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I.

Introduction
Poverty has been a public problem since the dawn of civilization. There is an
American ambition to end poverty. The law has since the 1960s been a formidable
fulcrum in forcing positive change in the lives of low-income people. Trends in
public interest law have been toward trying to attack poverty by identifying a
lynchpin - from racism in the 1960s, to arbitrary benefits denial in the 1970s, to
employment discrimination in the 1980s, to drugs and gang disruption in the 1990s,
and to the lack of affordable civil counsel or rogue police practice in the 2000s. It is
easier to answer a complex problem by attacking a constituent part-this makes the
larger dilemma seem more manageable. Legal strategies in each area have make
inroads, but none is the whole answer to poverty.
In the decade beginning 2010, there has been a growing national awareness of the
role affordable housing plays in escaping poverty. Housing is the epicenter of
concern now because a home is the epitome of the American Dream, the recession
had stalled construction of all kinds (and affordable housing is t!J-us in short supply),
and trends toward re-urbanization and a rise in millennial earnings has spurred
gentrification in many American cities, displacing the poor in edge neighborhoods.
The seminal study in the renewed focus on inadequate housing among low-income
people is the book Eviction, by Princeton Associate Professor of Sociology Matthew
Desmond. Prof. Desmond documents the fragility of family finance in Milwaukee
because of the rising share of housing as a percentage of income in disadvantaged
households. He analyzes how relationships between landlords and tenants are pivotal
to the stability of shelter for the poor, but also documents situations fraught with
disruption. When eviction occurs, as it can in most states after a third episode of late
rent, then the continuity of employment, children's schooling, community support
patterns, and a sense of place are all disrupted. The transaction costs in lurching from
residence to residence are formidable, given security deposits·, movers, new
furnishings, utility down payments, fees, etc.
This program looks at the problem of low-income housing from several angles. It will
cover the complex problem of retaining low-income housing. It will examine legal ·
solutions to housing issues in Atlanta, by focusing on efforts generated by legal nonprofits and law firms immersing in the housing crisis. It will also detail issues of
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eviction defense, security deposit recovery, and emerging landlord tenant law
strategies in Richmond, Virginia through the Greater Richmond Bar Foundation's
Triage project, which is now expanded to Charlotte.

II.

Program
A. Rachel Spears, Executive Director, Pro Bono Partnership of Atlanta, will
discuss issues faced by housing non-profits in Atlanta, and opportunities for pro
bono engagement.
B. Jack Hardin, Partner, Rogers & Hardin, Atlanta, and Chair of the Regional
Commission on Homelessness will discuss housing law issues and solutions in
the Atlanta community.
C. Scott Oostdyk, Partner, McGuire Woods, Richmond, VA, and the firms Pro
Bono Partner, will discuss a new initiative in Richmond and Charlotte called
"Triage." A paper on the Triage initiative is attached.
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Housing and Eviction Defense: The Triage Approach
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Introduction

I.

Richmond, Virginia is a mid-sized city with a metropolitan area population in 2018 of
1,036,483, a poverty population of 118,437, and a poverty rate of 11.4%. As with most
metropolitan areas of its size, Richmond contains a mixture of large, medium and small sized
law firms, as well as law partnerships and solo practitioners. Its status as state capital, and home
to two of the country's 50 largest law firms, gives Richmond a somewhat larger number of
attorneys (about 4,000 lawyers) than would be expected in a metro area of its size. In all other
aspects, Richmond is a fairly typical metro area.

II. .

Richmond's Housing Crisis

Richmond's low income residents have typical challenges accessing affordable housing.
Richmond's eviction rate (11.44%) is in the top ten among large cities in the United States.
Rents have increased at 6.0%/year. Household incomes, however, have increased at just
2.0%/year. This has resulted in one of the most daunting Rent-to-Income Ratios in America.
Year
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
% increase

Monthly Rent
$ 900.00
$ 954.00
$1,011.24
$1,071.91
$1,136.23
$1,204.40
$1 ,276.67
$1,353 .27
$1,434.46
$1 ,520.53
$1,611.76
79.1%

Monthly Income
$3,000.00
$3,060.00
$3,121.20
$3,183.62
$3,247.30
$3,312.24
$3,378.49
$3,446.06
$3,514.98
$3,585.28
$3,656.98
21.9%
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Rent/Income Ratio
30.0%
31.2%
32.4%
33.7%
35.0%
36.4%
37.8%
39.3%
40.8%
42.4%
44.1%

