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GOVERNMENT AFFAIRS SUMMARY OF 2012 

Plain and simple, the progress we made on our issues in 2012 is 
because of the strength of our Association.  There is a reason Associations 
engage in most of today’s lobbying. One person rarely makes a difference 
and legislators are much more inclined to listen to what an entire group has 
to say. There  is always strength in numbers.  

It’s  a lot like “counterpoint” in music- when a song has two distinct 
melodies that are sung or played at the same time.  They complement each 
other and create a richer musical experience.  There are famous examples 
of counterpoint in popular music, Broadway shows, classical, even jazz. 
Two distinct sounds come together and form something unique and 
compelling. Each melody may be strong in its own right, but not as 
interesting or as robust as when they are heard together. The whole thing 
is more memorable and, in politics,  more persuasive.   

For the best example of a persuasive, robust mix of several political 
voices, look no further than this Apartment  Association.  

It’s not that our members, and certainly not the Association  staff,  can 
carry a tune.    

It’s more that  our members, true professionals, unite under our 
Association banner to bring a unique harmony to their  work at advancing  
the apartment industry.  Different voices come together to form a stronger, 
more compelling voice.    

In 2012 the State House and Senate leadership stayed in Republican 
hands. Our industry has benefited from that party’s philosophy of fiscal 
conservancy, certainly. But our Association also has a reputation among 
Democrats as a formidable yet reasonable force to reckon with.  

We advanced our interests in issues including abandoned personal 
property, held harmful bills at bay, including one dealing with property tax 
assessments, and contributed our expertise  to countless discussions 
about  legislation and proposed rules. We are warming up for an encore in 
2013. But before our next appearance, your Association staff  wants to 
applaud your  inspiring voice.  

 
The following is a summary of the highlights of our 2012 performance. 
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STATE 

24- Hour Monitored Security: A bill to require monitored security in apartment 

buildings is considered every session. The typical proposal  would require 24 hour 

monitored security in and around apartment buildings with 26 or more units. The 2012 

version, HB 400, remained in committee.   State Representative Deluca (D- Allegheny) 

did the honors for the 2013 Session and introduced this ubiquitous bill on January 18, 

2013.  We’ll monitor the bill and work to see its chances for passage are anything but 

secure. Conservative estimates suggest installing 24 hour monitored security would 

cost several thousand dollars at the very least. The costs for monitoring would be 

prohibitive. Moreover, owners’ exposure to litigation would be intensified as residents 

develop a false sense of security and rely solely on property cameras for security.  

 

Abandoned Personal Property: SB 887 was signed in to law as Act 129  of 2012.  It 

creates responsibilities for  residents and owners when residents leave personal 

property behind after relinquishing the rental premises. Notice  to the resident and strict 

time frames for the resident’s reply and retrieval  are specified, as well as how long an 

owner must keep the property.  As with all legislation, no one is totally satisfied with the 

end result. Rental owners groups  are  watching for any unintended consequences 

and/or complications with trying to comply with the bill’s requirements. Proposals to 

amend the bill have already been introduced in the 2013 Session. Specifically,  the law 

should account for situations in which residents physically vacate and surrender the 

premises without notice or without providing a forwarding address.  

 

Bed Bugs:   Last Session’s  legislative treatment of the problem  was contained in 

committee. We are watching for a re-appearance of  a bill.  Any measure should have  

language that would require residents to immediately notify owners of a problem, hold 

them financially responsible if they do not report or do not fully cooperate in eradication 

procedures, and relieve owners from liability relating to an infestation. Additionally, any 

legislative effort must include  clear, reliable information about what it takes to control a 

problem, including the costs owners will face, which can be enormous.       

 

Blight and Land Banks:  Various bills that deal with blight littered the General 

Assembly landscape last session, and State Representative John Taylor’s ( R-

Philadelphia, Bucks)  bill No. 1682 was picked up as law. The Governor signed it as Act 

153 in October of 2012.  It allows  municipalities with more than 10,000 in population to 

enter in to intergovernmental cooperation agreements to create land banks, and 

provides  the structure they must take.  Land banks may design, develop, construct, 

demolish, renovate and otherwise improve real property. They can charge and collect 

rents, fees and other charges. They can acquire property through municipal transfer, 

purchase, lease purchase agreements or other means.  
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          The Apartment Association has supported the theory behind most efforts to 

control blight, since blighted properties have a severe negative impact on their 

communities- the very communities where our members’ properties are located.  

     No  measures to eliminate blight should encroach on the rights of responsible 

property owners. We have offered our expertise as a stakeholder and we closely watch 

any legislative effort dealing with blight.  For example in previous sessions we were 

instrumental in changing some of the language in the Neighborhood Blight Reclamation 

Act.  

