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Presenter
Presentation Notes
Greensboro Housing Coalition is the advocate for safe and affordable housing in Greensboro NC.  A city council member wants to emphasize the green in Greensboro, saying that when he drives through other cities with substandard housing, they think: “This place needs a RUCO”.  

RUCO is Greensboro’s proactive systematic inspection program that awards a Rental Unit Certificate of Occupancy (RUCO) to rental properties that pass minimum housing standard inspections.  Starting January 1 of this year, it is illegal to rent a unit in the Greensboro city limits that does not have a RUCO.  


Reducing substandard housing

32,604 RUCOQO’s issued since January 1, 2004

744 units currently substandard, down from 2156 in
2003
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City inspectors were not tracking data about compliance with their code enforcement orders, so in 2002 I requested a login to their database to be able to analyze raw data and report progress on reducing violations.  During the five year phase-in period for RUCO, over 32,000 rental units were awarded certificates and we have a huge decrease in substandard units. The advantage of RUCO is that proactive inspections looks at thousands of housing units that would not otherwise have been noticed, awarding of “gold stars” for good behavior, and the threat of fines for bad behavior. 


‘ Getting the RUCO ordinance
approved by City Council
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We did not always have the enthusiastic backing of council.  In fact, for decades the community “decision-makers” said that Greensboro had no housing problems; those living or working in substandard housing thought we had no solutions. City and county departments did not cooperate with each other; landlords and tenants blamed each other, and health providers saw no connection with housing. Inspections were complaint-driven and sporadic; some tenants were afraid to complain and, when they did call, inspectors had few tools to enforce compliance except for threatening to demolish the property. In 2002 Greensboro Housing Coalition made a major presentation to city council who told Butch Simmons, inspections director, to find a new way; he finally proposed RUCO.  Despite vigorous opposition from organized rental property owners, GHC and our allies in the Greensboro Neighborhood Congress persuaded city council to vote unanimously for the RUCO ordinance.


Using the RUCO
ordinance as a
catalyst for
change
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Thursday, September 28, 2006

Greensboro, North Carolina

TOP 10 NOT UP TO CODE

Here are the top three corporate

or family businesses with the
most units having current city
of Greenshoro housing code
violations. Violations include
avariety of problems with

plumbing, electricity and heating

and are outlined in an national
code book the city uses,
The rest of the top 10, A4

www.news-record.com =—

#1: 63 VIOLATIONS

Owners: ARCO, Agapion
family haldings managed
by ARCO

Where: Mast on Cedar Street,
Summit Avenue or Oak
Street.

4 Aholein the roof is
dearly visible from the road
at these apartments in

the 3100 block of Summit
Avenue, owned by Agapion
properties,

Housing group tallies
companies’ violations

#2: 51 VIOLATIONS

Owners: Alliance Management
[principal/president Rick
L. Hopkins) and Shannon
Enterprises of the Southeast
[agent Rick L. Hopkins,
president L. Worth Holleman
Jr, manager Len White)

Where: Most on Apache Street,
English Street or Holden Road,

» Frances Fields said there are
chronic leaks in her bathroom
at South Pointe Apartments off
Holden Road.

PHOTES BY K. SCOTT HOFFMANN Mews & Record

#3:15

VIOLATIONS
QOwners: Alstan &
Alston and St. James
Homes, managed by
Melvin “Skip” Alston
Where: Most on
Eugene Street,

< Alcohol bottles
are scattered outside
these apartments
off English Street

in Greensboro on
Wednesday. These
apartments, owned
Iy Alston and Alston,
are listed among
the properties with
the most housing
code violations in
Greenshora,

Coalition bus tour to visit
the homes, talk to tenants

By MARGARET MOFFETT Banks
Staff Writer

GREENSBORD — The cabi-
net under Frances Fields’
bathroom sink is rotting.
And the ceiling tiles in her
hall droap.