Year
$ increase

Monthly Rent
$ 711.76

Monthly Income
$ 656.98

Rent/Income Ratio

When tenants get behind on rent, eviction is often a threat. This is because Virginia has
some of the most pro-landlord laws in the country:
•

Tenants must pay rent in full and give written notice of any defective housing
conditions;

•

Tenants have only 2_ days to tender a missed payment, can have a judgment
entered against them 21 days later, and be evicted 11 days later- possibly being
homeless in less than six weeks after being unable to make rent - even if they did
so the previous 11 months of a one year lease;

•

In order to appeal a judgment for unpaid rent - even if blatantly wrong - tenants
must pay the amount of the judgment plus an additional 3-12 months' rent, and do
so within 10 days or they cannot appeal;

III.

Tenant's Often Have Valid Defenses to Eviction

Many times, the tenant's breach is a highly technical lapse or is unsupported by evidence,
or the eviction attempt is procedurally flawed, or the remedy sought is outside the law. The
tenant has winnable defenses - if they can be skillfully presented. This might be because:
•

The Landlord refused the tenant's tender of rent, so there was no true default;

•

The Tenant has actually timely redeemed tenancy by paying all rent and arrears as
of the court date, including late fees, other.charges and reasonable attorney's fees
in the lease, and court costs;

•

The tenant has presented a redemption tender - a written commitment from a
local government or nonprofit entity to pay all rent due and owing as of the return
date, late fees, attorneys' fees and court costs within 10 days of the return date.

•

Federally-subsidized landlord relying upon grounds not specified in the
termination notice.

•

The Tenant is being evicted for conduct that did not occur, or the tenant is not
responsible. Tenant is not responsible for conduct of persons on premises without
the consent of tenant.

•

The lease breach is minor, or a remediable breach that has been cured and has not
recurred.
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•

Landlord is attempting to enforce an illegal lease clause, e.g., charging tenant in
multi-family dwelling for utilities without individual sub-metering or a ratio
utility billing system.

•

Landlord is attempting to enforce an ambiguous lease provision, which should be
construed against the drafter, i.e., the landlord.

IV.

Resource Limits Constrict Richmond's Legal Aid

According to the Virginia State Bar, 48% of low and moderate income households in
Virginia have a civil legal problem every year, and more than 80% of these needs will go unmet.
Central Virginia Legal Aid Society ("CVLAS") has ten staff attorneys serving 118,437 people at
or below 100% (not 125%) of poverty in Virginia's five independent city, fifteen county service
area. Central Virginia has consistently led the other five regions in Virginia in providing pro

bona services, accounting for almost 45% of all pro bona cases handled in Virginia. Given the
overwhelming need, and CVLAS' limited resources, CVLAS is unable to provide a full range of
services to the majority of its clients. In 2017, CVLAS was only able to represent 121 out of 744
persons presenting with housing-related issues. Working efficiently and hard, CVLAS increased
its overall percentage of extended representation, progressing from 10.55% in 2014 to 16.54% in
2017. Much more help is needed, however, if Richmond's tenants are to receive justice. Pro

. bona assistance can help close this Justice Gap.
V.

Lawyers Make a Profound Difference in Housing and Eviction Cases

Research demonstrates that lawyers make a profound difference. Recently, the National
Center for State Courts conducted the Virginia Self-Represented litigant Study, funded in large
part by an Legal Services Corporation Technology Initiative Grant. The findings were sobering.
In Warrant in Debt cases where neither party was represented, the creditor won 56% of the time,
and the debtor won just 1 .4% of the time. Where both parties were represented, the plaintiff won
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21 % of the time, and the defendant won 11.4% of the time - a ten-fold increase. (Remaining
outcomes either were non-dispositional, non-suits or dismissals.)
In Unlawful Detainer (eviction) cases where neither party was represented, the
plaintiff/landlord won 57% of the time, and the defendant/tenant won just 0.7% of the time.
Where both parties were represented, the plaintiff won 41 % of the time, and the defendant won
4.3% of the time-:- a six-fold increase. (Remaining outcomes either were non-dispositional, nonsuits or dismissals.) Again, the evidence that attorney representation make a huge difference is
powerful and conclusive. Working along with Greater Richmond Bar Foundation, Richmond
Firms in Service and CVLAS, Bar Leaders have designed Triage to meet more of these lowincome client needs, and to fill service gaps.

VI.

