
   
   

 

   
 

 

Evictions Working Group Meeting 
July 2, 2025 

 
 

• Introductions 

• Approve May 2025, Minutes (ACTION ITEM) 

• Evictions Data Overview – Julie Mitchell  

• Evictions Pilot Program Updates – Legal Aid Works and Loisann’s Hope House 

• Agency Evictions Discussion  

Next meeting: August 6, 2025, 2:00PM 

 



DRAFT 

Date: May 07, 2025 
Time: 2pm 
Location: George Washington Regional Commission 

MEETING 
CALLED BY Megan Samples (GWRC) 

TYPE OF 
MEETING Regular Meeting 

NOTE TAKER Megan Samples (GWRC) 

ATTENDEES 

Brightview Health – Candice Wells 
Caroline DSS – Wendy Sneed (virtual) 
Community Member - Nancy Carpenter 
Empowerhouse – Kim Lally, Daphne McIntosh (virtual) 
GWRC/CoC - Megan Samples 
Legal Aid Works - Valerie Hill (virtual), Ann Kloeckner, Julie Mitchell (virtual) 
Loisann’s Hope House - Cait Woodward (virtual) 
Pauline Properties, LC – Susan Doep 
Rappahannock United Way – Sarah Walsh (virtual) 

ABSENT 

1st Choice Better Homes & Land - LeAnn Black 
Central Virginia Housing 
Commonwealth’s Attorney (Fredericksburg) - Elizabeth Humphries 
Community Member – Jerome Kidd 
Community Member – Joe Hargrove 
Ella’s House 
Empowerhouse – Lashona Abernathy 
FAHASS 
Faith Housing Coalition 
Fredericksburg DSS – TraShawn Sparks 
Fredericksburg SPCA – Kaitlyn T. 
King George DSS 
Legal Aid Works - Alexander Riedell 
Spotsylvania County Sheriff’s Department – Toni Dean 
Spotsylvania DSS - Latoya Steptoe 
Spotsylvania NAACP - Moe Petway 

DISCUSSION 



DRAFT 

 
Approve April 2025, Minutes 

• Kim Lally made a motion to approve the February 2025 and April 2025 meeting minutes. 
Nancy Carpenter seconded the motion. The motion passed unanimously. 

 
Evictions Data Overview 

• Julie Mitchell reviewed the new Evictions Data and highlighted numbers in the region for the 
year-to-date 2025. The year-to-date is monthly. 

 
Eviction Prevention Pilot Program Overview – Loisann’s Hope House and Legal Aid 

• CoC staff Megan Samples, Cait Woodward (LHH) and Ann Kloeckner (LAW) provided 
overview of mini pilot program through the Mary Washington Hospital Foundation’s 
Community Benefit Fund and plans to pilot program through Spotsylvania County 

• The group discussed ways for the committee to be involved in the pilot program, in 
particular around outreach efforts for targeted communities 
 

Agency Evictions Discussion 
• The group discussed post-eviction matters and the implications of no representation at both 

in-person and virtual hearings. 
 

Next Meeting: Wednesday, June 4, 2025, at 2pm 

   

 

 



Eviction Working Group Data 

               June 2025 

                                                                    Top Eviction Filers YTD  

Caroline                              Fredericksburg            King George        Spotsylvania Stafford 

Property Manager LLC        SMP Townsend SPE LLC              Stanley Palivoda            Keswick Apts LLC    Fairfield England Run                                   

             6                                         82                                       106                               58                      67                                    

                                            

                                             Statewide Unlawful Detainer Filings 

May UD Filings:                                                                                 May Default Judgments:   

2025:    11,908                                          2025: 3,626 

2024:    11,476                                                                                          2024: 3,895 

                                                                                

May had 30.5% default judgements in 2025 – 33.9% default judgements in 2024. 

                        

                                                       

 

                                                           Scheduled Upcoming Hearings  

                                                                 6.16-7.1 2025 & 6.17-7.2 2024  

          Caroline                    Fredericksburg                 King George               Spotsylvania                    Stafford                          
2025:      5                            35                                      18                                139                                   72 

2024:     16                                  25                                      14                                 52                                    91                  

                                                                                                  

       - 68.75%                      40%                          28.6%                    167.3%                       26.4% 

 



Eviction Working Group Data 

               July 2025 

                                                                    Top Eviction Filers YTD  

Caroline                              Fredericksburg            King George        Spotsylvania Stafford 

Property Manager LLC        SMP Townsend SPE LLC              Stanley Palivoda          BWF Palmers Creek    Fairfield England Run                                   

             6                                         82                                       123                           79                      67                                    

                                            

                                             Statewide Unlawful Detainer Filings 

June UD Filings:                                                                                 June Default Judgments:   

2025:    15,221                                          2025: 3,733 

2024:    14,509                                                                                          2024: 4,148 

                                                                                

June had 24.52% default judgements in 2025 – 28.6% default judgements in 2024. 