Worst of all, there's stand-
ing water inside her dish-
washer. The water hasn't
drained since she started
renting the two-bedroom,
two-bathroom ap in

March.

She expected better
when she moved here from
Fayenteville.

“These were the first
apartments I got when I
came here, and I was very
disappointed,” Fields said.

Fields lives in South
Pointe Apartments, a com-
plex at South Holden and
‘West Vandalia roads. Its
owner, Shannon Enterprises

See Housing, Page A4
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Then Greensboro Housing Coalition staff turned our attention to raising community awareness of RUCO so that landlords—and tenants—would know they needed to get their rental units ready for inspection.  In fall 2004 we took 84 community leaders on a bus tour to meet some of the people living in dangerous housing conditions; Sherrie McWhorter, a professional video documentary maker, signed up for the tour and created a video.  Since then, our annual bus tours (with videos) have demonstrated the reduction in substandard housing through effective enforcement and repair programs.  For the 2006 bus tour we published the names of the ten property owners with the largest number of code violation cases.  Landlord #1 is a family business with a 50 year history of owning substandard housing, despite multiple lawsuits, city demolition of several properties, and frequent media coverage and lawsuits.  Since we  named the top ten, the family has repaired more than half of its substandard rental properties to meet standards and get RUCOs—and they now publicly support the RUCO ordinance. They have also enrolled some apartment buildings in the Integrated Pest Management study we are doing with AFHH.  Landlord #2 is a corporation with large multifamily holdings. A major lawsuit later, the company is maintaining apartments marginally better but we are still organizing groups of their tenants. Landlord #3 is an elected official who manages project-based subsidized housing; after public exposure, he sold several of the properties he personally owned and the new owners have rehabbed them to be decent housing.  Most of the other owners on the top ten list now have RUCO’s or have sold properties. 




Expanding the Healthy Homes
Greensboro Initiative

\ \ Home Visitors (RN, - Look for homes with health
Social Workers) issues and refer to HHS

- Assess, educate, connect to
\ \ Healthy Home

o services, advocate
Specialist _
- Refer to RUCO inspector

|

. : - Make repairs according to current
Green “green” practices

Contractors . -
- Provide job training & expand resources
- Verification of repairs, effect on health and
Follow-Up utility bills
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RUCO alone is not a magic bullet; it is an essential part of Greensboro’s overall healthy homes collaborative that set the goal of eliminating substandard housing. Our ever-expanding collaboration is forming a systematic approach to improving health and conserving energy through holistic green and healthy repairs.  1) Paula Cox of Guilford County Public Health, an NCHH-trained Healthy Homes Specialist, is training nurses and social workers to identify unsafe conditions while doing their home visits and to refer families to Healthy Homes Specialists. 2) We then do comprehensive housing assessments, educate residents about what they can do to reduce health risks, connect homeowners to repair programs, and help tenants communicate with landlords about repair needs. We tell landlords about repair incentives and green contractors—but also make complaints to code enforcement, if necessary. 3) Home repair programs and contractors will do the work holistically, using Lead Safe Work Practices, Integrated Pest Management (IPM), energy efficiency, and other green/healthy work practices. In keeping with this Policy Summit’s emphasis on holistic and comprehensive strategies to break down barriers among housing, health, and conservation programs, we are partnering with our Mayor’s sustainability committee to address energy and water conservation through healthy home repairs—and to do economic development with “green job” training. We know we need additional grants, loans, and resident education to make sure that very low income homeowners get repairs, as well, and to assure that low income rental property owners do not abandon units because of RUCO.  4) Healthy Homes Specialists will revisit to check for improvements in housing conditions, health, and energy conservation. Public Health’s epidemiologist Dr. Mark Smith and UNC Greensboro researcher Dr. Ken Gruber will analyze the data collected through this system, measure outcomes, and evaluate the impact, so that 5) we can tell a compelling success story to engage even more community members.