     Looking to the 2013 Legislative Session, we will participate in the Senate Urban 

Affairs Blight  Task Force. The Task Force will continue to  study Pennsylvania’s 

complicated blight problem. Their goal is to see what has been working to eliminate 

blight and what additional measures must be developed.  

 

Carbon Monoxide Detectors: Several bills were considered in 2012, including Senator 

Pat Browne’s ( (R-Lehigh, Monroe, Northampton) SB 920. We actively lobbied to assure 

any bill dealing with these life-saving devices  preserve rental owners’ rights and place 

responsibility for the maintenance of alarms on residents. 

     We commended leaders of both the State House and Senate for offering leadership 

in advancing the cause of safety in Pennsylvania homes.   But we stressed the need for 

holding residents responsible for the maintenance of the CO alarms during their 

occupancies, and secured  changes in the language of the legislation. As a result the 

bills that were seriously considered required occupants to keep, maintain and replace 

alarms and batteries and notify owners in writing of any deficiencies in the alarms.     

    We also urged passage of language that would prohibit local governments from 

adopting requirements for the installation and maintenance of carbon monoxide alarms 

that are more stringent than the requirements contained in the state legislation. This 

would prevent an overly burdensome entanglement of regulations being unnecessarily 

imposed on rental owners trying to maintain properties throughout the Commonwealth.  

As the 2011 -12 session came to an end the major bills dealing with CO alarms 

remained in committee. We will continue our efforts this session when necessary.  

 

Death of a Tenant:   State Representative Saylor’s ( R-York) tenant death bill met an 

untimely end after passing the House and moving to the Senate in 2011. Association 

members will recall our successful efforts in 2011 when the language changes we 

suggested were implemented by the sponsors. That language was  only marginally 

tweaked during the bill’s travels through the State House. The State Senate Committee 

on Urban Affairs ultimately saw no reason to resurrect the idea. We will keep our vigil 

going for new efforts in 2013.        

      

 



5 AAGP Government Affairs Summary of 2012 

 

Domestic Violence:  The two companion bills introduced by State Senator Le Anna 

Washington (D-Philadelphia) saw little progress in 2012. But as  the number of cases of 

domestic violence continues to rise, it is likely jurisdictions all across the country will pay 

greater attention to the issue.  Legislative efforts typically include a process whereby 

victims of domestic violence can terminate a lease if they so choose. Alternately, victims 

would be protected from evictions because of their status or incidences of domestic 

violence.  

Philadelphia’s ordinance that protects victims of domestic violence prohibits 

landlords from terminating leases based on an incident of domestic violence and allows 

a victim to bifurcate or terminate a Philadelphia lease.   

We expect state advocates to resume their legislative efforts  in 2013.  

 

Early Lease Termination: State Representative Madeleine Dean (D-Montgomery) 

introduced a bill that would have required rental owners to terminate leases early if the 

resident must move to a health care facility such as a nursing home, or to a family 

member’s home for daily care.  The bill did not progress past the committee stage. But 

she plans to re-introduce it in 2013. We argued for language that would provide ample 

notice and protect the rental owner from fraud or abuse of the privilege.  

    State Representative Louise Bishop (D-Philadelphia) also introduced a bill dealing 

with lease termination, this time for terminal or mental illness. Her concept has been the 

subject of bills over the course of several sessions. They have also failed to progress 

beyond the committee stages.  

     Our lobbying efforts always include a sobering explanation of the financial burden 

these proposals place on the rental owner, their interference with a private contract and 

the very significant potential for abuse and fraud.  

 

Electronic Court Case Records Redact Street Addresses:  The Electronic Case 

Record Public Access Policy of the Pennsylvania Supreme Court directs Pennsylvania 

Courts, including Magisterial District Judges, to redact the street addresses of parties in 

civil cases from electronic court records. This includes residential landlord and tenant 

actions for recovery of possession.  The specific street address of a defendant in an 

evictions case is crucial to properly identify the particular defendant in a case. The 

current court policy prevents rental owners from making informed decisions about 

prospective renters, and impedes prospective renters from finding suitable rental 

housing in our Commonwealth.  We are working with other real estate stakeholders to 

secure changes in the Court rule. We submitted our arguments to the Administrative 

Office of the Pennsylvania Courts (AOPC) early  in 2012.  Specifically, we argued the 

entire street addresses of defendants in actions for recovery of possession must be 

included in all electronic records of the case.   

    Late in December, 2012 we received word that the PA Supreme Court refused to 

amend their policies to permit the release of street address in civil and landlord-tenant 
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cases. They did  approve the posting online of public web docket sheets concerning 

landlord-tenant and civil cases filed in the Magisterial District Court. According to the 

AOPC the web docket sheets will be available in early to mid-January, 2013, on the 

UJS website, www.pacourts.us . But the new public web docket sheet along with any 

information AOPC releases will not show a party’s street address.  

