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Discussion Item Discussion of proposed revisions to Title 6, Housing, of the Takoma Park Code, 
regarding residents’ right to civic inclusion and obligations of landlords. 

Background This is the seventh in a series of work session discussions scheduled to facilitate 
the updating of Title 6, Housing, of the Takoma Park Code. 
 
Statistical evidence indicates that residents of multi-unit buildings are less likely 
to register to vote or participate in elections than residents of single family homes.  
Candidates for elective office report experiencing difficulty reaching residents of 
multi-unit buildings while campaigning in the City.  City staff has experienced 
difficulty in reaching tenants of multi-unit rental facilities in order to gather data 
to facilitate the enforcement of the City’s rent stabilization law and to promote the 
formation of tenant associations. 
  
The proposed legislation includes two components.  First, it obligates multi-unit 
residential property managers to allow candidates and city employees to enter 
residential buildings to reach residents.  Second, it requires landlords to provide 
new tenants with information regarding voter registration and City laws and 
regulations. 
 
The proposed legislation seeks to promote political participation by residents of 
multi-unit buildings, enable candidates to reach those residents to share their ideas 
and discover issues important to those residents, and enable City staff to keep 
tenants informed of their rights under the Housing Title.  The legislation also 
seeks to protect the safety and privacy of residents, minimize the burden imposed 
upon property managers required to provide access, and avoid infringing upon 
constitutional free speech and property rights. 
 
The proposal gives registered political candidates the right to enter multi-unit 
buildings for the 90 day period preceding a primary, general, or special election, 
for the purposes of going door-to-door to distribute campaign material and 
speaking with residents.  Campaign volunteers may accompany the candidate, but 
the candidate must be present when the right of access is exercised, thereby 
limiting the number of visits to each property and the concomitant burden on 
landlords and disturbance to tenants and ensuring accountability for the conduct of 
persons accessing the properties. 
 
 



Background 
continued 

The proposal limits the right of access by candidates and City employees to the 
hours between 9:00 a.m. and 9:00 p.m., and authorizes residents to post a sign on 
their door precluding candidates from knocking on their door—the same 
protections afforded to residents of single family homes under the City’s 
canvassing ordinance.  The proposal also requires the posting of advanced notice 
to residents before candidates canvass a building, and requires candidates to 
schedule an appointment with the property manager.  
 

Policy Increased political participation promotes public policies at the national, state, and 
local level that are responsive to the needs and concerns of residents.  The 
formation of tenant associations, the collection of rent data, and increased 
enforcement of the rent stabilization ordinance increase the effectiveness of the 
City’s existing housing policies. 

Fiscal Impact N/A 

Attachments  Proposed statutory text. 
 City staff statements regarding difficulty reaching tenants of multifamily 

buildings 
 Chart of voter registration, turnout, and multifamily rental unit statistics by 

Ward 

Recommendation Provide comment on proposed revisions. 

Special Consideration The schedule for further discussion of Takoma Park Code, Title  6, Housing, has 
been revised as follows.   
 
Monday, April 29 (tentative) 

 Follow-up Discussion of Outstanding Issues  
 

Monday, May 20 (tentative) 
 Public Hearing 

 
Monday, June 10 (tentative) 

 First Reading of Ordinance Amending Takoma Park Code, Title 6, 
Housing 
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Draft, April 12, 2013 

 

Title 6 

HOUSING  

 

Chapter 6.04 

GENERAL PROVISIONS AND DEFINITIONS 

* * * 

6.04.040 Access to multi unit residential facilities. 

A. Definitions.  For the purposes of this section, the following words will have the 

following meanings. 

 “City employee” means a City employee, an independent contractor acting on behalf of 

the City, or a volunteer acting on behalf of the City.  Elected City officials are not City 

employees for the purposes of this section.  

 “Controlled access multi unit residential facility” means a multi unit residential facility, 

the common entrances to which are locked, monitored by the owner or manager of the 

property, or posted, to prohibit entry into the common areas of the facility by persons 

other than residents and their guests. 

“Multi unit residential facility’ means an apartment or condominium building or complex 

of apartment or condominium buildings. 

“Qualified candidate” means a candidate for a City, county, state, or federal elected office 

that is seeking election to an office that represents the residents of the facility to which 

the candidate seeks access, and: 

1. is seeking election to such office at the next general or special election for 

that office; and 

2. for a candidate for City office, has been nominated in accordance with 

section 604 of the Takoma Park City Charter; or 

3. for a candidate for Montgomery County, Maryland state, or federal office, 

has filed a Certificate of Candidacy accepted by the applicable Board of Elections 

or has been nominated at a national party convention.    

 

B. It is unlawful for a person, either directly or indirectly, to deny access to a multi 

unit residential facility to the following individuals:   

1. A qualified candidate; 

2. Campaign volunteers accompanying a qualified candidate into a building 

when the candidate is present in the building; and 
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3. City employees.  

