Copyright;® 1996 by City of Mesa Police Department. Al rights reserved. No parts of this

book can be produced or transmitted in any form or by any means, electronic or mechanical,
including photecopying, recording or by any slorage or retrieval system without written

permission from The City of Mesa Police Department Crime Free Multi-Tiousing Program, exeept
Tor the inclusion of guotations in a review.

Copyright © 2005 by Village of Round Lake Beach Police Department. Portions of this workbook are
reprinied and/or modified with permission from The City of Mesa Police Department Crime Free
Multi-Housing Program, the original deveiepers of the Crime Free Multi-Housing Progran.

The editorial decisions, reprinted and added texts are made by The Village of Round Lake Beach Police
Department, and do not necessarily reflect the views or opinions of The City of Mesa, or the Mesa
Police Department. These materials are copyrighted by The Villase of Round Lake Beach Police
Department, and may not be duplicaled withou! permission from The City of Mesa Police
Department Crime Free Multi-Housing Program and The Village of Round Lake Beach Police
Department.

Copyright is granted fo all law enforcement agencies af no cost, {or the purposes of maintaining
qualify control of materizls and a list of ngencies participating in the International Crime Free

Multi-Housing Program. '

NOTICE OF DISCLAIMER

Certain porlions of this workbook contain descriptions of legal procedures. These descriptions are
encral summaries arid are not inlended Lo provide clear understanding of the legal pracess. The
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distribution of this manval is done with the expressed understanding that the Village of Round Lake Beach, the

Round Luke Beach Police Department, or their employees are nol engaged in rendering Jegal services. No part of

this manwual should be regarded as Jegal advice or considered as a replacement for the property
owner oy managers responsibility to become familiar with the laws and ordinances of the federal,

state, and local governments. You should also be aware that laws change and court rulings affect Jegal
procedures. Thus material in this manual could be rendered obsolele, We urge you to seek (he assistance

of an experienced atlorney Lo assist with your rental situations.
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PART ONE

WHAT IS THE
CRIME FREE MULTI-HOUSING PROGRAM?

WHERE IT BEGAN

The CRIME FREE MULTI-HOUSING PROGRAM began in Mesa, Arizona in July 1992 It
has spread across the United States and to Canada in a very shorttime. It was designed 1o

be law enforcement driven.

HOW IT WORKS

The CRIME FREE MULTI-HOUSING PROGRAM is a unique, three-phase certification
program for rental properties of all sizes, including singie family rental homes. The first
phase is the completion of an eight-hour program taught by attorneys, police and fire
personnel. Frequently, guest speakers will also attend to address specific topics relating to
rental properties, This police-sponsored program is designed io be very easy, yet
extremely effective, at reducing criminal activity in rental properties.

The CRIME FREE MULTI-HOUSING PROGRAM addresses these topics:

o Understanding Crime Prevention

e (C.P.T.E.D.Concepts

e The Application Process

» Common Sense Self Defense

» Community Rules/Leases

s Apartment Communities/Not Complexes
e Active Property Management

e Combating Crime Problems

» Police: To Serve and Protect?

» Paitnership with the Fire Department
» Dealing with Non-Compliance

Typically, the CRIME FREE MULTI-HOUSING PROGRAM is taught during a single eight-
hour day. We will also, on occasion, sponsor Saturday and evening sessions. The
program is designed to be flexible so thal we can meet the needs of our community.



WHO SHOULD ATTEND

Property owners, managers, leasing staff, maintenance personnel and others in the
management team shouid attend the entire 8-hour training program. It is also
recommended that police officers attend the training to understand the civil nature of rental
communities, and o establish a rapport with managers of rental properties.

PHASE ONE: TRAINING

After completion of the eight-hour fraining program, each participant will receive a green
certificate that has bean signed by the Chief of Police. The certificate is also signed by the
program coordinator ofthe CRIME FREE MULTI-HOUSING PROGRAM, who sponsors the
training.

This certificate is to be immediately framed and displayed in the leasing office, orin a
prominent place where applicants are sure to see it. Prospective residents should be
told as soon as possible that the property management is working with the police to
keep the community healthy. If there is no leasing office, a certificate can be displayedin a
3-ring notebook with other materials used in the CRIME FREE MULTIHOUSING
PROGRAM. The manager or owner should show the notebook 1o prospective residents.

Participating managers should also begin immediate implementation of the Crime
Free Lease Addendum, which is the backbone of the CRIME FREE MULTI-HOUSING
PROGRAM. This addendum to the lease cites specific actions that wil be taken by
management if a resident, or somebody under the resident’s control, is involved in illegal or
dangerous activity on or near the rental property.

If the management is conducting a background check that includes credit and
criminal information, the applicant should be informed before they turn in the
application or pay any fees or deposits. Every prospective resident must be freated
exactly the same as the others. itis important to develop office policies to ensure this.

PHASE TWO: C.P.T.E.D. INSPECTION

In the second phase of the program a representative of the police departiment will inspect
the rental property o assess physical security and general appearance of the property. If
the property meets the agency’s requirements, management will be given a second
certificate signed by the Chief of Police.

This red certificate will certify the property has met (or has implemented a timetable to

mest) the minimum-security recommendations of the CRIME FREE MULTI-HOUSING
PROGRAM. The minimum-security recommendations are:

Round Lake Beach Crime Free Multi-Housing Program b WORKBOOK



C.PT.E.D. SECURITY RECOMMENDATIONS;

1. 4,

2. 5,
3. 6.

PHASE THREE: SAFETY SOCIAL

In the third and final phase of the program, the sponsoring law enforcement agency will
conduct a Safety Social for residents at the rental property. This will include information
about general safety principles and crime prevention, including Neighborhood Waich
information. This will also give law enforcement the opportunity to explain the CRIME
FREE MULTI-HOUSING PROGRAM to the residents of the rental community.

Management may choose to provide food, non-alcoholic drinks and entertainment to
add to the success of this event. It is also recommended that property managers raffie door
prizes as an added incentive to draw residents o the meeting. It is necessary to conduct
atleast one (1) meeting per year to maintain membership in the CRIME FREE MULTI-

HOUSING PROGRAM.

5‘/1\ blue certificate will be issued at the Safety Social to demonstrate to the residents that
management is commitied to the Crime Free Multi-Housing Program, and has completed

all three (3) phases of the program.

F U LL C ERTi F] CATi O N \A"e Hove Jrljineo‘ 1"ne: N
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Once fuilly certified, the property manager will receive a gold certificate.
(This certificate is the onty certificate that has an expiration date. It is
renewed each year after the subsequent Safety Social has been

conducted.) ~
Keepsing llegor Ankiviy

gt of Resmell Propory

Afier completion of the first safety social, management can post the gtiemren
CRIME FREE MULTI-HOUSING PROGRAM signs on the property. Itis
recommended that one sign be posted al each entrance to the property
where prospective residents will see them. 1

SIGN REGISTRATION

There may be minimal one-time registration fee for each sign (1o cover o
osls). The use of the sign is granted by the Village of Round Lake

Beach, and permission to display the sign can be revoked if the property is sold or the
management no longer wishes to participate in the CRIME FREE MULTI-HOUSING

PROGRAM.



An added incentive to reach full certification is being granted permission to use the logo of
the CRIME FREE MULTI-HOUSING PROGRAM in ail appropriate advertisements, as well
as on company letterheads, business cards and associated paperwork.

This logo has achieved a very high level of recognition in the United States and Canada. It
has proven very effective in attracting honest residents iooking for safe housing. It has
worked equally well to discourage those looking for an apartment unit in which to conduct
criminal activities.

Copyrighted LOGO

international Crime Free Multi-Housing Program

PHONE-IN REQUESTS

An additional advantage to being fully certified is that people can call the police department
for a list of fully ceriified properties.

MAINTAINING CRIME FREE SIGNS

it is the responsibility of the management to maintain and replace all lost or damaged
signs. Contact the Crime Free Program Coordinator if this occurs. Carefully consider how
each sign is installed to prevent sasy removal. Through bolts can be bent or stripped to
prevent removal. Signs can be attached with liguid nails and/or bolted to a building at a
height that cannot be easily reached.

Round Lake Beach Crime Free Mulfi-Housing Program 4 WORKBODK
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EXAMPLE CERTIFICATES and CRIME FREE SIGNS
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LY JANICE MYERS

R partnershin of preperty managers, residents,
8w eniorcement and state govepnment officials
Can reduce shiing in 2 CORIENGtY.

= ormually. erime s nothing Lo celebrate, but the
il Crime Free Muli-Housing Prograum hus apart-

S
1 ment residents doiny just that in 1,700 cities in

Multi-Housing Program culminates i o
g “social” or apatment resicents that ity Ten-
e free food. wusic and door prizes. This
eventintroduices residents 1o the crime redtiction progeum while
fostering o sense ol communiy.

Trnperly Maiigers and residents indeed hive sormething te cel-

e they e cerified h the Crinie Free Muli-Housing

s Fhich was cremed i oy be T Zelring, a fomer
polve g in Mesa, vy

Enoticed thal "0 percent 1o <5 pereent ol mv patrol e was
Spentat ahowt one-thipd of (he howstg on iy beat, The rest of
AV WS vetiing shortchanged.” Zehring saudk,

Repeat calls.to particular units consumed an inordinaie
amount of law enforcement time and resources. Other officers
shared Zehring's Frusiration, bul not his insistence, his persuasive
personality and his creative drive. The Mesa Police Department
gave Zehring the yo-ahead 1o develop a multi-housing crime
reduction program.

Zeliring distilled the complex task to three simple phases. In
each of these steps, the program'’s success depends on establishing
and maintaining communication. cooperation and coordination
between property managers, law enforcement, slale sovernments
and property residents,

"To be perfectly honest,” he said. "when I was on the beat, 1
thoughl the average property manager didn't want 1o dea) with
these problers.”

The munagers generally held by enforcement in simitarly Jow
esteen. But when he started working with property managers,
Zehring was surprised o find that he had been “wr—ayr—
wiong™ (he laughingly choked on the word). UProperty managers
do care, and they do want o reduce police calls. Often they were
unawitre thal a crime had even been committed.”

Mo ‘Neighborhosd' ts Watch

fiv single-family residential neighburfioods. the Neighborhood
Watch prograsm has proven effective. But as property managers
knose, Uw culture of mutalumily housing is unique. Whereas te
trpical homeowner s both linanciadly and emolionalhy invesled
in his o her property and neighborhood——often “nspired” by o
sU-year mortgage—multifamity wesidents 190d 1o have o more
nomadic mind sel. When the lense axpires, anluppy residerns oo
pack up and move ui,

What Thoped 1o e in the progsam,” siid Zehring, “wis (o
sieeze this demon inte kemonade™ o capitalize on e ungLe
chincieristics of multifamily propertes. “Hore buvers qualiiv on
Iancial erms, bun would-he multilamily residents can be screened
s denivd resideney bused on - history of eri i aclivity ™

Properly managers e etboe in controtling e nunsance
Factor s well A homeowner senerly cannel be evicted for o
g Jovh parties or for excessive rallic in and out of the hone,




g your:r:nmmu ity unattmctwe 1o rnmmals
caping :and an sffective fock: sys::em gofardn
:tellmg :_thtevesto Pl :away Diher :del:ermnts -mulrlfamrly mmmunmas Zan empluy

chard

Multifamily residents do not enjoy the
same immumnity.

Talting Away the Waicome Mat

Despite the peculiar nature of muiti-
family housing, in many respects, crime
is crime. “Three elernents are present in
the comnmission of every crime,” said
Zehring, “and we wanted to address all
three.” The unsavory trio consists of tar-
get, desire and opportunity,

Phase I of the Crime Free Multi-
Housing Program is an eight-hour educa-
tional seminar conducted by local Jaw
enforcement officers for property owners
and managers. “It’s an intense class in
crime prevention,” Zehring said.

Crime prevention starts with target
hardening. Proper lighting, appropriate
landscaping and an effective lock syster
go far in telling thieves to go
away. Other weapons in the
rmultifamily security arsenal
include restricted entry, gate
screening and key or key card
contral.

The seminar advocates 2
disarmingly simple means
for reducing desire and
Oppertunity: not renting to
criminals: “Criminals attract
crime. There are fair hous-
ing laws that prohibit dis-
crimination in rental proper-
ties,” Zehring said, ~but for-
tunately, criminals are not a
protecled class.”
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Property managers have some powerful
new fools for screening applicants right at
their fingertips, In addition to the tradi-
tional credit check, they can search the
criminal records of many states at
www.crimnetime.com. Sorme credit report-
ing agencies will perform these criminal
record checks for a fee.

After property managers complete the
[nitial crime free seminar, they may invite
police to evaluate their individual proper-
ties in terms of security. If the property
has more than 20 gpartment hornes and
passes the inspection, there is only one
more step before it is certified “crime
free.” Where shortcomings are noted, if
the owner/manager implements the sug-
gestions of the police, the property can.
then be certified. Signage declaring the
certification is posted prominently

Upper-Level Management
You can find out how to prevent & property tnanagement company's
name from being tarnished by media reports of criminal activity.
Property Managers
You can find out how strong rapport can be built among staff
when working together to make a property crime-free.
Leasing Professionals
You can find out how a crime-free program impresses residents
and potential residents by showing that property management cures
about onsite safety.
Maintenance Steff
Quick and Inexpensive routine preventive maintenance can
discourage some crime activity,

throughout the community.

But pelice and property managess ¢
oniy do so much on their own. The la.
phase of the program, if required, is
securing resident "buy-in.” Management
puils out all the stops in a celebration
bash that slicits & feeling of shared
responsibility arnong residents. After
they've noshed and boogied together, resi-
dents find it hard to be indifferent to their
“neighbors.” (No statistics have been
gathered about the matchmaking impli-
cations of this phase of the program.)

The Crime Docter Seal of Approval

Zehring’s background in law enforce-
ment inspired the creation of the Crime
Free Multi-Housing Prograrn. But Chiris
McGoey (The Crime Doctort™), a former
property owner and ar 18-year veleran
consultant, expert witness and authar on
security-related litigation, heartily endors-
es the program, too.

“The Crime Free Multi-Housing
Program is worth its weight in gold,” he
said. “T'm not aware of any fully certified
apartment property anywhere in the coun-
try that has lost a premises liability su’
From that standpoint alone, Crire Free
Multi-Housing certification is a must-
have, And the amount of time, expense
and effort involved is relatively modest.”

The Web site www.crimedocior .com
provides a weaith of information related
to apartment security, inchrding his
analysis of the relative effectiveness of
security guards and gated commounities in
controlling crime. The Web site, designed
hy McGoey, also features a description of
the Crime Free Multi-Housing Program,

“Unfertunately, most criminals live in
apartments,” McGoey said.
“But security problems in
rental properties are entire-
Iy contrallable.” The secu-
rltv consultant, who Kas
gppe.;red in & professional
capacity on numerous
national television shows,
has authored what he
hopes will become the ulti-
mate reference book for
property managers,
“Apartment Security: Ter,
Steps to Safer Multi-Famil
Housing.” The book can it
purchased through The
Crime Docter Web site,



In My Backyarg, Pleagst
slar Comporal Tracy Walden of the
savannah Police Department oversaw the
uplementation of the Crime Free Multi-
using Program in her city in 1998
““The prograrm was much stronger in the
West at the time,"” she said. "“Because so
many crime reduction programs had come
and gone here in the East, people were at
finst reluctant o even consider another one.”
Walden admits that ever| she was skepti-
cal al first. "My co-workers and [ thought
taking the seminar would get us on the
day shift for a few days,” she chuclded.
“But Tim sold me in the first hour” It
look three or four years 1o uet the program
16 run smoothly, but now, said Walden,
"Everybody wants on-board
Why the rush to pet certified? Laok at
the numbers. In just one mixed-income
community of 300 apariments, said
Waiden, approximately 110 “Part 17
crimes (z category that includes the seven
most serious crimes, such as mmurder,
rape, assaulf, aggravated assault and auto
theft) were teported annually, "The prop-
erty was certified by the Grime Free Multi-
“ousing Program in August 2002, The
' rumber of Part [ crimes for 2003, as
“vernber, was just 17.”

Customizing the Program

Alsc in 1998, Schaumnburg, 111, police
officer John Neb hopped on the Crime Free
Mulii-Housing Program bandwagon. The
town, incorporaled in 1956, presents an
alypical housing profile. Its 21,000 mujti-
family residences account for a whopping
65 percent of the lown’s housin g,

“We didn'l have an inordinate amount
of apartment crime. " said Nebl, but, like
Zebiing, he found himself
spending half the night at the
same o or three apartment
communilies, i remmember
thinking, ‘Not this place again,’
" he saig,

Schaumbuyrg has « lot of sin-
gle-family und condominium
sental properties whose owners
have no experience in dealing
with problem residents.

“Tor example. most of the

shad no idea how 1o carry oul Lhe
arocess,” Nebl said,

Woaii the orlyinal Crime Free Mullj-
Housing Program was running smoothly
in this Chicagy suburh, Mebl wrole wad

Thn Zehring

lobbied for the adaption of
the Residential Rental
Ordinance, which requires
thal every rental property
owner—even il they rent out
just ope vnit—attend or
send a representative to
attend the eight-hour erime
prevention seminar. Those
who fail to comply can be
denied licensure or license
renewal. Lo

The Schaumburg ordi-
nance gives the rental prop-
erty owner and neighbors _
additional muscle. The regulation clearly
defines whal constitutes a “nuisance”
rental property.

In October, Nebl received honorable
mention in Parade magazine’s annual
Police Officer of the Year award competi-
tion, “For once, I was speechiess,” he
laughed. Although he’s proud of his work
as Crime Free Coordinator for Schaum-
burg, he felt humbled 0 be among what
he considers exalsed comparyy. “The other
officers had been involved in some very
dangerous situations,” he said. This is
just the sort of thing that Neb! has helped
prevent,

Clearly, however, Nebi was honored for
expanding on the basic Crime Free pro-
gram, as well as incredible dedication o the
400 property owners in Schaumburg,
Ameng his more practical innovations is
presenting the injtial crime prevention sem-
inar days, weekends and evenings. I want
to make it 25 convenient as possible for the
managers,” he said. The seminar is publi-
cized and promoted on the village cable
charmel. .