We will continue to consider the matter to determine the best next step for our 

members and coalition. The AOPC decision does very little to improve the cumbersome 

task of conducting proper searches for tenant screening purposes. It will still be 

extremely tedious to ascertain whether a correct match of records with resident 

applicants has been made.  

 

Electronic Recording of Deeds: Governor Corbett signed the Uniform Real Property 

Electronic Act (HB 970) in July, 2012. It provides for the validity of electronic 

documents, authorizes county recorders of deeds to receive electronic documents for 

recording real property, and establishes the Electronic Recording Commissions. State 

Representative Mark Longietti (D-Mercer) sponsored the bill so Pennsylvania  could 

establish uniform standards for electronic recording of real property documents in our 

brave new digital age.  

 

Evictions:  The 2011-2012 Session ended in Harrisburg with no resolution to the 

conflict between the mandates of the Landlord and Tenant Act and court rules regarding 

summons and service and for appeal by tenants to Common Pleas Court on evictions 

matters. 

     Several lawmakers renew their efforts to amend The Pennsylvania Landlord and 

Tenant Act regarding the evictions every session. Most bills that have been introduced 

would allow a rental owner to request a writ of possession immediately after the 

rendition of a judgment for possession, and require a magisterial district judge (MDJ) to 

issue the order for a writ of possession immediately following a rental owner’s request.  

The proposals also allow the time periods for the issuance of a writ of possession and a 

resident’s appeal of the judgment to run concurrently. The bills that would have 

achieved these reforms did not move out of committee in 2012. The sponsors and 

others have introduced legislation once again in 2013.  

 

Flood History Disclosure: Last session’s SB 148 would have amended the 

Pennsylvania Landlord and Tenant Act to require the disclosure of a property’s flood 

history to the lessees of single family residential real property. But it was not in the 

deluge of bills that poured out of the Senate Urban Affairs Committee before the 

session ended. We will continue to discourage such a measure should it be re-

introduced in 2013. Such a change in Pennsylvania law could lead to greater changes, 

perhaps expanding to multifamily in the future.  

 

http://www.pacourts.us/
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Immigration and Rental Housing:  The question of regulating rentals  to immigrants 

affects many Association members, as the issue cuts across socio-economic lines.  

    Hazelton Pennsylvania is a well know case of a municipality’s efforts to  regulate 

rental housing and employment of immigrants. Among other things, their ordinance 

penalized rental owners for knowingly renting to unauthorized immigrants.  But  the 

federal District Court for their area struck their efforts down. In  2010 Pennsylvania’s 

Federal Third Circuit Court of Appeals upheld the  District Court.  The Apartment 

Association is following  the case because of its impact on members’ employment 

practices and the possible liability it presented to those who rent to immigrants, legal or 

not.  

     The Hazelton case went to the United States Supreme Court. The “Supremes” 

ordered the Third Circuit to think the case through again in light of  what the Supreme 

Court had ruled about an immigration  law in Arizona. The Third Circuit heard additional 

oral arguments in the summer of 2012.  

     Our position on the matter is our members are providers of housing and should not 

be placed in the position of being held accountable for the immigration status of our 

residents. 

        Several state measures dealing with immigration were introduced in Pennsylvania 

last session, including:  Pennsylvania SB 947  which would have  prohibited  

employment of illegal immigrants. HB 1024 would have imposed sanctions and 

penalties on employers who engage in the unlawful employment of unauthorized 

immigrants. HB 858 would have prohibited  employment of illegal immigrants and 

required employers to participate in the federal  E-verify Program as a condition for 

Commonwealth contracts or grants and prohibiting business tax deductions for certain 

compensation. Most bills were re-introductions from previous legislative sessions, and 

given their continuing relevance are likely to be introduced again.  

     We are monitoring all immigration issues as they could pertain to employment or 

housing in the apartment industry.   

 

Medical Access to Rental Units: HB 979 failed to gain access to the full House and 

spent the entire 2011-12  term in committee. But  it will surely be re-introduced, along 

with efforts to require early termination of leases on the death of a tenant. A similar 

measure to require rental owners to grant access of rental units by authorized persons 

acting as agents to residents with certified illnesses will probably be re-introduced as 

well. Seems the list of excuses to require early lease termination is growing.  

Marcellus Shale: Land use, environmental concerns, a growing need for rental 

housing, fees and taxes are among the major issues surrounding the mining of the rich 

Marcellus Shale natural gas resource in Pennsylvania. The apartment industry cannot 

afford to ignore its  tremendous impact. The Commonwealth is trying to attract the major 
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industries that use and adapt the extracted gas.  We will follow and  keep members 

posted on the development of this very significant issue.  

