on the part of the landlord to sell, repair, or
move into the unit.

- Promoting Housing Stability through Just C
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Just causes for eviction commonly include failure to pay rent, property
damage, disturbance or disorderly conduct, other lease violations,
criminal activity in a unit, and intent on the part of the landlord to sell,
repair, or move into the unit.

New Jersey's just cause eviction legislation defines these grounds clearly. Enacted nearly 50
years ago, New Jersey's law - the “Anti-Eviction Act” - was designed to address the state’s severe
housing shortage by preventing landlords from unfairly and arbitrarily displacing their tenants.”
The act limits the ability of landlords to remove tenants who have not violated the terms of their
lease and defines the legal causes for eviction as failure to pay rent or rent increases, disorderly
conduct, damage or destruction to property, illegal activity, violation of landlord rules or the lease
agreement, or a desire on the landlord’s part to convert rental property to a condominium or use
the property personally. The act further establishes that for failure to pay rent after a rent increase
to be considered grounds for eviction, “the rent increase must not be unconscionable and must
comply with all other laws or municipal ordinances, including rent control.”®

- Promoting Housing Stability through Just Cause Eviction Legislation
- Promoting Housing Stability through Just Cause Eviction Legislation

Washington State also enacted legislation defining acceptable grounds for eviction. In May 2021,
the legislature passed HB 1236, which required landlords to provide a valid reason for ending

a tenancy. Under the law, just causes for eviction include failure to pay rent, unlawful activity,
destruction of property, and the landlord’s intent to sell or move into the rental property.

Oregon's SB 608, enacted in 2019, protects tenants from no-cause evictions after their first year
of occupancy. However, unlike the New Jersey and Washington State legislation, SB 608 provides
exemptions allowing landlords to evict tenants who have not violated any lease terms in cases

in which (1) the landlord wishes to demolish a building or convert it into a business or make
substantial repairs to or renovate the unit; (2) the landlord or their relative wishes to move into the
unit; or (3) the landlord has sold the unit to someone who wants to move into it.

- Promoting Housing Stability through Just Cause Eviction Legislation
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California’s just cause legislation, the “Tenant Protection Act of 2019" (AB 1482), applies to renters
who have lived in their units for 12 months or more and distinguishes between at-fault and no-

fault evictions. According to the California Rental Housing Association (CalRHA), at-fault evictions

are based on the actions and activities of renters. To justify an eviction, a landlord must have

7 447 ASSOCIATES v. Miranda. 115 N.J. 522 (1989).
8 “Grounds for An Eviction Bulletin.” (2008). New Jersey Department of Community Affairs.
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https://app.leg.wa.gov/billsummary?BillNumber=1236&Year=2021&Initiative=false
https://olis.oregonlegislature.gov/liz/2019R1/Measures/Overview/SB608
https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201920200AB1482
https://cal-rha.org/advocacy/ab-1482/
https://law.justia.com/cases/new-jersey/supreme-court/1989/115-n-j-522-0.html
https://www.nj.gov/dca/divisions/codes/publications/pdf_lti/grnds_for_evicti_bulltin.pdf
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evidence of any of the following: failure to pay rent, violation of a lease term, criminal activity,
disturbance on the property as defined by California law, or refusal to execute a landlord’s request
of a written extension or renewal of the lease based on similar terms of a tenant’s previous lease.
Like Oregon'’s legislation, California’s law provides exemptions allowing no-fault evictions to
proceed in certain cases. California’s exemptions include cases in which the owner intends to
withdraw the unit from the rental market or demolish or substantially remodel the unit, or the
owner or the owner’s relative intends to occupy a unit, as well as cases in which the owner is
complying with a local ordinance, court order, or other governmental entity that requires a tenant
to vacate the property. However, because the reason for eviction is beyond the tenant’s control,
in such cases the evicting landlord must assist the tenant in relocating, regardless of the tenant'’s
income, by providing a direct payment of one month’s rent to the tenant or providing a written
waiver for the tenant’s last month of rent.

In California, the evicting landlord in a no-fault eviction must assist
the evicted tenant in relocating by providing direct payment of one
month’s rent to the tenant or providing a written waiver for the
tenant’s last month of rent.

New Hampshire's just cause law, which became a state statute in 2015, offers the broadest
definition of the causes for which a landlord can evict a tenant by including among these causes
“any legitimate business or economic reason.”” The law also defines just cause as including failure
to pay rent, violation of the lease agreement, destruction of property, and behavior that adversely
impacts the health and safety of other tenants or the landlord.

Placing Limits on Rent Increases

In 2021, the cost of rent rose on average 14% nationally, while in cities like New York, Austin,

and Miami, rents increased by as much as 40%."° Rents could rise another 10% in 2022."" As a
result, housing has become even less affordable, and more households - particularly the lowest-
income households, whose members are disproportionately people of color - are at higher risk
of housing instability and homelessness. When combined with rental caps, just cause laws can
preserve affordable rental units by making it more difficult for landlords to significantly increase rent
for existing tenants.'? Without reasonable restrictions on rent increases, tenants who are unable to
afford new rents are likely to face eviction and displacement as rents increase in their areas.

Oregon'’s SB 608 (discussed in the previous section) provides basic protections against extreme
rent increases and no-cause evictions.’® With its passage in 2019, SB 608 became the first
statewide law to place a percentage cap on the amount by which a landlord can raise rent.’ To
address the urgency of Oregon'’s affordable housing crisis, SB 608 capped annual allowable rent
increases for buildings more than 15 years old at 7% plus the rate of inflation as defined by the
Consumer Price Index (CPI). The law requires Oregon’s Department of Administrative Services

9 “TITLE LV PROCEEDINGS IN SPECIAL CASES Chapter 540 ACTIONS AGAINST TENANTS.” The General Court of New Hampshire.
10 “Rental Market Tracker: Rents Rise 14% in December—Biggest Jump in Over Two Years.” January 21, 2022. Redfin.

11 "Short- and Medium-Term Inflation Expectations Unchanged; Job and Income Expectations Strengthen Further.” January 10, 2022. Federal Reserve
Bank of New York.

12 Ham, Kate. "Why New York Needs Good Cause Eviction.” September 29, 2021. Community Service Society.
13 “SB 608: Protecting Renters.” Oregon Housing Alliance.

14 William, Timothy. “Is Your Rent Through the Roof? Oregon Wants to Fix That.” February 25, 2019. The New York Times.
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http://www.gencourt.state.nh.us/rsa/html/LV/540/540-mrg.htm
https://www.washingtonpost.com/business/2022/01/30/rent-inflation-housing/
https://olis.oregonlegislature.gov/liz/2019R1/Measures/Overview/SB608
http://www.gencourt.state.nh.us/rsa/html/LV/540/540-mrg.htm
https://www.redfin.com/news/redfin-rental-report-december-2021/
https://www.newyorkfed.org/newsevents/news/research/2022/20220110
https://www.cssny.org/news/entry/good-cause-eviction-legislation-protect-rental-households-tenants
https://www.oregonhousingalliance.org/sb608/
https://www.nytimes.com/2019/02/25/us/oregon-rent-control-bill.html
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to announce the maximum annual percent increase on September 30 of every year. In 2022, for
example, the maximum allowable rent increase is set at 2.9%.

Likewise, California’s AB 1482 placed caps on annual rent hikes while also limiting the ability of
landlords to evict tenants without documented lease violations. Under AB 1482, landlords may
raise rents to a maximum of 5% plus the applicable CPI rate, or 10% - whichever is lower. In a
2019 press release, Governor Gavin Newsom expressed his support for the bill, stating that “these
anti-gouging and eviction protections will help families afford to keep a roof over their heads, and
they will provide California with important new tools to combat our state’s broader housing and
affordability crisis.”"®

Enhancing Written Notice Requirements

Knowing and understanding the reason for an eviction can help a tenant collect required
documentation and prepare for their court hearing. Written notices are typically provided by
landlords to tenants to communicate that a landlord does not wish to maintain a lease, with or
without cause, and that the tenant should vacate the property by a specified date. Depending
on the jurisdiction, the requirements of the notice - such as its length and the type of causes that
can be cited - vary. Oregon, Washington State, and New Hampshire have each put into place
enhanced written notice requirements as part of their just cause eviction laws.

In Oregon, if a no-cause eviction occurs that utilizes one of the exemptions listed above, SB 608
requires that the landlord provide the evicted tenant with a 90-day notice. If the property owned
by the landlord has five or more units, the landlord is also required to provide the evicted tenant
with a payment equaling one month’s rent.

Under Washington’s HB 1236, a landlord who wishes to evict a tenant must serve the tenant a
written notice that specifies the lease violation and gives the renter the opportunity to cure that
violation. The law also increases the time landlords are required to provide advance written notice
from when the tenancy is deemed expired from 20 to 60 days, granting tenants more time to find
housing.

New Hampshire's just cause law requires landlords to give tenants 30 days advance notice of
any new lease term that includes a rental increase. The law also requires landlords to provide

evicted tenants a 30-day written notice to vacate a rental unit. However, if the reason for eviction is
nonpayment of rent, the length of the notice decreases to seven days.

CURRENT ADVOCACY EFFORTS TO ENACT JUST CAUSE LEGISLATION

So farin 2022, Maryland, New York, and Connecticut have introduced just cause legislation,
demonstrating the political momentum states are building to address the affordable housing crisis.

New York's proposed bill would grant tenants the right to a lease renewal in most cases, prohibit a
landlord from removing a tenant without an order from a judge, and cap rent increases on current
tenants to 3%, or 150% of CPI - whichever is higher.’® Under the bill, “"good cause” for terminating
a lease would include the following: nonpayment of rent, provided that the rent owed is not a
result of an unreasonable rental increase; significant violation of the lease terms (other than to
surrender possession); nuisance that interferes with other tenants’ comfort; violation of the law or
use of the unit by the tenant for an illegal purpose; unreasonable refusal by the tenant to provide
access to the unit for the purpose of repairs or to show the unit to a prospective purchaser;

15 “"Governor Newsom Statement on Passage of Strongest Package of Renter Protections in the Country.” September 11, 2019. Office of Governor Gavin
Newsom.

16 "As NY's eviction Moratorium Nears its End, Will Albany Pass ‘Good Cause’ Bill?” January 7, 2022. City Limits.
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https://www.oregon.gov/das/OEA/pages/rent-stabilization.aspx
https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201920200AB1482
https://olis.oregonlegislature.gov/liz/2019R1/Measures/Overview/SB608
https://lawfilesext.leg.wa.gov/biennium/2021-22/Pdf/Bills/Session%20Laws/House/1236-S.SL.pdf?q=20220505234918
http://www.gencourt.state.nh.us/rsa/html/LV/540/540-mrg.htm
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/hb0881?ys=2022RS
https://www.nysenate.gov/legislation/bills/2021/S3082
https://www.cga.ct.gov/2022/TOB/H/PDF/2022HB-05233-R00-HB.PDF
https://www.gov.ca.gov/2019/09/11/governor-newsom-statement-on-passage-of-strongest-package-of-renter-protections-in-the-country/
https://citylimits.org/2022/01/07/as-nys-eviction-moratorium-nears-its-end-will-albany-pass-good-cause-bill/
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personal use of a unit by the landlord’s family members in an apartment building with fewer than
12 units (tenants over the age of 62 or who are disabled are exempt from this cause for removal);
or personal use by the landlord in buildings with fewer than five units.