Nebl has helped spread the
Crime Free Mulii-Housing,
Program 1o neighboring subur-
ban communities, including
Rolling Meadows, Forest Park,
Napervilie and Palatine, Tven
some individual officers from the
_ Chicago Police Deparimen! have
vO% expressed an inlerest in imple-

menling the program in thejr
districts,

The Gonsummate Conrdinater
Property centification is only the first
part ol the Grime Free Muit-Housing
Program. Ancther part of the progrium is
selecting o loca!) courdinuior Lo help prop-

Officer John Nebl
Phota tourtesy of Schaumburg
' " Police Department.

erty managers and renta]
property owners deal with dif.
ficult situations as they occuy
This coordinator’s person-
ality is at least as critical 1o
the program’s success as his
or her work experience,
Zehring, Nebl and Walden
' possess the mzgic mix of
qualities that male g the
| idea! Crime Free Coordinator
- They are articulate (no -

. shrinking violets here), per:
sonable, fiexible and pas-
.. slonateisbout the program, -
Nebl, for cxample; has cultivated working
relationships with legal, hiealth, rea] estate
and social service professionals, and he
doesn’t hesitate to czll them in on a case
when he thinks they can help. He joined a
Schaumburg property inspection teamn
that evalnates properties for compliance
with local ordinances and identifies prob-
lemn residents for possible eviction.

Neblwas thrilled when Zehring invited
him to becorne one of only four individy
als who “train the [Crime Free Multi-
Housing Program seminar] trainers”
throughout the country. "I never realized
that a program like this couid be as
rewarding and successful as chasing bur-
glars," he laughed. “But you know what
the most satisfying thing is? It's when offi-
cers who have been around for a long
time, who have become sort of jaded, sy,
‘Hey, this prograns works.'

A Property Manayer's Perspective

Property owners and managers know
that investing in rental housing—or any
real estate-——comes with its own sel of
risks. Tom Hanlon manages his family’s
portiolio of about 100 rental units in Baton
Rouge, La, Although he wasn't aware of
the Crime Free Multi-Housing Program
unti! the middle of 2002, he's been fight-
ing the good fight against multilamily
housing crime for at least @ decade.

“This isn't « challenge T expected 1o face
in our rental properties,” said Manlon, A
unigue conffuence of faclors, however,
dresw him inte the fray, “The early *80s rep-
resensted the high-water mark of the oil
baom,” he explained. “In soutbeast Balon
Rouge, the tred near Louisiang Stale
University and Jinmv Swaggar Bible
College. developers built scores of foueplex-
es. which they marketed aguressively to the
URNITS |9
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in Schaurnburg, 111, a banner adorns the apartiment clubhouse during the “Safety Social”

parents of students ag investment proper-
ties. The idea was that their coilege stu-
dents could Live in the apartments until
they graduated. While the purchase would
create a negative cash flow, parents would
benefit from the tax benefits of fast depre-
ciation over 10 to 15 years.”

Alas, in the mid-1980s, the Baton
Rouge real estate market sustzined what
Hanlon called “a triple whammy.” “A
1986 revision to the federal tax code
extended the depreciation period to 27 5
years, which decreased the incentive for
parents to buy these properties,” he
explained. “The entire country was expe-
riencing a recession, and the oil busi-
ness—which accounts for 2 huge sector
of the Baton Rouge economy—was in a
major slump, as well. A lot of people lost
their jobs.” These circumstances, exacer-
bated by the boorg-and-bust cycle of over-
building and the savings and loan scan-
dals of the mid-1980s, led to the reposses-
sion or seizure of many rental propertiss,
Even the Jimmy Swaggart sex scandal
affected the rental housing market in
Baton Rouge, as disiltusioned students left
the Bible College in droves.

Fourplex owners were devastated to find
that, in some cases, their property values
had plummeted in less than a decade from
rmore than $160,000 to fess than $60,000.
Sorne of the repossessed buildings in this
formerly desirable part of town, sudderly
for sale at bargain-hasement prices,
aftracted what Hanlon derisively termed
“shumlerds"—-owners or management
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Fhoto courtesy of Schaumburg Police Department

companies with no interest in keeping up
the property. 4s a result, southeast Baton
Rouge, where more.than 70 percent of
available housing consists of multifarnily
rentals, becamne a hodge-podge of well-
maintained buildings interspersed with
rundown “nuisance” properties. Crimesin
the neglected properties escalated from
domestic disturbances and spilled over into
the well-maintained-communities,

In 1992, committed property owners in
the 2rea forrned the GSRI-POA (www. g~
poz.com), & civic organization dedicated
to eradicating crime in their rental com-
munities. “We're not interested in displac-
ing crime a few blocks,” said Hanlon.
"We want to get rid of it.” The asscciation
counis among its current mernbership the
owners of 25 southeast Baton Rouge mul-
tifamily comrnunities.

When Law Enforcement Fails

The Hip side of Tim Zehring’s initial
frustration with property managers, said
Hanlon, is GSRI-POA members’ feeling
that many of Baton Rouge's law enforce-
ment agencies are apathetic about crime
in their rentai communities. “Rental
properties don't enjoy the same tay breaks
that single-family homes do,” he said.
"3 ironically, we pay twice as much in

axes for half the protection.”

Sometimes the problem has beeq an
inappropriate response rather than no
response. “Here's an exarmple” said
Hanlon, “A resident witnesses the cor,
mission of a crime. He knows its Wrong
and he wants to help, but he's afraid to
report it for fear of reprisal. So he calls the
police and tells them he wants to remain
anonymous.” Often, Hanlon related, the
police arrive only to knock on the door of
the “anonymous” caller, clearly identify-
ing the individual who reported the
crime. No wonder residents stopped call-
ing the authorities.

GSRI-POA members have taken security
matters into their own hands. A member-
ship fee of §3 per door a month provides
properties with the services of Guardpoint,
a private security company whose
“extremely polite” but reassuringly sturdy
guards carry guns and are authorized to
defain suspected offenders. “Yes, it sticks in
our coflective craw that we have to pay for
security,” Hanlon said. “But Guardpoint
reaily works, and the residents love it In
addition to patrolling the grounds,
Guardpoint runs criminal background
checks on appticants, (Unlike many states
Touisiana doesn’t maintain an online
database of criminal convictions,) -

When Hanlon discovered the Crime
Free Multi-Housing Program: early last
year, he atternpted to interest the Baton
Rouge sheriff's office and city police in
attending the program’s annual confer-
ence. He received no reply. The Louisiana
Real Estate Comnmnission has been simi-
larly unhelpful. “Incredibly, the REG
requires that a seller inform potential
buyers of previous ‘psychic dismur-
bances’-—i.e., ghosts—but doesn’t man-
date that they disclose the criminal histo-
ry of a property”

While Hanlon would love to fully
implement the Crirne Free Multi -Housing
Program immediately, complete “buy-in”
by local peiiticians, administrators and
refuctant propeity owners is somnething he
cannot as yet detiver, He has made some
progress in opening comrnunication with
the police and disinlerested rental proper-

FY

Tim Zehring’s Crime Free Association ww.crime-free-association.org
Chris McGoey 2. erimedoctor.com
GSRI Property Owners Association (southeast Baton Rouge) wwrom.gs»i-poa.com
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ty ownexs, however. In fact, the sheriff's
office, whizh al first didn’t think
Suardpoint was needed, now welcomes
"iese guards to “roll call” every night. In
e surnmer of 2003, the local Blight
~limination Ordinance was passed, which
will speed up the condernnation process.

Despite the lag in Baton Rouge's full
parlicipation in the Crime TFree Muiti-
Housing Program, Zehring and others have
enthusiastically welcomed Hanlon's partici-
ppatiors in the International Cyime Free
Assuciation. With passion, persisience and
intelligence Lo spare, he's obviously their
Kird of guy. “T was honored to be the sole
‘civilian’ at one of their lraining proprams
for law enforcement professionals,” he said.,

Stowly but surely, Hanlon is making
headway in the fight against crime in
multifamily housing, For axample, he
and the Baton Rouge Apartmeni
Association teamed with a recenlly formed
Baton Rouge crime council to take the
first step; irnplementing a three-day prop-
Erty owner-training session.

Southeast Bator: Rouge has beguin fo
atlract new investors, and forrner renters

e becorme owners and managess them-
25——a rend, Hanlon said, that bodes
or the future. “A street of educated
feos proactive owners working with renters
instead of an abseniee corporation is better
for all the stakeholders,” he said. He added
that Chris (f,:rochel, a former renter, is now
an owner and treasurey of the Property
Owners Association. One of Crocher's resi-
dents even helped form 2 Resident Action
Commitiee to advocate for additional
improverments for the CoMImUnity,

With the zeal shared by Crime Free
Multi-Housing Program participants,
Hunlon said, “We're goin g o move Balon
Rouge lorward 1o 715t century housing
stundards. Evervone has a righl to safe
tnd clean housing. Lveryone lias a-con-
stitutiona right not o live next door 1o
criminals and drug dealers

Pt Rersumingy
Like u puppy chasing s il propery
OIS i imanagers sometimes i in
elveles for fear of ligation. Those ieluctin
secrinal background checls ofien
lear thev inight Le sued Tor dis-

. ot faiture 1o prevent all crimes,
SUCh reasoning, sehring said. is not
only Fallacious, i1 seli-defeating 1 vou

don't Haplement he Crite Free dubi-

Housing Program,” he said, “vou're
almost cerlain to be sued by 4 resident
who falls vielini o a erime. 1s vour goal
te live a cancer-free life. or do vou just
want 1o have cancer a couple of limes?”
Walden. of the Savannuh Police
Departrnenl, provided anciher example to
iHustrale the proyrarn’s effectiveness in
defusing erime-related liigation. “A lol of
Savannalrs renlal property is miliary
housing,” she ecounted. "4 Jew years ago,
one of these properties, which was certified
by the program, experienced wo major
crimes back to back—a drug-dealer

shootoul and an INS raid, Residenls of 13
of the apartments Hled a class action s
againsi the owner of the property, Bul
when I proved that reasonable security
teasures had been Laken, and that evie-
lion papers had been filed on Lo of these
residents, the group dropped thejr sujy-

Can you afford Lo implermnent the Crime
Free Multi-Housing Program in vour
commnnity? Slalistics say you can't aflord
not lo. ¥

Janice Myers is a freelunce writer based in
Albuguerque, N.M.

info @suradeposit.com
wisW. stradennsii.com

B
:

T

fEAns 4 ohd
R



PART TWO

CRIME PREVENTION

DOES IT WORK?

Many pecple feel helpless against crime, because too often crime is seen as an inevitable
part of our society. It has been said, “If a criminal WANTS to get you, he’ll get youl” This
belief leads to helplessness, fear and apathy. Apathy is one of the most dangerous
elements in society today. When law-abiding citizens refuse to go outside after dark, they
have voluntarily turned over their neighborhoods to the ones perpetrating crimes.

Criminals Are Like Weeds

Many times a community will not battle crime because they feel they cannot be successful.
Often, people view dangerous criminals like a large rock thatcannot be moved, oreven be
budged. Dangerous criminals are NOT like rocks: they are more like plants. Unlike an
' ~ inanimate rock, a plant will grow. A weed
¢ can best fllustrate this. As a weed grows, it
" roots, it sprouts and it chokes out healthy
plants. A single weed quickly overtakes an
entire garden. When criminal activity is
allowed to flourish, the effect is the same.

The typical police approach to crime is REACTIVE. Once a crime has been committed, the
police officer responds, writes a police report and begins the preliminary investigation. Itis
certainly more humane and cost effective to prevent a crime from even occurring. Crime
Prevention is the PROACTIVE side of law enforcement. Crime Prevention is more
desirable because is addresses the potential for crime before it becomes a serious
problem. : '

Unfortunately, many people don't address crime situations until it
is 100 late. (A good example is the victim of a burglary that
suddenly becomes interested in home sacurity systems.)

Once a crime problem has gotten too large, it is often easier 1o
run away than face it.-Equate the crime problem to killing a
dinosaur. The easiest way to kill a dincsaur is while it is in the
egg. Once the dincsaur is given the opportunity to grow, it willbecome progressively harder
to defeat. The same is true regarding criminal activity.

Rourd Lake Beach Crime Free Multi-Housing Program 6 WORKBOOK



. UNDERSTANDING CRIME PREVENTION

To prevent crime, you need to understand crime,
and you need to understand the criminal mind. ,
When you think of criminals, think of predators. ffif“g}%‘f‘;ﬁiﬁgﬂm 7’*’))

Most criminals are like pr ors, looking for eas W]
¢ like predators, J Y RESPONSIBLE FOR A

victims. MAJORITY OF VIQLENT
‘ , , OFFENSES,
When you think of predators you might think of the \
lion. When the lion is (5

hungry, she will go out to )
stalk her prey. The lion

knows the watering hole is

a good place io find food,

as this is where all the )

animals come {o get water. // Ny
The lion is a skilled hunter, =
She knows the best approach is from downwind. This way she can
smell the herd, but they cannot smell her. The lion is also careful to approach slowly,
staying low in the tall grass to avoid detection.

At just the right moment, the lion pounces into the herd. The lion does not run past the
-injured, the diseased or slowest ones in favor of the strongest one at the lead of the pack.
In fact, it usually is the one that is injured, sick or simply NOT PAYING ATTENTION that

gets attacked. This is called survival of the fittest or thinning the herd.

The two-legged urban breed of predator, the criminal, works the same way. They stalk their
victims, looking for the easy prey. To be successful against an attack, you don’t necessarily
have to be the strongest one, but you don't want to be the weakest]

Lions only hunt when hungry; but criminals are always a danger. This is why crime
prevention is sc important. Crime prevention is a shared responsibility. It cannot be
imposed upon a community. Crime is a community problem - crime prevention must be a

community effort.

RISK (LOSS) MANAGEMENT

When assessing the polential for crime, it is important to decide whether to accept the risk
(risk acceptance), without investing in counter measures, or to take sometimes costly steps
to reduce the risk (risk transference). Transferring the risk may involve spending a little
money now to save much more later on.

There are other less expensive ways to prevent crime. This includes the removal of the
=lements necessary for a crime to occur (risk avoidance). There are also ways 1o reduce
Jerisk, orspread the risk to reduce fosses. The following page demonstrates the types of

risk management.



MANAGING YOUR RISKS

1. SEVERAL TYPES OF RISK MANAGEMENT:

2. RISK AVOIDANCE:

3. RISK REDUCTION:

4. RISK TRANSFERENCE:

5. RISK SPREADING:

6. RISK ACCEPTANCE:

Round Lake Beach Crime Free Multi-Housing Program 8 WORKBOOK
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by Chris E. McGoey, CPP, CSP, CAM

the Crime Doctor™

The concept of crime foreseeability has been the subject of great confusion for business

nperators around the country. For years they have been barraged with information of how

"sinesses have been sued for milliens of dollars because they failed to provide adequate

g curity for their invitees. Because of this, most large companies who are open to the

public, now incorporate a security plan into their operations manual. However, many

companies have become frustrated in this regard because of the courts who have an ever-
changing interpretation of the definition of crime foreseeability and legal duty.

How is a business to know what security measures will be deemed adeguate should a
violent crime occur? How Is a business o know how to determine if assaultive crime is
reascnably foreseeable? These Guestions, and others, will be discussed in this paperin an
effort to relieve the frustration and reduce confusion in this complex area.

Part of the confusion lies in a Jack of understanding of the criteria required to develop the
data necessary to determine crime foreseeability. These criteria, when applied, will give the
business operator the tools necessary to deveiop a securify pian that has a fighting chance
of being deemed reasonable and adequate later on in & court of law.

Foreseeability is a Statistical Concept

For the purposes of this type of litigation, crime foreseeability can be described as a
statistical concept. A statistical concept, in the broad sense used here, is an gvaluation of
potential, which relies on experience and interprets it using both quantitative and qualitative
methods. Such an evaluation need not be based soiely on numerical data and caiculations,
but it must employ a balancing process that weighs all relevant data in a prescribed
manner. The purpose of this model is to present a framework in which relevant data can be
"gnized and assigned weight in a final evaluation. The emphasis is not on presenting a
iplete discussion of foreseeabliity in every situation but on developing a cohesive
methodology, which, inteligently appiied, will result in a sound assessment of whether
crime in a particular situation is reasonably foreseeable.
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First, a brief discussion of what is meant by quantitative and quelitative methods of
evaluation in this context is in order. Quantitative evaluation invaives the analysis of !
numerical data describing the crime history of a site and often the surrounding area. While
extremely valuable in assessing high rates of foreseeability, this type of analysis can
comment only on incidents that have been reported in the past. The weakness is that it can
be insensitive to considerations such as changes in the use of a facility, new management,
new construction, and rapid changes in the character of neighborhoods; it thus may not
provide a completely reliable picture of the foreseeability of crime.

Guantitative Analysis

Quantitative analysis involves a decision making process for processing crime statistics.
Criteria are established that limit the type of crimes to be evaluated, as well as the
geographic area, ciass of assailants, and periods of fime. A widely read paper, which has
been put forth as a standard, siates flatly that the proper method for assessing
foreseeability Is to research all stranger-to-stranger crimes, within a ons mile radius of the
crime site, within the last two vears.

As affractive as such a method is for its simplicity, crime foreseeability cannot always be
evaluated by uniform time and distance criteria. In an urban area, a one-mile radius would

generally be too broad, losing the relevant data among useless statistics. One mile could
extend past the boundaries of a city, county, or police-reporting zone, resulting in invalid
data comparisons. Crimes committed eight blocks away from a site are of little use i
relation to many premises, especially if major physical or psychological barriers exist, such
as a freeway or railroad track between the two areas. Time periods suffer from the same
decay factars. Neighborhoods and conditions can change drastically in less than a year. By .
the same foken, static neighborhoods may reflect little change for five years or more. There .

is a danger inherent in the arbitrary determination of flexible parameters, and this is a
probiem to which untempered guantitative analysis is especially vulnerable.

Qualitative Analysis

Qualitative evaluation essentially includes lifelong experience of land occcupants, instinct,
intuitien, and physical observations of similar environments, which provide the basis for the
ordinary estimates of a location's safety, that we routinely make. Among the considerations
here are the physical attributes of a property and the reputation of the property and its
surrounding area. Cold statistics cannot provide this information. Qualitative analysis is best
conducted in person by a skilled security practitioner, who will survey the site and
neighborhood and interview area inhabitants. This type of survey often provides ciues to
the type and amount of unreported crime and the level of fear regarding crime, as well as
noting physical conditions at a sife and surrounding areas, This type of evaluation best
lends itself to the examination of a site from a criminal's point of view and enables cne 1o
realistically analyze the potential effects of various atiributes of the site op the future
behavior of criminals in the absence of a history of crime. ‘

Components of a Crime Foresesability Evaluation

There are three easily distinguishable components of a premises, called factors here, to
consider when assessing crime foreseeability. Certain elements exist within these factors
that may or may not coniribute to foresesable crime.

The three factors are (1) nature of the premises, {2) crime demographics, and (3) location.
If Investigation of any one of these factors points o foreseeable crime, then it is impossible
to escape the issue of foreseeability. However, fo defermine the level and type of crime
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fqreseeabiii'ry, all three factors must be considered. For example, assume that a popular
nightelub catering to young people has a rear parking lot, where prior assaults have
Pecurred. The elements associated with these three factors in this case serve to enhance
rather than 1o diminish assauitive crime potential. In this example, it is probable that
assauliive crime is foresesable, and further investigation is thus warranted.

