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DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
Clarence J. Snuggs

Isiah Leggett
County Executive Director
MEMORANDUM
January 13, 2017
TO: Isiah Leggett, County Executive
FROM: Clarence J. Snuggs, Director : JC{C///

Department of Housing and Community Affairs

SUBJECT:  Report Required under Section 29-55 of the Montgomery County Code
Establishing a Plan of Action to Undertake Intensive Housing Code Enforcement

in Multifamily Buildings

Introduction

Bill 19-15 was signed into law on December 12, 2016. As per the requirements of the new
law, by July 1, 2019, the Department of Housing and Community Affairs (DHCA) must “inspect a
sample of each multifamily rental property for which a certificate of occupancy was issued before
January 1, 2015”. Furthermore, “the Director must provide to the Council, by January 15, 2017, a

plan to inspect rental housing that includes:

¢ A means of prioritizing inspections;
o Standardized inspections for all units; and
e An estimate of the cost for conducting the inspections”.

This document constitutes the Director’s report under the above provision of the law. In this
document, DHCA will explain our methodology for the above items, recognizing that this system
will be further developed and refined through regulation. Specifically, the Director of DHCA is
required to develop, through method (2) regulation, a system that classifies violations by types and
severity, and rates properties based on the severity and quantity of violations. In addition, DHCA
will define through regulation, the system to be used to charge landlords for subsequent inspections
when violations have not been corrected within the initial allotted timeframe.

Backeround

As of November 1, 2016, Montgomery County had 679 licensed multifamily rental
complexes within its jurisdiction which contain a total of 69,795 individual units. The Silver Spring
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sub-market alone contains 270 complexes with 34,374 units, almost half of the County’s total. Prior
to the enactment of Bill 19-15, DHCA was required to inspect a sample of units in every multi-
family rental complex over a three-year time period. With its existing staffing complement and work
load, this resulted in the physical inspection of between 5,500 to 6,000 units each year. DHCA will
inspect a 25 to 50 percent sample of units within each rental complex during the period leading up to
July 1, 2019. This process will allow DHCA to establish a baseline measurement of the condition of
each complex which will be used to determine how frequently that complex will be inspected moving
forward.

As per Bill 19-15, certain properties will be required to undergo annual 100 percent
inspections if DHCA finds that the property has violations of any applicable law, including:

e Rodent or insect infestation affecting 20 percent or more units in a building;

¢ Extensive and visible mold growth on interior walls or surfaces exposed to habitable
space; , :

e Windows that do not permit a safe means of secondary emergency egress;

e Pervasive and recurring water leaks that result in chronic dampness, mold growth, or
personal property damage in more than one unit; and,

e Lack of one or more working utilities that is not shut off due to tenant non-payment.

Standardized Inspections

DHCA'’s Code Enforcement Section conducts inspections of single-family, multifamily, and
condominium rental units to ensure safe and sanitary conditions. In Fiscal Year 2015, DHCA’s 22
Code Inspectors performed 24,254 inspections, managed 7,633 cases, recorded 17,394 violations,
and issued 1,439 citations. In order to achieve and maintain this level of activity, the Department has
focused on creating a redesigned Case Management System that improved internal efficiency, -
enhanced security, and provided management with quality actionable information and outcome
measurements. :

Mobile Device/Tablet Field Inspection Application

As part of this application’s design and use, the process of conducting individual property
inspections has effectively been standardized through the creation of drop-down lists that both guide
the inspector through the unit and allow the inspector to select the item inspected and the appropriate
'violation. DHCA continues to train inspectors on the new system, and the accompanying
standardized inspection protocol. An entire print-out of the various reports and fields exceeds 80
pages; however, please find attached printed samples of the forms and reports generated by the
application relating to smoke detectors and infestation (Attachment A).