Richmond's "Triage" Project

In order to provide a rallying point for intense recruitment of pro bona lawyers, Bar
Leaders conceived the "Triage" project in Richmond in 2016. Triage is a third evolution of the
idea of civil legal aid. In the first model, local judges recruited or "voluntold" local lawyers to
serve as pro bona lawyers for unrepresented people, or lawyers organized local organizations to
screen and represent low income people. In 1965, the Legal Services Corporation, coordinating
with future Supreme Court Justice Lewis Powell, then the head of the American Bar Association,
conceived of federal funding for civil legal aid. Paid professionals assumed the representation of
low-income people on civil matters, but the need rose and funding fell - and the Justice Gap
developed.
The vision of the "Triage" Project is to blend the way Phase One and Phase Two of civil
legal aid transpired. Triage forms a ring of dedicated private attorneys around legal aid, in this
case CVLAS, to provide extended representation in the identified areas where CVLAS lacks the
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lawyer resources to do so. The Triage Project identified the ten underserved areas oflegal aid
law, housing most prominent among them. Bar Leaders recruited a volunteer private attorney
Champion or Co- Champion to serve in each area. Each Champion is tasked with recruiting,
organizing and training additional volunteer attorneys. Under the project, CVLAS refers
appropriate cases to the Champion, who in turn refers the case to a pro bona attorney who has
volunteered to accept this specific type of case.
The first year objectives for this portion of the Triage Project are to provide extended
representation in 50 housing cases, 12 wage claims, 12 consumer auto fraud cases, 6 Social
Security/SSI overpayment or termination cases, and 78 no-asset Chapter 7 bankruptcies. All of
these cases produce life-changing results that make a real difference in people's lives - access to
decent housing, protection against wage theft and auto fraud, preserving vital public benefits, and
affording a fresh start and freedom from debts, judgments and garnishments that only bankruptcy
can provide.
To the best of our knowledge, no project such as Triage has been attempted anywhere
else in the U.S. A survey the Legal Aid organizations in the 50 state capitals indicates that none
have a comprehensive Triage-type program. Triage solves two deficiencies that have existed in
past pro bona efforts - not only in Richmond but also in most other areas of the country. First,
·prior pro bona efforts have not been fully integrated with each other, which results in pro bona
programs competing against each other for volunteers. Placing most pro bona efforts under one
grand umbrella should greatly reduce this problem and lead to a vastly more efficient delivery
system. Second, in prior pro bona efforts the private bar has not truly assumed ownership of the
process or agreed to be held accountable for its success. That is decidedly not the situation with
the Triage Project. Regular quarterly meetings require the Champions to report on their progress
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in training and recruiting volunteers, and Champions are directly responsible for assuring that
cases get placed with other volunteer attorneys.
The Triage Project is a bold expansion of an already proven pro bona system that will
deepen and strengthen services provided to legal aid clients. On September 5, 2018, Triage
expanded to Charlotte. Three hundred lawyers trained to be Triage volunteers under leadership
that comes from local law firms. See Exhibit A. There is no reason to believe other metro areas
similar in size to Richmond and Charlotte could not replicate a Triage Project. This is certainly
true in Atlanta, which has many of the same housing issues. See Exhibit B. Rule 6.1 of the ABA

Model Rules ofProfessional Conduct establishes an aspirational goal for every lawyer to render
at least 50 hours of pro bona publico legal services per year. This aspirational goal, combined
with private bar leadership and the collaboration of local legal aid programs, can foster a Triage
Project anywhere that has a sufficient concentration of attorneys.

sco
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McGuireWoods Harnesses In-House Talent For Legal Aid
By Emma Cueto

Charlotte attorneys gather for the Charlotte Triage kickoff event on Sept. 5. (McGuireWoods)

A new program in Charlotte, North Carolina, to help low-income residents with potentially crippling legal problems is
mobilizing attorneys from not only BigLaw but also corporate legal departments, including the top lawyer for one of the
world's largest financial institutions.
Launched in September, Charlotte Triage partners with two legal service organizations to provide assistance in high-need
areas and was spearheaded by both McGuireWoods LLP and in-house attorneys in Charlotte businesses, including Bank of
America general counsel David G. Leitch. Leitch has also stepped forward to take one of the program's first cases,
defending a client in an eviction action.
"As lawyers, this is a problem we can do something about," Leitch told Law360. "There is no doubt that our choice today
to participate in Triage will positively impact lives - including not just the lives of our clients but our own lives as well."
The program is patterned on a similar initiative McGuireWoods helped launch in 2017 in Richmond, Virginia, Richmond
Triage, and focuses on representing clients in eviction matters, expunging criminal records and helping clients access
medical care, with cases typically outsourced from legal service organizations.
At McGuireWoods, pro bono tends to focus on helping individuals rather than targeting specific policies or setting new
precedent, accor_
d ing to Tracy Walker, the firm's managing partner. The Charlotte Triage program, he said, is a way for
the firm to scale up that commitment by providing key services that can have a big impact on people's lives but that are
rarely profitable for attorneys to take on.
"We live in an increasingly complex world and there is an increasing need for legal services across every sector of
society, including those who can least afford it," Walker said. "The need for pro bono keeps increasing year over year."