Meth Labs: Identical bills were once again introduced in the State House and Senate to 

require disclosure of the presence meth labs at properties. Various sponsors have been 

trying for several GA sessions to pass such measures. We succeeded in convincing  

legislators to consider  the serious consequences such requirements  could present to 

rental owners. The proposals have come a long way from original bills of several terms 

ago, in which a lessor would have been required to disclose, forever, that a property 

had been used as a meth lab, even if the problem had been remediated.   The latest 

versions were not perfect but they at least allow for a process by which a property could 

be certified  as decontaminated. So far the respective GA committees have held on to 

the bills with no action.  Meth labs continue to be a problem and we are looking for 

these bills to be introduced once again.   

Mortgages and Foreclosures: State Representative Tina Davis (D-Bucks) plans to 

reintroduce HER Notice of Foreclosure bill, requiring landlords to provide a certified 

copy of foreclosure notices to all tenants  of a property under threat of foreclosure.  She 

is concerned about  rental residents losing their homes if the property is foreclosed.  

The fact is foreclosure rates in multifamily rental communities are very few, below one 

percent, which is a tenth of the delinquency/default rates plaguing single-family. 

Moreover, a foreclosure is similar to a sale. The lender typically takes over the property, 

as would a buyer. The new owner may bring in new management but they will continue 

all current leases until their termination date. Requiring foreclosure notices could unduly 

panic residents, when in actuality leases will be honored.  We will lobby  to assure rental 

owners are not unduly harmed.  

Rent Rebates: The long established state program for property tax and rent rebates 

offers assistance to low income seniors and adults with disabilities.  HB 415 would have 

prohibited residents from agreeing  to assign or pay any part of a rent rebate to the 

rental owner. Apparently some rental owners who provide housing to seniors and the 

disable require those who receive rent rebate checks share a portion (50 to 100%) of 

the rebate with the landlord per the signed rental agreement/lease. However it is not 

clear how widespread the practice had become. The bill came out of committee and 

was tabled in November, 2012. Rental owners would prefer to have  the option of 

requiring the assignment of rebates  if a resident is behind in the rent.  

 

Spot Appeals of Real Estate Assessments:  Association members have been hit 

hard with appeals of their property tax assessments, mostly by school boards. So we 

supported SB 1309 when it came along because  would at least have been a good start 

at fixing the problem.  The original bill would have prohibited  appeals of property 



9 AAGP Government Affairs Summary of 2012 

 

assessments on the sale of the property. But before it came out of the Senate Urban 

Affairs Committee, it had taken a very dangerous turn. The Committee  amended it  to 

allow taxing entities to appeal assessments on the sale of a property if the revenue they 

would realize from the appeal would be over $10,000. Such a threshold would be 

terrible for our members.  We immediately withdrew our support for the bill. But the full 

Senate approved the amended bill and sent it to the House.   We continued our talks 

with the bill’s sponsors and members of the House Committee on Finance as well as 

House leaders. We steadfastly opposed the mere notion of a threshold appeals amount  

because it would have effectively targeted apartment communities and other large 

properties.      

     The bill’s sponsors adopted  the threshold as a way to protect  single family 

homeowners and smaller properties from spot assessments. They had little concern for 

what the effect would be on larger properties and the precarious position the bill would 

create for rental owners all across the Commonwealth. No bill should become law 

unless it treats all tax payers uniformly. No law should  give one faction of tax payers 

protection from taxes by increasing  the tax burden on another faction of tax payers. 

   We vigorously lobbied against the amended   SB 1309, and  did not survive the 

legislative  session. But its sponsors are sure to take it up again. We agreed to work 

with them to find a way to pass a bill that protects not just some  but all property owners 

from unfair spot appeals.   

Testimony at Hearing about Landlords: In February we presented testimony at 

hearings of the Pennsylvania House Democratic Policy Committee on Absentee 

Landlords and Negligent Property Owners. We want to make sure they know the 

difference between the few bad apples and the responsible property managers who are 

members of our Association. Our members are not a part of the problem. But our high 

industry standards will allow us to help find real solutions the problems irresponsible 

rental owners cause. Those solutions must be crafted so as to not cause unnecessary 

problems for conscientious owners, or discourage responsible investors from creating 

much needed rental housing in Pennsylvania. No town can be strong without quality 

rental housing.  