New York housing advocates mobilized a statewide campaign to address the gaps in assistance
remaining after the eviction moratorium expired on January 15, 2022, and as the state obligates
and expends its ERA funds. With the federal funds currently available, the Office of Temporary and
Disability Assistance (OTDA) anticipates funding ERA applications that were submitted through
October 7, 2021, and with additional state funds, OTDA anticipates being able to process ERA
applications that were submitted through March 31, 2022" However, applications are still being
submitted, and an estimated 588,000 households in New York remain behind on rent, more than
three-quarters of them households of color.’® Because the proposed bill would require a landlord
to prove “good cause” to evict a tenant, New York lawmakers and housing advocates anticipate
that the law could protect those 588,000 households from displacement. The law would also
grant additional protections to 1.6 million renters across the state, or 50% of all New York renters,
according to a 2021 report by the Community Service Society."

In the neighboring state of Connecticut, lawmakers have introduced HB 5233, which would
expand just cause eviction protections that were previously reserved only for renters who are

at least 62 years old or have a disability.?® According to the Connecticut Fair Housing Center,
“no-fault evictions more than doubled from August to December 2021 compared to August to
December 2019, threatening to displace tenants who have few options in a tight rental market.”'
HB 5233 would expand just cause protections to all renters living in buildings with five or more
units, ensuring housing security for more renter households. Under the just cause bill, tenants who
face rent increases would be able to file complaints with the local fair rent commission or challenge
the increases in court. The commission or court would then determine whether the rent increase is
fair and equitable, according to the determinations set by a previous rental charge statute.

LOCAL LEGISLATION CAN SET THE PATH FOR STATEWIDE REFORM

With no federal just cause standards in place, and only five states with enacted protections, many
housing advocates have focused their advocacy efforts on passing local just cause laws and other
needed tenant protections. Local governments have opportunities to build buy-in from the public
and their state legislatures by passing just cause ordinances in their jurisdictions and collecting
eviction data to demonstrate the impact of the laws and influence future state legislation.

Decades before Washington State passed just cause legislation, for example, Seattle adopted

a local ordinance from which state lawmakers would later learn. Similarly, in California, about

20 cities and counties across the state had enacted their own form of rent control prior to the
passage of AB 1482.22 Once it was enacted, AB 1482 extended protections to renters who

were not covered by local ordinances or who lived in areas where local ordinances prohibited
protections, applying rental caps and just cause standards to an additional 2.4 million apartments
across California, as well as single-family rental homes meeting the act’s requirements, according
to an analysis by researchers at the University of California, Berkeley's Terner Center for Housing
Innovation. 2

17 NYS Office of Temporary and Disability Assistance Emergency Rental Assistance Program Website.
18 Rent Debt Dashboard. National Equity Atlas.

19 “Why New York Needs Good Cause.” (2021). Community Service Society.

20 Sec.47a-23c. Prohibition on eviction of certain tenants except for good cause.

21 "Expand Good Cause Eviction Protections.” April 1, 2022. Connecticut Fair Housing Center.

22 Healy, Jon. "Building an ADU? What you need to know about rent control.” March 8, 2022. Los Angeles Times.

23 Dillon, Liam. "Here's how California’s new plan to cap rent increases would work.” September 5, 2019. Los Angeles Times.
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Just Cause Eviction Legislation

Likewise, over the last year, the City of Baltimore and five cities in New York have passed just
cause ordinances, as they wait for further protections to be enacted by their state legislatures.
When New York state lawmakers failed to pass just cause eviction legislation in 2021, for example,
housing advocates began to focus their efforts locally, organizing campaigns and helping enact
just cause ordinances in communities in upstate New York, whose renters are often overlooked

in statewide discussions about tenants’ rights.?* In July 2021, Albany became the first city in

New York to adopt a just cause ordinance. The ordinance states that every tenant in the city is
entitled to a lease renewal and protections against “unconscionable” rent hikes, and it outlines
legitimate causes for which a landlord can evict a tenant. Albany’s success was quickly replicated
in neighboring localities, with Newburgh, Poughkeepsie, Kingston, and Beacon passing similar
just cause ordinances only a few months later. The swift passage of multiple just cause ordinances
in smaller upstate communities should demonstrate to state lawmakers that affordable housing
issues are not limited to New York City and that housing reforms are popular with voters in other
areas of the state.?®

In March 2020, local lawmakers in St. Paul, Minnesota, passed the “Stable, Accessible, Fair, and
Equitable (SAFE) Homes” ordinance, which became the first law in the state of Minnesota to
require landlords to establish just cause for not renewing a tenant'’s lease. Local policymakers
often heard from their constituents about the impact of rent hikes, landlord retaliation or
discrimination, and displacement of low-income and marginalized renters. Meanwhile, about
70% of renter households were cost-burdened, due to rising rental costs, a citywide housing
shortage, and stagnant wages.?° These housing affordability challenges were also shaped by
racial inequities.?” According to a St. Paul City Councilmember, households of color were far more
likely to rent than own their homes: 83% of Black households in the city were renting their homes,
for example, compared to 41% of white households.

To address these challenges and limit evictions in a tight rental market, the just cause regulation
enacted in St. Paul defined 10 allowable just causes for eviction: (1) nonpayment of rent; (2)
repeated late payment of rent; (3) lease violations; (4) the tenant'’s refusal to renew or extend the
lease; (5) a desire on the part of the landlord to recover possession of the unit for personal or
family use; (6) a desire on the part of the landlord to convert or demolish the building or unit; (7)
a desire on the part of the landlord to renovate the unit; (8) compliance with a government order
to vacate; (9) occupancy conditioned by a tenant’'s employment on the property; and (10) the
exceeding of unit occupancy standards by the tenant.

CONCLUSION

As states begin to run out of emergency rental assistance and housing prices continue to rise,
local, state, and federal governments must intervene to protect low-income and marginalized
households from eviction and, in the worst cases, homelessness. Just cause eviction legislation is
an important tenant protection that can provide stability and predictability at the end of a lease
term and mitigate the harms resulting from unprecedented rental increases in cities and states
across the country. As the federal government continues to delay actions to address the country’s
housing affordability and homelessness crisis, state and local governments must work to provide
robust and permanent tenant protections at all stages of the eviction process.

24 Lewis, Rebecca. "Good cause eviction has momentum leading into 2022." December 7, 2021. City & State New York.
25 Lewis, Rebecca. "Good cause eviction has momentum leading into 2022." December 7, 2021. City & State New York.
26 Jalali, Mitra. “Why St. Paul Needs S.A.F.E. Housing Tenant Protections Now.” March 2, 2020. Medium.
27 Jalali, Mitra. “Why St. Paul Needs S.A.F.E. Housing Tenant Protections Now.” March 2, 2020. Medium.
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Just Cause Eviction Legislation

KEY RECOMMENDATIONS

States and localities should advance legislation to (1) ensure tenants at the end of their lease
have the ability to renew if they have not violated the legal terms of their lease; (2) provide
limits on exorbitant rental increases to prevent renters from becoming extremely rent-
burdened or experiencing displacement; and (3) ensure adequate written notice documenting
the cause for eviction and providing sufficient time for tenants to either fight their case in court
or find a new home.

States and localities should enact other measures to ensure stronger protections against
eviction and promote housing stability for the lowest-income and most marginalized renters.

Such additional measures are descrlbed in NLIHC's report, IQELaELt_ELQtQCILQELS_aDd_EmﬁLg_QDgL
Rental Assistance During and B h VID-19 Pan

Local courts and lawmakers must establish stronger mechanisms to collect and analyze eviction
filing and judgement data to help housing counselors, legal aid providers, and policymakers
better understand and serve low-income renters, enforce existing tenant protections, and
understand the impact of state and local tenant protections for the purpose of informing future
advocacy and implementation.

—Q

After passing just cause legislation and other tenant supportive measures, state and local
governments should develop equitable marketing strategies that efficiently communicate
new protections to renter households so that renters are aware of their rights and can exercise
those rights in interactions with their landlords or in court.

I

Congress should enact legislation to establish protections for renters, such as by passing (1)
just cause eviction standards to ensure greater housing stability and prevent arbitrary and
harmful actions by landlords; (2) a right to counsel to help more renters stay in their homes
and mitigate harm when eviction is unavoidable; (3) source-of-income discrimination bans to
help ensure that landlords do not discriminate against renters with rental assistance or other
sources of income; and (4) other measures to protect renters nationwide. Affordable, stable,
and accessible housing and robust housing choice are the foundation upon which just and
equitable communities are built, but the power imbalance between renters and landlords puts
renters at greater risk of housing instability, harassment, and homelessness and fuels racial
inequity. A full list of needed federal protections is provided here.

For more information on state and local tenant protections, see NLIHC's Tenant Protection

Website at: https://nlihc.org/tenant-protections

NATIONAL LOW INCOME HOUSING COALITION
1000 Vermont Avenue, NW | Suite 500 | Washington, DC 20005 | 202-662-1530
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https://www.meadvilletribune.com/news/city-council-approves-anti-retaliation-ordinance-to-protect-tenants/article_a525e750-bdff-11ed-
b015-3bc3064b9c5e.html

City Council approves anti-retaliation ordinance to protect tenants

By Mike Crowley Meadville Tribune
Mar 9, 2023

10f2

Meadville landlord Bob Rogers addresses Meadbville City Council before a vote Wednesday on an anti-retaliation ordinance intended to protect tenan
voted 4-1 in giving the ordinance final approval.
MIKE CROWLEY/Meadville Tribune/

¥y in Q @ A

At a special voting meeting held Wednesday, Meadville City Council members voted 4-1 to give final approval to
an ordinance that supporters say will offer protection to tenants from retaliatory eviction efforts over activities

such as organizing, requesting lower rents, or reporting health and safety code violations.

The approval came at a time usually reserved for non-voting study sessions, but instead was re-advertised on
March 1 as a special voting meeting. The change, according to Mayor Jaime Kinder, was motivated specifically
out of a desire to provide protection to residents of Connect 55+, a Meadville apartment complex on upper Pine
Street marketed as an active senior living community, but the ordinance was also intended to have a more

general effect.
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“We’re working in haste for Connect 55+ because, as everybody knows, that’s a terrible situation,” Kinder said,

“but also ... it will help any other properties that have retaliation.”

Since last summer, residents of Connect 55+, many of them retirees, have protested impending rent increases of
up to 40 percent at the still-unfinished complex. Concerns over residents who protested being denied lease

renewals have fueled council’s efforts to pass the anti-retaliation ordinance.

When the ordinance first appeared for discussion on council’s Feb. 1 meeting agenda, members took the
uncommon step of voting during the meeting to add votes on preliminary approval to the agenda in hopes of
speeding final approval. When a lawsuit was subsequently threatened, the issue was tabled and the ordinance

revised.