Conditions

Affecting the three factors are various conditions. Examples of conditions are lighting,
frequency of security patrols, an unlocked door, and a large hole in a fence. A condition
may orily aggravate or mitigate the tendency of an factor element to increase or decrease
crime. foreseeability. These conditions cannot in themselves prove or preclude crime
foreseeability, but only serye to affect the overall impact of a given element on the level of
foreseeability. For example, overgrown shrubbery on the ground level is a condition that
would not normally affect the foreseeability of a sexual assault inside of a third floor
apariment unit, Litigants on both sides of a dispute frequently overestimate the potential
persuasive force of their crime foreseeability arguments by allowing the entire case to hinge
©n one or more of these conditions without pursuing the complete analysis presented here.

The most effective approach to assessing foreseeakility is to first consider the nature of the
premises, then crime demographics, and lastly location. ' '

What follows is a brief discussion regarding each of the three component factors in the
order in which they should be considered and an examination of a few of the main elements’
associated with them. A more complete discussion of each component factor and its
assoclated elements will follow in subsequent chapters.

ature of Premises

it is essential to the evaluation of crime demographics to first have a complste
understanding of the elements associated with the nature of the premises. The premises
type and usage will impact the probative value of different crime classifications to be
considered during the analysis. For example, property crimes inside a shopping mall are
O{tentexciuded when svaluating the foresesability of an abduction and rape in the parking
structure,

The major elements involved in the nature of the premisss factor are whether the premises
Is 2 business or a residence, the hours of operation, the extent that the premises is open to
public, type of clientsle, and type of service or product available. A business that remains
open io the public twenty-four hours a day will have foreseeable crime types different from
a {lm!ted hour operation that is semiprivate. For example, an apartment complex in a
retirement community should usually anticipate fewer assaults than an apartment compiex
near a college campus simply due to the nature of its tenants and guests. Bars and
nighiclubs that provide alcoholic beverages and live entertainment and that cater to
younger crowds can be expected to have more crime problems than a subdued
establishment and older age group. "

A Judge went on the record to once to flatly state that in his opinion convenience stores and
urban parking lots, by their nature, provided a special temptation to crime. Following that
'"gic, it seems reasonable to predict that certain types of crimes are foreseeable simply by

[mere nature of a premises. For example, shopping malis and parking lots should expect

O-related crimes (e.g., auto burglary, vandalism, auto theft). Whether this criminal activity
On site escalates to personal assaulfs is another isste. A twenty-four hour convenience
store with a single clerk on duty should anticipate that robbery is forese_eablre. Various
conditions, discussed later, will help determine what level of foreseeabiiity exists for robbery
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and other violent crimes.
Crime Demog%aphics

Elements involved in evaluating previous crime are a determination of which crime
classifications are relevant, the rgle?fant radius around the incident, the proper time fra{ge%
the type and precision of data available, and an estimate of the proportion ?f crimes “%
are officially documented. The consideration of above criteria into an analysis Is ca id
crime demographics. tt is a complete breakdown of statistics that 1s more precise ta
informative than raw, whole numbers. In certain cases where the other wo factors, na ursfC
and Iocation of premises, do not produce strong and compeliing indicators, the at%s%rjce Of
significant and relevant crime demographics can eliminate the possibiity of a finding ©
crime foreseeability.

Location

' . o - 4 efive 7 tantial
The location of the premises is the factor that in itself wogld ghve rise to the ieast'subs
determination of crigr)ne foreseeability of the three. Also, its relative importance is ge'an'er?;]!y
subject to what has been found through investigation of the other two factors, and it is the
moest likely to be influenced by conditions.

The major elements within this factor are general location in the city, relationship toi otheg
businesses and residences, population density, economic demographics of the ;ﬁ ev?}r: i
area, and proximity to major traffic arteries. More specfific elements inciude whether the
incident location is on the ground floor or an upper ficor, in a public common area of
semiprivate area.

The concept of location as a major facior causes us to focus on the "where” issue In crime =

foreseeability. All crime types are not foreseeable everywhere. A rapist who gained access
through & ngrth floor ep;ctyeprior window of a high-rise apartment by using mountain clrmblr&g
gear and superior skill would not be reasonably anticipated and thersfore not nor{na %
foreseeable. However, a recently constructed 24-hour convenience stare in the center o!
the highest crime zone in the city should anticipate a variety of property and peygon%
crimes because of its location alone. Is level of crime foreseeability should be con?i ere
as potentially moderate to high from opening day. Hs actual level and type o cgn_%e
foreseeability will be modified later and affected by the actual nature of the business and its
ability fo control criminal activity though use of security techniques.

Conditions

. s , o e d
Conditions can be broken down into fwo main cate'gorias, physical conditions an
procedures. Physical conditions wouid include lighting, noise, hardware (e.g., ?entce?ﬁcbﬂ%k\i,
alarms, video cameras), foliage, signage, visibiilty, anc{ pedestﬂan and vehic e*klra ow
Procedural conditions would include cash handling policies, a schedule for 1og ”jcgtocdes "
doors and turning on lights, a key control system, and security guard patrol me :
well as procedures for reporting incidents and repairing any probiems.

Mere conditions, even if present in great numbers, cannot ble used to determine crime
foreseeability alone. Even ?hough certzin conditions may seem fo have had muiltoosocng
the actual commission of a crime, this in itself does not address the !Sirei for their
foreseeability. To avoid this problem, conditions should be congldefed nfO’E muea%i?ity For
role in a particular crime, but for those attributes that afiect crime O-Fr?s%ivei 2 ot
example, lighting may be on or off, brightly illuminated or dim, located e eféLe sgheduiecj
door locking hardware may be locked or unlocked; and guard patrols may

only for six hour shifts on weekends.
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Frequently in premises liability cases, a plaintiff will allege that the proximate cause of a
f;;cllen‘t’s asszuit and injuries was poor lighting or a lack of uniformed security patrol in a
parking lot. Both lighting and frequency of security patrol issues are mere conditions, vet
cases have been won and lost based solely on these issues. Surely there are thousands of
parking lots, with similar lighting and no security patrols, which have operated safely for
many years. Therefore, the effect of poor lighting and guard patrols alone cannot indicate
that assaultive crime was foreseeabie just because a single incident occurred. However,
when one appligs the above issues to a parking lot in a high crime location, whose adjacent
business nature attracts young people o a site where crime demographics show a history
of personal assaults involving young people, then conditions of inadequate lighting and
infrequent security patrols aggravate the above factors and become relevant in supporting
an allegation of inadequate security.

Determining Levels of Crime Foresaeability

Merely to say that crime is foreseeable on a particular premises is not enough. For property
owners and business operators to function within the scope of their legal duty to protect
their land entrants, they must know what crimes types are reasonably foreseeable, at what
expected freguency, and what steps can be taken that will iater be deemed adequate
should a criminal incident occur.

Actual crime demographics can be expected to differ in frequency and crime type for each
premises and location within-a premises; it is therefore necessary to analyze the statistics
to distinguish between them. The results of this analysis should enable & security expert to
determine a relative ievel of crime foresesability for sach premises surveyed. The analysis
should further identify what crime types are more foreseeable than others and in what
pecific locations within the premises is crime likely to ocour.

Levels of Crime Foreseeability

The analysis of the three crime foreseeability factors shouid generate an opinion that will -
assign the potential for crime into one of four levels,

Crime potenttial will be either (1) not foreseeable, (2) low, (3) moderate, or (4) high.

These levels of foreseeability must have elastic values to allow the business community
and/or trier-of-fact (jury) to have a range in which to categorize their understanding of the
information at hand. 1t is conceivable that a particular crime type could fall on the borderline
between low and moderate or moderate and high.

The level of "not foreseesble," however, Is not as flexible, by design. If a particular crime on
a premises is believed to be nof foresseable by the court, to the axtent that it finds that no
reasonable jury could find othenwise, then the issue becomes a matter of law, not fact, and
can be dismissed by the court in response o a motion for summary judgment.
The three remaining levels of foreseeability are designed to identify that amount of security
that is required for the premises owner or operator to meet and discharge their legal duty of
care. Precise values for each leve! are not used because of variables such as accuracy of
data, uniqueness of the premises, and the fact that criminais cannot be counted on to act in
consistent manner. However, the assessment of risk and vulnerabiiity has always been
gated by human experience. Security experts trained in the litigation avoidance field
nave an advantage of having a basis of comparison from performing thousands of previous
security surveys and crime demographic studies. Some experts will have libraries of
previous studies and local crime siatistics to aid in their analysis. '



Crime Foreseeability by Chris B. McGoey, crime foresesability expert Page 6 of §

A respected author on risk analysis wrote:

"These consuitants, and others, realize that three separate levels of crime foreseeability are
necessary to allow premises operators to gauge their security effectiveness refative to that
of the outside environment and against commonly used security practices or industry
guidelines." What has been missing historically from these evaluations is the impact of
existing security measures on the extarnal crime demographics. For example, a crime
demographic survey of an apartment complex may indicate & moderate to high assauliive
crime rate in the surrounding area. However, due 1o superior security measures in place,
the actual crime history of the premises may be quite low by comparison.

What level of crime foreseeability does one assign? What level of security is required to
meet the legal duty imposed by each level of foreseeability? These questions and more will
answered in the discussion that foliows. -

Low Crime Foreseeability

Low crime foreseeability ts defined as a leval such that after considering the nature,
location, and crime demographics, a reasonable and thoughtful person would not anticipate
assaultive crime while on the premises. This opinion would bs supported by the absence of
any previous assaultive crimes during the past several years; any crimes preceding that
period would be too statistically remote in time.

Whole regions in a city can be considered low crime areas due primarily to their
socloeconomic makeup and zoning. Moderate and high crime regions can have pockets or

A7

A

iow crime areas, and even individual businesses can obtain a jow crime foreseeability level

by operating with effective security controls in place. As discussed earlier, certain premises "

could be assigned the level of low foreseeability prior to being open just by the nature and
sometimes the location of the property.

A low crime foreseeability level has an upward limit that will be tested as assaultive crime
occurs. If the gquantitative and qualitative data still support a low probability of crime
reoccurring, then current fevels of security could still be deemed adequate. This data should
be supported by an absence of fear of crime by the premises inhabitants and the presence
of feelings of control over their environment. Maost pramises in the United States fail into the
low crime foreseeability jevel, with the possible exception of certain sections

Moderate Crime Foresseability

Moderate crime foreseeability is defined as a level such that after considering the nature,
location, and crime demographics, a reasonable and thoughtful person would anticipate the
possibility of assaultive crime while on the premises. This opinion shouid be supported by
crime demographics on the site and surrounding area that indicate sorfie previous
assaultive crimes over the past several years but that do not fit any identifiable pattern or
trend. The number of assaultive crimes is still too statistically uninformative to warrant any
single radical response to prevent future occurrence. However, a moderate lavel of crime
foreseeability should have originally generated a combination of security precautions fo
prevent future crimes of a similar nature or location from reoccurting. A moderate ievel of
crime foresseability should be evidenced by a average amount of awareness and fear of
crime while on the premises. The reasonable person will take advantage of available
security measures and will use common sense to limit exposure to potential danger.

It is possible for a premises to implement effective security precautions that wil reduce
exposlre to the level of low crime foreseeability. Many urban premises are at this moderaie
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level, and operators attempt to maintain security presautions o reduce crime to its lowest
possible level. Unfortunately, the success of a sound security pian can backfire if one
decides 1o cut back on security expense or fails to maintain the existing level of security
precautions believing the problem fo be solved. When this ocours, patrons and tenants
sometimes becoms angered by the cutback in security and apparent disregard for their
personal safety. In my experience, these victims make up the largest class of premises
liability litigants.

High Crime Foreseeability

High crime foreseeability is defined as a level such that after considering the nature,
location, and crime demographics, a reasonable person would actually anticipate that an
assauliive crime might occur at any time. This opinion would be supported by crime
demographics that showed a patiern of assaultive and other crimes on the premises and in
the surounding area continuously for several years. The prior number of assaultive crimes
would statistically suggest a high probability of continued assaults if radical security
precautions are not implemented, or if the nature of the premises remains unmodified. The
physical premises usually shows signs of vandalism, burgiary attempts, and generai
disrepair. The neighborhood exhibits physical security precautions such as bars on the
windows, alarm boxes, and perimeter fences. Inhabitants experience an elevated fear of
crime, fogether with a feeling of losing control over their environment. The premises will
typically have a bad reputation in the eyes of the surrounding neighbors and law
enforcement personnel. The premises operator may feel thai the cosis of security
precautions are not affordable and would have little effect on crime anyway. '

A continuing level of high crime foreseeability is unacceptable in our society because it is
3gainst public policy to allow a dangerous condition to exist in premises accessed by the
“blic for the benefit of the premises owner and operator. A business or residence in a high
urime area can implement radical security precautions to control their incidence of
assalifive crime. If successful, it is possible to reduce exposure io a moderate crime
foresesability level, Howaver, the outside threat wil continue, waiting for a break down in
security. A premises owner may have no choice but to consider changing the nature of the
business or relocating.

Variables in Crime Foreseeability

Often a premises liability Iitigation will focus on a specific location within a property and
alleged inadequate security based on a design or mechanical defect in a security device,
When this occurs, it becomes necessary o evaluate the crime foreseeability level for &
specific factor such as a particular location, type of crime, or time of day. It is possible to
have two or more different levels of crime foreseeability on the same property. For exampie,
2 Convenience store in a moderate crime Jocation during the day can increase its crime
roreseeability jevel to high between the hours 10:00 PM and 2:00 AM when all surrounding
businesses are closed and traffic counts are reduced; ground floor apartments in & building
can have a high burgiary history compared to a very low crime experience on upper floors,
due primarily to accessibility.

Pl
Additionally, it would be difficult to reasonably foresee, for example: a rape inside a third
floor apartment of a security building when adequate door and window locks were proysded
but not used; the possibility of a person firing an automatic weapon inside a convenience
tore at midday with several customers inside; or the accidenial shooting of customer in the
<ing lot of & shopping mall by rival gangs wiho do not frequent the area.

Any premises liability evaluation must be prepared fo specify a level of crime foreseeability
forthe site, the surrounding area, and in parficuiar Jocations within the property. in addition,
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the evaluation shouid draw attention to the crime types to be anficipated. Once this is
achieved, an analysis of existing security measures can be made. The question is not
whether the crime at issue couid have been prevented or not, but rather if the security
precautions in place were adequate to prevent the type of crime that should have been
reasonably anticipated. '

Conclusion

Established criteria for determining a leve! of crime foresesabiity must be utilized in order to
provide a sound basis for your security plan. Otherwise, your security plan may be based
on guesswork, uncertain predictions, and whim. The criteria ouifined here will aliow for a
complete analysis, which can be presented to a jury in an understandable fashion, and
which should be viewed with a high degree of credibility. The results of your analysis will
demonstrate that your security plan is based on a sound assessment that can then be used
to show that your security measures were designed to reasonable and adequate, under

normal foreseeabie circumstances. :

I hope you found these ideas helpful

For more information on Premises Liabiiity see the book written by Chris E. McGoey
en’nﬂed, Security: Adeguate...or Not? The Complete Guide to Premises Liabiiity Litigation
available on this web site. g .

Check out our Crime Prevention Tips pages

Visit the Crime Doctor™ home page

A
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31 seconds 23 seconds

Feedback or Questions? e-mail: cmecgoey@crimedocior.com

Chris E. McGoey, CPP, CSP, CPS, CPI, CAM
McGoey Security Consulting
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(415) 225-8500 (909) 461-8950

[ Home - Crime Doctor™ 1 [ Chris E, McGoey - Bio ] [ Security Expert Witness ir]fo] [ Shoplifting
[ Home Security Tips ] ‘| Family Securlly Tips | [ Business Security Tips T [Crime Prevention Tip

[ Apartment Security Tips | | Apartment Security Booi< ] [W]

T Speaking Engagements | [ Medla inguiry ] [ Client Testimonials ] [ Sie Index ]




TUTIY AUy DY LD B VILASUCY, PLGLILEES LIHDLILY EXpert dZe 5 0f >

o Use anti-lift devices such as through-the-door pins
< Use highly visible alarm decals, beware of dog decals, or block watch decal, it
applicable '

WINDDWS

Windows are left unlocked and open at a much higher rate than doors. An open window,

visible from the street or alley, may be the sole reason for an apartment to be selecied by a
criminal.  Ground floor windows are more susceptible to break-ins for obvious reasons.

Upper fioor windows become attractive if they can be accessed easily from a stairway, tree,
ence, or by climbing on balconies. Windows have tatches, not locks, therefore shouid have
secondary blocking devices to prevent sliding them open from the outside. Inexpensive
wooden dowels and sticks work well for horizontal sliding windows and a through-the-frame
pin works well for vertical sliding windows. For ventilation. block the window open no more
than B-inches and make sure you can't reach in from the outside and remove the blocking
device. These window-blocking devices should be capable of being removed easily from
the inside to comply with fire codes. Like sliding glass doors, anti-lift devices are necessary
for ground level and accessible aluminum windows that slide horizontally. The least
expensive and easiest method is fo install screws halfway into the upper track of the
movable glass panel io prevent it from being lifted out in the ciosed position. Place highly
visible decals on the glass door near the latch mechanism that indicates that an alarm
system, a dog, or block waich/operation identification system is in place, if applicabie,

Apariment managers should be careful not to misrepresent that these devices are in place
it they are not. The Landlord should supply these additional sscurity devices and request,
in writing, that the residents use them. Of course, you should document this important step
because it is proof of you acting reasonably.

- » Secure all accessible windows with secondary blocking devices
s Block accessible windows open no more than 6-inches for ventilation
- Use anti-Iift devises to prevent window from being lifted out
» Use crime prevention or alarm decals on accessibie windows, if applicable

L]

Key Control

In Texas, a jury awarded a woman $18 million after being raped and abducted by a man
who gained access to her apartment unit using a back-up key. The rapist broke into the
miﬂagement office and found the correctly numbered back-up keys hanging unsecured on
a hook.

Many other very large Jury awards have been made fo former residents because of
negligent control and use of the master key. The negligence issue is always the same. {f
You require a resident to supply an exira key to their apartment unit, then you must take
reasonaple steps to safeguard that key. If you maintain a master key that unlocks all the
units, you must take even greater steps 1o control access to this key.,
¥y
The legal theories are simple. A resident gives up some rights when they move onto &
rental property. On most properties, the resident, per lease agreemeant, cannot add or
replace the deadboit on their door unless management is given an extra key. By doing this,
*he property manager asstmes the responsibility of key control. The other iegal theory is
"2 of reliance. The landlord supplies the locks and keys and therefore, a resident must
70N management o have re-keyed the door lock and 1o have secured the back-up and
master key. Key control, by definition, requires restriction and documentation of these who
Use e back-up keys and master keys. Of course, you should document this important slep
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because it is proof of you acting reasonably.
Here are 10 proven steps to foliow for bettar key control and resident security:

Always re-key or replace the unit door locks at turnover
Abways eliminate or limit the use of the master key
Always keep the back-up keys in a jocked key box
Always code the keys not to reflect the unit number

Paged of 5

Always secure the code sheet and key box key separately

Always keep two keys on a hook for quick visual inventory

Always keep the key cutting machine and blanks secure
Always lock the roomthat houses the key box

« Always keep a log of who checks out a back-up key
&

*

« Always set the office burglar alarm after hours

-i hope you found these ideas helpful

Attend the Third International Crime Free Conference in Seattle, August 21-23, 2001

For more information on this subject see the

book written by Chris E. McGoey on this web

site entitled, Security: Adequate...or Not?