Summit in Harrisburg: You have a terrific chance to tell our Harrisburg legislators 

about your industry and how their actions affect your properties and your 

residents.  join your fellow industry leaders on April 8 and 9, 2013 for our annual 

Harrisburg Capitol Conference. Watch for details.   
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LOCAL 

PHILADELPHIA: 

 

The New Lead Paint Disclosure Bill in Philadelphia is Now in Effect   

as of December 21, 2012:       

     We spent 2011 fighting the bill and securing some concessions in its onerous 

provisions. The law became effective in December, 2012. Philadelphia rental owners 

must provide new tenants of pre -1978 housing who have children age 6 and under with 

certification that the property is either lead free or lead safe. This is on top of all the 

other obligations imposed on owners by the incredible array of federal and local laws 

and regulations.   

    To be certified as lead safe owners must provide a certification prepared by a 

certified lead inspector stating the property is lead safe. The least problematic way of 

getting such a certification is to have an EPA Certified Dust Wipe Technician take a dust 

wipe sample and send it to a qualified lab for analysis. A certificate stating the property 

is lead safe must be given to the new tenant and a copy must be sent to the 

Philadelphia Health Department. A lead safe certification for the property is good for 24 

months.  

     To be certified as lead free owners must be able to certify the interior and exterior 

surfaces of a property do not contain any lead-based paint and the property contains no 

lead-contaminated soil or lead contaminated dust.  The certificate must be presented to 

the tenant and a copy to the city’s Health Department.   

     The Apartment Association has been offering classes for EPA Dust Wipe Technician 

Certification and will continue to do so. Several members have sent significant numbers 

of their staff to the training so the dust wipe sampling can be done in-house.  

     We are working with the Philadelphia Health Department and others to find ways to 

minimize the problems owners will surely face when trying to comply with this new law.  

   

Energy Benchmarking: Councilwoman Reynolds Brown brought benchmarking to 

Philadelphia’s commercial buildings. We are on the lookout for its expansion to 

residential properties. Benchmarking is the brainchild of the EPA who believes property 

owners will no thought  to their energy consumption unless federal and local regulation 

makes them pay attention.  Benchmarking is a process for following energy 

consumption and comparing that consumption with similar buildings.  

    The new Philadelphia benchmarking law covers commercial buildings with indoor 

floor space of 25,000 square feet or more, and all commercial portions of any mixed-use 

buildings where a total of at least 25,000 square feet of indoor floor space is devoted to 

any commercial use. Owners are required to file a Benchmarking Application with the 

EPA each year. Information about building energy usage, water usage and other 

building characteristics and attributes must be included. Tenants of commercial 

buildings whose utilities are separately metered are asked to provide any information 
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necessary for the owner to file the report. The Benchmarking concept is expected to 

grow in the coming years with the chance of similar mandates for residential properties.  

 

License Numbers in Advertising Repealed:  File this in the city’s “ok we gave it a 

shot” folder (that folder is thick for 2012- also see  the section on the repealed towing 

bill, below).  

     In 2007 Philadelphia City Council passed an ill-advised requirement to include 

Rental Housing License Numbers in all  advertising and correspondence pertaining to a 

rental property. The broad language meant any ad to rent the property, or any 

correspondence about the property would have to include the license number. For 

example, not just newspaper or internet ads for renting an apartment, but  work orders 

for maintenance staff, emails to contractors, emails to residents- any correspondence 

had to include the number. We testified against the bill during hearings.  

     City Council never did figure out  how to enforce the mandate or how it would  help 

with problem properties.  It ultimately proved useless and only stuck responsible, 

licensed property owners with  another wasteful bureaucratic obligation.  Late in 2012 

the city came to its senses, in part because of a lawsuit challenging the way the bill was 

passed,  and repealed the ordinance.   During our testimony in support of repealing the 

ordinance we did our best to avoid saying we told them so.  

 

Paid Sick Leave:   

In 2011 we joined Philadelphia’s business community and strongly opposed Bill No. 

080474 that required employers to provide paid sick time for employees working in the 

City of Philadelphia. The final version of the bill, No. 080474AA passed Council by a 

vote of 9 to 8. The mayor sensibly vetoed it. We spent 2012 watching for its re-

introduction. National organizations are stepping up their efforts to force employers of all 

sizes to provide sick leave- whatever their financial situation. We fully expected the 

effort in Philadelphia to escalate in 2012.We were off by just a couple of weeks. As we 

go to press, Councilman Greenlee was preparing  his bill for introduction on January 24, 

2013.    

 

Property Maintenance Code:  Councilman Henon spent much of 2012 advancing his 

efforts to repeal the City’s Property Maintenance Code and replace it with the 

International Property Maintenance Code. We have met with the Councilman to 

hammer out language in the Administrative and Property Maintenance Codes pertaining 

that will fairly protect rental residents and owners. We also testified at hearings about 

the ramifications awaiting the apartment industry, and its rental residents, when the 

International Code is adopted. 