A good example of this whole process is the IPM study we are doing with the Alliance, engaging landlords and tenants in multifamily housing by doing housing assessments, educating tenants, persuading landlords to require that their pest control operators use IPM, and following up with sticky traps and dust samples to demonstrate effectiveness. 




Making the connection between health and housing:
asthma hospitalizations in homes with code violations.

Asthina Hespilal Fatients®, by Gensus Tract, 2000 Homes with Code Violations AND Asthma Patients,

by Census Tract
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As a public health official, epidemiologist Dr. Smith could obtain access to addresses of asthma hospitalizations to get baseline data—and then to match these with code violations data I extracted from the city database.  In NW Greensboro, there is a light-colored area (indicating few asthma cases).


Documenting disparities—separate and unequal:
substandard housing in non-majority-white areas.

Total Housing Code Violations by Census Tract
Greenshoro
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The same area has few housing problems, on this map of all code violations.  By no coincidence, the map of residential patterns by race shows that this area is more than 80% white (the blue and green census blocks).  The red and gold areas are 80% or more African American and the rest of the areas are more integrated (20% or more of different races).  In Greensboro 32% live in integrated neighborhoods—more than most cities—but 68% are segregated. And the non-majority-white areas have the substandard housing, resulting in health disparities. In addition to the black/white divide, Greensboro is a refugee resettlement city. Refugees and other immigrants have special challenges in getting safe housing conditions, so we have multilingual staff and are teaching community-organizing skills to immigrant youth.  We were awarded a grant from the Fulfilling the Dream Fund in NY to address racial disparities in housing conditions.  As part of this work, our partners at UNC Greensboro and FaithAction International House will be doing paired testing to see if immigrants and minorities are more likely than whites to be offered rentals in unhealthy condition. 










Documenting progress: reducing disparities
through RUCO and healthy homes efforts

Historical data 12/31/08

Unsafe Housing Citations, by Census Tract, 2008

Total Housing Code Violations by Census Tract
Greensboro
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Fortunately, RUCO is beginning to reduce the disparities between majority-white and more colorful census tracts in terms of code violations.

Let’s see excerpts from the 2008 video “House Calls”. 


»
Recommending healthy homes policies:

Greensboro’s Ground-up Approach

Raise public visibility of housing conditions and
the impact on health, environment, and social
justice

Combine proactive code enforcement with
resident education and repair resources

Build broad collaboration for greater
effectiveness and community-wide buy-in

Train community workers in housing
assessment and holistic green/healthy repairs

Analyze disparities and measure outcomes
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Dozens of Greensboro stakeholders join in sending this message to the leaders here:

Raise public visibility of housing conditions and the impact on health, environment, and social justice

Combine proactive code enforcement with resident education and repair resources 

Build broad collaboration for greater effectiveness and community-wide buy-in

Train community workers in housing assessment and holistic green/healthy repairs

Analyze disparities and measure outcomes 

Thank you to the Kresge Foundation for a grant to expand and strengthen our collaboration’s work; thank you to AFHH and the City of Greensboro for the opportunity to participate in HUD studies and Lead Hazard Control grants; thank you to the National Center for Healthy Housing for preparing us to be Healthy Housing Specialists and for inviting me here today.
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Greensboro Housing Coalition
www.greensborohousingcoalition.com
122 N. Elm St. Suite M-2
Greensboro NC 27401
336-691-9521



http://www.greensborohousingcoalition.com/

	Healthy Homes Greensboro �			
	Reducing substandard housing
	Getting the RUCO ordinance approved by City Council
	Using the RUCO ordinance as a catalyst for change
	Expanding the Healthy Homes Greensboro Initiative
	Making the connection between health and housing: asthma hospitalizations in homes with code violations.
	Documenting disparities—separate and unequal: substandard housing in non-majority-white areas.
	Documenting progress:  reducing disparities �through RUCO and healthy homes efforts
	Recommending healthy homes policies: Greensboro’s Ground-up Approach
	Slide Number 10