C. For qualified candidates and accompanying campaign volunteers, access to a 

facility under this section is available only for the purposes of campaigning for the 

candidate or registering voters and only during the 90-day period preceding the next 

primary, special, or general election for the office sought by the candidate.  

D. For City employees, access to a facility under this section is only required for the 

purposes of collecting information to facilitate the enforcement of City laws, notifying 

residents of their rights and duties with respect to housing and landlord-matters under 

City, county, and state law, or promoting the formation of tenant associations in 

accordance with section 6.16.030 of the Takoma Park Code. 

E. Candidates to provide notice to residents.  Before entering a controlled-access 

multi unit residential facility pursuant to this section, candidates must provide 24 hours’ 

notice to the residents, unless the owner or manager of the building elects to post the 

required notice on behalf of the candidate.  Such notice shall be provided by posting, on 

each exterior entrance to every multi unit building, a written notice on a form provided by 

the City that includes the following information: 

1. the name of the candidate; 

2. the elective office for which the candidate is running; and 

3. the date and hours that the candidate will be present at the facility.    

F. Distribution of materials.  Qualified candidates and their accompanying campaign 

volunteers must be permitted to leave campaign materials, and City employees must be 

permitted to leave notices, surveys, correspondence, and other materials at the doors to 

residents’ units.  Materials must be left in an orderly fashion. 

G. Attempting to make personal contact with residents.   Individuals accessing a 

facility pursuant to this section may seek to make personal contact with residents by 

speaking with residents in a common area of the facility or, unless excluded by a resident 

under paragraph (3) of this subsection, by knocking on the door or ringing the doorbell of 

the residents’ units.   

1. When a resident contacted in a common area indicates that he or she does 

not wish to speak with the individual, the individual immediately must cease 

attempting to speak with the resident.   

2. When an individual seeks to make personal contact with a resident at the 

door to the resident’s unit, the individual may knock briefly or ring the doorbell 

and then: 

a. if the resident indicates that that he or she does not wish to speak 

with the individual, immediately leave the resident’s doorway; 

b. if the resident does not answer the door or acknowledge the 

presence of the individual, leave the resident’s doorway after thirty seconds and 

refrain from attempting to make contact with the resident for at least 24 hours; 
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c. if the resident answers the door, refrain from entering the 

resident’s unit without invitation and immediately honor a request by the resident 

to leave. 

3. When multiple City employees or a qualified candidate and one or more 

volunteers are present in a multi unit residential building, the supervising City 

employee or the candidate shall be responsible for organizing the canvassing of 

the building so that only one representative of the group attempts to make 

personal contact at each unit. 

4. Exclusion of candidates by residents.   Residents of multi unit residential 

facilities shall have the right to post a sign provided by the Department on the 

door to their units that shall prohibit candidates and their campaign 
volunteers from attempting to make personal contact with them at their 
units.   

a. No person other than a resident of the unit or, if the unit is 
unoccupied, the owner or manager of the facility, may remove or 
damage such signs.   

b. Landlords shall be responsible for removing such signs 
between tenancies.  

H. Candidate access to facilities with multiple buildings.  For multi unit residential 

facilities with multiple buildings,  a qualified candidate and accompanying volunteers 

must be permitted to access as many buildings as is practicable on a single visit, but 

access is limited to only one building at a time. If multiple qualified candidates are 

traveling together, each qualified candidate and that candidate's accompanying volunteers 

are limited to one building at a time, but all of the candidates and accompanying 

volunteers traveling together must not be restricted to accessing the same building at the 

same time. 

I. Hours of Access.  Persons accessing a multi unit residential building pursuant to 

this section may do so only between the hours of 9:00 a.m. and 9:00 p.m.  

J. Exceptions.  This section does not prohibit: 

1. Denial of admittance into a particular apartment, room, or personal 

residential unit; 

2. Requiring reasonable and proper identification as a necessary prerequisite 

to admission to a multi unit residential building; 

3. Denial of permission to visit a resident’s unit for valid health reasons; 

4. Limiting visits to a reasonable number of persons and reasonable hours; 

5. Requiring a prior appointment to grant a qualified candidate and his or her 

campaign volunteers access to a controlled access multi unit residential facility, 

provided that appointments be scheduled with reasonable promptness and at times 

when most residents are reasonably likely to be home; or 

6. Denial of admittance to an individual qualified candidate and that 

candidates’ volunteers or expulsion of an individual and that candidates’ 



 

4 
 

volunteers from a multi unit residential facility for good cause based on the 

conduct of the candidate or his or her volunteers, including, but not limited to, 

unreasonable disturbance of residents, engaging in activities that do not further 

the permissible purposes set forth in subsection (C) of this section, failure to 

distribute materials in an orderly fashion, criminal conduct, failure to provide 

proof of identification upon request by an agent of the property owner or manager 

or a resident, failure to make or adhere to an appointment, and entering or 

remaining in a building between the hours of 9:00 p.m. and 9:00 a.m.   