      Among the improvements  our stakeholders group secured  in the proposed bills is  

a reduction in the proposed fees associated with rental licenses that the new code 

would impose. Early drafts of the  new Administrative code had set the license fee at 
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$75 for each dwelling with a maximum of $25,000. We kept it at $50 and $20,000, 

respectively.   

     Even with the adoption of the International Property Maintenance Code, their plan is 

to retain selected measures, including the new Lead Paint Disclosure Law (see above) 

and the Certificate of Rental Suitability requirement.  

     When enacted, the new code will place onerous hurdles in front of rental owners 

when securing or renewing rental licenses. No license would be issued or renewed for a 

property that has outstanding violation notices or unpaid fines that are of record for 

more than 75 days (we got them to increase that timeframe from 30 days).  

     We also secured a change in their original proposal about the information a rental  

owner must make public to residents. The original bill would have required the rental 

owner to include his or her home address and phone number in the contact information 

required for residents. 

      We will continue to work with Councilman Henon and his staff in 2013 to adopt 

realistic provisions in  his property maintenance code legislation.  

 

Problem Properties:  

     We were active on several fronts to advance the cause of responsible rental owners 

in Philadelphia.  

     Councilman Bobby Henon hit the ground running on taking office  to fulfill his 

campaign promise to do something about problem property owners, both rental and 

owner occupied.  A tragic warehouse fire early in 2012 intensified interest in assuring 

the safe maintenance of all properties. Councilman Henon has given us a seat at the 

stakeholder table and we’ve been in active talks with him about his proposals. He is 

interested in the perspective of responsible property managers and we are continuing to 

offer our insights as industry experts.  

     Along with his bill to re-vamp the Property Maintenance Code, Councilman Henon 

has introduced several measures to define “problem properties” and procedures for 

evicting problem residents. He also held hearings on the issue of negligent landlords. 

He subpoenaed a few rental owners (none of whom are Association members) to 

account for a myriad of code violations against their properties.  

     At times we must respond to unwarranted, negative press about our industry. In mid- 

2012 we answered  the ill-informed  musings of  a local newspaper columnist about 

rental owners. The columnist used a notorious bad apple to paint a very broad and very  

biased picture of the area’s apartment industry. We explained,  in simple to understand 

terms,  the basics of professional management practices typical of the vast majority of 

our area’s rental communities. We invited her to review our website, the videos from our 

2012 advocacy campaign aired on CBS Channel 3, and our Association’s extensive 

education curriculum. We also sent her a copy of our Renters Bill of Rights, which our 

members developed as the foundation of their philosophy of professionalism. We will 
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continue with our aggressive advocacy to assure our members are rightly set apart from 

the few irresponsible owners  who give the rest of us a tainted image in the public’s eye.  

 

Property Taxes and Actual Value Initiative: Through much of 2012 Philadelphia City 

Council grappled with proposed changes to the way property taxes are calculated. The 

City’s Actual Value Initiative was postponed until a thorough assessment of all 

properties in the City is complete. The City’s 2012 budget included increases in the Use 

and Occupancy Tax, among other taxes.  Many property owners will see a significant 

increase in their property taxes once the AVI is adopted. The goal is to assess all 

properties according to current market value.  City Council spent much of 2012 trying to 

carve out exemptions in order to soften the blow. Longtime residents at one address, 

seniors and other special groups were singled out for exemptions.  The problem of 

singling out groups as exceptions to tax increases is that other factions, such as rental 

owners,  are left with an even greater tax burden.  

 

Towing: During deliberations to change the towing ordinance that affects rental 

property parking lots we noted the old adage, “experience teaches only the teachable”. 

We all have thoughts on the learning curve for  Philadelphia’s Police Department and 

City Council. But at least there are times when they are willing to re-visit decisions and 

adjust their thinking.   

     Two long years after passing the ill-advised towing law that required private parking 

lot owners to get unauthorized cars ticketed before they can be lawfully towed, City 

Council gave the law a tune-up in 2012. The original towing requirement came about at 

the insistence of the police, who originally swore they could and would timely handle the 

expected large volume of requests for ticketing. No one could  put much credence in 

their claim-after all it is the  same department that once declared they would not be 

responding to requests for aide at fender benders because they don’t have adequate 

resources.    

     We encouraged our members to share their experiences and frustrations in trying to 

get cars timely ticketed before towing. We relayed their accounts to Council members. 

Our voice was one of many thunderous voices from the towing industry expressing their 

own frustration with the ticketing requirement. The police  finally admitted there was no 

way they were going to keep up with requests for ticketing unauthorized cars in parking 

lots.  

