
Good Afternoon Chairwoman Delozier, Chairman Galloway and members of the 

committee. My name is Marlynn Orlando and I am Chief Executive Officer for the 

Pennsylvania Apartment Association. PAA represents nearly 300 apartment 

owner/ management companies with roughly 300,000 units and 400 supplier 

partners. Our members are mainly large multifamily apartment owners and 

managers with the average member having 500 plus units in their portfolio. The 

apartment industry contributes almost 5 billion annually to the PA economy 

including almost a billion in property taxes. 

From the earliest days of the pandemic, PAA was out front providing guidance 

and recommendations to our members. Prior to any court or government ordered 

eviction mandates, PAA officially recommended that our members delay any 

eviction filings until our residents were better able to navigate the changing 

times. Over the last six months, PAA members have operated with compassion 

for their residents while maintaining their businesses the best they could through 

theses unprecedented times. Overall, we are incredibly proud of how our 

industry has responded. They understood that their residents needed to feel safe 

and comfortable while quarantined in their homes. We also found that most 

apartment owners were able to keep their staff fully or partially employed by 

flexing schedules, implementing work at home options, and employing new work 

procedures. With over 10,000 jobs created from our industry, this is a significant 

savings impact to the employment compensation funds. 

So, what were the greatest impacts on the apartment industry? They fall into 

several categories: 

1. Navigating the Governor's Orders: In the initial shutdown of business, 

multifamily operations were not deemed essential/life sustaining. As you 

can imagine, this sent our industry into a panic because we needed to 

maintain operations for our residents. We were able to work with the 

Governor's office to assure our businesses were deemed "life sustaining" so 

that residents could stay safely in their units. In addition, the early days of 

the shutdown were very confusing as we had to navigate varying 

interpretations from local municipalities regarding business regulations, 

especially as it related to our ability to make units available to people 



looking to rent. Our industry adapted quickly to the changes and were able 

to meet community needs. 

2. Additional Operating Costs: PAA was able to digest and collate the 

guidelines from multiple sources like the CDC, PA Department of Health 

and OSHA so that our members could assure they were operating within 

safety protocols while providing their staff with necessary PPE. These new 

procedures were timely and costly to our businesses and property owners 

had to absorb those unplanned costs. In addition, the need to fully sanitize 

and disinfect buildings and units when a positive COVID patient was 

identified, added significant costs as this service is mostly performed by 

outside contractors. 

3. Loss of Revenue: With unemployment reaching over 10% in Pennsylvania, 

the ability to pay rent in full and on time became difficult for many 

Pennsylvanians. Most residents have negotiated payment plans with their 

owners and with recommendations from PAA, payment late fees are being 

waived. Overall, our property owners were relieved that payment rates 

were better than anticipated. However, the cumulative impact of reduced 

rental payments is taking its toll. As the stimulus CARES money expires and 

unemployment compensation is reduced, we are starting to see payment 

rates decrease. Over 90% of every rental dollar goes toward expenses. 

When multiple renters cannot and do not pay, property owners can quickly 

find themselves unable to pay their mortgage and taxes. Therefore, PAA is 

working with our stakeholders and government officials to assure the 

necessary changes are made to the PA Rental Assistance Program. And our 

national partners continue to advocate with Congress to assure more 

federal money is available for rental assistance. 

4. Eviction Moratoriums: As mentioned, PAA and our members were 

supportive and understanding about the need for an eviction moratorium 

early on when residents were under mandatory quarantine. But, now 

almost 7 months into the pandemic, the eviction prohibition is causing 

potentially devasting impacts to apartment communities. An unintended 

consequence from the eviction moratorium is renters, who are not 



financially impacted by the pandemic, are refusing to pay their rent, work 

with property owners on payment plans, and refuse to communicate on 

any level. They are taking advantage of the pandemic to live rent free. 

They continue to accumulate thousands of dollars of debt that they will 

never pay back. In addition, they negatively impact an owner's ability to 

provide flexibility to those who are legitimately affected by COVID. 

A property owner uses evictions as a last resort because they are costly and 

time consuming. However, they are a necessary part of their business 

operation that have been taken away. The narrative we keep hearing in 

the press about "a tsunami of evictions" and landlords rushing to evict 

residents is simply not true. However, if we cannot begin to file evictions 

so that we can properly operate our business, then we will see small, 

medium, and large apartment owners begin to default on their payments 

and look to sell and close up operations. 

5. Impact on Support Business: I have focused this testimony on apartment 

owners and management companies. But I would be remiss if I did not 

mention the significant impact on our supplier partners. There are 

hundreds of types of business that support the management of the 

multifamily industry. During the red and yellow phases, although we were 

able to operate our properties, we had to suspend all non-essential 

activities. That meant that routine maintenance projects and planned 

capital improvements were halted. This created a significant loss for small 

and large businesses that rely on our industry for work. We know some of 

these businesses did not make it and closed, others had to cut staff and 

reduce hours. We are worried about the long-term impact of the pandemic 

on these businesses and how they will recover once operations are back in 

full. 

It has been stated multiple times, these were uncharted waters and there was no 

playbook for us to follow. We are greatly appreciative of the cooperation and 

partnership with our legislators during this difficult time. And we are grateful for 

this opportunity to discuss the impact on our business. 



In summary, I would say the apartment industry has been fortunate in terms of 

overall impact. But as the months accumulate and mandates like an eviction 

moratorium continue, we are getting more and more concerned about long term 

impact. 

Again, thank you and I am now available for any questions. 