The Complete Guide fc Premises Liability

" A new book entitled, Apartment Security available on this web sile in the Summer of 2001

Check out our Crime Prevention Tips pages

Visit the Crime Doclor™ home page

. AGG. ASSAULT
lma, OCCUrS every

31 seconds

ALUTQ THEFT
QULUrS svery
23 seconds

Feadback or Questions?

e-mail: cmegoey@crimedocior.com

L
Chris E. MeGoey, CPP, CSP, CPS, CP CAM
McGoey Security Consulting

Northern California Office

San Francisco
(418) 225-9500

Sputhern California (Main Of
Los Angeles
(909) 461-8850

el ia WAl Fatel



/THERE ARE 3 NECESSARY
ELEMENTS TO ANY CRIME
TARGET. DESIRE AND
OPPORTUNITY.

IF YOU ELIMINATE JUST
ONE OF THE 3 ELEMENTS,
\JOU CAN AVERT A CRINE,

SCENARIO ONE
(Eliminate TARGET)

X

i

DESIRE OPPORTUNITY

If a car thief comes to an
apartment community to
steal a Corvetle, the
DESIRE is there. If all of
the residents are inside
their rental units, now the
OPPORTUNITY is there.
But if there is not a
Corvetle on the property,
you will nol have a crime
because there is no
TARGET.

SCENARIO TWO
{Eliminate DESIRE)

TARGET

e

X OPPORTUNITY

ff a person sees a
Corvetle, the TARGET,
and alt of the residents
are in their apartments,
allowing the OPPOR-
TUNITY forcrime, but the
person who sees the
Corvette has no DESIRE
to steal the car, again,
you will have nec crime.

SCENARIO THREE
(Eliminate OPPORTUNITY)

TARGET

G‘P\\N\E

DESIRE X

If a person comes to the
property with the DESIRE
to steal the Corvette, and

sees the perfect
TARGET, bt the
residents of the

apartment community are
out in the recreation and
common areas, this will
reduce or eliminate the
OPPORTUNITY.



The CRIME FREE MULTI-HOUSING PROGRAM is effective because it addresses all
three (3) elements: TARGET, DESIRE AND OPPORTUNITY, To eliminate the TARGET,
we teach howto “arget harden”. To eliminate OPPORTUNITY, we train residents to be the
“eyes and ears” of the community, and to eliminate the DESIRE, a concerted efiortis made
to keep those with criminal intent from trespassing, visiting or living at the property.

SET RULES

If a person knows that rules are clearly stated and enforced, they are less likely to move
into a community to commit criminal activity. Have a back-up plan fo discourage the more
determined individuals.

By careful screening and active ménégemeht principles addressed in the CRIME FREE
MULTI-HOUSING PROGRAM, the criminal activity among residents and visitors can be

greatly reduced if not virtually eliminated.

Safety Socials, which incorporate the principles of Neighborhood Watch, will encourage
residents to become an organized group of eyes and ears for the property.

It is not uncommon to see once distressed properties show a 70% - 80% decrease in
police calls for service, as a result of the CRIME FREE MULTI-HOUSING PROGRAM.

Round Lake Beach Crime Free Multi-Housing Program 10 WORKBOOK



TARGET HARDENING

| Sometimes you cannot remove a target. However, you can harden the target. Target

hardening involves the use of locks, electronic devices, or other hardware that will
DETECT, DENY, DELAY or DETER the criminal (away from the intended target). Target
hardening is directed to all structures, vehicles and perscnal property within the rental

community.

HOW THE 4-D’s WORK

DETECT:
By utilizing good security technigues, you can cause the person to make more noise,

which will increase the risk of detection. This may also persuade the person not to
commit the crime.

DENY:
By engraving valuables, using security electronic equipment, or by moving other

valuables out of view, you can remove the rewards received from a crime
opportunity. If the rewards are not there, this may persuade the person not to

commit the crime.

DELAY:
Many times crimes are committed because of an easy opportunity. By using good crime
prevention technigues you can increase the time and effort needed to commit the

crime. This may persuade the person not to commit the crime.

DETER:
By utilizing the previous three technigues, you may prevent a crime from happening by

deterring the criminal from entering or remaining the property and cause them io
seek an easler target elsewhere.




MANAGING CRIME PROBLEMS

1. How to encourage crime:

2. How to discourage crime:

Round Lake Beach Crime Fres Mutti-Housing Program 12 WORKBODIK
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PART THREE

CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN

C.P.T.E.D. ELEMENTS

Crime Prevention Through Environmental Design (C.P.T.E.D.} is comprised of four (4) key
elements: Surveillance, Access Control, Territoriality, and Activity Support. Using
C.P.T.E.D can eliminate a substantial amount of property crime.

IMPROVE SURVEILLANCE

SURVEILLANCE is the first element of C.P.T.E.D. Surveiilance is the ability to look
into an area, and the ability to look back out. It can be formal or informal. Formal
surveillance is generally organized, while informal surveillance is naturally occurring.
NOTE: You should observe your property from all locations, keeping in mind
whether you can see into and out of the property. Keep in mind that residents and
staff are formal surveillance partners, and that neighbors or visitors to your property
will conduct informal surveillance of your property. Remove anything that hinders
surveillance. There are three types of surveillance to consider. Natural, Mechanical and
Organized. The best plan will involve some combination of all three types of surveillance.

Natural Surveillance is naturally occurring. As peopie are moving around an area, they
will be able to ocbserve what is going on around them, provided the area is open and well
lighted. Natural Surveillance is typically free of cost, but observers should choose notto get
involved in any situation that may pose a potential threat to themselves or others.

When considering surveillance of your
property, remember that casual
observers from neighboring properties
might be willing fo report suspicious
activity. All you need fo do is ask! It is a
great idea to ask them to join with your
Neighborhood Watch meeting and safety
socials.

Mechanical Surveillance employs the
use of cameras, mirrers and other
equipment that aliows an individual 1o
monitor a remote area. Mechanical

Round Lake Beach Crime Free Multi-Housing Program: 14 WORKBOOK



/ VISIBILITY OF RESIDENTS \
| & RESIDENTS' ACTIVITIES ARE
| PERHAPS THE GREATEST

| DETERRANT 70 CRINE.

| BY PUTTING COMMON AREAS
AND OTHER ACTIVITIES CLOSER
\ 70 UNSAFE AREAS, THE LESS
NN LIKELY YOU ARE TO HAVE A
\(RINIE -




Surveillance usually involves the purchase of equipment ranging from moderately
inexpensive mirrors to more expensive electronic devices, stch as closed circuit television
(CCTV). Additional questions fo ask yourself, "Are they effecltive only when being
monitored” and “Dc they provide a false sense of security”?

NOTE: Once the equipment is purchased, maintenance of thedevices must be considered.

Organized Surveillance includes security patrols and otherpeople who are organized to
watch a targeted area. While this is the most effective deterrentto crime, itis also the least
cost effective. While it may be necessary fo employ security patrols, once the patrols are
discontinued there is generally nothing left to show for your nvestment.

IMPROVE ACCESS CONTROL

ACCESS CONTROL is the second slement in C.P.T.E.D. Because many criminals look for
an easy escape, limiting access into an area and back out again is a great way fo
deter criminal activity. Access Control can be demonsiraied by having ocne way into and
out of a location, such as a security post or the use of mechanical gates. Others, who use
alternative methods to enter an area iook suspicious, risk detection and sense an
increased risk of apprehension.

It is important to assess how the intended users are entering the property. It is equally
important to assess how the non-intended users are enteringthe proparty as well. Look at
perimeter fencing for damage. Look for foofprints in the dirt and gravel. Check for wear
patterns in grassy areas. Determining the weak points will bethe first step fo correcting the
problem.

There are three (3) types of Access Controls to consider: Natural (or Environmenta),
Mechanical and Organized.

Natural / Environmental Access
Confrof involves the use of the

KO o HEDII-HEIGETIUSHES |~ SEGURITY D environment. To keep trespassers from
T e v

climbing over walls for instance, you
could use thorny type plants in the area
where they will be highly visible. The
use of dirtberms or large rocks can also
keep unwanted visi{ors from entering
onto private property and vacant lots.

Mechanical Access Control includes
the use of security gates, which have
proven very effective at reducing aufo
thefts, burglaries and  drive-by
shootings. Most perpetrators of these
crimes do not want to exit the way they entered as it gives wiinesses the opportunity to
record license plates and get better suspect information.

Round Laka Beach Crime Free Multi-Housing Program 16 WORKBOOK



Organized Access Conftrol entails the use of security or courtesy patro! to monitor those

- entering the property. Distribution of parking permits, affixed to registered vehicles, will
identify which vehicles belong to the residents. Vehicles should not be allowed fo back
into parking spaces, so that parking permits will be visible at all times.

IMPROVE TERRITORIALITY

TERRITORIALITY is the third element in C.P.T.E.D. Territoriality is a psychological
impression that people get when they look at the property. If management displays good
territoriality, it will influence the community to respect the property as well. Good
territoriality demonstrates a sense of ownership, alerting potential offenders that they don't
belong there and they will be seen and reported, because undesirable behavior will not be
tolerated. It has two {2) principle components: Defensible Space and Maintenance.

Defensible Spaceis divided into four (4) categories: Public, Semi-public, Semi-private,
and Private.

1. Public areas are typically the least defensible. A car driving on a public street wouid not
automatically arouse suspicion.

2. Semi-public areas might include a cul-de-sac. If there are only five homes in the circle,
a driver would be expected to stop at one of the five homes or leave the area.

3. Semi-private areas might include sidewalks or common areas around residentia|
areas. While most people may not confront a strangerin & common area, they are likely
to call the police if the person does not appear to belong there.

4. Private areas are different in rental
communities than in single-family home
neighborhoods. In atypical apartiment the
private area may not begin uniil you
actually enter into the unit. This is
especially true if several units share a
common balcony or stairways. In a single-
family home neighborhood, many owners
consider their front yard to be private or
defensible space.

There are many ways to esiablish defensible

space. By planting low growing hedges or

bushes, you will show a defined property line.

By posting signs such as "No Trespassing” or

"No Seliciting”, you have established the area
5 defensible space.




{ INCREASING A RESIDENTS \
| OWNERSHIP & CONTROL OF

| AN AREA WILL ENSURE A HIGHER
| LIKELIHOOD OF SUCCESS WITH

| CRIME PREVENTION PROGRAMS.

/' INCREASE DEEENSIBLE SPACES
\.\ 70 DECREASE CRIMINAL
\dcrvimes,
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Maintenance is ancther key issue for Territoriality. Properties that are clean and well
- maintained are more likely to attract residents who take pride in their community. This also
- promotes confidence in the management team.

{f you and a resident agree to improvements or repairs on the rental unit, make sure the
details are in writing and signed by both parties. The landlord must approve all
improvements to the properly ahead of time. If the tenant expects to be reimbursed for
materials and/or [abor, this is especially true. Keep receipts and records of the time and

money spent.

IMPROVE ACTIVITY SUPPORT

ACTIVITY SUPPORT is the fourth element in C.P.T.E.D. Thisinvolves the appropriate use
of recreational faciliies and common areas. The objective is to fill the area with

iegitimate users so the abusers will leave.

it may be difficult to believe that filling an area with legitimate users will cause the deviant
users, or abusers, to leave. But the opposite is alsc true. If you fill an area with deviant

users, the legitimate users will withdraw.

To promote Activity Support, utilize
common  areas  effectively. By
incorporating gazebos, picnic areas and
other amenities into open areas, the
legitimate users wilt maintain ownership
of the property.

o In recreational areas, utlize proper
ighting  techniques and establish
community rules to encourage the
proper and safe use of the facilities.
Unobscured visibility for the intended

1 users of laundry facilities, exercise and
“wiss game rooms is of paramount
N importance.

T\.
,,/55/ ‘{%}\
TROUBLESHOOTING

When you consider an area, ask Also ask yourself:
yourself: »

L [}
» L]



THE 3 “D” CONCEPT OF C.P.T.E.D.
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CONFLICTS wiTH C.P.T.E.D. CONCEPTS

Solutions:

SURVEILLANCE ACCESS CONTROL
Concept: Concept;
Coriflict: Conflict:
Solutions: Solutions:
 TERRITORIALITY ACTIVITY SUPPORT
Concept: Concept:
| Conflict: Conflict:
Soiufions:
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Lighting by itself does not prevent crime. Many fimes cars are
 burglarized while parked under a light. Lighting provides the opportunity
~ for choice; the choice to walk forward because you can see clearly that the
path is clear AND free of danger. IF the user can see a potential danger
(person hiding, a gang of kids at the corner), they may choose to walk a
different way. Lighting can illuminate a target as easily as it provides a
legitimate user the ability 1o see a potential threat or criminal.

Lighting is a poweriful ool that management and residents can use to
control and reduce the fear of crime as wel! as the opportunity for crimes to

QCCUT.

Unless you have formal or informal surveillance of an area, lighting may not
always prevent crime. In fact, good lighting without surveillance may actually
encourage criminal activity in some cases.



GOALS OF LIGHTING

5 Energy efficient (used consistently)

5 Non-tamperable (use special screws)

5  Break Resistant Lens (Polycarbonate-Lexan)

5 Hluminate building numbers
5  lNluminate buiiding accesses
5 illuminate front and back areas

5 llluminate porch lights under control of building,
Not apartment user.

5 Provide a cone of light downward to walkways

5 Provide a level of lighting between buildings
to distinguish forms and movement.

Round Lake Beach Crime Frae Muiti-Housing Program 24 WORKRBROOK



NOTES OONOTES O NOTES D NOTES O NOTES



TYPES OF QUTDOOR LIGHTING

Energy-efficient lighting fixtures help you cut your
electric bill. Plus, most products are easy to install
because many models come pre-wired and pre-
assembled. Each style comes with a lamp and
you can also choose fo add a photoceli on some
designs.

Dusk-To-Dawn
High-Pressure Sodium
150 walt

High-Pressure
Sodium Flood
150 watt

High-Pressure
Sodium Wall Light
70 watt

Quartz Light Metal
Halide
500 watt

Round Lake Beach Crime Free Muiti-Housing Program 26 WORKBOOK



Incandescent Bulbs
Supreme incandescent

bulbs are rated at 5000
hours compared 10 750
for regular bulbs. Cooler
burn with 85% ionger
lamp life. Withstands
voltage fluctuations, and
its brass base offers
reduced sockel freezing.
Frosted or clear, avai-
able in watt varieties.

Flood Light

One-plece  weatherproof
construction with a brass
base 1io reduce socket
freezing. Cooler burn.

Fluorescent Tubes

High Pressure Sodium Cast cool, bright, economical light
HMermetically sealed, this high-  indoors.
pressure sodium lamp offers
24,000 hours of dependable Pictured: Cf’rcufar:, one of the many
fife. Built for ouldoor uses, it fluorescen! tubes available.
absorbs wind and vibration, is
insulated against high voltage
pulses and has minimal
freezing or rusting in the
socket. Clear or coated. (For
use in high pressure sodium
fixtures




SECURITY LIGHTING

1. Purposes of lighting.

2. Lighting terminology.

3. Three types of lighting.
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PROS AND CONS

1. Type One:

HIGH
MODERATE
% .
[
!
i
LOW :
o o
Quartz Incandescent Fiuorescent Mercory Low High Meilal
Vapor Pressure Pressure Halde
Soedium Sodwm

2, Type Two:

3. Type Three:

LIGHT and LAMP COMPARISON



LIFE EXPECTANCY

30,000

11,000

10,000

24,008

phetal Low
Halide Pressure
Sadium

Incandescent Quarlz Fluorescen!

ercury

Vapar

High
Prassure
Sodium

While many lamps will offer varying degrees of efficiency and effectiveness,
this is a general guide to discuss advantages and disadvantages with certain
lamps. Contact a professional lighting consultant if you have any questions.
Performance and costs may vary greatly from manufacturer to manufacturer.
These charts are provided to show there are more considerations than justthe

cost of lighting.

OPERATING COST

HIGH

e rine ™

Incandescent watal
Hallde

Quartz Mercury Fhuorascent

vVapor

High
Pressura
Sodium

Low
Pragsure
Sodium
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MOST LUMENS PER WATT

(Simitar to miles-per-galion)

175

100

incandescent Quanz Fluorgscen WeTEury hielal High Lo
Vapos Habde Pressure Pressure
Soedium Loguam

Resufts may vary by lamp type.

COLOR RENDERING

GoOD

MODERATE

LOW

f
Ietat Quarts Icando sl iMeroony T Sk Low
Flatite [yednney 1o whike} Vg b Fiossuee Provwesre
o c
{VERY while) olusly vehite ) i Sadiun

{pink ‘E)r et guikd) (et yoilow)




NOTES < NOTES 4 NOTES < NOTES < NOTES

Round Lake Beach Crime Free Mulfi-Housing Program 3z WORKBOOK



PART FOUR

THE APPLICATION PROCESS

TS WORTH THE EFFORT

Property managers have differing views on how, or if, they should screen prospective
residents. Some property managers have rigid guidelines established by their management
company or owners. Other property managers may feel that calling references or checking
prospective residents is not worth the effort. It is important to understand the application

process and Fair Housing Laws.

WHAT ARE PROTECTED CLASSES?

Federal Fair Housing Laws strictly prohibit any discrimination
against protected classes. Those protected classes may

include these and others:

What most peopie may not be aware of is that EVERYONE

race
color
refigion
sex
handicap

familial status
national crign
source of income
sexual preference

S Cnanmrct rvmnem and san e v .

EQUAL HOUSIIG
OPRORTUMITY
We Do Business in Actordance Wilh (he Fedoral Fait
Housing Law
ira Fay Hepeaag Aragn0msels Ad 0 1935}

s filegal io Discriminate Against Any Person’
! Because of Race, Cojor, Religion, Sex,
| Handicap, Famitial-Stdtus, or Mational Origin

¥ Inbosgsuienaloinoetas B inie: poweon ol iec esiate
0 1gstEEEiinty DIORELZAT SErV.ies

T ISR ST 6 A W i tes apmaasl of using
ol rousag

Fiamz inanoag o hessng A Biockiyshng 5 2l i pas

1518 ras b L5 Greannent oftonusesd and
it ioree Ui berriopmer:
A nysshan] Seereiany bot Fau Hoyswsy apg

Lauzt Uppanunty
Ysashingion, DG, 2

is in a protected class! Everyone has arace, a color, a sex and a national origin. No one
can discriminate against an applicant based on their color, regardless of what color they
are. No one can be denied residency based cn their national origin, regardiess of where

they were bomn.