    Council passed the bill in December, 2012 and the Mayor signed it in to law on 

January 14, 2013.  Instead of getting the car ticketed before towing,  towing operators 

must now take digital photographs of the unauthorized vehicle, showing the license 

plate and the required posted warning signs in the parking lot. The new approach 

should be a big improvement. But we are still encouraging properties to share their 

stories.  
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Pennsylvania Municipalities:  

 

 “Three strikes” and “Scarlet L” ordinances:   

     The Borough of Norristown was one of the first local municipalities to institute a 

“three strikes you’re out” kind of requirement for rental owners. Their ordinance allows 

them to pull rental licenses if rental owners fail to begin eviction proceedings after 

residents are cited for disorderly conduct three times in one year. In 2012 the Borough 

removed the license removal portion of their ordinance after several groups raised due 

process concerns. They replaced the license removal provision with one that makes 

rental owners liable for fines if tenants are charged by police with disorderly conduct 

offenses, drug-related illegal activity, possession of illegal firearms, prostitution, or other 

similar offenses. Add this to the growing list of local ordinances imposing responsibility 

for resident behavior on rental owners.  

     It what we hope does not become a trend, in 2012 Pittsburgh City Councilman Bill 

Peduto proposed putting up signs in front of run-down buildings that list the owner’s 

name, address and phone number, as a measure to bring public pressure to bear on 

irresponsible owners. In Philadelphia, Councilman Henon has pursued similar measures 

and posted alleged irresponsible owners on his website. While the urge to publically call 

an irresponsible owner to task, we are concerned with due process and privacy (and 

thus safety)  issues.  

 

NATIONAL 

 

The Apartment Association of Greater Philadelphia  Won the 2012 NAA 

Paragon Award for Government Affairs! In 2011 we won concessions in our fight 

against  Philadelphia’s Lead Paint Disclosure Law. In 2012 we were awarded the 

Paragon Award for our efforts. We won the PARAGON because of our members’ 

lobbying  and the partnership we created with like-minded organizations. A great many 

of our members visited Council members, wrote letters and emails, made phone calls 

and attended meetings to oppose the bill. We also worked closely with our rental owner 

allies, HAPCO and GPAR, in a show of force to convince City Council we meant 

business. We  accomplished something that did not seem possible just a few years ago- 

we made City Council listen to landlords.  Our formidable alliance with area 

organizations will continue, and grow, to meet the challenges that surely lay ahead.  

 

Several issues on the national level are covered by NAA/NMHC lobbying. A few  

of the highlights follow:  

 

Access to Capital: 

     One of NAA’s top priorities  is to educate lawmakers about the importance of 

Government Sponsored Entities (GSE’s) to the multifamily industry. Fannie Mae and 
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Freddie Mac have huge problems, but none of them were created by their multifamily 

lending programs. The industry needs those programs to ensure sufficient capital for 

rental housing. They have made great strides and leaders from both parties have 

publicly acknowledged the importance of multifamily housing and the need for GSE 

financing. While a financing system dominated by private capital is best, an ongoing 

federal role is vital to make sure capital is available to multifamily in all markets at all 

times.  

     Secondary market and the Dodd-Frank Legislation- NAA is also fighting to ensure 

the secondary commercial mortgage market can provide the liquidity to refinance the 

approximately $30 to $45 billion maturing multifamily mortgages each year.  

 

Building Codes: NAA/NMHC protected the multifamily industry and  joined a coalition 

of groups that successfully prevented several onerous proposals from inclusion in the 

2015 version of the International Building Code (IBC).  

The IBC includes comprehensive requirements for building systems and structural 

design, but many of the issues of concern to apartments centered on fire safety and 

accessibility. The coalition successfully opposed efforts to require expensive firefighter 

breathing air replenishment systems in apartment buildings and proposals to require 

elevator lobbies in low-rise properties. Additionally, decisions related to podium 

construction, buildings with sprinkler systems, environmental measures were favorably 

settled with the needs of the multifamily industry in mind. There is still work to be done 

in areas such as accessibility.  

 

Taxes, including Carried Interest: proposals to change the treatment of carried 

interest could have a devastating effect on the real estate industry. Treating carried 

interest as regular income rather than capital gains would seriously limit a firm’ s ability 

to rehabilitate apartments. Fewer apartments and a more acute shortage of affordable 

housing would be the first and most serious casualties. 

 

Energy Incentives: The NAA will continue efforts to support the expansion of voluntary 

energy efficiency rating programs, as opposed to mandatory ones.  We need to gather 

sufficient reliable data about multifamily housing that is based on solid building valuation 

principles before supporting mandatory labeling requirements. But  we will continue to 

support  legislative initiatives to provide rebates, grants, low interest loans and 

incentives for multifamily buildings that retrofit buildings with energy efficient  

equipment and materials.  