https://www.1aw360.com/articles/1100703/print?section=access-to-justice
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The program is unusual for the way it expands the pool of potential pro bono volunteers, tapping into corporate legal
offices that often have lower pro bono participation than big firms do, according to McGuireWoods and the Charlotte
Center for Legal Advocacy, which works with Triage along with Legal Aid of North Carolina.

Angela Zimmern
"What Triage has done here in Charlotte is tapped into a huge network of attorneys who maybe have never done pro
bono work at all," said Angela Zimmern, who coordinates the Charlotte Triage program. "If you want to get involved and
you don't really know where, it's great to have a project like Triage where the legal service providers have said, 'These
are the areas of most acute need."'
The firm reports that while the Richmond program signed up 300 volunteers during its first year, Charlotte had 200 sign
up at the kickoff event in early September.
Using that army of attorneys, the Charlotte and Richmond Triage programs were designed to lighten the load for
overburdened civil legal service offices, according to Scott Oostdyk, the McGuireWoods partner in charge of pro bono.
"Legal aid [due to budget cuts] are not able to attract lawyers into their causes," Oostdyk said. "They can't go to large
law firms, hold seminars, train people and deploy them . They just don't have the resources for that. So we all decided to
get together and basically become self-training and self-deploying."

Scott Oostdyk
After the Richmond program began in 2017, the firm was approached by corporations in Charlotte about starting up a
similar program there. According to Oostdyk, the program is essentially the same as the Richmond program but larger unsurprising given Charlotte is more than three times the size of Richmond.
There was also a clear need for pro bono services in the city, Oostdyk said. Although Charlotte is booming commercially,
it ranks low among major cities in upward mobility, "which means there's a lot of people trapped at the bottom," he said.
The program chose to focus on the types of cases legal help identified as most in need of support: eviction cases; helping
people expunge criminal convictions, which can make it hard to find work; and health care enrollment.
Kenneth Schorr, the executive director of the Charlotte Center for Legal Advocacy, said those areas help fill gaps in the
services his organization and Legal Aid of North Carolina provide. Health care enrollment in particular has had trouble, he
said, because of funding issues.
"The funding that we get to do that work from the federal government has declined significantly and has become
unstable," he said. "This year, we didn't know until August if they would fund it at all."

https://www.1aw360.com/articles/l l 00703/print?section=access-to-justice
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The timing makes it difficult to plan and to put together a program before open enrollment begins in January. Triage,
however, creates a stable base of volunteers to act as health care navigators - who shepherd consumers through the
enrollment process and then help them stay enrolled - alongside the five paid staff navigators at the center.
Julieanne Taylor, a navigator with the center who coordinates with the Triage program, said she has been pleasantly
surprised by the interest the program has attracted and the follow-through, especially among those who signed up to be
certified as navigators.
"In my experience, when you're recruiting volunteers and you give them all this stuff to do up front, you lose them," she
said. But that hasn't been the case so far. When the program launched, 36 people signed up as interested in being
navigators. Since then, 34 of them have completed the training and been certified.
The center is asking each volunteer to take a minimum of 10 one-on-one enrollment appointments during the 45-day
open enrollment period, which Taylor says will make a big difference.
Last year, nine staff navigators and one volunteer hosted over 700 appointments, she said, and by the end of open
enrollment they were having to tell people to register on their own, instead of helping. This year, with Triage, they hope
to see everyone.
McGuireWoods has no current plans to launch another Triage program, though pro bona continues to be an important
part of all of its offices, both in the U.S. and abroad. Right now, Oostdyk said, the focus is on shoring up the two
programs already in place and ensuring they're both self-sustaining.
"We have a really core group of dedicated pro bona volunteers in Charlotte already, but I'm just imagining the
transformative impact that would have if we could expand that outside of that core group," Oostdyk said . "This project
has the potential to do that."
--Editing by Brian Baresch.
Have a story idea for Access to Justice? Reach us at accesstojustice@law36D.com.
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EXHIBITB