NOTE: You should keep an "Egual Opportunity Housing” sign in the office fo remind
prospective residents ihatl you do not discriminate against those protected by the Fair

Housing Laws.

L PR
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WHAT ABOUT NON-PROTECTED CLASSES?

While discrimination against non-protected classes is not
necessarily illegal, it may not be profitable sither. For exampie,
a property manager may discriminate against pet owners e
(provided that the applicant is not dependent upon the animal ¢ ' Pahe
for a particular disability), but not allowing pets may turn awaya
large number of applicants. Another example is the propeity :
manager who chooses to rent to only non-smokers. Here agan, | yo svormne U
it may be legal, but it may not be profitable.

r

WHAT ABOUT CRIMINAL BEHAVIOR?

At this time it is not llegal to deny residency to an applicant based on their criminal history.
Keep in mind, you shouid not deny an application on the basis of an arrest; butonly on a
conviction. If an applicant says they
were not convicted, but they made a
plea bargain instead, it is still a
conviction.

Behavior is not one of the federally |, ooiemon %ru:ch%;%{m
protected classes. An applicant can be | siouw st asour

denied residency for behaviors al |THESE/TEMS...

previous rental properties. For example,
you could refuse residency to an
applicant who has repeatedly disturbed
or threatened previous neighbors, sold
or manufactured drugs, or damaged
properties they previously rented.

When looking at the criminal history of prospective residents, ask yourself, “Is this a crime
that poses a threat fo my residents”? A felony embezzlement charge may not be a threat,
hut a misdemeanor charge for assault may constitute a threat.

Notes:
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- MAKE CRIME FREE MULTI-HOUSING A COMMITMENT!

it is Important to convey to all prospective residents your intention to participate in the
Crime Free Multi-Housing Program. Some property managers will attach a copy of the
Crime Free Addendum to each application, while other property managers will display =
poster-sized copy of the addendum in an area where prospective residents fill out their

application.

Be certain to freat all applicants equally and fairly. Also be certain to tell them about
vour participation in the Crime Free Multi-Housing Program before they fill out the
application. This gives them the opporiunity to continue locking for other options.

NOTE: If an applicant refuses to live in a Crime Free Community, you won't have to deny
their application!

DISCLOSURE

if an applicant discloses a previous criminal history of convictions on the application, you
should decide immediately whether or not to accept the application. If you accept the
application, you may lose the right to deny the application later for any information they

. have disclosed.

Check with your Management Company and/or attorney to be certain of your company's
policy in this regard.

Bottom line...check each application thoroughly before accepting it or any
processing fees.

Nofes!



THE APPLICATION FORM
(EXAMPLE ONLY)

PROPERTY:

APPLICATION FOR RESIDENCY

NAME SOCIAL SECURITY # DATE
OF BIRTH ©LACE OF BIRTH SPOUSE=S
NAME SOCIAL SECURITY # DATE OF BIRTH

PLACE OF BIRTH TOTAL NUMBER OF

MINORS TO OCCUPY UNIT LIST AGES

" CURRENT ADDRESS__
cITY STATE ZIP PHONE
LANDLORD=S NAME PHONE
PREVIOUS ADDRESS SINCE
aITY STATE 7P
HAVE YOU EVER BEEN EVICTED OR HAD A FORCIBLE DETAINER FILED AGAINST YOU?

REASON

DRIVERS LICENSE # STATE EXP. DATE
SPOUSE=S DRLIC. # STATE EXP. DATE

VEHICLES - YOU OWN, ARE BUYING, AND/OR WOULD BE PARKING ON THE PROPERTY:
MAKEMODELYEARCOLCRLICENSE PLATE #EXP. DATESTATE

ADDRESS oITY PHONE
DATED STARTED POSITION SUPERVISOR
GROSS INCOME PER
SECONDIFORMER EMPLOYER
ADDRESS cITY PHONE
EMPLOYED FROM TO POSITION
GROSS INCOME PER SUPERVISOR

: SPOUSE=S EMPLOYER
ADDRESS CITY. PHONE
DATED STARTED POSITION SUPERVISOR
GROSS INCOME PER

ANY ADDITIONAL INCOME - STATE SOURCE AND AMOUNT
Application for Residency - Page 2

NAME OF BANK BRANCH/ADDRESS TYPE OF ACCOUNT ACCOUNT NUMBER
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CREDIT REFERENCES:
CREDITOR=S NAME TYPE OF ACCOUNT ACCCUNT NUMBER MONTHLY PMMT. N WHG=5 NAME

NAME
ADDRESS

CITY

PHONE
RELATIONSHIP

Have you ever been convicted of a crime, placed on probation/parole, is there a current warranl for your arrest, or are you currently

involved  in any criminal  aclivity? Explain;

Allinformation furnished on this application is to the best of my knowledge, complete and accurate. Discovery
. of false or omilled information constitutes grounds for rejection of this application. You or any agent of your
¢ choice may verify any and all information from whatever source you choose. | authorize all persons/or firms
named in this application to freely provide any requested information concerning me and hereby waive alf right

of action for any consequence resulting from such information.

| acknowledge payment of b as a nonrefundable fee for the purpose of processing

this application.

YOU ARE HEREBY INFORMED THAT A FREE COPY GF THE AARIZONA LANDLORD AND TENANT
ACT= S AVAILABLE TO YOU THROUGH THE ARIZONA SECRETARY OF STATE=S OFFICE.

Date

Applicant
Date

Spouse




NOTES [ NOTES LI NOTES [ NOTES O NOTES

Round Lake Beach Crime Free Multi-Housing Program 38 WORKBOOK



REFUSING AN APPLICATION

Try to resolve the applicant’s guestions by using as few of these technigues as possible.

/f*;ﬂ,%
J,/f“ FOCUS YOUR COMMENTS
ON THE APPLICATION,

< NOT THE APPLICANT,
- ‘. '.

1. Don’t Defend the Facts
7. Answer By Deflection

2. Face the Music 8. Short Circuit

9. Refer Applicant to Credit Agency
3, Just Listen

4. Feel, Felt, Found _
| BOTTOM LINE:
PLAN YOUR WORDS VERY
5. Higher Authority CAREFULLY --

DISCRIMINATION SUITS ARE
FILED WHEN MANAGERS SAY
6. Dumb Broken Record TOO MUCH!I

Note: This is derfved from sn arlicle thal appeared in Fropetly Moanagemeni Magazine Oclober 1082



APPLICANT SCREENING CONCEPTS

The WORST time to screen your residents is.........
during the eviction process !!!

As a rental property owner, or manager, in many respects you have more power than
the police. You have the power fo prevent probiems from moving into your property and you
have the power o move them off.

You should use the most thorough process possible to screen prospective tenants.
inancial institutions measure a person's “credit worthiness' before issuing a loan. You
should be measuring for an applicant's "tenant worthiness” (a predictor of what kind of
resident they will be). This can be accomplished by not only checking the applicants credit
history , but also their criminal history and their rental history. The rental history includes
evictions, lease violations, and rental background (do they change apartments often, or
before the lease expired, and contact with previous landiords).

J. Denton Dobbins, & prominent Arizena attorney, advises that if property managers
utilize better screening procedures they can expect:
» Good tenants
e [Deferred maintenance costs
e A better living environment
e Residents who notify you of problems....not create problems
e A waiting list for prospective tenants

Chris McGoey, The Crime Doctor, a nationally known crime prevention expert relates
that a “good application” can be an effective screening tool in and of itself.

The Crime Free Multi-Housing
Promirann
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(EXAMPLE ONLY)

STATEMENT OF RENTAL POLICY

THIS COMMUNITY WILL NOT DISCRIMINATE AGAINST ANY PERSON BASED ON RACE, COLOR,
RELIGION, SEX, NATIONAL ORIGIN, FAMILIAL STATUS, OR DISABILITY,

OCCUPANCY STANDARD: TWO (2} PERSON MAXIMUM CCCUPANCY PER BEDROOM

RENTAL APPLICATION EVALUATION GUIDELINES:
T Age Reguirement: Lease holder(s) must be 18 years or older. All occupanis 18 years or older will be
reguired to complete an application {even if living with parent or guardian). Co-signers are not

accepled,
T income Reguirement The gross monthly income of alf lease holder(s) will be cansidered jointly and
must egual times the rental amount on the apartment. All income musl be verifizble.

T Employment Verification: *Lease holder(s) must be currently employed, or provide written evidence of
regular income sufficient to at least ___ times the rental amount on the apartment, for the lease ferm.

T Self Emploviment: Must provide the previous year's personal income tax return and the previous two (2)
months personal bank statements as evidence of sufficient income. Persons who hold jobs that are
commission only, or base salary plus commission, or tips, bonuses will be considered self employed.

T Residency: Up to two (2) vears residency history will be reviewed and must exhibit no derogatory
referances. Any debi owed fc a Cencierge property must be paid before lease can be approved.

T Credii Reguiremenis: The credit history wili be reviewed and nc more that % of the total accounts
reported can be over 80 days past due, or charged to collection in the past two years.

T  Pets: All pets are subject to property policy.

Application Fee: A § non-refundable application fee ig required per appiication.

T Criminal History: Must exhibit no criminal conviction involving violence, fire arms, illegal drugs, thef,
crimes involving theft, or destruction of property, or any crime invelving & miner.

5

This will include person(s) who have received deferred adjudication and/or have not vet satisfied the
probationary period of 2 deferred adjudication for any of the above mentioned offenses.

ADDENDUM TO THE APPLICATION:

Are you a current illegal abuser of a controlled substance? Have you ever been convicted of the
iliegal use, manufacture, sale or distribution of a controlled substance?

| UNDERSTAND AND ACCEPT THESE QUALIFYING STANDARDS AND HAVE TRUTHFULLY
ANSWERED ALL QUESTIONS. FURTHER, | UNDERSTAND THAT FALSIFICATION OF RENTAL
APPLICATION INFORMATION WILL LEAD TO DENIAL OF RENTAL. CONCIERGE MANAGENMENT
CORPORATION=8 RENTAL POLICIES ARE GUIDELINES, WHICH ENABLE US TO ACCEPT AS
PROSPECTIVE RESIDENTS THCSE INDIVIDUALS WHO ARE CREDITWORTHY AND DO NOT HAVE
A CRIMINAL BACKGROUND. THIS RENTAL POLICY DOES NOT INSURE THAT ALL INDIVIDUALS
RESIDING ON OR VISITING THE PROPERTY CONFORM TO THESE GUIDELINES,

Prospective Resident Dale Prospeclive Residenl Dale

Frospective Resident Date Agent For Owner Date




Grounds for Denial

Applicants will be denied if they do not mest the community owner's screening criteria.
Applicants may be denied for any, and or a combination of any, of the following reasons:

1. Any convictions or pending charges that constitute a misdemeanor or felony, including
hut not limited to crimes against persons or property, thefiburglary, theft by check, theft
of services or materials, prostitution, history of violence, tiegal controlied substances,
and harboring a fugifive. :

2. History of allowing unauthorized occupant(s) o reside inyour
apartment/fownhouse/home as evidenced by landlord’s verification(s).

3. History of being an unauthorized occupant on another person’s lease where
management problems, late payments, evictions, skips, or damages occurred as
evidenced by landlord's verification(s).

4. Poor housekeeping as evidenced by landlord’s verification(s).

5. History of drug abuse as evidenced by landlord’s verification(s).

6. History of paying rent late or poor rental background as evidenced by landlord’s
verification(s) and/or credit report. '

7. Derogatory credit report.

8. History of property damage to apariments/townhouse/heme or common
areas as evidenced by landlord’s verification(s) and/or credit report.

9. History of lease violations as evidenced by landlord’s verification(s).

10. History of violence and interference with management’s dufies and responsibilities
as evidenced by landlord’s verification(s), government orsocial agency verification(s),
police reports, and/or criminal background checks.

11. No approval code from company used for check writing verification.

Applicants will not be denied on the basis of race, color, religion, national origin,
sex, handicap, or familial status. '

Applicant Signature Date

Applicant Signature Date

(This sample is provided for informational purposes. You should create your own policies for the benefit of
your residents and employees. You should seek legal review and approval from YOUR atiorney.)
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Application Criteria

All applicants for residency will be processed through a credit-reporting
agency. Ali responsible parties under 18 years of age or older must complete
and sign an application. Unauthorized occupants are strictly forbidden.

In reviewing the application, all or part of the following areas will be taken into
consideration.

1.

CREDIT
All credit status for the last 2 years will be checked through the appropriate

Credit Bureau. The credit history must be free of any outstanding debt to
previous lanalords, and creditor.

RESIDENT/RENTAL HISTORY
The last 2 years resident/rental history is required. All appropriate phone
numbers and addresses, where this information may be VERIFIED, must

appear on the occupancy application. All resident history must be free of
rental housing evictions, skips and ali delinquencies.

EMPLOYMENT INCOME
Applicants focal employment must be verified, including salary amount.
Monthly rent cannot exceed a certain percentage of the gross monthly

income.

CHECK WRITING HISTORY
Code must be acceptable.

CRIMINAL HISTORY
The criminal records of all household members over the age of 18 will be

checked and reviewed for felony and misdemeanor offenses. The
information gathered as the result of this check would effect the approval of

the application.

This community is committed to CRIME-FREE and DRUG-FREE HOUSING.
The lease agreement prohibits criminal activity, including drug related criminal

activity on or near our premises,

(This sample is provided for informational purpeses. You should creale your own policies for the benefit of

your residents and employees. You should seek fegal review and approval from YOUR altorney.)



CREDIT REPORTING AGENCIES

Many credit reporting agencies will offer to search local or county court records for criminal
data pertaining to your prospective tenants. While many of these companies make claims,
the resuits they get may vary as greatly as the costs.

It is important to shop around for the best results, using a control group of names currently
being processed. In most cases, you will see the best results from companies that use
licensed private investigators, and search multiple courts and jurisdictions.

Nofes:

MATERIAL FALSIFICATION PR THE PIRPOSES GE THIS
’ SECTION, MATERIAL

If there is a material falsification of the information | PASTFICIATON MEARS GHTRUE
OR M{SLEADING TRFORMATION

provided on the rental application, the manager may N )
serve a 10-day notice to the resident to ferminate ;ﬁg;ﬁﬁg%fﬁ% 0
the rental agreement if the information is not |wr aseiismon rrocess.
corrected. If the corrected information provided \_

would have disqualified the applicant in the

beginning, the manager may proceed with the 10-

day written notice {for violation of lease agresment).

Ensure that the applicant understands a false
application constitutes a lease violation. Have this in
writing. Check with your attorney or management
company on the best way to accomplish this, whether on the application, on the lease, or
as part of an addendum.

If the mistake was unintentional and the resident wouid have qualified anyway, the
manager should void the 10-day notice.
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PART FIVE

COMMON SENSE SELF DEFENSE

AWARENESS IS THE KEY

Mostcrimes can be prevented if there is careful consideration given to measures proven to
reduce the likelihood of criminal activity. Itis importantto assess the types of
crimes that have occurred on the property, as well as crimes that have been
committed on similar properties. To discount the possibility of crime because
"It has never happened before” is not using good sense.

It is imperative to understand the potential for many crimes exists and that
steps to prevent those crimes should be taken before they occur. Many
times, crime prevention involves keen awareness of the surrounding area,
and that doesn’t cost & lot of mopey. Using a buddy system after hours is
one inexpensive way to reduce the likelihood of an attack.

' WORKING AFTER DARK

When working late, it is a good idea to have ancther person in the office or nearby. A
person walking to a car alone is much more likely to be attacked than a person who is
walking with somebody else. There is strength in numbers!

If a person must walk out fo their car alone, it is a good idea to
have the car as ciose {0 the office as possibie, reducing the
walking distance. Whenever possible, employees (especially
=2 employees who may leave after dark} should be given assigned
parking spaces closest to the office area, or be allowed to move
their vehicles closer before it gets dark.

If this is not possible, assign an area as close as possible which
has excellent security fighting that cannot be easily disabled. It is also essential, when
trimming bushes ortrees, to keep in mind the casual observers who may {ive or be visiting
in the general area. Keeping bushes and trees trimmed and/or removing any objects that
may block surveillance of the area or offer a hiding place for an attacker will also aliow the
casual observer an open fleld of vision inlo the area.



EMPLOYEE TRAINING PROGRAMS

Employees should receive fraining to prepare themselves for all types of
crime situations. Typically, police departments will offer free classes that
deal with common sense self defense, There are alsc privats firms that can
take the training one step further, even offering chemical sprays or other
devices to discourage an attack.

When working alone in an office an employee should be

certain that all doors and windows have been secured. ltis a good practice
to notify another person when working late as well. There should be a
telephone nearby, should they need to cali the police or another person for
assistance.

STAY IN TOUCH

Cellular telephones and two-way radios are ancther good way fo stay
in touch, not only when someone is in the office, but when they have
to step out for a moment as well. Pagers are another good way fo
summon help from maintenance pecple or grounds keepers. Many
property managers have established special codes that can be
entered into digital pagers to quickly identify problem situations that
may occur.

ARMED ROBBERY PREVENTION

Armed robbery is a serious concern not often recognized by property managers
or leasing staff. It is not uncommon for managers fo collect thousands of dollars
 during the first part of the month. Keep in mind, an armed robber will kil a
” convenience store cierk for $50.00 in cash. Many property managers keep much
more than this availabie in the form of petty cash alone.

o Earlier, we addressed Risk Management and the option of Risk Accepiance, or
& ®  sccepting the risk. In this case, Risk Transference would involve transferring that
risk by purchasing a good safe with a special courier service.

Risk Spreading is a third option in risk management. This involves keeping money in
different locations, so even if one safe area is found, the money in other safe areas may go
undetecied. Another way to spread the risk is to make frequent depesits with smalier
amounts per deposit. :

Risk Avoidance is a fourth option. Make a ANo Cash Accepted” policy in the office. This
can also help fo prevent internal theft and embezzlement, by avoiding a situation entirely.
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~Atthe very least, property managers should place signs in highly visible areas that say the
“management will not accept cash and they keep no cash onthe premises. Recommended

areas are at the front door and at reception or desk areas.

The potential for an armed robbery is not only in the office, but at the night drop as well,
and everywhere in between. The potential for the money to be left behind, dropped or
stolen is considerably high. The risk to employees who carry the money may be even

higher.

- ~

100 OFTEN A WOMAN 1S
RAPED WHILE SHOWING A
RENTAL UNTT

SET POLIGIES TOREDUCETHE
DOSSIBILITY OF AN ATTACK

- /S

(See next page for an example.)