Overall, because it automates many administrative tasks, the new case management system
allows inspectors to spend more time in the field, putting their time and expertise to better use. Code
Enforcement’s inspectors, supervisors, and managers use the efficient information system to support
all aspects of the section’s activities. Data quality has improved such that the system now feeds the
County’s Open Data portal (dataMontgomery) and provides accurate metrics to support management
decision making. The Case Management System, with its mobile interface accessed from tablets, is
proving to be an effective tool for field work. This tool will assist with data reporting and

transparency.
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Staff Training

In addition to the automated tools available to inspectors, DHCA will periodically hold
-refresher trainings for field inspectors on such topics as identifying the signs and causes of vermin
infestation, and identifying the signs and causes of mold growth. These trainings will reiterate and
reinforce the standard techniques and protocols to be used when conducting a home inspection to
ensure accuracy and consistency among different inspectors. In addition, these trainings will
reinforce the appropriate course of action to take and which agencies to notify when severe mold
growth is encountered (see below for more information).

Opportunity for Tenants to Report Issues

DHCA will continue to send individual postcards to each tenant in advance of a scheduled
“inspection. This postcard will include instructions to tenants on how to report issues in their unit to
DHCA before the physical inspection takes place. DHCA will then ensure that units with specific,
reported issues will be included in the 25 to 50 percent sample inspected. This will eliminate the fear
of retaliation associated with a tenant reporting an issue during an inspection and in front of a
representative of the landlord. )

The Estimated Cost and Timeline for Conducting These Inspections

As previously described, DHCA will initiate an inspection protocol to conduct inspections on
25 to 50 percent of units within each rental complex. It is estimated that this regime will result in the
annual inspection of approximately 11,500 units, a one hundred percent increase from the number
currently inspected. In order to achieve this increase, DHCA will hire nine (9) additional housing
code inspectors and five (5) additional support staff. DHCA is beginning this process of hiring the
field inspectors immediately, and hopes to have four of the nine new inspectors hired by June 30,

2017.
DHCA has previously provided information on the costs, both start-up costs, as well as

ongoing costs, to conduct increased inspections required under Bill 19-15. An updated summary of
this information, as well as the hiring timeframe to get this initiative up and running, is shown below.

Bill 19-15 - Projected Implementation Cost

Partial Year April 1,2017 - June 30, 2017

4 Housing Code Inspectors 96,182
Program Manager II (Supervisor) -
Tenant Outreach Coordinator 23,791
Program Specialist (Licensing) 21,987
Principal Administrative Aide -
IT Technician 21,425
Total DHCA 163,385

Motor Pool NDA - Vehicles (5) 162,700

TOTAL 326,085
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Annual Cost July 1, 2017 onward
9 Housing Code Inspectors 829,095
Program Manager II (Supervisor) 112,105
Tenant Outreach Coordinator ' 95,165
Program Specialist (Licensing) 87,947
Principal Administrative Aide 65,954
IT Technician : 83,181
Total DHCA 1,273,447
Motor Pool NDA - Vehicles (11) 364,060
TOTAL . 1,637,507

Proposed Methodology for Prioritizing Inspections

In phase one, DHCA will begin its focused inspections on complexes that have a small
number of units and that do not have an on-site management. These complexes will receive 100
percent inspections because DHCA has determined that these properties historically are in need of a
more intense oversight. In order to prioritize those properties that will get the earliest inspections,
DHCA proposes a two-prong methodology using a property’s geographic Jocation and certain
“indicators” related to a property’s characteristics and history of code violations.

Geographic Prioritization

In general, the oldest multifamily housing stock in Montgomery County is located within and
in close proximity to the beltway. A secondary concentration of older garden style apartments can be
found in the planned communities in the vicinity of Gaithersburg, such as Montgomery Village.
Therefore, during the first year, DHCA will concentrate on the Silver Spring, Takoma Park, Wheaton -
and Gaithersburg garden-style properties that are over 50 years old. Silver Spring has 270 licensed
propetties (185 are older than 50 years) with nearly 34,374 units. Outside the Takoma Park city
limits there are 199 properties with 1,541 units, 188 of which are older than 50 years. A list of the 50
oldest licensed apartment buildings in Montgomery County is included for informational purposes
only (Attachment B); other factors besides age will be used to rank apartments needing increased
inspections.