 

Green Building Mandates: Multifamily green is very different than single family green, 

and NAA/NMHC continues its work  to develop federal policy that recognizes those 

differences. Building codes, policies promoting density, smart growth, and resource 

conservation along with smart property and maintenance practices are all a part of the 
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mix.  For example more than half of the energy used in apartments is not affected by 

the scope of building codes, so a code based approach to energy conservation would 

only force expensive upgrades, the costs of which would have to be passed on to 

residents, for little or no effect on the overall energy use in the community.  

 

Immigration: As discussed in the State portion of this summary, we are taking a hand 

in NAA’s efforts to monitor and influence the issue of immigration as it pertains to our 

industry. NAA filed a friend of the court brief in the latest round of the federal case that 

is dealing with the Hazelton immigration laws. Hazelton has attempted to prohibit 

employment and housing of illegal immigrants. We are awaiting the Circuit Court’s 

second ruling. The Circuit Court  was ordered by the US Supreme Court to reconsider 

the Hazelton case in light of immigration law the Supreme Court made in a case from 

Arizona.  

Lead Hazards:  

     The Centers For Disease Control announced in 2012 they are lowering the threshold 

of blood levels in children that is considered harmful.  According to the CDC, experts 

now use a reference level of 5 micrograms per deciliter to identify children with blood 

lead levels that are much higher than most children’s levels. This new level is based on 

the U.S. population of children ages 1 to 5 years who are in the highest 2.5% of children 

when tested for lead in their blood.   

 In other  news about lead hazards, the EPA stepped their issuance of fines for 

violations of lead paint Renovation, Repair and Paint (RRP)rules in 2012. For example a 

Maine remodeler was cited for failing to follow the RRP rules after his employees were 

recorded removing paint from a home with power tools without following the regulations. 

Window and siding companies were also cited for failing to follow the RRP rules during 

window replacement project in a residential home.  And other firms were cited for failing 

to provide the EPA “Renovate Right” booklet to owners prior to rehab work.  

 

Looking Ahead:  

 

OUR NEXT HARRISBURG CAPITOL VISIT IS APRIL 8 TO 9, 2013. Our state 

legislators are accessible and concerned about their constituents. But they can’t be 

expected to know the impact our industry has on their districts unless we tell them. Join 

us for this invaluable chance to get our message to those who make the decisions. 

Watch for details in your Government Affairs Updates.   

 

Watch for your PAC contribution request:  Our PAC fund is critical to our 

lobbying efforts – and our lobbying efforts are critical to every member’s bottom line.   

Harrisburg lawmakers have to deal with thousands of proposals for new laws each 

year.  We have to separate our issues from the crowd, and we do it  through our contact 
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with those lawmakers. The AAP PAC is a statewide fund dedicated to supporting 

candidates for Pennsylvania offices. Please help us grow this essential fund. Watch 

your mail for our PAC contribution request, and support our fundraising activities.  

 

Respectfully Submitted, 

Christine Young Gertz, Esq. 
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2012 Contributions to Candidates:  

 

Friends of Rich Alloway 

Kerry Benninghoff for State Rep. 

Friends of Brendan Boyle 

Friends of Blondell Reynolds Brown, Phila 

Citizens to Ellect Jim Brewster 

Friends of Darrell Clarke, Philadelphia 

Friends of Tom Corbett 

Friends of Jake Corman 

Friends of Tina Davis 

Friends of Madeleine Dean 

Citizens to Elect Brian Ellis 

Friends of Larry Farnese 

Friends of Frank Farry 

Green for Philadelphia 

Citizens for Greenleaf 

Friends of Kate Harper 

Sue Helm for State House 

House Democratic Campaign Committee 

House Republican Campaign Committee 

Citizens for Hughes 

Friends of Curtis Jones, Philadelphia 

Friends of Warren Kampf 

 

Citizens to Re-elect Shirley Kitchen 

Daylin Leach for State Senate 

Markoset for State Legislature Committee 

Friends of John McNally 

Friends of Nick Miccarrelli 

Friends of Brian O’Neill, Philadelphia 

Friends of Scott Petri 

Friends of Dominic Pileggi 

Citizens for Stan Saylor 

Friends of Joe Scarnati 

Citizens to Elect Mario Scavello 

Sims4PAPac 

Committee to Elect Tim Solobay 

Squilla for Council, Philadelphia 

Mike Sturla for State Representative 

Friends to Re-elect Christine Tartaglione 

Citizens to Re-elect John Taylor 

Friends of W. Curtis Thomas 

Michael Tobash for a Better 125th 

Mike Turzai Leadership Fund 

Williams for Senate 

Committee to Re-elect John Wozniak 

 

 

 

PAC Expenditures are based on the members’ Committee and Leadership roles or 

affiliation with industry issues.   

 

 

 

 