CRIME FREE ACRES

Apartment Community

TO: All Employses
FROM: Molly Manager
RE: Safety Policy

11 All applicants shall be required to show a state issued or military photo
identification card. This card shall be photocopied and placed in a secure place
while the applicant looks at the unit. The identificationwill be returned immediately
afterwards.

[ Property managers and agents shall require the applicant to complete a Guest
Information Card in the applicant’'s own handwriting. This should include their
current address and phone number. (This policy should be posted as well.)

N Property managers and agents shall notify another person about the showing
before you go and tell them what time you expect to return. If, for whatever reason,
you feel in danger, do not take any risks! Trust your instincts! Reschedule the
showing for another time when you are more comforiable.

[ When showing an apartment to a prospective resident, allow them to enter first.
Position yourself by the nearest exit. Leave the door open wide until you leave,
but be aware for suspicious people lurking outside the unit. NEVER follow the
prospect into ancther room. If you feel threatened, leave immediately and call for
help.

11 Always keep vacant apartments or model units well secured. When entering
vacant units by yourself, lock the door behind you. It is a good idea to carry a radio
or ceilular phone with you. If possible, have a staff member accompany you when
you make your appointed rounds,

0 Af the very lzast, agents should consider carrying awhistle, personal alarm or
self-defense spray, and know the hazards and limitafions of whichever method
they choose. Seli-defense classes may be another option to consider.

0 Report all suspicious activity to police and management immediately!

(It is a good idea to have a written policy posted where all applicants will see it.)
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PART SIX

COMMUNITY RULES AND LEASE AGREEMENTS

LEASES

Property managers should routinely have their leases reviewed by their attorneys to insure
that they remain current and accurate. As federal and stale laws change and court
decisions are issued, some aspects of vour current "standard” leases may become
outdated. This could then affect your options should a lease violation or other incident
occur which would possibly have you considering an eviction of the tenant. You may wish
to review the following points with your attorney or management company and If needed
consider revising or adding to your current lease or lease addendum.

A. Subleasing
Subleasing should not be permitied without authorization of management and then only

upon completion of the applicant screening process. The person(s) who wish to sublease
an apariment should receive the same approval as a standard tenant.

B, Unit Occupancy
" Cniy those people noted on the lease may occupy the rental unit. Community rules

governing residents should specify the length a guest may visit or stay and under what
circumstances {length or number of guesis) that management permission should be
obtained. Any viclation of this couid constitule g lease violation allowing you to serve
notice to terminate the lease agreement if the situaticn is not resclved. This is done to
prevent vour tenants from allowing others to "move-in” to your community without your
knowledge. You may even wish to take a "family picture” (Polarcid type) of those people
noted on the lease and authorized to occupy the unit. You can also explain the photo will
be kept in the rental file for such instances as issuing a spare key in the event the tenant is
iocked cut. The management can then insure that entry is not granted to unauthorized
neople for the security of the residents and their property.

C. Drugs and/or Criminal Activity
All prospective tenants, befere leasing, should have a clear understanding that drug or

criminal activity related to the unit, it's occupants, or guests will not be tolerated.
This should be addressed in the community rules and even more importantly in a signed
Crime Free or Drug Free Lease Addendum.

D. Nuisance Complaints
Reducing the opportunity Tor criminai activity is not the only goal of this program. Nuisance

situations often cause disruptions 1o the quality of life within a multi-family housing
“community. Residents should not unduly or repeatedly disturb their neighbors. Again as
part of the lease, an addendum, or in the community rules, you should clearly spell out
what constitutes a violation. A certain number or type of nuisance complaints within a
certain period of time (clearly specified) would constitule a lease violalion and thus be

R T at d



grounds to serve a 10-day notice of termination. Additionally tenants should understand
that they wouid be held responsible for their own conduct, the conduct of their chiidren and
of their guests while on or near the property. You may also suggest to your tenants that
they should contact the police for assistance should dangerous or illegal activities occur
that is out of their control.

Note: The illinois Supreme Court has ruled that property owners/managers may ban non-
tenants from their property.

MAKING RULES

Property owners or managers may choose 1o develop a bookist that lists guidelines for
expected behavior, restrictions on excessive noise or nuisance violations, and other
matters that are unigue to your property and facilities. Thess items should be explained
and the applicant may be asked fo sign an addendum (or have it clearly noted in the rental
agreement itself) indicating that community rules will be followed. If such groundwork is
prepared, then rules violations could constitute a lease violation and serve as grounds to
issue a 10-day notice of lease termination. As with all such matters, you should obtain
legal assistance in reviewing and developing any such written materials prior to
implementing them. Lastly, vou shouid routinely review all materials and make necessary
revisions to keep your paperwork “up fo date”.

CRIME FREE LEASE ADDENDUM

If your current lease agreement does not contain sections pertaining to drug or criminal
activity, you may wish to.strongly consider using a Crime Free or Drug Free Lease
Addendum. Such an addendum, when signed by the tenant, makes criminal or drug
activity a LEASE VIOLATION in addition to a police matter. You can then terminate a
lease based on drug and criminal activity. The following page has a sample lease
addendum.

Notes
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BEPARTMENT OF HOUSING AND URB
PDEVELOPMENT v. RUCKER efal.

certiorari to the united states court of appeals for the ninith circuit

No. 001770. Argued February 19, 2002Decided March 26, 20022

Title 42 U.S. C. 1437d(D){6) provides that each public housing agency shall utilize leases provid[ing]
that zny drug-related criminal activity on or off [federally assisted low-income housing] premises,
engaged in by a public housing tenant, any member of the tenants household, or any guest or other
person under the tenants control, shall be cause for termination of tenancy. Respondents are four such
tenants of the Oakland Housing Authority (OHA). Paragraph 9(m) of their leases obligates them to
assure that the tenant, any member of the household, a guest, or another person under the tenants
control, shall not engage in any drug-related criminal activity on or near the premises. Pursuant to
United States Department of Housing and Urban Development (FUD) regulations authorizing local
public housing authorities to evict for drug-related activity even if the tenant did not know, could not
foresee, or could not control behavior by other occupants, OHA instituted state-court eviction
proceedings against respondents, alleging violations of lease paragraph 9(m) by a member of each
tenants household or a guest. Respondents filed federal actions against HUD, OHA, and OHAs
director, arguing that 1437d(/)(6) does not require lease terms authorizing the eviction of so-called
innocent tenants, and, in the alternative, that if it does, the statute is unconstitutional. The District
Courts issuance of a prefliminary injunction against OHA was affirmed by the en banc Ninth Circuit,
which held that FUDs interpretation permitting the eviction of so-called innocent tenants is
inconsistent with congressional intent and must be rejected under Chevron U.S.4. Inc. v. Natural
Resources Defense Council, Inc., 467 U5, 837, 841843

Held Section 1427d(1(6)s plain language unambiguously requires lease terms that give local public
housing authorties the discretion to terminate the lease of a tenant when s member of the household
or a guest engages in drug-related activity, regardless of whether the tenant knew, or should have

http://caselaw Ip findlaw com/scripts/getease. pl7court=US&vol=000&invol=00-1770 3/26/02
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lnown, of the drug-related activity. Congress decision not to impose any qualification in the statute,
~ombined with its use of the term any to modify drug-related criminal activity, precludes any
mowledge requirement. See United Siates v. Monsanio, 491 1.5, 600, 609. Because any has an
expansive meaningi.e, one of some indiscriminately of whatever kind, United Siales v. Gonzales, 520
1.5 1. 5any drug-related activity engaged in by the specified persons is grounds for termination, not
just drug-related activity that the tenant knew, or should have known, sbout. The Ninth Circuiis

ruling that under the tenants control modifies not just other person, but alsc member of the tenants
household and guest, runs counter to basic grammar rules and would result in 4 nonsensical reading.
Rather, HUD offers a convincing explanation for the grammatical imperative that under the tenants
control modifies only other person: By control, the statuie means control in the sense that the tenant
has permitted access to the premises. Implicit in the terms household member or guest is that access
{o the premises has been granied by the tenant. Section 1437d(/)(6)s unambiguous text is reinforced
by comparing it to 21 U.S.C. 881(a)(7), which subjects all leasehold interests to civil forfeiture when
used to commit drug-related criminal activities, but expressly exempis tenants who had no knowledge
of the activity, thersby demonstrating that Congress knows exactly how to provide an innocent owner
defense. Tt did not provide one in 1437d(7)(6). Given that Congress has directly spoken to-the precise
question at issue, Chevron, supra, at 842, other considerations with which the Ninth Cireult

attempted to bolster its holding are unavailing, including the legislative history, the erroneous
conclusion that the plain reading of the statute leads to absurd results, the canon of constitutional
avoidance, and reliance on inapposite decisions of this Court to cast doubt on 143 7A(N(6)s

constitutionality under the Due Process Clause. Pp.411.

237F.3d 1113, reversed and remanded.

Rehngquist, C.J., delivered the opinion of the Court, in which all other Members joined, except
Breyer, J., who took no part in the consideration or decision of the cases.

DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT, PETITIONEK

001770 v,
PEARLIE RUCKER eial

OAKLAND HOUSING AUTHORITY, efal, PETITIONERS

001781 v
PEARLIE RUCKER efal.
o wriis of cerbiorar to the united staies court of appeals for the ninth cireuit

[March 26, 2002]

Chicef Justice Rebnguist delivered the opinion of the Courl.

. With drug dealers increasingly imposing g reign of terror on public and other federally assisied
low-income housing fenanis, Conpress passed the Anti-Drug Abuse Act of 1988, 5122, 102 Btat.
4301, 42°1U.5.C 11907(3) (1994 ed.) The Act, as later amended, provides that each public housing
agency shall utilize leases which provide that any eriminal activity that threatens the health, safety, or
right 10 peaceful enjoyment of the premises by other tenants or any drug-related criminal activity on
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or off such premises, engaged in by a public housing tenant, any member of the tenants household, or
any guest or other person under the tenants control, shall be cause for termination of tenancy. 42
U.S.C. 1437d(0)(6) (1994 ed., Supp. V). Petitioners say that this statute requires lease terms that
allow a local public housing authority to evict a tenant when a member of the tenants household or a
guest engages in drug-related criminal activity, regardless of whether the tenant knew, or had reason
to know, of that activity. Respondents say it does not. We agree with petitioners.

Respondents are four public housing tenants of the Ozkland Housing Authority (OFIA). Paragraph
9(m) of respondents leases, tracking the language of 1437d(/)(6), obligates the tenants to assure that
the tenant, any member of the household, a guest, or another person under the tenants control, shall
not engage in [a]ny drug-related criminal activity on or near the premisels]. App. 59. Respondents
also signed an agreement stating that the tenant understand[s] that if I or any member of my
household or guests should violate this lease provision, my tenancy may be terminated and I may be
evicted. /d., at 69,

In late 1997 and early 1998, OHA instituted eviction proceedings in state court against
respondents, alleging violations of this lease provision. The complaint alleged: (1) that the respective
grandsons of respondents William Lee and Barbara Hill, both of whom were listed as residents on the
leases, were caught in the epartment complex parking lot smoking marjjuana; (2) that the daughter of
respondent Pearlie Rucker, who resides with her and is listed on the lease as a resident, was found
with cocaine and a crack cocaine pipe three blocks from Ruckers apartment:d and (3) that on three
instances within a 2-month period, respondent Herman Walkers caregiver and two others were found
with cocaine in Walkers apartment. OHA had issued Walker notices of a lease violation on the first
two occasions, before initlating the eviction action after the third violation.

United States Department of Housing and Urban Development (HUD) regulations administering
1437d(2)(6) require lease terms authorizing evictions in these circumstances. The HUT regulations
closely track the statutory language,2 and provide that [i]n deciding to evict for criminal activity, the
[public housing authority] shall have discretion to consider ali of the circumstances of the case. 24
CFR 966.4(/)(5)(1) (2001). The agency made clear that local public housing authorities discretion to
evict for drug-related activity includes those situations in which [the] tenant did not know, could not
foresee, or could not control behavior by other occupants of the unit. 56 Fed. Reg. 51560, 51567
(1991),

After OHA initiated the eviction proceedings in state court, respondents commenced actions
against HUD, OHA, and OHAs director in UnitedStates District Court. They challenged HUDs
interpretation of the statute under the Administretive Procedure Act, 5 U.8.C. 706(2)(A), arpuing
that 42 U.5.C. 1437d(/)(6) does not require lease terms authorizing the eviction of so-called innocent
tenants, and, 1o the alternative, that if it does, then the statute is unconstitutional 2 The District Coutt
issued a preliminary injunction, enjoining OHA from terminating the leases of tenants pursuant to
paragraph 9(m) of the Tenant Lease for drug-related criminal activity that does not occur within the
tenants apartment unit when the tenant did not know of and had no reason to know of the
drug-related criminal activity. App. to Pet, for Cert. in No. 01770, pp. 165a166a.

A panel of the Court of Appeals reversed, holding that 1437d(/)(6) unembiguously permits the
eviction of tenants who violate the lease provision, regardless of whether the tenant was personally
aware of the drug activity, and that the statute s constitutional. See Rucker v, Davis, 203 F.3d 627
(CA9 2000). An en banc panel of the Court of Appeals reversed and affirmed the District Courts
grant of the preliminary injunction, See Rucker v, Davis, 237 F.3d 1113 (2001). That court held that
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HUDs interpretation permitting the eviction of so-called innocent {enants is inconsistent with
Congressional intent and must be rejected under the first step of Chevron USA. Inc. v. Natural
Resources Defense Council, Inc., 467 1.8, 837, 842843 (1584). 237 F3d, al 1118,

We granted certiorari, 533 U.S, 976 (2001), 534 U.S. ___ (2001}, and now reverse, holding that
42171.5.C, 1437d(){6) unambiguously requires lease terms that vest local public housing authorities
with the discretion to evict tenants for the drug-related activity of household members and guests
whether or not the tenant knew, or should have known, about the activity.

That this is 50 seems evident from the plain language of the statute. It provides that each public
housing autherity shall utilize leases which provide that any drug-related criminal activity on or off
such premises, engaged In by & public housing tenant, any member of the tenants household, or any
guest or other person under the tenants contrel, shall be cause for lermination of tenancy. 42 U.S.C.
1437d(1)(6) (1994 ed., Supp. V). The en banc Court of Appeals thought the statute did not address
the level of personal knowledge or fault that is required for eviction. 237 F.3d, at 1120. Yet Congress
decision not to impose any qualification in the statute, combined with its use of the term any to
modify drug-related criminal activity, precludes any knowledge requirement. See Unifed Siates v,
Monsanio, 491 U.S. 600, 609 (1989). As we have explained, the word any has an expansive meaning,
that is, one or some indiscriminately of whatever kind. United States v. Gonzales, 520 U.S. 1. 5
(1997). Thus, any drug-related activity engaged in by the specified persons is grounds for
termination, not just drug-related activity that the tepant knew, or should have known, about.

 The en banc Court of Appeals also thought it possible that under the tenants control modifies not
Just other person, but also member of the tenants household and guest. 237 F.3d, at 1120. The court
ultimately adopted this reading, concluding that the statute prohibiis eviction where the tenant for a
lack of knowledge or other reason, could not realistically exercise control over the conduct of a
household member or guest. /¢, at 1126, But this interpretation runs counter to basic rules of
grammar, The disjunctive or means that the qualification applies only lo other person. Indeed, the
view that under the tenants control modifies everything coming before it in the sentence would result
in the nonsensical reading that the statute applies to a public housing tenant under the tenants control.
HUD offers a convineing explanation for the grammatical imperative that under the tenants control
modifies only other person: by control, the statute means control in the sense that the tenant has
permitted access 1o the premises. 66 Fed. Reg, 28781 (2001). Implicit m the terms household member
or guest is that access 10 the premises has been granied by the tenant. Thus, the plain language of
14374d(7)(6) requires leases that grant public housing authorities the discretion to terminate tenancy
without regard to the tenanis knowledge of the drug-related orimimal activity,

Comparing 1437d(/)(6) to a related statutory provision reinforees the unambiguous {ext. The civil
forfeiture statute thal makes all jeasehold interests subject to forfeiture when used 1o comnut
drug-related criminal activities expressly exempts lenants who had no knowledge of the activity: [N]o
property shall be forfeited under this paragraph by reason of any act or omission established by that
owner to have been committed or omitied without the knowledge or consent of the owner. 21 1J.5.C
BB 1(a)(7) (1994 ed.). Because this forfeiture provision was amended m the same Anti-Drug Abuse
Act of 1988 thal created 42 U.5.C. 1437d(/)(6), the en banc Court of Appeals thought Congress
aeant them 1o be read consistently so thai the knowledge requirement should be read nto the
eviction provision. 237 F.3d, at 11211122, Bul the two sec-
tions deat with distinetly different maiters. The innocent owner defense for drug forfeiture cases was
already in exisience prior to 1988 as part of 21 U.5.C. 881(a)(7). All that Congress did in the 1988
Act was Lo add leasehold inlerests to the property interests that might be forfeited under the drug
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statute. And if such a forfeiture action were to be brought against a leasehold interest, it would be
subject to the pre-existing innocent owner defense. But 42 U.S.C. 1437(d)(1)(6), with which we deal
here, is a quite different measure. It is entirely reasonable to think that the Government, when seeling
to transfer private property to itself in a forfeiture proceeding, should be subject to an innocent owner
defense, while it should not be when acting as a landlord in a public housing project. The forfeiture
provision shows that Congress knew exactly how to provide an innocent owner defense. It did not
~rovide one in 1437d(/)(6).

The en banc Court of Appeals next resorted to legislative history. The Court of Appeals correctly
recognized that reference to legislative history is inappropriate when the text of the statute is
unambiguous. 237 F.3d, at 1123, Given that the en banc Court of Appeals finding of textual

ambiguity is wrong, see supra, at 46, there is no need to consult legislative history 4

Nor was the en banc Court of Appeals correct in concluding that this plain reading of the statute
leads to absurd results.2 The statute does not require the eviction of any tenant who violated the lease
provision, Instead, it entrusts that decision to the local public housing authorities, who are in the best
pesition to take account of, among other things, the degree to which the housing project suffers from
rampant drug-related or violent crime, 42 U.5.C. 11901(2) (1994 ed. and Supp. V), the seriousness
of the offending action, 66 Fed. Reg., at 28803, and the extent to which the leaseholder has taken all
reasonable steps to prevent or mitigate the offending action, ibid. 1t is not absurd that a local housing
authority may sometimes evict a tenant who had no knowledge of the drug-related activity. Such
no-fault eviction is a common incident of tenant responsibility under normal landlord-tenant law and
practice. 56 Fed, Reg., at 51567, Strict Lability maximizes deterrence and eases enforcement
difficulties. See Pacific Mut. Life Ins. Co. v. Haslip, 499 U. S. 1, 14 (1991).