. In phase 2, inspections will expand out from the older properties to other areas and properties
in the County. By July 1, 2019, DHCA will have assigned each multifamily rental complex in the
County’s housing code enforcement jurisdiction a classification that will determine the future
inspection regime for that property.

Property Indicators

DHCA also proposes to use certain code enforcement data and building characteristics
(referred to as “indicators”) to focus on those buildings that might require closer scrutiny and/or
immediate attention, While some of these indicators, such as building size and age, do not
necessarily equate with maintenance or condition issues, their inclusion may be helpful as DHCA
prioritizes its inspection schedule over time. DHCA recognizes that these indicators will need to be
adjusted or fine-tuned over time. The current factors to be considered include: '
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e Number and type of code violations cited in previous inspection (based on the classification
system outlined below);
e Owner responsiveness and accuracy in correcting previous code violations;
o Number and type of housing code complaints in the previous three (3) years;
e Number and type of Office of Landlord Tenant Affairs (OLTA) complaints in the previous
three (3) years;
e Previously identified high level of deferred maintenance (as determined by previous
inspections);
Age of Building;
Number of Units/number of buildings;
Management Structure (on-site or off-site; self-managed or management company);
s Date of last comprehensive renovation/capital upgrade.

Categorizing Housing Code Violations by Degree of Seriousness

After each property is inspected, the violations identified will be categorized within the code
enforcement database to provide a more detailed report on the types and severity of violations found
during the inspection. Although DHCA is concerned about all code violations, for the purposes of
properly identifying and focusing those properties that will be designated for increased and more
intensive inspections, it is necessary to recognize that some types of violations have a greater
potential negative impact on the safety and quality of life of the tenants, and therefore, a greater need
to be addressed immediately.

For this reason, DHCA proposes to use the following classification system when analyzing
the violations found within each complex; DHCA’s database will be updated to assign the
appropriate classification as the violation is entered: :

Classification Types of Violations_
Immediate Life and Safety | Issues that present an imminent or immediate risk to tenants,
‘ including: Missing, disabled, or non-functioning smoke detectors;
broken entrance doors/locks; extensive and pervasive mold (see
below); high level of infestation; non-working utilities.
High Priority Issues requiring major repairs, such as: Interior door damage; major
wall repairs; mold (see below); overcrowding; infestation;
refrigerator not cooling; windows damage, missing address
indicators.
Medium Priority General maintenance issues such as: housekeeping; faucet leak and
other non-emergency plumbing repairs; minor wall/tile repairs; carpet
damage; refrigerator gaskets; HVAC filters; inadequate
cooling/heating.
Lower Priority Cosmetic issues such as: painting; general cleaning; repair
lights/globes; repair/replace blinds; replace toilet seat;
broken/damaged towel rack and/or toothbrush holder; re-glazing
bathtub; repairing grout/caulking.
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Mold Growth

For the purposes of conducting visual maintenance inspections and based on its historical
field inspections, DHCA has historically categorized mold growth in the following manner:

o Life/Safety = extensive and pervasive mold growth on interior surfaces that cannot be
. attributed to an isolated or short-term cause or event, and that has an immediate and
potentially detrimental effect on the health of the residents over a short time period; and
e High priority mold = mold growth over a smaller area that can be attributed to an immediate
cause or event, such as mold in conjunction with a water source (as in the kitchen or
bathroom) that can be cleaned or quickly corrected, and that does not have a detrimental
effect on residents’ health over a short time period.

Immediate Life and Safety Violations — Civil Citations

As per current procedures, when a life and safety violation that could result in condemnation
is found, an inspector issues an “Emergency Field Notice” that requires a landlord to correct the
violation immediately. If the landlord fails to correct the violation as directed, the inspector will
condemn the unit and issue a citation. For other violations, DHCA staff will provide a reasonable
time period to correct violations (30 days for smaller properties, and 60 days for large propetties).
Upon re-inspection, if the inspector determines that the landlord has failed to make substantial ‘
progress towards correcting the violations (or provide a reasonable correction schedule with signed
contracts for remaining violations), the inspector will issue civil citations.