Councilman Jim Roha, who has consistently opposed the ordinance voted against final approval Wednesday;,
argued that it would lead to the unintended effect of increasing rents as landlords anticipate the possibility of

court costs associated with eviction efforts and tenants claiming retaliatory actions.

Deputy Mayor Larry McKnight offered a seemingly idealistic view of tenants, even those evicted who might have

engaged in protected activities before being evicted for legitimate reasons.

“If 'm a tenant and I’'m not paying my rent and I’'m not taking care of the property and you evict me,” McKnight
said, “I’'m not going to go to court and sit there and say, ‘Hey, they’re evicting me because I carried a petition,
because in my mind and my heart, I know it’s because I’'m not paying rent, I’'m having disturbances at my

apartment, I’'m not following the lease agreement that I signed.”

The ordinance will not provide a sort of all-purpose get-out-of-eviction-free card for use by tenants who can
argue that their request for no rent increase or their efforts to organize fellow tenants were the grounds for

their eviction, according to Kinder.

“It’s not an over-casting umbrella that gives us the right to act any type of way,” she said. “It just gives us the

protection to not be retaliated against for something that the law says that we’re allowed to do.”

Kinder also expressed confidence that the court handling potential anti-retaliation cases “is well-suited for
this.”

Among other things, the ordinance requires tenants claiming retaliation in an eviction proceeding to
demonstrate “clear and convincing evidence that the Tenant, or any member of the Tenant’s household, had

engaged in such protected activity” as outlined by the ordinance.
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Bob Rogers, who owns several rental properties in the city, has addressed council repeatedly in recent meetings
with criticisms related to the ordinance and did so once more on Wednesday. Rental property owners should not

all be painted with the same brush, according to Rogers.

“What’s happening with Connect 55 is absolutely deplorable. I agree with you,” he told council before the vote.
“I think there’s other ways you can go around and do things a little bit better that doesn’t involve the entire

community.

“This anti-retaliation act, it involves every single person in the city who rents and every single landlord,” he

continued. “Unfortunately, the people that are getting crippled are the small people like us.”

Councilwoman Autumn Vogel was not at Wednesday’s meeting but attended via phone.

Mike Crowley can be reached at (814) 724-6370 or by email at mcrowley@meadvilletribune.com.
MORE INFORMATION
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Bill No. 1
Ordinance No. 3806 of 2023

CITY OF MEADVILLE
CRAWFORD COUNTY, PENNSYLVANIA

AN ORDINANCE OF THE CITY OF MEADVILLE, CRAWFORD COUNTY,
PENNSYLVANIA; ENSURING THE RIGHTS OF RESIDENTIAL TENANTS TO
ENGAGE IN COLLECTIVE ACTIONS TO SEEK FAIR AND DIGNIFIED HOUSING
CONDITIONS; PROTECTING TENANTS FROM RETALIATION FOR ORGANIZING
OTHER TENANTS, ENGAGING IN COLLECTIVE ACTION OR EXERCISING OTHER
LEGAL RIGHTS; PROVIDING FOR DEFINITIONS; AND PROVIDING FOR
SEVERABILITY AND AN EFFECTIVE DATE.

BE IT ORDAINED AND ENACTED by the City Council of the City of Meadville and it
is hereby Ordained and Enacted by and within the Authority thereof as follows:

SECTION 1. Title.
The title of this Ordinance shall be the City of Meadville Residential Anti-Retaliation Ordinance.

SECTION 2. Authority.

This Residential Anti-Retaliation Ordinance is adopted in accordance with authority existing under
Article 111 of the Optional Third Class City Charter Law, and Section 12435 of the Third Class
City Code.

SECTION 3. Purpose and Intent.

(a) The purpose of this Ordinance and the policy of the City of Meadville (hereinafter "City") shall
be to protect and promote the public health, safety and welfare of its citizens, to effectuate and
supplement Section 205 of the Pennsylvania Landlord and Tenant Act, and to protect the right
of residential tenants to engage in lawful activity in pursuit of fair and dignified housing
conditions. As a means to these ends, this Ordinance provides for a clear statement of tenants’
rights to organize and protects tenants from retaliation for organizing other tenants, engaging
in collective action or exercising other legal rights.

(b) In considering the adoption of this Ordinance, the City makes the following findings:

(1) All people deserve to live in safe, sanitary housing, with predicable terms and conditions
of occupancy, so that they have a fair opportunity to put down roots, make a home for
themselves and live in dignity;

(2) Housing stability is essential to the fabric of a healthy community in which neighbors
support one another and develop and maintain a collective capacity for civic engagement;

(3) All tenants have a fundamental right to seek better and more stable housing conditions
through lawful means without fear of retaliation;
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(4) Most landlords respect the right of their tenants to live in dignity and will make a good
faith effort to provide predictable lease terms and to address problems that tenants bring to
their attention;

(5) It has come to Council’s attention that some of our citizens have been threatened with or
subjected to retaliation by their landlord for engaging in lawful activities in pursuit of fair
and dignified housing conditions; and

(6) The public health, safety and welfare of Meadville’s citizens will be advanced by ensuring
the right of residential tenants to engage in lawful activity in pursuit of fair and dignified
housing conditions without fear of retaliation.

SECTION 4. Definitions.
For the purposes of this Ordinance, the following definitions shall apply:

(a) LANDLORD — The record owner or owners of, or other person, firm or corporation who has
charge, care or control of, a dwelling, dwelling unit, rooming unit, building or structure that is
occupied by one or more persons pursuant to a written or unwritten agreement, including all
of their respective employees and agents.

(b) TENANT — Any person who occupies a dwelling, dwelling unit, rooming unit, building or
structure pursuant to a written or unwritten agreement with a Landlord, regardless of whether
the agreement has expired or been terminated by the Landlord.

SECTION 5. Tenants’ Rights to Organize.

(a) Tenants have the right to form, join and participate in the activities of a tenant organization
for the purpose of addressing issues related to their living environment, including but not
limited to, rental rates, housing amenities, conditions of the premises and other terms and
conditions of tenancy.

(b) Tenant organizers have the right to contact and communicate with tenants on the rental
premises, including within a rental unit, or in a tenant common area such as a community
room, to assist tenants in establishing and operating a tenant organization and participating in
collective actions.

(c) Tenants and tenant organizers have the right to use common areas and community facilities
on the property for tenant meetings, so long as they comply with any universally applicable
use and reservation policies. No landlord may attend or make recordings of such meetings
unless permitted to do so by the tenant organization.

(d) Tenants have the right to refuse to join or participate in the activities of tenant organizations
and have the right to represent themselves individually in their tenancy relation with their
landlord if they wish.

(e) Tenants and tenant organizers have the right to use common areas to distribute literature to
other tenants, or to place literature on or under the door of tenant units, where the literature
relates to issues of common interest or concern to the tenants. If the landlord provides a
bulletin board in a common area, the landlord may not remove posts of such literature from
such bulletin board.

TENANT PROTECTIONS | 14



SECTION 6. Landlord Retaliation Prohibited.

()

(b)

It shall be unlawful for any landlord to terminate or refuse to renew a lease with a tenant, or to
make, alter, amend or modify any term or condition of any existing lease or arrangement of
tenancy with a tenant, in retaliation for the tenant or any member of the tenant’s household
having engaged in any of the following lawful activities:

(1) Organizing other tenants, including but not limited to engaging in any of the activities
specified in Section 5 of this Ordinance;

(2) Participating in a tenants’ association;

(3) Requesting the landlord to make repairs to the premises, provide amenities, or refrain
from increasing rent or fees;

(4) Exercising any lawful self-help measure such as the right to withhold rent or to make
necessary repairs and deduct the cost of those repairs from the rent;

(5) Filing a complaint with a governmental agency or public official responsible for
enforcing a building, housing, health, consumer protection or similar law, or the issuance
of a notice of violation or other enforcement action by such an agency or official,

(6) Speaking to a community organization or the news media about issues related to the
tenant’s living environment, including but not limited to, rental rates, housing services,
conditions of the premises and other terms and conditions of tenancy, or the publication
of such information;

(7) Testifying at a public hearing or in any court or administrative proceeding concerning
issues related to the tenant’s living environment;

(8) Engaging in collective action for the purpose of bargaining over issues related to the
tenant’s living environment or engaging in other mutual aid or protection; or

(9) Exercising any other right or remedy provided by law.

In any civil proceeding involving the termination or non-renewal of a lease or the alteration
of a term or condition of the lease, or notice thereof, within one year after the latest to occur
of any of the activities described in Subsection 6(a), and upon the Tenant establishing by
clear and convincing evidence that the Tenant, or any member of the Tenant’s household,
had engaged in such protected activity, it shall be the burden of the landlord to prove by clear
and convincing evidence that the action was taken solely for a non-retaliatory purpose. The
filing of a civil action against a tenant shall not constitute a violation of this Ordinance.

SECTION 7. Severability.

The provisions of this Ordinance are declared to be severable; and if any section, sentence,
clause or phrase of this Ordinance shall for any reason be held to be invalid or unconstitutional,
such decision shall not affect the validity of the remaining sections, sentences, clauses and
phrases of this Ordinance but they shall remain in effect, it being the legislative intent that this
Ordinance shall stand notwithstanding the invalidity of any part.
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Section 8. Effective date.

The provisions of this Ordinance shall become effective immediately upon passage and
enactment.

Section 9. Repealer.

All ordinances and part of ordinances inconsistent herewith are hereby repealed.

Introduced This 1% day of March, A.D., 2023
Second Reading This 1% day of March, A.D., 2023

Finally Passed and Enacted This 8" day of March, A.D., 2023

CITY OF MEADVILLE

Attest:

Jaime Kinder, Mayor

Katherine Wickert, City Clerk
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November 10, 2022

DEPARTMENT OF LAW

City Hall | 340 North Washington Avenue | Scranton, PA 18503 |570.348.4105

CODE ENFORCEMENT LEGISLATION
COVER SHEET

I. INTRODUCTION

Submitted for your approval are 4 pieces of related legislation, all aimed at improving the
City’s Code Enforcement operations. Overall, this legislation package will:

Cut Red Tape for contractors, businesses, homeowners, and residents

Improve Housing Quality, Health, and Safety by redirecting resources towards
code enforcement that improves our neighborhoods

Simplify and Clarify requirements to make it easier for contractors, landlords,
and residents to comply with the code

Foster an Improved Business Environment to increase entrepreneurship

The pieces of legislation are:

1.

el

Permits Reform. Repealing outdated requirements for city permits, such as the
25-cent bicycle license fee, and amending other city permit requirements, such as
permanently extending the reduction in peddler’s license fees.

Contractor Licensing Reform. Simplifying and clarifying the requirements for
obtaining a Contractor License, such as reducing the number of reference letters
required for contractors.

Inspection Fee Reform. Reducing inspection fees by 45%.

Rental Regulation Reform. Clarifying landlords’ responsibilities under City
Code, establishing regular inspections of rental properties, increasing compliance
across the City, and strengthening enforcement mechanisms.