And, of course, there {8 an obvious reason why Congress would have permitted local public
housing authorities to conduct no-fault evictions: Regardless of knowledge, a tenant who cannot
control drug crime, or other criminal activities by a household member which threaten health or safety
of other residents, is a threat to other residents and the project. 56 Fed. Reg., at 51567, With drugs
leading to murders, muggings, and other forms of violence against tenants, and to the deterioration of
the physical environment that requires substantial governmental expenditures, 42 U.8.C. 11901(4)
(1994 ed., Supp. V), it was reasonable for Congress to permit no-fault evictions in order to provide
public and other federally assisted low-income housing that is decent, safe, and free from illegal
drugs, 11901{1) (1994 ed.}.

In another effort to avoid the plain meaning of the statute, the en banc Court of Appeals invoked
the canon of constitutional avoidance. But that canon has no application in the absence of statutory
ambiguity. United States v. Oakland Cannabis Buyers Cooperative, 532 U,S, 483, 494 (2001). Any
other conclusion, while purporting to be an exercise in judicial restraint, would trench upon the
legislative powers vested in Congress by Art. [, 1, of
the Constitution. United States v. Albertini, 472 11.5. 675, 680 (1985). There are, morecver, no
serious constitutional doubts about Congress affording local public housing authorities the discretion
to conduct no-fault evictions for drug-related crime. Reno v, Flores, 507 U.8 292 314 n.9(1993)
(emphasis deleted).

The en banc Court of Appeals held that H{UDs interpretation raise[s] serious questions under the
Due Process Clause of the Fourteenth Amendment, because it permits tenants to be deprived of their
property interest without any relationship to individual wrongdoing. 237 F.3d, at 11241125 (citing

SLG

Scales v. United States, 367 1.8 203, 224225 {1961); Southwestern Telegraph & Telephone Co. v.
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Danaher, 238 1.8, 482 (1915)). But both of these cases deal with the acts of government as
sovereign. In Scales, the United States criminally charged the defendant with knowing membership in
an organization that advocated the overthrow of the United States Government. In Danaher, an
Arlcansas statute Torbade discrimination among customers of a lelephone company. The situation in
the present cases is entirely different. The government is not attempting to criminally punish or civilly
regulate respondents as members of the general populace. It is instead acting as a landlord of property
that it owns, invoking a clause in a lease to which respondents have agreed and which Congress has
expressly required. Scales and Danaher cast no constitutional doubt on such actions.

The Court of Appeals sought to bolster its discussion of constitutional doubt by pointing to the
fact that respondents have a property interest in their leasehold mterest, citing Greene v. Lindsey, 456
1).5. 444 (1982). This is undeubtedly true, and Greene held that an effort to deprive a tenant of such
a right without proper notice violated the Due Process Clause of the Fourteenth Amendment. But, in
the present cases, such deprivation will ocour in the state court where OHA brought the unlawiul

detainer action against respondents. There is no indi-

cation that notice has not been given by OHA in the
past, pr that it will not be given in the fiture. Any individual factual disputes about whether the lease

provision was actually violated can, of course, be resolved in these proceedings &

We hold that Congress has directly spoken to the precise question at issue. Chevron U.S.4. Inc. v,
Natural Resources Defense Council, Inc., 467 U8, at 842, Section 1437d(/)(6) requires lease terms
that give local public housing authorities the discretion to terminate the lease of a tenant when a
‘member of the household or & guest engages in drug-related activity, regardless of whether the tenant

knew, or should have known, of the drug-related activity.

Accordingly, the judgment of the Court of Appeals 1s reversed, and the cases are remanded for
further proceedings conststent with this opmion,

It 15 so ordered.

Justice Breyer took no part in the consideration or decision of these cases.

FOOTNOTES

Fooimote *
Together with No. 001781, Oakland Housing Awthority cial v, Rucher eial, also on certicrar 1o the

same courl.
FOOTNOTES
fFosinote 1

In February 1998, OHA dismissed the unlawful detainer action agamst Rucker, afler her daughter was
incarcerated and thus no longer posed a threat to other tenants,
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Footnote 2

The regulations require public housing authonties (PHAs) to impose a lease obligation on tenants:

To assure that the tenant, any member of the household, a guest, or another person under the tenants
control, shall not engage in:

(A) Any criminal activity that threatens the health, safety, or right to peac:ful enjoyment of the PHAs
public housing premises by other residents or employees of the PHA, or :

(B) Any drug-related criminal activity on or near such premises.

Any criminal activity in violation of the preceding sentence shall be cause for termination of tenancy,
and for eviction from the unit. 24 CFR 966.4(H)(12)(1) (2001).

Footnote 3

Respondents Rucker and Walker also raised Americans with Disabilities Act claims that are not
hefore this Court. And all of the respondents raised state-law claims against OHA that are not before
this Court.

Footnote 4

Even if it were appropriate to look at legislative history, it would not help respondents. The en banc -
Court of Appeals relied on two passages from a 1990 Senate Report on a proposed amendment to the
eviction provision, 237 F.3d, at 1123 (citing S.Rep. No. 101316 (1990)). But this Report was
commenting on language from a Senate version of the 1990 amendment, which was never enacted.
The language in the Senate version, which would have imposed a difierent standard of cause for
eviction for drug-related crimes than the unqualified language of 1437d(/)(6), see 136 Cong. Rec.
15991, 16012 (1990) (reproducing S. 566, 101st Cong., 2d Sess., 521(f) and 714(a) (1990)), was
rejected at Conference. See HLR. Conf. Rep. No. 101943, p. 418 (1950). And, as the dissent from the
en banc decision below explained, the passages may plausibly be read as 2 mere suggestion about how
local public housing authorities should exercise the wide discretion to evict tenants connected with
drug-related criminal behavior that the lease provision affords them. 237 F.3d, at 1134 (Sneed, ],

dissenting).

Respondents also cite language from a House Report commenting on the Civil Asset Forfeiture
Peform Act of 2000, codified at 18 U.S.C. 983, Brief for Respondents 1516, For the reasons
discussed supra at 67, legislative history concerning forfeiture provisions is not probative on the
interpretation of 1437d{/)(6).

A 1996 amendment to 1437d{1)(6), enacted five years after FIUD issued its inferpretation of the
statute, supports our holding, The 1996 amendment expanded the reach of 1437d(1){6), changing the
language of the lease provision from applying fo activity taking place on or near the public housing
premises, to activity occurring on or off the public housing premises. See Housing Opportunity
Program Extension Act of 1996, 9(a}(2), 110 Stat. 836. But Congress, presumed to be aware of
HUDs interpretation rejecting a knowledge requirement, made no other change to the statute.
Lorillard v. Pons, 434118, 575, 580 {1978).

http://caselaw Ip findlavw. com/scripts/getcase pl7court=US&vol=000&invol=00-1770 3/26/02



D

e 8 of B

=)
A

T

FindLaw {or Legal Professionals

Footnoie 5

For the reasons discussed above, no-fault eviction, which is specifically authorized under 1437d(/)(6),
does not violate 1437d(7)(2), which prohibits public housing authorities from including unreasonable
terms and conditions [in their leases]. In addition, the general statutory provision in the latier section
carnot trump the clear language of the more specific 1437d(£){(6). See Green v. Bock Laundry
Machine Co., 49071).S. 504, 524526 (1989).

Footnote 6

The en banc Court of Appeals cited only the due process constitutional concern. Respondents raise
two others: the First Amendment and the Excessive Fines Clauze. We agree with Judge OScanniain,
writing for the panel that reversed the injunction, that the statute does not raise subsiantial First
Amendment or Excessive Fines Clause concerns. Lyng v. Automobile Workers, 485 U5, 360 (1988),
forecloses respondents claim that the eviction of unknowing lenants violates the First Amendment
guarantee of freedom of association. See Rucker v. Dervis, 203 F.3d 627, 647 (2000). And

termination of tenancy 1s neither a cash nor an in-kind payment imposed by and payable to the
government and therefore is not subject to analysis as an excessive fine. /d., at 648,
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PART SEVEN

COMMUNITIES NOT COMPLEXES!

NOT A COWMPLEX

Rental properties are not complexes. Complexes are disorders! Rental properties are

small communities where people live, and many raise a family. it is important o view each
property as a community within a community. Residents need to feel they are a vital part of
a healthy community. When residents feel at home, they are more apt to take pride and
ownership of the arsa.

If residents of a rental property are fearful or not familiar with others in that community,
many problems can result. Residents will be less likely to report suspicious or illegal
activity, and that causes apathy. When apathy pervades, soon drug dealers and other
undesirables will begin to take over the area. The only thing necessary for these activities
to flourish is for good residents to do nothing to stop it. It doesn’t take iong for those who
perpetrate illegal activity to realize no one is going fo report them. :

NOT A POLICE PROBLEM

Crime is NOT a police problem. It is a COMMUNITY
problem. The police ARE & part of the community, so
this does not exclude the police. It certainly is the
police department’s role to arrest people involved in
iflegal activity, but if the management re-rents fo
others commitling criminal acts, the problem does
not go away.

CRIME 1S NOT A POLICE
PROBLEM...IT 15 A
COMMUNITY PROBIEM.

For example, if neighbors comptlain that various types
of illegal activity are making a park unsafe for
chiidren to play in, this Is not necessarily a police
nroblem. The police can remove the persons
committing crimes in the park, but if the residents
don’t follow-up by using the park for legitimate uses,
other illegal activities will soon begin again.

Round Lake Beach Crime Fres Mulfi-Housing Program 50 WORKBOOK



PROBLEM SOLVING

1. Identify

2. ldentify

3. ldentify

4, ldentify

5. ldentify

6. ldentify



HOW TO BEGIN

Start with residents that care about their environment. If you promote a strong sense of
community concern, residents will not tolerate illegal activity,and are even willing {o testify
in court about abhorrent behavior among other residents. Remember that criminals are like
predators, seeking the easy targel. If they are able to scare residents into silence, they can
perpetrate the crimes.

As previously stated, one of the most viclent elements in society today is apathy. ignoring a
crime problem will allow it to flourish more rapidly. It works the same way as weeds,
Ignoring a problem will not make it go away. Usually it will get worse.

FORM VS. FUNCTION

While a small sports car may be very attractive, it does not offer much protection in an
accident. The 1855 sedan that weighs twice as much {or more) will
offer betier protection. The point is, it doesn’t matter how pretty
something is. if it isn’t safe, it isn’t practical.

Property management may spend tens of thousands of dollars {o
beautify a property, but might not invest in security lighting. A
person looking for a safe place to live may shy away from .a
property that is too dark, but a drug criminal may choose a property for that very reason.

The key to having a nice apartment community begins with atracting the right residents. If
your property is clean and attractive, you are more likely to attract residents who will keep
their rental units clean as well. Trimming trees and bushes doesn't have to be expensive.
Responsible applicants will come if they feel responsible management is running the

property

Notes:
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It is difficult to attract good residents if you have
. current residents loitering in the parking lots or
common areas drinking alcohol or using drugs.
Pezople who conduct this kind of behavior will not
only prevent good residents from moving in, they
will influence your best residents not to renew their

legse.

ONE IRRESPONSITLE RESIDENT
CAN EASILY DISTRESS AN
ENTIRE BUNDIRG AND CAUSE
SEVERAL OF THOSE RESIDENTS

TO REFUSE THE OPTION OF 5
RENEWING # LEASE,
=

h

-

It is a good idea to visit the property at all times of
the day and night to see how the residents behave.
Feel free to have your beat officer or CFMH
coordinator join you during these "off-hours” visits.
This is especially important for properties with off-

site management or absantee owners, Don'trely on %’5/
independent management companies that contract

their services. Many fimes they are chiefly
concerned only with cellecting the rent.

ho

THE NEXT STEP

Once you have attracted the right applicants, be sure to sell them on the benefits of your
. particular property. Itis a greatidea to highlight the best features of the property. But keep
" inmind, many properties have great amenities. You need to appeal to their concerns about

safety and security,

While no property manager can guarantee a resident will not be affected by crime, a
resident will take great comfort in knowing the property has established a good rapport with
the local police. Good prospects will be happy to hear management is a member of the
CRIME FREE MULTI-HOUSING PROGRAM. Prospects with a history of drug or other
illegal activity may simply say, "Thank you, there is one other place | want to look at

first."

Be fair, but be firm in your residency reguirements. lt’s your right. One property
manager notorious for her strict guidelines was reported to the Arizona attorney general's
office for possible discrimination. People from various ciasses were sent lo the property to
audit the manager. The report concluded the manager was equally rude to everyone; there

was no discrimination, she was just very strict.

Once a resident shows interest in the property, let them know that all residents at the
property have beenrequired to sign the Crime Free Lease Addendum and pass a criminal
background check. While this is no guarantee, it does show that management is doing
everything they can legally do to reduce the likelihood of criminal activity on the property.



CLOSING THE DEAL

Once an applicant has been approved for residency, they willcome into the office to review
community rules and sign the rental agreements. This is a good time to explain

115 REQUIR
MANAGERS (A
RESIDINTS Al
THEY MAY OB
OWN CoPY 01

w (ANDLORD &
\ £0T,

KEEP IT GOING

The Crime Free Multi-Housing Program requires
community activities at least annually. Try to plan
various activities that are sure to draw as many
residents as possible. Food, drinks, door prizes
and music are sure fo draw large fumouts.

Round Lake Beach Crime Frae Multi-Housing Frogram

management and resident responsibilities.

Managers may chooseto supply a “move-in” packet
containing a copy of the signed lease and all other
signed documents including the community ruies.

Make sure to explain evervthing clearly and insure
understanding. If the resident understands what a
“violation” is and what can / can't be done by the
resident AND management, dispuie resolution will
be simplified (should one occur). Thisis a great way
to establish a protessional, yet personal, rapport
with the new residents.

Note: Be sure to give the residents a photocopy
of their signed, Crime Free Lease Addendum.

INCLUDE THE ADULTS,
CHILDRER AND TEENAGERS
1N YOUR COMMUNITY

EVENTS!

When residents feel they are a part of a
community, they are more likely to work out
differences with neighbors. Residents who don't
associate with neighbors are much more likely to
make complaints to management. People who
use rental properties to promote iliegal activity
prefer to live in properties where residents keep
to themselves, and community activities are less
freguent.

To attract residentsit may be necessary to invite
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a band, disc jockey, or sponsor a night of karaoke. This is likely to draw a lot of residents,
- especially If you have free food, drinks and giveaways to rafile off. By having functions that
include all ages, residents begin fo put names with faces, and faces with unit numbers.
Residents will be less fikely to cause problems in an area where they are well known.

NOTES O NOTES I NOTES O NOTES ODNOTES
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PART EIGHT

ACTIVE PROPERTY MANAGEMENT

TAKING A COMPLAINT

An apartment community needs active management to deat
with the daily problems that can arise among residents and
guests. A manager should always be fair and impartial when
hearing about resident compiaints. It is good management to
hear both sides of the story whenever possible. Calling both
residents into the office may be one way of resclving small
problems befween residents.

in cases where there is a potential for violence, it may be necessary to call the police, or at
the very least try to keep the residents apart. If the complaint amounts io a breach of the
rental agreement orthe Crime Free Lease Addendum, and cne resident is wiiling to write a
complaint and testify in court, you may want to serve the hotice even though you were not
an eyewitness to the event. Let the judge decide.

When property managers show a genuine interest in the residents concemns, it encourages
* the residentsto take ownership of the community. If residents feel their concerns will fall on
deaf ears, they will stop bringing issues to management, This is not a good thing, as small
problems will progress to larger cnes, and those problems can lead fo catastrophes.

ROUTINE PROPERTY INSPECTIONS

Management access to a rented apariment may be necessary to effect repairs or fo
inspect conditions (If you choose to employ such proactive management practices). Such
entries should be specifically noted in the lease, lease addendum, or community rules.
They should be clearly explained and understeod by all residents as to the type of entry
and the type of notice issued by management prior to such entry.

In some larger properties it may not be possible fo inspect every unit on a quarterly or
semi-annual basis, but for smaller rental properties it couid be a valuable use of fime.
Routine property inspections should be conducted for all residents equally and fairly.

Routine inspections may be conducted for the purpose of replacing air conditioning filters
or inspecting a property for damage, when reasonable grounds exist that a problem has
occurred (such as roach infestation or water damage).

Inspections should never be conducted for the purpese of singling out a particular resident
without cause. It should never be done for personal reasons or for retaliation on the part of
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the management.

| If residents refuse to allow the manager or an
agent to inspect the unit or any part of the unit, the
manager may serve a ten-day notice for non-

compliance. Residents can not install interior

deadbolts or refuse you to inspect a part of the
unit.

In an emergency situation, such as fire or water
damage, a manager may enter the unit without
serving notice to protect the property from
excessive damage. If the manager has reason 1o
believe a resident may be injured or ill, they may
enter the unit to check the welfare of the resident if
other attempts do not work.

@?OPE}?T}’ MANAGERS DO
HAVE A LEGAL RIGHT 10
INSPECT THE UNITS, AND
CANNOT BE DENIED ACCESS
WHEN THE RESIDENT HAS
BEEN APPROPRIATELY SERVED

Horice.
NN

GOOD PROPERTY MAINTENANCE

ambient fight. Keep it looking carecd for.

should appear clean and safe.

promote a sense of safety.

lanes as necessary.

Building Maintenance - The bullding should have a bright colored paint to reflect
Stairs/Balconies - Stairs & balconies should not have a cluttered appearance. They

Courtyards - Keep trees and bushes trimmed. Maintain good lighting and litter contro!.

Common Areas - Laundry and recreational areas should be clean, well lit and
Parking Lots - Maintain lighting, asphalt and signage. Paint speed bumps and fire

Perimeter Fencing - Inspect for damage 1o structures and repair immediately. Paint
over graffiti ASAP (after making a report with the Schaumburg Police per village ord. ).

Litter Control - All members of the management leam shouid pick up litter or debris
whenever they see it. Encourage residents to help keep Atheir community clean.

VARSI I



PART NINE

COMBATING CRIME PROBLEMS

WHO'S JOBISIT?

Property managers get frustrated very quickly when trying to report crime problems to the
police. It just seems the police don't show enough interest. Ifthey cared, they would arrest
the troublemakers, right? Well, it's not that easy.

Some property managers are viewed as apathetic
toward crime. It appears thatl property manadgers | wany msconceerions aour e
intentionally rent to anyone, as long as they pay the | POULE XPARTHENT AD PROPERTY
rent. Some police officers are viewed as apathetic | YAVATHIHTCAY Tt QUitkLY

t d blems that arise | ntal communities. It | Lt W PLEAD
oward probiem : nre + YU dtawncers oF REwTAL PROPERTY
appears the police are in tfoo much of a hurry to getio | sme e aovr ey,

the next call, or the next cup of coffee. \_

The truth is, there are some property managers and
police officers that could do a better job. But the
majority of pclice officers and property managers are
doing their level best. There is just the issue of
misconceptions about what the police can and cannot
do, as well as what the property manager can and
cannot do.