Landlord and Tenant Education

This concerted inspection regime cannot succeed without engaging both landlords and
tenants in the process. DHCA’s implementation plan includes hiring a code enforcement outreach
and education specialist to assist in notifying both landlords and tenants regarding their respective
rights and responsibilities.

Landlords are clearly responsible for correcting all code violations in their properties.
However, it must be recognized that some housing code violations are due to normal wear and tear
on the unit, or through the negligence of the tenant. We propose to track information on types and
causes of violations so that we can properly direct targeted education and outreach activities to both

landlords and tenants.

For example, if a high number of violations are found in a complex related to tenant placing
aluminum foil around a smoke detector to dampen its sensitivity (or otherwise tampering with the
smoke detector in a unit), DHCA’s staff can initiate an education campaign in that complex
regarding fire safety and the need for functioning smoke detectors, and other methods for reducing
bothersome false alarms. Another example of a tenant caused violation is related to poor
housekeeping practices that can attract vermin. In these cases, DHCA staff can work with tenants
and landlords to foster better general housekeeping techniques.
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In cases of infestation, DHCA outreach staff can work with landlords to evaluate
extermination techniques that are used, and educate them on current best practices in extermination.
At the same time, the staff can work with tenants to educate them on how to avoid any actions that
might attract or foster the spread of vermin. These are just a few of the examples of how this
information can be helpful in DHCA’s housing code efforts.

Database Upgrades and Data Integrity

In order to implement this plan, the ongoing upgrades and enhancements to the Housing
Code Enforcement and Rental Licensing database will need to be “fast-tracked” to ensure that
DHCA has the tracking and analytic tools available to classify properties, track activities and prepare
the necessary management reports. To this end, DHCA will hire one additional full-time Information
Technology Specialist with the necessary database utility skills. This person will work intensely with
DHCA management and code staff leading up to July 1, 2017, start date to ensure that the database
provides the tools necessaryto manage this undertaking, as well as after this date to track activities.

Reporting

DHCA is required to submit an annual report to the County Executive and County Council
each September 1st on a variety of factors related to the preceding year’s housing code enforcement
activities, such as violations, corrective actions taken, etc. With the above improvements in the
housing code enforcement database, DHCA will be better able to produce statistics and reports. For
this reason, DHCA hopes to develop more frequent reports in order to keep the Executive and
Council apprised of its ongoing activities (perhaps quarterly or every six months). DHCA will
continue to explore options for making this information more accessible on its website.

CJS/cja
Attachments

cc: Bonnic Kirkland
Assistant Chief Administrative Officer

S:\Files\recurring\Community\Anderson\Code Enforcement\Bill £9-15 implementation\FINAL Focused Code Plan for January 15 to CE
2017.docx )




ATTACHMENT A:

Below is a snapshot from DHCA’s Code Enforcement iPad application. As the inspector enters
the data in the field, it is simultaneously entered in to the database. The screenshot below indicates a
few selections that staff can make when conducting an inspection and noting violations. The example
below shows a smoke detector violation where an inspector would select and determine what actions
are required to correct this violation i.e. general conditions, repair/replace or secure/mount

When Infestation is selected, one can select from the categories such as bedbugs, other,
rats/mouse, roaches. As you can see from the screenshot below, Infestation, Roach,
Exterminate/Eliminate was selected and will be cited to correct. The inspectors also have the ability to
enter a note to be more specific for each violation noted once a selection from the dropdowns has been

made.
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Example — Smoke Detectors:

w to see Actions | Conditions
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3. Repairfreplace or N
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Example — Infestation:

HVAC

Infestation

to see Actions | Conditions

Bed Bugs
Qpfions - - ' Other
g Rai/Mause

1 1. [nfestation - ] "