II. PERMITS REFORM.

City Code has retained a number of permits, licenses, and other fees and provisions that are
no longer as beneficial to the City’s health, safety, and welfare as they once might have been.
This legislation:

e Repeals provisions that the City has not enforced in years

e Repeals provisions that the City currently enforces, but whose benefits do not outweigh
the costs

e Repeals provisions that have become obsolete by the enactment of newer, more
comprehensive provisions

e Amends provisions that the City finds worthwhile to enforce with adjustment
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Repealed Ordinance | Fee Collected 2022
Arcade $0
Billiards $75
Bowling Alley $75
Mechanical $0
Amusements
Dance Hall $0
Performers $0
Theaters $0
Circuses $0
Bicycles $0
Buses $0
Taxis $0
Building Underwriter $0
Inspectors
Central Heating and AC $0
Woodburning Stoves $0
Outdoor Furnaces $0
Certain encroachments $0
Fire Hydrant Openings $0
Billposters $0
Transient Merchants $0
Total $150
Amended Ordinance Fee Collected | Estimated Fee
2022 Collected 2023
Dog License $4,768 $0

(Replacing with State Dog License, which the
County administers)

Peddler License $4,295 $4,400
(Extending 2022 fee reduction)

Scale License $3,550 $7,100
(Increasing fee)

Gaming Machine License $15,000 $30,000
(Reducing fee but increasing enforcement)

Total $18,550 $41,500

The net revenue change is an increase in collections of $22,800 due to the proposed changes.

III. CONTRACTOR LICENSING REFORM.

The City has received many concerns that our contractor licensing requirements are too
stringent and too unclear, compared to other cities. This legislation balances the need to protect
residents from unqualified contractors with the need to encourage construction and rehabilitation
of the city’s homes and buildings. This legislation:
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e Reorganizes and rephrases this chapter of City Code to make it more user-friendly
e Strengthens regulation of subcontractors
o Clarifies requirement that all subcontractors must be licensed
o Requires prime contractors to list all subcontractors for a project and to update the
City on any changes
¢ Reduces the amount of information required of applicants for Master Contractor and
Specialty Contractor licenses, including:
o Replaces burdensome notary requirements with an equally effective affidavit
statement
o Reduces the number of reference letters required for contractors who are not
proving their qualifications through exam results
¢ Reduces the number of years’ experience required for contractors who are not proving
their qualifications through exam results
¢ Formalizes the renewal process and reduces the fee for renewing a license
e Makes other technical changes, such as replacing references to “LIPS” with “the
Bureau of Code Enforcement” and removing unnecessary gendered language

While the lower renewal fee will decrease revenue from contractor licensing, we expect
that the other changes to the license application will lead to an increase in contractors applying
for licenses, which will offset that decrease in the long-term.

IVv. INSPECTION FEE REFORM.

The City contracts with a third-party vendor, NEIC, to perform its building inspections. The
current fee schedule was established in 2012, through the initial contract between the City and
NEIC that has been renewed several times and remains in effect today. This resolution would
authorize City officials to amend the 2012 contract’s fee schedule to reduce the fees paid by
residents by 45%. The agreement also establishes a “Savings Rate” for timely payments from the
City to NEIC that would be lower than the existing rate.

The reduction in inspection fees will help encourage further housing and commercial
development within the City.

It is estimated that this change will have an impact on Code Enforcement revenues, but in the
context of increased business activity and the associated base of revenue.

V. RENTAL REGULATION REFORM.

The City has long received complaints from residents that many rental properties throughout
the City present health and safety risks to neighbors and tenants. While rent prices have shot up,
many landlords have continued to neglect their properties in Scranton, failing keep them above
the legal minimum standard.

Background:
e 51% of City housing stock is renter occupied

e 53% of City housing stock was built prior to 1939
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e Local agents are often unreachable, and ownership is hidden behind an LLC
e The City estimates that only 30% of rental properties currently comply with the
City’s rental registration requirement

Over the past year, the City has undertaken an extensive research effort to better understand
the current program’s shortcomings and to identify best practices from our peer cities. The
RENTAL Ordinance of 2022 Calls For:

e Regular Health and Safety Inspections to check for life safety issues, such as
smoke and CO detectors, ingress and egress

e Improved Rental License Compliance through dedicating more resources and
strengthening enforcement mechanisms, and by using a new list of the 16,000+ likely
rental units, identified through county records

¢ Improved Condition of Housing Stock and reduced blight by taking a proactive
approach to rental unit inspections

Reinvigorating our Rental Regulation program will also entail new inspectors and repurposed
positions, totaling 5 housing inspectors dedicated to rental inspections, and a rental manager.
This model that includes regular rental inspections is in line with the majority of our peer cities
that maintain a rental regulation program.
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COMMUNITY DEVELOPMENT

Imtraduced in Council on atove date and
referred to Commitiee on November 22, 2022

2022

Sefanton, PA __Nov emh er 29

STIXTH ORDER
November 29, 2022

TABLED on 11/15/22 after being read in 5th Order.

Motion made on 11/29/22 after 6th Order to move to 7th Order.
The vote passed 3-2,

FILE OF COUNCILNO. 36
2022
AN ORDINANCE
!
ENACTING THE “RENTAL ORDINANCE OF 2022” BY REPEALING AND
REPLACING THE CITY’S RENTAL PROPERTY CODE.

WHEREAS, neighborhoods in Scranton deserve to be free of blighted rental properties
and free of the health and safety risks that come with illegally inadequate maintenance of rental
properties; and

WHERLEAS, tenants in Scranton deserve (o live in quality rental homes that, at a bare
minimum, comply with health and safety laws mearnt to set a standard of living that no person
should be forced fo live below; and

WIHEREAS, landlords in Scranton deserve to have clear expectations of their rights and
responsibilities, including a smooth process foz the licensing and inspection of rental units; and

WHEREAS, the City of Scranton has a responsibility to the city’s tenants, landiords, and |
neighborhoods to enforce the Jaws protecting the health and safety of our community; and

WHEREAS, inadequate enforcement of existing health and safety laws creates a race to
the bottom, where responsible landlords are unfairly undercut by laadlords who skirt the laws
and refuse to invest adequate time and resources in their properties; and

WHEREAS, reinvigerated enforcement of rental property maintenance laws will
improve the health and safety of tenants, empower responsible landlords to know what is
expected of them and to compete fairly in the rental matletplace, reduce blight in our
neighborhoods, and improve property values across the community; and

WHEREAS, the City underwent an exhaustive review of the current rental registration
program, the best available data regarding the current landscape of rental housing in Scranton,
the best practices from peer cities, and the state of the law in Pennsylvania regarding municipal
regulation of rentals; and

WHEREAS, the City intends to breathe life into this Ordinance by dizecting more
resources to the Bureau of Code Enforcement, including additional housing inspectors dedicated
fo rental inspections, improved collection and management of data on rentals, increased
education of landlords and tenants of their respective rights and responsibilities, and
transparency so the public is kept up-to-date on the state of rental housing in the city; and

WHERTAS, the Residential Empowerment of Neighborhoods, Tenants, And Landlords
is a goal shared widely across the city meriting immediate action.

NOW THEREFORE, BE IT ORDAINED AND ENACTED that Chapter 373 of
Scranton City Code is hereby repealed in its entirety and replaced with the “Residential
Empowerment of Neighborhoods, Tenants, and Landlords Ordinance of 20227 (the “RENTAL
Ordinance”) as foilows: .

Chapter 373 — Renta] Property

373-1 Title.
This Chapter shall be known and may be cited as the “Residential Empowerment of
Neighborhoods, Tenants, And Landlords Ordinance of 20227 ot the “RENTAL Act™.

373-2 Purpose. .

Tt is the purpose of this Ordinance and the pelicy of the City of Seranton to protect and promote
the public health, safety, and welfare of its citizens by establishing rights and obligations of
Landlords and Tenants relating to the rental of certain Dwelling Units in the City of Scranton.
This Ordinance establishes rental licensing requirements for landlords; a system of inspections;
and sets penalties for violations. This Ordinance shall be liberally construed and applied to
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373-3 Definttions.

Peneficial Owrney — a natural person who enjoys all or part of the benefits of ownership of a
progerty, including when title to such property may be in the name of another Person,

Bureau — Bureau of Code Enforcement of the City of Scranton.

Code - Any provision of Seranton City Code or any ordinance adopted, enacted, and/oz in
effect in and for the City concerning fitness for habitation or the censiruction, maintenance,
operatic, ocoupancy, use, Or appearance of any Premises or Dwelling Unit, including but not
limited to Chapler 203 (“Contractors, Permits, and Inspections™), Chapter 215 (“Blectrical
Standards”), Chapter 243 (“Fire Prevention”), Chapter 296 (“Human Relations and
Digerimination™), Chapler 317 ¢Noise™), Chapter 345 (“Plumbing™), Chapter 359
(“Condemned Property”), Chapter 360 {“Propetty Maintenance”), Chapter 375 (“Rooming
Houses™), Chapter 400 (“Solid Waste™), Chapter 412 (“Streets and Sidewalks™), Chapter 434
(“Trees and Weeds”), and Chapter 445 (“Zoning™).

Code Offigial - The Director of Code Enforcement, the Building Code Official, any Housing
Inspector, or any assistants, designees, or designated vendors thereof.

Dwelling TUnit - A room or group of rooms within a structure forming a single unit providing
complete, independent living facilities for cne or mere persons, including permanent
provisions for living, sleeping, eating, coolking, and sanitation,

Landlord - One or more Persens, jointly or severally, in whom is vested all or part of the
fegat title to or ownership of the Premises, or all or part of the Beneficial Ownership and a
right to present use and enjoyment of the Premises, including a mortgage holder in
constructive or actual possession of & Residential Rental Unit,

Manager — Any Person who manages the opstation of any Residential Rental Unit and/or
Residential Rental Property on behalf of a Landlord.

Person — An individual, corporation, partneréhip, or any othet group acting as a unit.

Presnises - Any lot, plot, ar parcel of real property in the City of Seranton, including the land
and all buildings and appurtenant strectures or appurtenant elements, on which one or more
Residential Rental Units is Iocated.

Residential Rental Propetty — Any real property in the City of Seranton containing one or
more Residential Rental Units. Residential Rental Property shali include all Premizes of such

property.

Residential Rental Unit — A Dweiling Unit in the City of Scranton subject to a rental
agreement between at least one Tenant and the Landlord. Residential Renta} Unit shal! not
incinde any:

(a) Dwelling Unit in which: the Landlord resides with cne or more Tenants;

(b) hotel, motel, or bed-and-breakfast, as defined by the Cily Zoning Cade;

(c) hospital, nursing home, residential treatment facility, nursing facility, physical
therapy facility, or assisted living facility, as may be defined by the City
Zoning Code;

(d) dng, alcohol, or other dependency treatment facility, halfway house,
residence or other facility devoted to monitoring and promoting 2 sobet or
substance-free lifestyle; :

"(¢) roaming houses under Chapter 375; i

() a community or group home facility licensed as such by the Pennsylvania
Department of Public Welfare; or

(g) public housing under Section 9 of the U.S. Housing Act of 1937
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:
Tenant - An individual who resides in a Residential Rental Unit, with whom a legal
retationship with the Landtord is established by an oral or written lease or by other legalty
enforceable agreement, including a sub-lease.