The Displacement Theory

if management depends too heavily upon the police to deal with criminal activity on the
praperty, theyll likely be disappointed. The police cannot do very much aione. For
example, consider the balloon displacement theory.

If a balloon is squeezed from one side, all of the air is displaced to the other side. When
the balloon is released, all of the air comes back again. The pclice have this same effect
on crime. The police can respond to a crime problem, apply pressure, and displace the
problem. But as soon as they move on to the next area, and they WILL have to, the
problem returns.

if a property manager squeezes one side of a balloon, maintenance sgueezes ancther

side, the police another side, and residents squeeze from the top and bottom, the balloon
will burst. This TEAM can have the same effect on crime. There Is strength in numbers!
United against crime, the team will always win.
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Police officers do nol have sufficient training in civil laws regarding landlord/tenant
~ disputes. Freguently, the police expect the property management to do things that just are
not allowed. The reverse is true. Many times the police are asked to do things that they are
not allowed to do either. Because there is not enough time spent on explaining why a
particular action cannot be taken, the other sees this refusal as apathy.

CIVIL LAWS VS, CRIMINAL LAWS

To clear up the matter, we first have o see the differences
between civil and criminal matters. They have very little in
common. In fact, sometimes they have NOTHING AT ALL in
common. Property managers work with civil laws (the Forcible
Entry and Detainer Act) while the palice work with lllinois
criminal laws. The rules and the penallies are entirely
different. The amount of evidence a police officer needs for
probable cause to make an arrest is much higher than the
preponderance of evidence you need as a property manager.

Criminal Law

" When you think of criminal laws, think of Perry Mason, the judge and jury. When you think
of civil laws, think of Judge Wapner and The Feople's Court. The issues and the

procedures are guile diferent.

In criminal law, the police must have probable cause to arrest someone. Suspicionis
not enough. Probable cause is where an officer knows a crime happened, and believes
the perpetrator is the one being detained. When an officer begins to question the person
who just got arrested, they must tell the suspect about their Aright to remain silent.
The police cannot search an apartment without a warrant, and they are not easy to

obtain.

if the officer is able to build enough evidence to arrest a suspect, there is still no guaraniee
the prosecutor's office will file charges. If charges are filed, there is no guarantee the
person will be brought to a jury trial. If the person is brought 1o a jury trial, there is no
guarantee the jury will convict. IT the jury convicts, there is no guaraniee the person will go
to prison. If the person goes to prison, there is no guarantee they wili stay there very long.

In many cases, piea bargains are made, probation may be given, orin some situations, the
charges are just dropped. In most cases, the people that get arrested at rental properlies
do not go to prison. They are released very soon after being arrested, and they go right

back home to their apartment.
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Civil Law

In civil law, the procedure is much different. Property
managers do not need probable cause to guestion a
resident and they do not have to read them their rights,
Property managers have the right to enter rental units (as
provided by [aw), and they don’t need a search warrant! |f
the resident has commitied a breach of the rental agreement,
you may serve notice to terminate the lease and the resident
may need to appear in court or risk losing the judgement if
they choose nof to leave.

In civil court there is not the typical courfroom scenario. You might be surprised fo not see
a jury. Each person stands before a judge; the judge weighs out both sides of the issue
based on the evidence presented, and renders judgement. Thal's it

In criminal cases, ajury must be convinced beyond a shadow of a doubt. In civil law, the
judge only needs to see a preponderance of evidence. A preponderance of evidence is
MUCH less than proof beyond a shadow of a doubt. A preponderance of evidence could
be only 51% to win. Proof beyond & shadow of a doubt requires virtually 100% 1o win the
case.

VS,

Criminal Preponderance Civil Preponderance
98%-100% 51+%

TAKING ACTION

If a resident is conducting illegal activity at the rental property, a criminal conviction may not
be as expedient as taking civil action. For instance, if a resident is suspected of salling
drugs or gang activity, you should contact the police, but alse be prepared to take action
yourself. There may not be a whole lot the police can do o help you in some cases.
Document all of the activities you and others have observed, because you may have more
ability to deal with the situation. For example:
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DRUGS IN APARTMENTS

What will you do if an employee in a resident’s unit discovers drugs? Some
management companies may want you 1o take the ¢rugs to the office, another company
may recommend that you secure the apariment, and yet some companies may want you to
get a witness. In all cases you should notify the police. Check with your company’s
attorney for legal advice in advance. In one case, a maintenance person took needies,
which turned out to belong to an insulin dependent diabetic who was very angry with

management. Bottom-line, consider your actions!

Drugs can be extremely dangerous; caution should always be exercised. Itis not
advisable to pick up or remove drugs, drug pipes, needles or other paraphernaiia. At
the very least, rubber gloves should be worn when touching any of these items.

Needies are especially dangerous, not only because of the drugs themselves, but
because of the likelihood of the transmission of Hepatitis or the H.L V., virus, bBecause
children and adults frequently craw! into dumpsters, this is not & good place to dispose of
them. Maintenance and grounds keepers should also be on the lookout for needles and
other stashes in remote areas of the property and inside broken sections of block fences.

GENERAL DISTURBANCES

Loud music, loud parties and just rowdy behavior can be very
annoying. The police can ask residents to reduce the noise, but
frequently they will start again once the police leave. The
management has the most power to deal with this non-
compliance. A resident should be served with a 10-day notice for
each breach of the rental agreement, if appropriate. The manager
can simply tell the resident o stop violating the rental agreement, or
the next time the violation happens it will be grounds for eviction.

WHO HAS THE POWER?

The Fourth Amendment to the United States Constitution [imils the power of the police.
The property manager has much more power to remove aresident from the propersty.
A resident can be free, awaiting trial for over a year. The criminal process is much siower
than the civil one. You will need less evidence 1o remove the resident through the civil
process. Having your paper work In order with thorough documentation will make the
. process cuicker and easier. There are some things the police can do that managers

cannol. Bul more often what the management can do, the police cannot. Together the
police and management can work with responsible residenls {o solve virtually any
problems. [t takes a concerted effert, and both sides have 1o be willing to do as much as
possible. Though it may seem easier for the police to deal with it, that is not always the
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case. Here is another example:

TRESPASSING

Mark Manager calls the police to report a frespasser. When the officer arrives, the suspect
is waiting for the police. The manager fells the officer, "l want this man arrested for
trespassing!”

The officer falks to the man in question and finds out he is actually living in the unit. His
clothes, television and other personal effects are in the apartment as well.

The officer explains to Mr. Manager, "The man is not frespassing, the resident is allowing
him to live there.”

“Ahal” replies the manager. "He is NOT on the lease!”

The officer responds, "The lease is a civil matter. You will have fo serve nofice fo the
resident who is allowing the unauthorized guest.”

If a rental agreement has clearly stated policies regarding
unauthorized occupants, the property manager can typically serve a
notice for the resident to remedy the breach in 10 days, or face
eviction. This is ofien the case with unautherized pets.

NO

(Refar fo the APPENDIX for information on the Schaumburg TRESPASSING

Trespass Ordinance and how if can work for your property.)

ATTEMPTED MURDER
“g-1-1, what is your emergency?”
"If's my hushand, he has a gun, and he says he's going to kill me.”

"Okay, stay on the line. | have several officers responding to your apariment as we're
talking.”

"Please hurry.”

"Which unit number are you in?"
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CLICK - Djal tone.
n M f?)!
Hello? AF.E yQU still there” 4 MURDER O YoulR
(The line is busy on call back.) PROPERTY Wi CRLATE
A LOT OF FEAR AND UNDO

The police respond at 1:40 a.m., set up a perimeter, © wawy or Your coon />

and evacuate all of the neighboring units. It's the | mHoers,
middie of the night, i's cold cutside, but the _
neighbors could be in danger. They have to leave.
For several hours the police negotiate with the
gunman, but he refuses to put the gun down. The
hostage negofiator is also unsuccessful.

At about 7:00 a.m., the police fire tear gas into the AN
unit, breaking the window and burning the curtains //
and carpeting. The rental unit smells bad.

Fortunately, nobody is seriously iniured. The
S W.AT. Team takes the suspect into custody.

By 7:11 a.m. the suspect is handcuffed and placed into the back of a waiting patrol car. By
8:00 a.m. he is in front of a judge; by 8:45 a.m. he's released and has his guns back.

The manageris lividl She calls the police and insists in knowing why the police let this man
go?

The response is, "The police did NOT let this man go, the judge did." The police
department’s job is to {ake a suspect before a judge. After that, it is up to the judge! if the
judge orders the police to release him, they have to do it.

The manager iashes back, "I want to know why the judge et him go?”

The response it, "It happens all the time. The courts are so busy, and the jails are
overcrowded, so not everyone goes 1o jail.

ff you call the sheriff, he'll tell you he doesn't have enough money or facilities because of
budget cuts. It all comes back to the peopie who say, "No new taxes.”

In a way, the people blame the police, the police blame the judge, the judge blames the
sheriff, and the sheriff blames the people...who biame the police, who blame the judge,

who blame the sheriff, who blames the people...

The irony of this story is the manager was mad at the police for not deing their job, when in
fact, they did all they could. The manager, however, did not do HER job. This was the third
time the police were called 1o the same apartment unit in less than 10 months. The
manager chose nol to evicl him the previous two times because she knew the resident was
having personal problems. This slory may sound strange, bul consider your responsibilities
to all your residents while considering "the big picture”.
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4 THE 3 KEYS 10 600D
MANAGEMENT ARE...
DOCUMENT
DOCUMENT
- DOCUMENT

MANAGEMENT'S RESPONSIBILITY

Frequently managers complain about all the problems they are having with a particular
resident. They can tell many stories, but when asked to show written documentation of
non-compliance, often times the manager has not kept records.

One manager was asked if he ever served a 10-day notice. His reply was "What's a 10-day
notice?" |

tt is not uncommeon to find managers who only know about the 5-day notice for non-
payment of rent. They feel they were hired only o collect the rent, and it is the police
department’s job to deal with undesirable behavior involving residents,

Granted, most apartment managers are familiar with the various notices, but

?\lf’ fartoo many don't use them as often as they should. The three (3) keys to any

successful eviction are "document... documeant... DOCUMENT™.
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(IELRESIDENTS FIE O\

CONTAINS ONLY RENT
RECEIPTS AND NO NOTICES
OR DOCUMENTATION, YOU
MAY HAVE TROUBLE
CONVINCING A JUDGE THE
RESIDENT HAS BEEN A
PROBLEM FOR A LONG ///M/

WOIRKMKROINK



RESIDENT'S RESPONSIBILITY

Train residents - to recognize and report illegal activity.
Empower residents - form Neighborhood Watches and resident councits.

Establish relationships/rapport - attend meetings, use suggestion boxes, have an opean
door policy.

Set goals - for residents.

o Smaller, short-term goals at first
people get discouraged
people need successes
people need a series of goals
remind residents of goais
advertise successes

o Larger, long-term goals later
more impact on community
more difficult, but more rewards

A TEN-STEP PROCESS

Contact ali residents.

Arrange a fimely meeting.

Provide handouts.

Follow up with newsletter to all residents who don’t show up.
Have property manager facilitate meeting.

Arrange police/fire department presenter.

Present crime statistics.

Praesent reasons for crime.

Present rescurces,

SRCHE- N L

0. Present soiutions.
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PART TEN

TO SERVE AND PROTECT?

THE POLICE WON'T TALK TO US

Frequently managers will complain that the police don't stop at the office to report why they
are called fo the property. There are some very legitimate reasons why.

Some problems are so minor, the officer may notieel it warrants reporting. For
example, a couple has a verbal dispute, as many people do, but no one is hurt;
the situation is minor, and there is no reason fo "air the dirty laundry” {o the
neighbors.

Though it may be the manager who walks up to the officer asking about the call,
the officer may not fsel it is appropriate to disclose the information. It is also
possible the officer isn't certain the person is really the manager.

Many times the officer is in a hurry to ciear the
call and get on to the next one that is waiting.
Domestic calls fake a lot of time in and of
themselves, and officers are always being
criticized about their response time by the next
person whe is waiting. The time it takes to
locate a manager (and re-teil the whole story)
can easily amount to 15 minutes, a half-hour
or more, This is especially true when the
manager has a lot they want to say io the
officer as well.

Some officers feel the manager isn’t going fo follow through anyway. Though it
may be hard o believe, there are property managers that are nosey. They never
follow through with the appropriate nolices; they just want to know everybody's
business.

If a police officer knows the property manager actually follows through with an appropriate
course of action, there is greater incentive to talk with the manager. The officer really
doesn't want to have to keep coming back for the same problem over and over again.

Meet with the officer, even if you have to call the beat coordinator to schedule an
appointment. When the officer arrives, let them know you are an active member of the
CRIME FREE MULTI-HOUSING PROGRAM and you are willing to work with the police.
Meeting the officer is the first step.
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Keep in mind, one officer works day shift, one works the afternoon shift, and one works the
midnight shift. Also, other officers fill in on the regular officer’s days off! It could take a

while to meet them all.

PRIVACY LAWS

There is another very key issue to be addressed.
That is the issue of privacy laws. A police officer [ rupr apr Vgpygm]gr
cannot stop by in person, or leave a card in the | privAcY LAWS THAT
office telling you the "whe, what, when, where, why | PROTECT THE PRIVACY OF
and how." RESIDENTS, ..EVEN THE
RESIDENTS THAT BPEA
THE [AW.

L

The officer is more likely to give you a case number,
and as a matter of public record, you can request a
copy of the police report. Always iry to get the case
number if you get nothing else. While the officer
may not be able to give you the names of the
persons involved, they may be able to give you the
unit number they went 1.

One of the benefits of heing a fully certified
member of the CRIME FREE MULTI-HOUSING PROGRAM is that you can contact the

Crime Free Coordinator to discuss poiice calls to your property.

HOW TO APPROACH THE OFFICER

IT you see a police officer at one of your rental units, don't interfere - stay back. The
situation may become very volatile at any moment. The officer may order you to stand back

for your own safety.

if you are certain things are settled, you can get the officer's attention and introduce
yourself as the manager and ask to see the officer when they are through with the call.
The less you say at this point, generally the better. Stand at a safe distance, but wait for

the officer. Don't go back to the office.

When the officer is finished, tel them know you are working with the CRIME FREE MULTI-
HOUSING PROGRAM, and get a case number. Sometlimes, a case is not drawn up and
no report will be written. The officer will let you know.

if the officer is able to give you more information, it will help you follow through with the
necessary steps vou must take. If not, get a copy of the report. Let the officer know that
you do plan to follow through, and you would appreciale working with them in the future
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ESTABLISHING MORE

If & property manager has a serious problem with

crime, they may choose to consider some type of | A HIGH POLISE PRESENCE
security officer to patrol the property. This could be | WL DEMONSTRATE T0 (e
an sffective way to solve serious problems with | 7HE RESIBENTS THAT %
residonts. MANAGEHENT I5 SERIOUS

ABOUT ADDRESSING

PROBIEMS,

-

REQUESTING "EXTRA” PATROL

Frequently managers will call requesting “extra”
patrol. While it never hurts to ask, it may not help
either. There are many, many multi-family
developments in  Schaumburg. Many more g "
properties than we have patrol officers. One thing

they all have in commen is, they want exira patrol visits through their property.

Then there are the industrial parks and office buildings. They all want extra patrol, too.

And don’t forget the managers of the shopping centers that call the police looking for extra
patrol because a customer had a purse stolen, or a car was stolen from the lot. There are
more stores than there are patrol officers.

And, of course, there are thousands of residents that want extra
- patrol in their resicential neighborhoods. Everyone wants fo see
? more police patrols in their neighborhoods.

There are stiil others that fee! the police ought to spend more
time writing tickets for speeders and people who don't use tumn signals. There just aren't
enough police officers fo fill all those needs.

Unfortunately, the police officers cannot provide security for everyone who asks. Even if
they couid visit the property a couple of times per day, the likelihood that they would be at
the right place at precisely the right time is very slim. The best efforts will include officers
that can spend hours at the property. Obviously that would not be possibie. We will make
every effort to work with you, your residents, and your beat team (patro! officers and beat
coordinator) to address your problems and work toward & solution.

NARCOTICS SURVEILLANCE

Property managers will also call the police requesting a narcotics detective to set up
surveillance on a resident they suspect of using drugs. While managers are aware the
detectives are not sitting by the phone hoping somebody will call soon, managers may also
not realize how many cases the detectives are actively working either.
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Narcotics detectives are highly trained and deo excellent work because they have methods
that work so well. Typically, they rely on a person to introduce them o a suspect whenever
possible. If they can get close to an operation, they are more likely not only to make an
arrest, but also to arrest several people. If the quantities are high, they are likely to get
prison time for the offender. The higher up the supply line that they penetrate, the more

successful the operation.

The end user is not going to get the prison time or produce all of the other results the
detectives are after. They want the "bigger fish to fry." They work the more serious cases.
There are more calls than the police have detectives. It is a matter of prioritization.

MANAGEMENT SURVEILLANCE

You should call to report the drug activity, because you may be providing the very key
information the police have been looking for. You should also document other behaviors
associated with the drug activity, and serve the

appropriate notices. There are usually a string of I YOU DONT 4V
other evictable offenses that managers |pyoie spoor 1o mier T
overlook, trying to prove somebody is into drug |, syspecre ppue f )i
activity. DEALER, THE POLICE DON'T (

HAVE ENOUGH PROOF TO '
Rarely have property managers confronted [ARREST THEM EITHER.
residents with their suspicions, yet they call the -
police. When asked why they haven't confronted the
resident they say, "l don't have any proof.” Think
about that. The police need a whoie lot more
proof than the manager does. The police can’t t)

do anything without the proof either. //’Q\é\

Why can't the police just watch and get the proof?
There just isn't encugh time or available detectives. The better question is "Why don't the

property management teams walch the resident and get the proof?” It is much easier for
those who live and work on the property to watch what is going on. They know who lives at
and belongs on the property; the police don't. Because management needs a lot less

proof than the police do, they will get faster resulis civilly.

Setting up video cameras or recording license plates may provide clues, but they may also
spark retaliation from the resident. Whalever action is taken, safety should always be

foremost.
“BUT I'M SCARED!”

Because the potential for dangeris there, property managers shouid be more selective
and forceful with prospective residents. If policies are not strictly stated in the
beginning, they will be harder to enforce in the end. Prevention is the key.

Most residents will siop drug aclivity if they find out the manageris onto them. The reason
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most people continue this activity is because they know the manager is afraid to confront
them. Even if the police arrest a resident, you will have {0 evict them and others on the
lease. They will come back awaiting frial in most cases.

NOTES 0O NOTES 0O RNOTES 0O KNOTES [ NOTES
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