K. The Department shall have the authority to promulgate regulations implementing 

the provisions of this section. 

L. A qualified candidate or a resident, owner, or manager of a multifamily residential 

facility aggrieved by a violation of this section may file a civil action in a court of 

competent jurisdiction seeking temporary and permanent injunctive relief and any other 

available legal or equitable remedy. 

* * * 

Chapter 6.16 

LANDLORD-TENANT RELATIONS 

* * * 

6.16.050 Obligations of landlords. 

* * * 

M. Within seven calendar days of the commencement of a new tenancy, 
distribute to the new tenants a City supplied electoral and civic information packet.  
The Department shall make the packet available on the City’s web site for download 
and printing by landlords.  In addition, landlords may obtain copies of the packet 
from the City. The packet shall include the following: 

1. One City voter-registration form and one state voter-registration form 
and information on online voter registration and how to obtain additional 
voter registration forms; 
2. Other material designated by the City regarding public services 
available to residents, existing laws, rules, and regulations, and the City 
electoral process.   

 



Ward Population

Number of 
Registered 
Voters (US 
Citizens)

% of 
Population 

Registered (US 
Citizens)

Turnout in 
November 
2011 (US 
Citizens)

% Turnout 
(US Citizens)

Number of Rental 
Units (in multi-

family properties of 
2 or more units)

1 2748 2287 83.20% 267 11.70% 291a

2 2999 2160 72% 687 31.80% 196

3 3165 2217 70% 456 20.60% 301

4 2886 1241 43% 198 16% 1068

5 2659 1210 45.50% 78 6.40% 766

6 2648 1210 45.70% 246 20.30% 416b

12011 Voter Registration Numbers, 2011 City Election Numbers, 2010 Census Numbers
aIncludes Victory Tower, 187 unit senior/disabled building
bDoes not include 7333 New Hampshire Avenue (Takoma Overlook), with 235  condominium units

Takoma Park Population, Voter Registration, Voter Turnout in City Elections, and Rental Units by Ward1
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Statement Pertaining to Rent Investigations 

 

In order to confirm the information that is submitted by landlords on the annual rent 

stabilization rent reports, staff chooses a number of rental properties each month and 

sends a survey to each tenant requesting information regarding their move in date and the 

rent they are paying. 

When tenants respond to this survey, it has sometimes shown that a landlord filed a false 

or incorrect rent report. Legal action is initiated, either by the tenant filing a COLTA 

complaint for an illegal increase in rent and/or a municipal infraction citation is issued 

alleging that the landlord filed a false rent report. 

In 2012, 116 apartments were surveyed with only 21.6% of the tenants responding.  

Having access to rental properties would be another avenue that could be utilized to help 

staff obtain the information that is needed to enforce the rent stabilization law.  Face-to-

face conversations with tenants would eliminate the need for tenants to complete a form 

and return it to the City, and would allow City staff to address residents' questions and 

concerns that might otherwise discourage them from providing information or 

participating in an enforcement action. 

 

Linda Walker 

Manager Landlord-Tenant Affairs 

 

 

 

Housing & Community Development 
 

Telephone: (301) 891-7119 
Fax: (301) 270-4568 

 
 
     

7500 Maple Avenue 
Takoma Park, MD 20912 

 
 
   
  



 

 

City of Takoma Park  
 
 

 
 
 
 
 
 

 
 
 

 
My name is Rozanne Look and I work for the City of Takoma Park in the Tenant Capacity 
Building Program along with Mario Cristaldo who is a community organizer. We’ve worked 
with the city for approximately 9 years. Our goal is to assist tenants in forming tenant 
associations in the buildings where they live, to refer issues that come to our attention regarding 
the rights of tenants to the Office on Landlord-Tenant Affairs and to promote tenant advocacy in 
the city. We distribute information to rental properties regarding tenant rights, housing issues and 
first time home buying classes. 
 
For controlled access to buildings, if a tenant of a building has not initiated contact with us, we 
have difficulty reaching the tenants, as we must wait outside and convince a tenant to invite us 
into the building. 
   
Mario has had the experience at least once of a property manager telling him he had to leave the 
building, even though he had been invited in by a tenant.  In a situation like this, with a hostile 
management staff, often times tenants are afraid to stand up to management and tell management 
that they invited us in.  So the proposed statute would help us organize in buildings where 
management tries to keep us out. 
 
 
 
Rozanne Look 
Tenant Capacity Building Program 
 
 

Housing & Community Development 
 

Telephone: (301) 891-7119 
Fax: (301) 270-4568 

7500 Maple Avenue 
Takoma Park, MD 20912 
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