I

Tenancy - Any period of time during which a Tenant has the right, through legal agreement,
to reside in a Residential Rental Unit,

373-4 Landlord Responsibilities.

A. Licensing and Inspection. Every Landlord shall comply with the licensing, inspection, and
other requirements of this Chapter.

B. Maintenance of Premises. Every Landlord shalf maintain the Premises in compliance with
all Codes, as well as applicable state and federal law and regulations, and the Landlord shall
regularly perform all routine maintenance, including lawn mowing and ice and snow removal,
and shall promptly make any and all repairs or other actions necessary to fulfill this obligation.
Upon the Landlord receiving notice of any cede violations from the Code Official, the Landlord
shall promptly take action to abate the offending condition and correct the violation.

() The Landlord and Tenant may agree that the Tenant is to perform specified repairs,
maintenance fasks, alterations, or remodeling. In such case, however, such agreement
between the Landlord and Tenant must be in writing, Such an agreement may be entered into
between the Landlozd and Tenant only if:

(2) the agreement of the periies is entered into in goed faith, for consideration, and not for
the purpose of evading the obligations of the Landlord or Tenant; and

(b) the agreement does not diminish or affect the cbligation of the Landlord to other
Tenants in the Premises.

(2) In no case shalt the existence of any agreement between Landlord and Tenant relieve a
Landlord of any responsibility under this Chapter or other Code,

C. Complaints, Every Landlord shall promptly address reasonable complaints and inquiries
from a Tenant and promptly resolve any conditions which exist on the Premises in viclation of

any Code.

D. Inspection Access Hours, Every Landlord ot Rental Contact shall permit inspections of any
Residential Rental Property by the Code Official at reasonable times upon reasonable notice.

F. Tenant Guidebook. The Bureau may require Landlords to provide a physicat and/or
electronic copy of a Tenant Guidebook, produced or endarsed by the Bureau, to any or all
Tenants.

T. Sclf-Help Evictions. No Landlord may undertake 2 self-help eviction of any Tenant contrary
to Pennsylvania Landlord Tenant Act, as may be amended,

G. Retaliation. No Landlord may retaliate against any Tenant for invoking their rights under this
Chapter or assisting with enforcement of this Chapter.

373-5 Tenant Responsibilities.

A. Garbage Removal. The Tenant shall dispose from his or her Residential Rental Unit all
rubbish, garbage, and ather waste in a clean and safe manmer, and separate and place for
collection all recyclable materials, in compliance with City’s Solid Waste Code and all
other applicable laws and regulations.

B. Rental Agreement, The Tenants shall comply with all lawful provisions of the rental
apreement entered into between Landlord and Tenants,

C. Damage. The Tenant shall not intentionalty cause, nor permit nor tolerate others to

intentionally cause, damage to the Premises. Such conduct which results in damages
exceeding $500.00 shali be considered a violation of this Chapter,
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D. Inspeetion of Premises. The Tenant shall permit inspections of the Premises by a Code
Official at reasonable times and upon reasonable notice.

373-G Rental License.

A. Rental License Required.

(1) ALandlord shall apply for and obtain a Rental License for each Residential
Rental Uit in each calendar year in which said unit is accupied for any part of
that year.

{2) Accordingly, a Landiord may not furnish or allow occupancy of a Residential
Rental Unit without a Rental License. During any period of noncompliance, no
Landlord may collect rents otherwise due for the rental of the Residential Rental
Unit, unless and until they shall have complied with this Chapter and been issued
a Restal License. Nothing herein shall be congtrued to prevent a Landiord, upon
receipt of the Rental Licenise, from receiving the equitable value of the occupancy
of the Resideniial Rental Unit from the earliest date of occupancy, but in no event
shall a Landiord recover in excess of the agreed rent in the form of late fees or
other penalties.

B. Application Timeline.

(1) ATLandlord shall apply by March 15 of a given year for every Residential Rental Unit
requiring renewal of the Rental License.

(2) A Landlord shail apply within 30 days of fiie commencement of any Tenancy for any
Residential Rental Unit not aiready operating under a valid, cwnrent Rental License,

¢3) For the calendar year 2023 enly, all Landlords must apply by March 15, 2023 for all
Residential Rental Units occupied at any time between January 1, 2023 and March
15, 2023, Paragraph (2} shatl begin to apply on March 16, 2023.

C, Rental License Information.
(1) Every Landlord shall submit to the Bureau a Rental License application, on a form to

be determined by the City that shall require at ieast the following information:
{a) Landiord name, address, email, and direct telephone number;
(b) The address of the Residential Rental Property;
(c) A listing of all Residential Rental Units within the Residential Rental

Property;

(d) Rental Contact name, address, email, and direct telephone number; and
(e) Name, address, email, and divect telephone number of any other Manager

(?) The Rental License information shall be verified and/or subject to the provisions of
Permsylvania Stamte, 18 Pa, C.8.A, §4904, relating to unsworn faisification to
authorities. .

D. Designation of Rental Contact,

1 Tental Contact Required. For each Residential Rental Unit, the Landlord shall
designate at least one adult natural person who shall serve as a Renta} Contact for the
unit.

(2) Lligibility. A Rental Contact may only be:
{a) the Landlord themself, if the Tandlosd’s primary residence is located within
the City or within a twenty (20) mite drive of the Residential Rental Unit;
(b) 2 designated Manager whose primary residence is located within the City or
within a twenty (20) mile drive of the Residential Rental Unit; or
(c) an officer, partner, or Beneficial Owner of a Landlord, as the case may be

" when such Landlord is an entity, whose primary residence is iocated within the

City or within a tweaty {20) mile drive of the Residential Rental Unit.

(3) Ageney. The Rental Contact shall be the agent of the Landlord for service of process
and receiving of notices and demands, as well as for performing the obligations of the
Tandlovd under this Chapter and under rental agreements with Tenants. However, in
10 case shall the Landlord be relieved of responsibility for compliance.
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{4) Emergency Contact. The Rental Contact shall be reachable by telephone by the City
24 hours a day, 7 days a week, as emergency situations require inumediate telephonic
and/or in—l')erso'n contact. The Landlord may supplement the Rental Contact’s
information with additional Rental Contacts’ information if needed to ensure 24/7
contact availability via telephone and to respond to the premises if necessary.

T. Rental License Fees. The fee for a Rental License shall he paid at the time of application
and shall be assessed for each building within a Residential Rental Property, based on the
number of Residential Rental Units requiring a Renta License at the time of application
contained in such building, as follows:

1-3 Units $45 per Residential Rental Unit
4-9 Units $150 fiat fee
10-19 Units $250 fiat fec
20-49 Units 4350 flat fee
504 Uniis $450 flat fee

¥, Outstanding Noncompliance. No Rental License shall be issued if:
(1) the Landlord has not paid any fines or costs arising from enforcement of this Chapter
or any Codes;
(2) any licensing or inspection fees under this Chapter are due and owing the City; or
(3) a Code violation remains unresolved at the time the Rental License application is
received by the City.

G. Rental License Disclosure to Tenants.

(1) On ar before the commencement of the Tenaney, the Landlotd shail provide to all Tenants
a copy of the current year’s Rental License; or

(2) ¥ the current yeat’s Rental License is obtained after the commencement of the Tenancy,
1he Landlord shall provide to all Tenants:
(a) & copy of the prior year’s Rental License, if applicable, on ot before the
commencement of the tenancy; and
(b) a copy of the current year’s Rental License within 10 catendar days of receiving such
license from the City.

. Changes in Rental License Information.

(1) The Landlord shail provide any change of any information contained in the Rental
License application to the Bureau and in writing within 10 calendar days of such change. Within
a reagonable time, the Bureau shall issue an updated Rental License under the provisions of this
Chapter.

(2) The Landlord shail provide to all Tenants whose Residential Rental Property is affected
by any change of information a copy of any updated Rental License within 10 calendar days of
receiving such license from the City.

(3) Any change in ownership of the Premises or of the number of Residential Rental Units on
the Premises shall be provided to the Bureau in writing within 10 calendar days of such change.

{4) Any change ol a Dwelling Unit from owner-occupied (whereby the owner resides on a
regular, permanent basis) o non-owner-occupied, thereby transforming the Dwelling Unit into a
Residential Rental Unit for purposes of this Chapter, shall be provided to the Bureau in writing
within 10 calendar days of such change.

v

1. Immediate Family Exception. Residential Rental Units occupied by immediate members of
the owner's family shall be exempt from: paying any Rental License Fee or Initial Regular
Inspection Fee. This exception only applies if not more than two unrelated individuals, in
addition to {he immediate members of the owner's family, ocoupy the Residential Rental Unit
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at any given time. The Code Official shall have the authority to determine whether this
exception applies in any given case.

373-7 Rental Tnspection,

A. Regular Health and Safety Tuspection, Every Residential Rental Unit shall be subjectfoa
Regutar Health and Safety Tnspection (“Regular Inspection™), no more frequently than every
3 years, by a City Code Official or other designated inspectos, unless the Responsible
Landiord Exception pursuant to 373-7(1) applies. The inspection shail include all Premises
that a Tenant is permitted to oceupy or traverse and may alse include the Premises generally.

B. Regular Inspection Scheduling. The Bureau shall provide reasonable notice to the Landlord
prior to intiating a Regular Inspection,

C. Regular Inspection Fees.

a. Initial Inspection Fees, The fee for a Regular Inspection shall be due by the time of
the Regular Tnspection and shall be agsessed for each building, based on the number
of Residential Rentat Units requiring a Rental License at the time of application
contained in sach building, as follows:

1-3 Units $50 per Residential Rental Unit
4-9 Units $200 flat fee
10-20 Units $250 flat fes
20+ Units $300 fiat fee

b. Reinspection Fees. The fee for a Reinspection to verify correction of any violations
shall be due by the tims of the Reinspection and shall be assessed for each Residential
Réental Units requiring reinspection, as follows:

First Reinspection: No charge

Any Further Reinspection: The amount of the Initial Inspection Fee as if the
bhuilding consisted only of thoss Residential Rental
{Inifs requiring Reinspection

D. Passing Regular Tuspection. Each Residential Rental Unit must pass Regular Inspection,
which shall be evidenced by the City providing an updated Rental License stating, at a mininwum,
the most recent date such unit passed Regular Inspestion and the date the Residential Rental Unit
shall be eligible for the next Repular nspection.

T, Formal Warning. Following each inspection for which one or more violations of this Chapter
exists, the Code Official shall issue a formal warning to the Landlord which incorporates the
confent of the Code Official’s report. The formal warning shall be considered moot when every
violation in the formal waming has been corsected, A Residential Rental Unit shall not be

considered (o have passed Regular Inspection while a formal warning is outstanding.

¥, Code Offictal Authority. Any Code Official is hercby designated as the official authorized to
oversee enforcement of this Chapter and may, at their discretion, take appropriate measures o
abase violations hereof, for and on behalf of the City. :

G. Ad Hoc Inspections.

{1) Nothing in this Chapter shall be construed as o limit the Code Official's authority to
conduct inspections of Premises, whether or not subject to the licensing and inspection
requirements of this Chapter, pursuant to any other ordinance or Code.