2. Roach ‘ ) » Roach
1 3. Exterminaie j _ ]
, . Actiohs

e Exterrninate/ Eliminate

Landing




ze6T € -£0892160¢ AYVd YINOMNVL AV DI9INNIN $08 708 ‘@nusny Jagauud) | €TTTY
[4A3:) € 0160C DNIYdS HIATIS AV YIAVHL TTS 118 ‘enuaAy JsAeyL | T66/T
ce6T 14 2160¢C Advd YINOIVL AV 4IMNMOT LTS LT¥8 ‘BNUBAY JOMO|] | SOSLT
€61 ¥ 0160T ONIddS HIATIS IAVY YIAVHL 608 608 ‘@nuany Jakeyl | 9Sy/T
e6T ¥ 01607 DNIYdS H3ATS JAV VIHd13AVIHd LT8 LT8 ‘@nuany elydjape|iud | 0LELT
[A) 4 ¢160¢C HVd YINOXVL JAVY AOOMITTdVYIN 908 908 ‘enuany poomajdely | ZZELT
TE6T € ZT60¢ Advd YINOIVL IAVY HIMOT4 €158 €TS8 ‘ONUSBAY JOMO[H | TLS8T
TE6T S 160¢C AYVYd VINONVL AV ¥IAMOTd 9198 ST98 ‘@nuaAy JaMO|] | €96/T
TE6T € 0T60¢ DNIYS HIATIS AV DNIYdS H3IATIS T9L T9£ ‘Snudany Sunds JaA[IS | #8Z/T
0g6T 14 160¢ AHVd VINOIVL AV HIMOTd L18L L8/ ‘@nuaAy Jamo[d | TOSLT
6¢6T T 9630¢ NOLODNISNIN 1S NIAdINVH TO6€ TO6€ ‘199415 uspdwey | T9509
6261 14 ¥180¢ vds3HL13g AV NISNODSIM LbEL LYEL ‘ONUSAY UISUOISIM | ¥SSLT
£261 € 0T60¢ ONIYdS YIATIS 1S INV4INO9 828 878 ‘193415 ejluog | €7E/T
9z6T 4 [4%50r4 AdVd VINONVL 1S 123dS0dd 606 606 192415 10adsoud | £ZESS
96T T 1602 A4vd YINOIV L AV HIMOT4 STC8 STC8 ‘@nudAY JaMO] | €FE0S
4 4 T160¢C AdVYd VINOMIVL 1S 133dS0ud L06 L06 19915 0adsold | £9¥05
€¢6T 14 0T60¢ DNIYdS W3NS IS ATISVI TEL T€/ 199435 A3jse] | 6TOST
€¢6T 9 2160¢ MHVYd YINOXVYL IAY HIMOTH €0€8 €0E8 ‘ONUBAY JOMOJ4 | ZTS/T
[44:) T 0160C DNIHdS H3ATIS AV HIAVHL 9% L 9¥L ‘enuany Jsheyl | Z///Y
et T 0160¢ DNIYdS YIAUS AV DNIYdS Y3AATIS 9672 GG/ ‘@nusAy Buuds JBAIS | OEE0Y
T¢6T € 0160¢ ONIYdS HIAUS JAV HIAVHL 018 0T8 ‘@nuany JoAeyl | 80S/T
T¢6T 14 2160¢C JHVd VINONVYL IAY AOOMNIIYD 80¢8 8078 ‘@nuaAy poomusaln | THELT
0¢6T ¥ ££80¢T OYNGSHIHLIVD AV TVELINID TOE TOE ‘SnuaAy [eaaua) | L0SLT
8161 T ST80¢ ASYHD AAJHD aAld AT1avyd eeLp aseyd AndYD JO pieasnog | €4¥/T
L16T C 0160¢ ONIYdS ¥3ATS JAV HIAVHL 808 808 ‘@nuany JaAey] | 908/T
006T T 2/80¢ SNOSYINVA Y HOYNHD YAs3HL3g 0TCOT TT-0TCOT ‘PEOY Y2inyD epsaylag | T6V/T
006T C 8980¢ ATNAYIONICS ay ITTAYIONAIS 5TCC peoy a||iMeouads GTZZ | ZT9ET
}ing uno) diz J 5 Te) SS9JppY 199115 awepN Ajlunwiwo) Joquunp
me> Hun CLiitcely]