No help for tenants sickened by Inold in their
hoines
Nov 02, 201 8
By

•

Willoughby Mariano, The Atlanta Journal-Constitution

AJC INVESTIGATION: S_tate and local governments in Georgia lack
authority to address mold issues in rental properties
Water poured into Madrika Gray's apartment from a busted pipe last December, ruining her
furniture and puddling onto the worn tiles. Then there was mold, which grew in dark, fine-haired
blots on her furniture and made her clothes smell no matter how much she washed them.

Photo: The Atlanta Journal-Constitution

Now Gray and her children wake up with piercing headaches. A throat and lung infection forced ·
her to the emergency room. She blames it on mold, which continues to grow inside the drywall
and through the paint on her walls, she said, but calls to management of Forest Cove apartments,
city of Atlanta code enforcement, and the Fulton County Health Department have failed to fix
the problem. Gray, who is visually impaired, earns too little money to move out.
"It put me into a depression stage where I felt like giving up hope," Gray, 37, said from her
apartment in southeast Atlanta's Thomasville Heights neighborhood. "Nobody would
listen."

Tenants who find mold in their homes have no safety net in metro Atlanta and elsewhere in
Georgia, placing them and their children at risk of chronic breathing problems, infections and
lost school days. Local and state govermnent agencies lack the legal authority and funding to test
the air in Gray's apartment, much less make it healthy to breathe, an Atlanta Journal-Constitution
investigation found. And while the U.S. Department of Housing and Urban Development says
that housing under its programs, such as Forest Cove, must be free of mold, there are no national
public health standards for mold levels.
What's more, Georgia law gives landlords little incentive to clean up unhealthy conditions.
Tenants may not withhold rent under any circumstances - even if their apartments are
uninhabitable. They may only complete repairs themselves and deduct the costs from their rent.
But if Gray were a tourist staying in a hotel, health department inspectors would be required by
state law to come to her aid. The Georgia Department of Public Health is responsible for
ensuring safe and sanitary conditions at hotels and motels and can cite an owner for mold
problems. It can even shut down hotel rooms.
(

"Protections for Georgia families facing unhealthy or uninhabitable housing are woefully
inadequate," said public interest lawyer Elizabeth Appley, who is advocating for legislation to
improve conditions.
Experts find mold problems to be widespread in housing for lower-income residents, which is
often older and in need of repairs. In Georgia, a tenant's sole recourse is to sue for damages, but
low-income tenants cannot afford to hire an attorney and test the unit.
The problem frustrates those who think that landlords that rent out unhealthy homes should be
held accountable as polluters, unsanitary restaurants or other businesses that threaten the public's
health.
"Every American deserves to live in a healthy home, and this should be a national outrage
that rental facilities are not kept up in a manner that ensures every child reaches their God
given potential," said David Dyjack, executive director of the National Environmental
Health Association, an organization of environmental health professionals.

Little incentive

In theory, fixing an apartment's mold problem should be no more difficult than making the kinds
of repairs required by law to keep a unit up to code: repair the leak, use an inexpensive, widelyavailable air filter that can capture spores, and keep humidity low, perhaps by installing a
dehumidifier.
"You have to have potable water. You have to have lighting. You have to have glass in the
windows. Why can't you have breathable air?" said Richard Johnson, a member of the state
health department's Georgia Healthy Homes Coalition, which works to improve housing
conditions statewide, and founder of Air Allergen & Mold Testing, which performed indoor air
quality tests at Forest Cove.
The state health department in 2013 called for developing legislation to ensure homes are
healthy, citing concerns about exposure to mold contributing to asthma. But this
recommendation was not enacted. Legislation introduced in the General Assembly earlier this
year to create a study committee on unhealthy housing, including mold issues, did not pass.
In Clayton County, tenants complain of mo Id so often during eviction hearings·that certain
judges have announced at the beginning of court that such a claim is unlikely to help them, said
Farley Ezekiel, an attorney who focuses on housing issues for the Atlanta Legal Aid Society and
Equal Justice Works, a public interest law nonprofit. Residents have been told they need to have
medical records, a mold test and testimony from a mold expert to win, she said.