(2) Nothing in this Chapter shalt be construed as to limit the Code Official's authority to
conduct inspettions of Premises of a suspected Residential Rental Property, whether or nota
Rental License has been obtained for such property. '

(3) Nothing n this Chapter shall be construed as to limit or restrict the Code Official’s
anthority to conduct inspections related to a health or safety concern reported at any timeina
suspecied or actual Residential Rental Property.
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1. Responsible Landlord Exeeption, If ail Residential Rental Units of a Residential Rental
Property pass Regular Inspection unconditionaily upon Initial Tnspection, all such units, at the
discretion of the Buteau, need not be subject to their next Regular Inspection for 5 years,
notwithstanding the 3-year provision of Subscction A.

J. Search Warrant, Upon a showing of probable cause that a violation of this Chapter or any
other Code, the Code Official may apply to any court having jurisdiction in'the City of Scranion
for a search warrant to enfer and inspect a property that is confirmed to be or reasenably believed
to be a Residential Rental Property. ’

373-8 Licensing Sanctions.

A. Sanctions Permitted. After making a reasonable investigation, the Code Official may
initiate disciplinary action against a Landiord by issuing a Formal Warning or refusing to
renew, suspending, revoking, or refusing to issue the Landlord's Rental License for
violating any provision of this Chapter that imposes a duty upon the Landlord, including
furnishing or atlowing the occupancy of a Residential Rental Unit without a Rental
License.

B. Licensing Sanction Options.

(1) Non-Renewsl. The denial of the privilege to receive a renewed Rental License for
that Residential Rental Unit after expiration of a previous Rental License. The City
shall permit the Landlord to maintain Tenants in the Residential Rental Unit until the
end of the Rental License term but will not accept applications for license renewal or
authorize the renewal of a Rental License until any and al! violations of this Chapter
and/or any Formal Warnings are resolved.

(2) Suspension. The immediate loss of the license to rent 2 Residential Rental Unit for a
period of time set by the Code Official due to the failure of Lendlord to resolve all
violations set forth in a prier Formal Warning. Upon suspension, the Code Official
may deemn the property uninhabitable and may order the Residential Rental Unit be
vacated of all Tenants until the property is re-inspected and all health and safety
issues previously identified have been resolved.

(3) Revoeation. The immediate loss of the Resntal License for that Residential Rental
YInit for a period of time set by the Code Official due to:
(a) 3 or more violations of this Chapter within a consecutive 12-month period; or
(b) Some identifiable misrepresentation or material omission concerning the
conditions of the property or the fees required by this Chapter;

In cases where revocation is imposed, the Residential Rental Property in its
enfirety may be inefigible for a Rental License until the expiration of a time pezied not to
exceed 12 months shall have passed from the date ail ongoing violations of this Chapter
have been corrected

Upon revocation, the Code Enforcement Official may consider the property
upinhabitable, and ail Tenants may be vacafed until the time period set has expired, the
preperty is re-inspected, and all health and safety issuss previously identified have been
resolved.

(4) Reinstatement, A Rental License shal] be reinstated if the Landlord corrects the
reason for the revoeation of the Rental License, has paid the Rental License
Reinstatement Fee, which shall be equal to the Rental License Fee, and has satisfied
all ‘other reasonable requirements imposed by the Code Official.

{5) Refusal to Issue. In the case of a Tandiord who furnishes or allows the occupancy of
a Residential Rental Unif without a Rental License, the Code Official may refuse to
grant a Rental License or may take any other action pursuant to a Non-Renewal,
Suspension, or Revocation,
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C. Criteria for Applying Sanetions. The Code Official, when applying sanctions, shall
consider the following factors, as applicable, and render a decision based on the totality
of the circumstances:

{0 ihé effect of the violation on the health, safety, and welfare of the Tenants of
the Residential Rental Unit and other residents of the Residential Rental
Property;

(2) the effect of the violation en the nel ghborhood;

(3) whether the Landlord has prior violations of this Chapter or other Codes;

(4) whether the Landlord has received notices as provided for in this Chapter;

(5) whether the Landlord has previously been subject to sanctions under this
Chapter;

(6) the effect of sanctions against the Landlord on the Tenants;

{7 the action taken by the Landlord to remedy the violation and to prevent future
violations, including any written plan submitted by the Landlord,;

(8) the policies and rental agreement language employed by the Landloxd fo
manage the Residential Rental Unit to enzble the Landlord to comply with the
provisions of this Chapter; and

In addition to enforcing sanctions as set forth above, the Code Official may impose upon any
existing or subsequent License any reasonable conditions related to fulfilling the purposes of
this Chapter.

D. Grounds for Imposing Sanctions. Any of the following may subject a Landlord to

sanctions as provided for in this Chapter:

(1) violating any provisicn of this Chapier;

(2) faiting to abate a violation of this Chapter or any other Code within the
reasonable time directed by the Code Official;

(3) refusing to permit the Reguiar or Ad Hoc inspection of a Residential Rental
Unit by the Code Official as required by this Chapter; or

{4) making some identifiable misrepresentation or material omission in the
application for a Rental License, in the applieation for repewal of such, or in any
communication with the City or any Tenant concerning the conditions of the property.

J. Sanctions Procedure.

s Notification, After imposing a sanction authorized by this Chapter, the Cede Official
shall promptly notify the Landlord. Such notification shall be in writing, addressed to
the Landlord and any Rental Contact, and shall contain the following information:

* () The address of the Residential Rental Property in question and
identification of the particular Residential Rental Unit(s) affected;

{b) A description of the violatior. which has been found to exist;

(c) A statement that the Rental License has been, as the case may be,
subjected to & Formal Warning, suspended, revoked, or will not be renewed, In the
case of a suspension or revocation, the notice shail state the date upon which such
suspension or revocation will commence and the terms under which the

_suspension or revocation shall end, including its duration. In the case of a
nonrenewal, the notice shall state under which conditions renewal shall be
permitied; and

(d) A statement that any Landlord affected by the non-renewal,
suspension, or revecafion of a license, but who allows or furnishes the oceupancy
or continued occupaney of a Residential Reatal Unit during a period of non-
renewal, suspension, or revocation, shall be subject to the penalties set forth in
this Chapter and any other remedies available at law or equity.

(2) Delivery of Notification. All notifications required by this Chapter shall be
served upon the Landlord at the address and/or email stated on the most current License
application for the Residential Rental Unit, in accordance with the requirements of the
International Property Maintenance Code, as adopted by the City. Service shall be
deemed completed when deposited in a suitably-addressed envelope with the proper
amount of prepaid postage in a receptacie of the U nited States Postal Service designated
as a collection point for first class mail,

(3) Appeals.

TENANT PROTECTIONS | 28




() Any Landlord affected by the action, decision, notice, or order of the
Clode Official, except those matters that have become the subject of citations
submitted to a court of competent jurisdiction, shail have the right to appeal to the
Housihg Board of Appeals, provided that a written application for appeal is filed
within ten (10) calendar days from: the date the decision, action, notice, or order
was served. An application for appeal may be made when it is claimed that:

(3 the true intent of the Codes or rules legally adopted thereunder
have been incorrectly interpreted; and/or

(ii) the provisions of this code do not fully apply; and/or

(iii)the period of license sanctions was not appropriate.

(b} Each appeal must be accorpanied by a fee of $150, payable in
advance to the City of Scranton. This fee shall be refundable to the appellant if the
Housing Appeals Board reverses the action, decision, notice, or order of the Code
Official.

{c) Appeals from the Board can be taken within 30 days of the date of the
decision of the Board to the Court of Common Pleas of Lackawanna County. Said
appeal shall be limited to the Court reviewing the record made at the Board’s
hearing, and the scope of review shall be limited to whethet or not the Board
abused is diseretion in rendering ifs decision. The Board can only be reversed by
the Court of Common Pleas of Lackawanna County if it is determined by said
court that the Appeals Board had in fact abused its discretion. Appeals beyond the
Coust of Common Pleas of Lackawanna County shall be govemed by the
applicable rules and laws pertaining to the same.

373-0 Violations, Penalties, and Other Remedies

A. Penalties. Any Person who shall violate a provision of this Chapter or shall fail to
comply with any of the requirements hereof shall, upon conviction before a Magisterial
District Judge having competent jurisdiction in the City of Seranton, be liable to pay the
following penalties for each and every offense:

(1) Fiest Violation - A fine of no less than $100.00 and no more than $500.00, or
thirty days imprisonment, or both;

(2) Second Violation - A fine of ne less than $300.00 and no more than $750.00,
or sixty days imprisonment, or both;

{3) Third and Each Subsequent Violation - A fine of no less than $500 and no
more than $1,000.00, or ninety days imprisonment, or both.

Each day a Person violates any provision of this Chapter, including each day a
Landlord furnishes or allows the oceupaney of a Residential Rental Unit without a Rental
Ticense or without subjecting the unit to inspection as required by this Chapter, shail
constitute a separats offense.

B. Reccivership. In exigent circumstances, of in circumstances where actions consistent
with this Ordinance have failed to result in a rental properly being brought into
compliance, and where all other options contained in this Ordinance have been
exhausted, andfor where a large number of City residents may be impacted by the City’s
ursuit of closare of the property, the City may, in its discretion, pursus receivership of the
property and petition the Court of Common Pleas for the appointment of a receiver until
such issues have been fully resolved and the continued safety of the residents has been -
ensured.

C. Non-Exclusive Remedies. The penalty provisions of this Chapter and the Rental License
non-renewal, suspension, and revocation procedures provided in this Chapter shall be
independent, non-mutually exclusive separate remedies, all of which shall be available fo
the City as may be deemed appropriate for carrying out the purposes of this Chepter. The
remedies and procedures provided in this Chapter for violation hereof are not intended to
supplant or replace, 1o any degree, the remedies and procedures available to the City in
the case of a violation of any: other Code or ordinance of the City, whether or not such
other Code or ordinance is referenced in this Chapter and whether or not an ongoing
violation of such other Code or ordinance is cited as the underlying pround for a finding
of & violation of this Chapter. :

TENANT PROTECTIONS | 29




:
373-10 Tenant Right of Enforcement.

Any Tenant or group of Tenants may enforce compliance this Chaper with respect to any
violation affecting théir Residential Rental Unit(s) or Residential Rental Property through private
cause of action in the Magisterial District Court with competent jurisdiction.

473-11 Rental Identification.’

A. The City may cstablish and maintain a fist of potential Residential Rental Properties,
using any and all sources of data available to it and jegally allowable for such purpose,
including but not limited to property transaction records, licensing and permit
information, public advertisements for rental unifs, police and fire data, visual
jdentification, and third-party data providers.

B. The City may give notice to potential Landlords and/or potential Managers that the City
has identified such a potential Residential Rental Property owned or managed by them.
Potential Landlords and potential Managers may be required to respond to such notice
within a reasonable titne, as determined by the City.

. I{ Potential Landlord or Potential Manager does not, within such time, provide sufficient
evidence that the property in guestion is not a Residential Rental Property, and the City
has reasanabie belief that the property is in fact a Residential Rental Propesty, the City
may treal such property as a Residential Rental Property and enforce the pravisions of
this Chapier accordingly.