ATUNGS AISWOBIUOIN Ul SSUIp[INg JUsWiedy pasuaol 15ePI0 05 9L — 8 ININHOVILY



9¢6T 9 ¢T60¢C AdVd VINOIVL AAY AOOMN3IIUD 0TC8 0TZ8 ‘@nuany poomuaald | v//T
9e6T [43) ¢160T AHVd VINOIVL JAV NYILSVI T2/LL ded J1ejg | 90LLT
g9¢e6T 9 €160t AHVd VINOIVL JAVY JOOMN3ITYD ST8L ST8. ‘anuaAy poomusaln | €69/T
9¢e6T € ¢160¢ Advd VINONVL AV D3I9INNIN 006 006 ‘nuany daqauua) | €29/1
g¢el [4 ¢180¢ OHDO3I N31D Y10 HVYSSYA € € ‘8jodID Jessep | 6T9/T
9€6T ot 9680¢C NOLDNISNIN 1S 1135MV4 9T+0T . uswuedy BLOWIA | 695/T
gtel 0T ¢160T AHVd VINOMVL JAVY HIMOT4 0S8 £0S8 7@ S0S8 ‘@nuaAy Jamojd | 9vS/T
gge6t € ¢T60¢C AHVd VINOMIVL AV 4IMOTd 6098 ‘ 6098 ‘@NUBAY JaMOJS | S/LY/LT
ge6l 9 21602 AdVd VINONVL AV 4IMO1d 5098 £098 ®'S098 ‘OnuaAy JamOld | 0LYLT
9¢6T Tv 0T60C DNIddS H3ATIS JAV NY31SVa €09L sjuawedy SNUDAY UJdlse] | pEY/T
9¢61 S Z160¢C AHVd VINOXVL IAV 4IMOT4 6T98 6T98 ‘ONUBAY JOMO|4 | EEFLT
SE6T € ¢160¢ JHYd VINOMVL AV ANVTYVYD 8008 8008 ‘enusAy puellen | 86985
qE6T 14 ST80¢ ASVHI AAJHD 1S FHOWHLYYLS 6€0L T# sjuswpedy ssowylens | TSTST
ge6l 9 160¢C dvd VINOIVL IAV 4AMOTd €TV3 €TY8 ‘@nuaAy Jemo|4 | 8ET]T
GE6T g ¢160¢ AHVd VINONVL JAV HIMOTd £798 LT98 ‘@NUBAY JSMO[] | 6ZHLT
SE6T 1 ¢160¢C AYVd VINOXVL AV ¥3IMOTd T0S8 T0S8 ‘@nusAY J3MOl4 | 6569T
E6T € ¢160¢ MHVd VINOXVL 3AV H3INOQ 70T YOv ‘enusay Jswoq | 82zS9
E6T € ¢T607 A¥Vd VINOIVL AMIId HONVYYE DNO19T6L 9T6L ‘Aemdiled Youelq SuoT | S61/T
€e6T T ¢160T AYVd VINOIVL 1S NI3LSTOH €06£ €06. ‘198415 UIS1S|OH | 0ZO8T
€e6t [4 CT60¢ AdvVd VINOXVL IAY HIMOTd TTY8 TI¥8 ‘@nuany Jamol4 | 8TOST
€e6T T ¢160¢ AdVd VINOIVL IAV ANVTHVYD ¥T18L ¥i8L ~m::.w>< puelen | LT//T
EE6T € 9180¢ Vvas3iHL3g Hd 35AIY 99¢€9 0/E9 PUVY 89€9 ‘99€9 ‘OAUQ 93pIY | LTSLT
€e6l 14 ¢1602 AV D39INN3X 908 908 ‘enusAy daqauua) | 8SY/T

AHVd VINOXIVL

Aunon EwEomEo_z ur ssuip[ing justwpedy pasuadl] 3S3p[0 06 94l — g INJWNHIVLLY