"People will most often bring pictures. I've seen people bring in actual moldy items someone who's entire closet gets soaked and all of the sudden their clothes are moldy. I've
never seen anyone be successful," Ezekiel said.
In south DeKalb County, a torrent of water that gushed into Yashika Palmer's Eagles Run
apartment in April 2017 soaked th~ drywall so badly that mushroom-like fungi grew out of the
cracks and parts of her ceiling caved in. Maintenance workers cut holes in the wall and ceiling in
attempts at repairs, but failed to close them up.
Water continued to leak for months. Tests by an expert hired by DeKalb Legal Aid showed high
levels of mold.
"As soon as he walked in, he said, 'I can smell it'," Palmer, 39, recalled.
As conditions worsened, Palmer's 17-year-old son, who is astlunatic, developed a thick cough
and struggled to breathe. The child care worker paid a friend to board him. After calls to code
enforcement and pressure from the.federal Housing Choice Voucher Program, which subsidized
her rent, failed to convince building owners to make fixes, she moved into a motel that cost her
$350 per week.
"The reason why landlords are not making repairs is that it's cheaper for them not to make
repairs," said Atlanta Legal Aid Society attorney Lindsey Siegel, who is suing Eagles Run on
Palmer's behalf. "We have to change that equation for them."

Calls and emails to an attorney representing Eagles Run were not returned.
At Forest Cove, as months went by without the problems in Gray's apartment being addressed,
she and her three children moved to a motel for seven weeks. When they could no longer afford
the motel, they shared a two-bedroom, one-bath apartment with four relatives until the
overcrowding created too much tension. By April, she was back in her moldy apartment, tossing
out her furniture and wiping down the walls with bleach.
"I had no where else to go,'' Gray said. A friend fixed some of the leaks, and she is now working
with other tenants trying to improve conditions at the complex.

Photo: The Atlanta Journal-Constitution
Decades of neglect by landlords have made Forest Cove a haven for mold, which grows in warm,
humid environments. Air-conditioning regularly breaks down, while chronic plumbing failures
and roof leafs have left ceilings and floors sodden and buckling. Residents complain that
maintenance workers' standard fix is to spray paint over the mold.
Conditions are so bad that the Atlanta Volunteer Lawyers Foundation opened up an office at a
nearby school and commissioned Air Allergen & Mold Testing to assess 63 of Forest Cove's 396
units. The organization found that the median spore count was double that of some 5,800
locations across the metro area that were tested using the same methodology. All but three air
filters it inspected were of such poor quality they could not clean the air of mold and other key
pollutants.
Meetings between tenants, the lawyers' foundation, apartment managers, HUD officials and
National Housing Compliance, a Tucker nonprofit hired by HUD to oversee compliance and take
calls from tenants, have made little progress. Unsafe conditions at complex owner Global
Ministries Foundation's other low-income, federally subsidized properties prompted HUD to
pressure it into selling its portfolio, leaving Forest Cove in limbo until it is sold.

Photo: The Atlanta Journal-Constitution
Forest Cove's potential buyer, a subsidiary of Cleveland, Ohio-based The Millennia Companies,
took over management when a prior company quit. It cannot stai1 a planned $30 million
renovation until the sale is completed, said Jeff Crossman, a company attorney.
"We got put into a difficult position, managing a property we don't own," Crossman said. The
company is not aware of any requests for repairs that have not been addressed, he said. National
Housing Compliance isn't either, its chief executive officer Valarie Todaro said.
Richard Hamlet, president and chief executive officer of Global Ministries, declined an interview
request through a spokeswoman. HUD officials also declined interview requests, but said in a
written statement that owners and managers put in place a remediation plan after inspectors
found mold in ce11ain units.
"HUD intends to obtain confirmation that the plan has been fully implemented," the federal
agency said in a written statement. The agency will look into mold reports at units that were not
part of the inspection, it also said.
Gray worries that help will never come. Managers have promise renovations before during her
12 years at Forest Cove. Nowadays, with much of her furniture ruined, she spends her nights in a
sleeping bag, next to a queen mattress she bought so her I I-year-old twin sons would not have to
sleep on the floor.
"It takes away your value, your self value, living in an area like this," Gray said.

Research shows that mold can pose health threats to those who are sensitive to it,
according to the Centers for Disease Control and Prevention. Otherwise healthy people can
experience upper respiratory problems such as coughs and wheezing. Asthmatics can experience
breathlessness, chest tightness and wheezing. Those with chronic lung disease or compromised
immune systems are at risk for serious infections. There is some evidence linking early mold
exposure to the devel9pment of asthma in children, but more research needs to be done.