373.12 Miscellaneous Provisions.

A. Notices.
(1) For purposes of this Chapter, any notice required hereunder to be given to a Rental
Caontact shall be deemed as notice given to the Landiord.

(2) There shall be a rebuttable presumption that any notice required to be given to the
FLandlord under this Chapter shall have been received by such Landlord if the notice was
given to the Landlord in the matner provided by this Chapter.

(3) A claimed lack of knowiedge by the Landlosd of any violation hereunder cited shall
he no defense o License non-renewal, suspension, or revecation proceedings as long as all
notices prerequisite to institution of such proceedings have been given and deemed received
in accordance with the applicable provisions of this Chapter.

B. Landlords Severally Responsible. 1. If any Residentiai Rental Unit is owned by more
than one Person, in any form of joint Tenancy, as a partnership, or otherwige, each Person
shall be jointly and severally responsibie for the duties imposed under the terms of this
Chapter, and shall be severaily subject to prosecution for the viclation of this Chapter.

C. Transparency. The Burcan may make public information regarding the past and current
compliance ar noncompliance with this Chapter and/or other Codes of any Residential
Rental Property, Residential Rental Unit, Landlord, Manager, or Rental Contact, unless
such information is protected from publication by other law. The Buteau may male such
information available online in a searchable format.

Citations. A record of any unpaid eitations for property mainfenance vialations shall be
conclusive evidence of & violation of this Chapter.

=)

E. Other Remedies. This Chapter is not intended to, nor shall its effect be, to limit any
other enforcement remedies which may be available to the City against a Landlord,
Tenant, or guest thereof.

SECTION 1. If any section, clause, provision, or portion of this Ordinance shall be held invalid
or anconstitutional by any Court of competent jurisdiction, such decisions shal! not affect any
other section, clause, provision, or pertion of this Ordinance so long as it remaing legally
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i ) N
enforceable minus the invalid portion. The City reserves the right to amend this Ordinanee of any
portion thereof from time to time as it shall deem advisable in the best interest of the promaotion
of the purposes and intent of this Ordinance, and the effective administration thereof,
I

SECTION 2. This Ordinance shell become effective immediately upon approval,

SECTION 3. This Ordinance is enacted by the Council of the City of Seranton under the
authority of the Act of the Legislature, April 13, 1871, Act No, 62, known as the “Home Rule

Charter and Optional Plans Law”, and any other applicable law arising under the laws of the
State and Pennsylvania,

Passed by the Council
November 29, 2022
Recelving ha Affirmative votes of Councli Persons

KING, ROTHGHILD, DONAHIE

Negative_sSCRUSTER , MCANDEEY,

Presidant

Approved l\)‘ﬁo)'&o Ll

?@ /;m/ﬂ‘
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/" DEPARTMENT OF LICENSING, INSPECTIONS AND PERMITS
CITY HALL ® 340 NORTH WASHINGTON AVENUE ® SCRANTON, PENNSYLVANIA 18503 ® PHONE: 570-348-4193 @ FAX: 570-348-4171

Tenants' Bill of Rights

As a Renter in the City of Scranton, You Have Rights!

Apartment Conditions
The right to...
e An apartment that is safe, clean, and sanitary

e Adequate heating in the winter
o Utilities that work (including hot water)

e Live without leaky roofs, exposed wires, broken locks, unsafe stairs, or
insect/rodent infestations

e Request the City inspect your apartment for violations

Landlord Interactions
The right to...

e Reasonable prior notice before your landlord enters your apartment

e Pay the agreed-on rent during the entire term of your lease

e Receive either your entire security deposit back or a list of damages,
costs of repair, and any remainder within 30 days of moving out

e Receive formal notices and legal proceedings in a court before you
can be evicted

If you feel any of these rights are being violated, please contact your
landlord, the City of Scranton Code Enforcement department at 570-348-
4193, or North Penn Legal Services at 570-299-4100. You can also visit us
at Scrantonpa.gov/rental for any additional information.

Contact North Penn Legal Services Immediately If:
e Your landlord shut off your utilities during the eviction process
e You have been discriminated against or physically or verbally harassed
e Your landlord has locked you out of your apartment without a court order

TENANT PROTECTIONS | 32



WILLIAMSPORT SUN-GAZETTE

July 17, 2023 | Today's Paper | Submit News | Subscribe Today | Login

Rescue plan-funded land bank to
improve city’s economic outlook

Williamsport City Council approved on first reading Thursday designating the
Redevelopment Authority as a Land Bank Authority to improve economic conditions
and eliminate residential, commercial and industrial blight.

Under the state Legislature, the land bank authority has what’s called a “trump bid,”
which enables the city authority to purchase properties that are in tax default or
“underwater” as Mayor Derek Slaughter said.

The bid empowers the city Redevelopment Authority to acquire the property without
other bids so it can begin to address the ongoing problems of properties that are in a
perpetual cycle of disrepair and identify “slum lords” who allow these properties to
languish.

The land bank is another tool in the city’s tool pouch and can work in concert with the
Blighted Properties Review Board Committee by giving the city “teeth” both
legislatively and monetarily to go after these properties.

An example of the land bank working was given as Pittston, where Slaughter said he
met with Mayor Michael Lombardo.

A management agreement or memorandum of understanding between the city entities
would by the next step following the vote.

The intention is never to displace individuals but rather keep people in their homes,
Slaughter said.

Councilwoman Liz Miele noted it would be just as important to not only see that the
land bank is funded through the rescue plan funds but to ensure the land bank and its
acquisitions are implemented well and are advantageous to the city and its taxpayers.

The vote was unanimous by council.
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AN ORDINANCE

6“0

AN ORDINANCE AUTHORIZING THE DESIGNATION OF THE REDEVELOPMENT AUTHORITY OF THE CITY
OF WILIAMSPORT AS THE LAND BANK AUTHORITY

IT IS HEREBY ENACTED AND ORDAINED by the City of Williamsport as follows:

SECTION I: FINDINGS
The City of Williamsport finds and declares that:

A. Vacant, abandoned, and tax-delinquent properties adversely affect the economic and social
vitality of the City of Williamsport. :

B. Vacant, abandoned, and tax-delinquent properties impose significant costs on faxpayers,
neighborhoods and communities throughout the City of Williamsport by lowering property
values, increasing fire and police protection costs, decreasing tax revenues, and undermining
community cohesion.

C. There is an overriding public need to confront the problems caused by vacant, abandoned, and
tax-delinguent properties through the creation and utilization of tools to return these types of
properties into vibrant, revitalized places.

D. Land banks are cne of the tools that may use to facilitate the return of vacant abandonad, and
tax-delinquent preperties to productive use,

E. The General Assembly of the Commonwealth of Pennsylvania pursuant to Act 33 of 2018, P.L.
221 (June 19, 2018} granted land bank jurisdictions located with certain counties the authority
to designate a redevelopment authority created for the jurisdiction and operating under the
Urban Redevelopment Law, as a land bank for the jurisdiction.

F. The Redevelopment Authority of the City of Willlamsport as a land bank will confer on the
Redevelopment Authority of the City of Williamsport powers of a land bank.

G. The City of Williamsport will benefit from the designation of the Redevelopment Authority of
the City of Williamsport as a land bank.

TENANT PROTECTIONS | 34




CITY OF WILLIAMSPORT, PA

F1LE oF City CouncIL
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AN ORDINANCE

SECTION 2. PURPOSE AND AUTHORITY
A. It is the purpose of this Ordinance to designate the Redevelopment Authority of the City of

Williamsport to act as a land bank for the City of Williamsport pursuant to the authority grantad
under Act 33 of 2018, P.L. 221 (June 19, 2018) which amended the Pennsylvania Land Bank Law,
68 Pa. C.S. §82101-2120.

B. The City of Williamsport is designating the Redevelopment Authority of the City of Willlamsport
to act as a land bank in order to mitigate blight, encourage the redevelopment of vacant,
abandoned, and tax-delinquent properties, foster economic development of these properties,
and improve the quality of life of neighborhoods affected by these properties.

SECTION 3. DEFINITIONS
As used in the Ordinance, the following terms shall have the foliowing meanings:

A. “"Act 33 of 2018.” The act of June 19, 2018, P.L. 221, No. 33, codified at 68 Pa. C.5. § 2104(h).

B. “Authority.” The Redevelopment Authority of the City of Williamsport, a redevelopment
authority created for the City of Williamsport and operating under the act of May 24, 1945 (P.L.
961, No. 385), known as the Urban Redevelopment Law.

C. “Authority as Land Bank.” The Authority when acting as a land bank pursuant to the Land Bank
Law and this Ordinanca.

D. “Land Bank Activities.” Any and all activities, operations, actions and functions undertaken by
the Authority pursuant to the Land Bank Law and this Ordinance.

E. “land Bank Law.” The act of October 24, 2012, P.L. 1239, Ne. 153, codified at 68 Pa. C.S. §§
21C2-2120 and any amendments thereto.

F.  “Owner-Occupant.” A natural person with a legal or equitable ownership in the property which
was the primary residence of the person for at least three consecutive months at any point in
the year praceding the date of the'initial delinquency.

G. “Person.” A corporation, partnership, limited liability company, business trust, other association,
government entity (other than the Commonwealth of Pennsyivania), estate, trust or natural
person. '

H. “Policies.” The rules, policies and procedures adopted by the Authority pursuant to this
Ordinance and the Land Bank Law.

l. “Real Property.” Land and all structures and fixtures thereon and all estates and interests in
tand, including easements, covenants and leaseholder. :
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SECTION 4. DESIGNATION
The Authority is hereby designated as the land bank for the City of Williamsport pursuant to Act 33 of

2018 and § 2104{h}{1} of the Land Bank Law, 68 Pa. C.5. § 2104(h).

SECTION 5. POWERS OF AUTHORITY AS A LAND BANK
The Authority shall have all the powers conferred upon a land bank under the Land Bank Law, including

but not limited to § 2107.

SECTION 6. COMMUNITY REPRESENTATION ON BOARD OF THE AUTHORITY

Upon a vacancy or expiration of the term of an Authority’s board member occurring after designation of
the A-u'thority pursuant to this Ordinance, the City of Willlamsport shall appoint a replacement to the
Authority’s board to ensure that at least one voting board member (i) is a resident of the City of
Williamsport (if) is not a public official or municipal employee, and (iii} maintains membership with a
recognized civic organization within the jurisdiction of the City of Williamsport.

Any person may submit recommendations to the City of Williamsport concerning membership of the
Authority’s Board and appointments thereto by the City of Williamsport.

SECTION 7. ACTION TAKEN BY BOARD OF THE AUTHORITY
All action taken by the Beard of the Authority must be done in compliance with §2105(h) of the Land

Bank Law.

SECTION 8. ACQUISITION CF REAL PROPERTY

A. The Autherity as Land Bank shall hold titie in its own name to all Real Property it acquires.

8. The Authority as Land Bank may acquire Real Property by any legal means, on terms and
conditions and in a manner the Authority considers proper.

C. If the Authority as Land Bank acquires a residential property occupied by Owner-Occupants, it
shall be the Authority’s policy to show a preference for keeping the Owner-Occupants within
their homes.

D. The Authority as Land Bank shall acquire, hold and dispose of Real Property in accordance with
the Land Bank Law. .

E. Any person may submit recommendations to the Authority concerning Real Property that could
be acquired and the proposed uses for which such property could be redeveloped.
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SECTION 9. POLICIES
A. The Authority shall develop Policies which are consistent with the Land Bank Law and with this

Ordinance.

B. After the adoption of the Policies by the Authority, the Policies shalf be reviewed at least
annuaily by the Authority with the opportunity for public input and comment. The Policies shall
be published cn the Authority’s website.

C. The Policies adopted by the Authority shall include ethical standards, financial disclosure
standards and conflict of interest guidelines consistent with § 2115 of the Land Bank Law and all

other applicable state and local laws.

SECTION 10. FINANCIAL PROVISIONS
A. The Authority shall finance Land Bank Activities through any means authorized under the Land

Bank Law or any other applicabie law.

B. Finances of the Authority as Land Bank shall be retained and accounted for separately from
finances held for other Authority purposes and shall be subject to the annual auditing and
reporting requirements of § 2119 of the Land Bank Law.

Section 11. REVOCATION OF THE DESIGNATION
The designation of the Authority as Land Bank may be revoked in the same manner as the dlssolutlon of

a land bank under § 2114 of the Land Bank Law.

SECTION 12. FILING OF THE ORDINANCE
Upon adoption of this ordinance, the City of Williamspert shall file a copy of the Ordinance with the

Pennsylvania Department of State and provide a copy to the Pennsylvania Department of Community
and Economic Development.

SECTION 13. EFFECTIVE DATE
This ordinance shall be effective as of
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Enacted this 9th day of December 2021.
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syracuse.com

Syracuse lawmakers ban evictions by landlords
who snub city’s rental registry

Updated: Sep. 14, 2020, 1:35 p.m. | Published: Sep. 14, 2020, 1:31 p.m.

Syracuse city councilors today passed legislation to ban evictions by the
owners or one- or two-family rental properties that are not on the city's rental
registry. Rick Moriarty

=TI+ - By Tim Knauss | tknauss@syracuse.com

_—— - =

Syracuse, N.Y. — Syracuse city councilors today passed legislation to bar landlords from evicting tenants from

one- and two-family rental houses that are not on the city’s rental registry.

The measure passed unanimously. The ordinance is intended to give city officials more control over rental
properties so they can address code violations and safety hazards like peeling lead paint.

The city established the rental registry in 2007 to try to ensure the quality of one- and two-family rental
properties. But roughly 60% of the 9,000 properties that should be on the rental registry are not, city officials
say.

Under the ordinance co-sponsored by Councilor-at-Large Michael Greene and 4th District Councilor Latoya
Allen, landlords are prohibited from collecting rent if their units are not on the rental registry. As a practical
matter, that change would come into play during eviction proceedings.

The ordinance specifically prohibits the eviction of tenants who did not pay rent during any period when their
residence was not in compliance with the rental registry. It does not prevent landlords who join the registry
from going back to collect rent that went unpaid while the house was out of compliance. But the back rent
cannot be used to evict, even after the property is registered.

That will get landlords' attention and should encourage more participation in the rental registry, said tenant
advocate Mary Traynor, a lawyer at Legal Services of Central New York who sought the legislation. There are
thousands of evictions each year in Syracuse, she said.

The administration of Mayor Ben Walsh worked with councilors to develop the legislation, which Walsh will sign.

"Linking evictions and rent collection to compliance with the Rental Registry is another way we can improve
quality of life in the City of Syracuse," Walsh said in a news release. "More properties in the registry will make
our neighborhoods stronger and ensure better quality housing. | look forward to signing it."

The rental registry was established in 2007 and applies to all one- and two-family rentals in the city. (Owner-
occupied properties are exempt, as are larger apartment buildings which are monitored under other
regulations.) Owners must pay a $150 fee every three years (for each property) to maintain their rental registry
certificate.
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COMMITTEE SUBSTITUTE FOR RESOLUTION NO. 190934

Establishing a Tenants Bill of Rights in the City of Kansas City, Missouri.

WHEREAS, the nation’s housing crisis has reached emergency levels, in that, in
2019, a fulltime worker earning minimum wage cannot afford a two-bedroom apartment
in any U.S. county, more than half of all Americans spend over 30 percent of their
income on housing, only one in five households qualifying for federal housing assistance
receives it, leaving more people to rent from private landlords than ever before and under
these conditions, most people—especially low-income people and communities of
color—Ilive one emergency away froman eviction or homelessness; and

WHEREAS, like many other American cities, Kansas City is haunted by a history
of racial segregation, restrictive covenants, redlining, predatory lending, and
disinvestment; and

WHEREAS, 46 percent of Kansas City residents rent their homes, a historically
high rate, with 44% of the City’s renting households being “cost burdened,” meaning,
spending over 30 percent of their income on rent, such that tenants earning minimum
wage would have to work over 92 hours a week to afford an average two-bedroom
apartment; and

WHEREAS, on average, approximately 34 formal evictions were filed per
business day in Jackson County, Missouri in 2018, and those evictions were filed on the
basis of nonpayment of rent, a reflection of growing strains in the rental market; and

WHEREAS, tenants in Kansas City, as in many other communities, face
discrimination in the rental market on the basis of race, gender, sexuality, mental and
physical ability, immigration status, country of origin, and much more, and these factors
limit tenants’ ability to access and keep safe and truly affordable housing; and

WHEREAS, the intersecting and sometimes competing costs of housing and
health force an undue burden on our City’s poorest and most vulnerable tenants; and

WHEREAS, tenants who experience eviction, exhibit higher rates of depression,
anxiety, psychological distress, and physical health problems than others; and

WHEREAS, mold, lack of heat, inadequate ventilation, infestations, and lead are
just some threats to tenants’ health in substandard housing, often exacerbating chronic
illnesses such as asthma and lung disease; and

WHEREAS, the City Council believes that every person should have safe,
accessible, affordable home, and affirms, in partnership with grassroots tenant leadership
and housing providers, its active commitment to tenant and housing provider rights now
and in the future; NOW, THEREFORE,
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BE IT RESOLVED BY THE COUNCIL OF KANSAS CITY:

Section 1. The Council hereby establishes the Tenants Bill of Rights to read as
follows:

I. RIGHT TO SAFE AND ACCESSIBLE HOUSING

All residential rental property units must meet minimum health and safety standards of
basic utilities and facilities, ventilation and heating, safety from fire, and safe and sanitary
maintenance. (Section 34-830)

1. Rental property units must also maintain working amentities including but not
limited to water heating facilities, heating facilities, water and sewer lines,
plumbing and electrical fixtures, lighted common halls and stairways, and, if
provided, cooking equipment.

(Sections 56-186; 56-188; 56-189; 56-233; & 56-252)

2. It is illegal to discriminate against any person on the basis of disability. For
accessibility, reasonable modifications of premises must be allowed, as well as
accommodations in rules, policies, practices, or services. Design and construction
of covered multifamily dwellings for first occupancy must be accessible to and
usable by disabled persons.

(Section 38-105(d))

Il. FREEDOM FROM DISCRIMINATION AND RETALIATION

1. Federal and municipal law prohibits discrimination in rental of housing because
of race, color, national origin, religion, sex, familial status, disability, marital
status, sexual orientation, gender identity, being a victim of domestic violence,
sexual assault or stalking.

(Federal Fair Housing Act) (Section 38-105)

2. No person can retaliate against a tenant for complaining regarding a violation of
City Code. A person also cannot retaliate against a tenant or their dependent for
being the victim of domestic violence, sexual assault, or stalking. Increasing
charges, reducing services, passing any rental permit fees from the owner to the
tenant, evicting or threatening to evict the tenant, or otherwise harassing the
tenant in retaliation is prohibited.

(Sections 50-109; 48-51(g)(1); 34-848(c); & 38-111)

I1l. RIGHT TO FAIR COMPENSATION AND RESTORATIVE JUSTICE
1. No person can enter another person’s residence by force, with weapons, through

threats, by taking away property, or by breaking open doors or windows,
regardless of if anyone is inside or not. A landlord cannot evict or remove
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someone from the premises by force or threat. Those found guilty of doing so
must pay double the sum of the damages to the person whose home they entered.
(Sections 534.020 & 534.330, RSMo.)

2. If a landlord wrongfully withholds all or any portion of a security deposit, the
tenant may recover twice the amount wrongfully withheld.
(Section 535.300, RSMo.)

IV. RIGHT TO ORGANIZE AND BARGAIN

1. A landlord or its agent may not retaliate by increasing rent or decreasing services,
threatening to evict or evicting the tenant because the tenant has organized or
become a member of a tenants' union or similar organization.

(Section 50-109)

2. If there is a condition in a property that detrimentally affects its habitability,
sanitation, or security, violates a municipal housing or building code, and was not
caused by the tenant, the tenant may be able to deduct repair costs from their rent.
If the tenant has lived in the rental property for six consecutive months, paid all
rent and charges without any lease or house rule violations, and the landlord fails
to correct or provide a written statement disputing the necessity of the repair
within fourteen days, the tenant may submit an itemized statement with receipts to
the landlord and repair the condition. The cost of this repair can be deducted from
no more than a month’s rent, but up to either three-hundred dollars or half the
rent, whichever is more.

(Section 441.234 RSMo.)

Section 2. The Council supports the creation of legislation on the federal, state
and local level that is necessary to establish the following rights:

I. RIGHT TO SAFE, HEALTHY, ACCESSIBLE, AND TRULY AFFORDABLE
HOUSING

1. Safe, healthy, accessible, and truly affordable housing includes mandatory
disclosure fromthe landlord of past issues in rental units to prospective Tenants.

2. Tenants have the right to access estimates of utility costs. Tenants have the right
to disclosure of an estimate of common space utilities charged to the tenant.

3. Tenants have the right to housing that can be heated to a habitable temperature.

4. Tenants have the right to relocation assistance from the City in the event of a
forced move, like a displacement on the basis of uninhabitable conditions.
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Il. RIGHT TO PRIVACY AND SELF-DETERMINATION

1. The right to privacy and self-determination includes protecting the personal
security of tenants, including the right to notice for landlord entry. Landlords may
be refused entry to rental units if they do not give proper notice.

2. Tenants have the right to respectful communication with their landlord, and these
communications must be transparent, timely, and from the property owner or
manager.

I1l. RIGHT TO JUSTICE AND ACCESS TO FAIR, EQUITABLE TREATMENT
UNDER THE LAW

1. The right to justice and access to fair, equitable treatment under the law means
fair treatment regardless of ability to pay.

2. Tenants have freedom from unjust and unlawful evictions, and landlords may
only evict according to state law.

3. Tenants have the freedom to accessible knowledge and education of their rights as
renters. A Tenant Bill of Rights document must be available to tenants at the start
of tenancy.

Section 3. To fully guarantee these rights and protections, the Mayor and City
Council commit to passing legislation to establish an adequately-funded Division of
housing and community development in Kansas City. This Division will serve as a
permanent voice for residents within the City, and place leadership closer to communities
in the City.
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