                        

                                                       

 

                                                           Scheduled Upcoming Hearings  

                                                                 6.30-7.14 2025 & 7.01-7.15 2024  

          Caroline                    Fredericksburg                 King George               Spotsylvania                    Stafford                          
2025:      6                            79                                      29                                81                                   57 

2024:     18                                  56                                      20                                55                                   44                  

                                                                                                  

             -66.7                     70.9%                          145%                    47.27%                       29.5% 

 



Loisann's Hope House and Legal Aid Works
Eviction Prevention Pilot Program Starting
Today
The program will focus on Spotsylvania County families facing eviction, but the hope

is that it can grow to serve the entire Fredericksburg region.

JUN 30, 2025
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During the last two weeks of June last year, there were 52 eviction hearings scheduled
in Spotsylvania General District Court.

During the same period this year, there were 139 hearings scheduled—a 167% increase.

A new pilot program that launches tomorrow aims to prevent at least a handful of the
increasing number of low-income Spotsylvania families who are the defendants in
these hearings from being branded with what Ann Kloeckner, executive director of
Legal Aid Works, calls “the Scarlet E”—eviction.

“If we look at issues like homelessness and affordable housing, evictions are the one
through-line,” Kloeckner said. “The snowball effect is so profound.”

The majority of families who come into Loisann’s Hope House, the area’s largest
homeless shelter, have evictions on their record, said Cait Woodward, Hope House’s
executive director.
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Legal Aid Works and Hope House are partnering to launch an eviction prevention
pilot program focusing on Spotsylvania County, which has the highest rates of eviction
in the Fredericksburg area.

The program is funded by a $20,000 grant for prevention that Hope House has received
for the past few years from the Mary Washington Hospital Foundation.

Woodward and Kloeckner are both members of the Fredericksburg Regional
Continuum of Care’s Evictions Working Group.

Last year, the CoC applied for funding from the statewide Evictions Reduction
program to establish a regional program. The application was unsuccessful, because
statewide funding is targeted for parts of Virginia like Richmond, Hampton, and
Newport News that have some of the highest eviction rates in the country.

But Woodward decided not to let that be a deterrent. She decided to scale down the
proposal to focus only on Spotsylvania County and arranged with the hospital
foundation to apply the $20,000 grant to the micro pilot program.

Potential clients can be referred to the program either by calling the Homeless
Helpline (540-358-5801), which Hope House operates, or by connecting with Legal Aid
Works, both of which are already among the first places families in need of help think
to go.

If the family qualifies for assistance from Legal Aid Works and is located in
Spotsylvania, the organization’s attorneys will take a closer look at the case to see
whether there’s a legal defense to bring up in court.

“Often, there is a defense that not even the courts know about,” Kloeckner said.

If the only issue is nonpayment of rent, and if the amount owed is relatively small,
Legal Aid Works will transfer the case to Hope House.

“We could easily spend $20,000 on just three families,” Woodward said. “So we are
focusing on the population that will stabilize with a low balance.”

https://www.fxbgadvance.com/p/seeking-proposals-for-a-regional
https://evictionlab.org/rankings/#/evictions?r=United%20States&a=0&d=evictionRate&lang=en
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https://www.fxbgadvance.com/p/how-president-trumps-executive-orders


Woodward said the goal is to assist 30 families, which averages to about $600 per
family, but it’s not unheard of for an eviction to be based on a past-due amount that’s
much smaller. Kloeckner said she’s seen an eviction where the amount owed was just
$8.

“But that $8 might as well have been $8,000 [for this tenant],” she said.

Hope House staff will work with the landlord to pay the outstanding rent and then
provide wraparound case management to the tenant to ensure the situation stabilizes.

Woodward said she’s found through Hope House’s existing work in homeless
prevention that if the support network kicks in before the family loses its home, the
situation stabilizes “within about three months.”

“But we find that when a family goes into a shelter, once they make it out it’s one-to-
two years before they stabilize,” she said.

The pilot program will be operated by the existing staff of Legal Aid Works and Hope
House.

“It’s what we do all day, every day,” Kloeckner said.

But if the program is successful, she and Woodward hope it will grow and that it will
prevent families throughout the Fredericksburg area from having to enter the
“unbelievable mill” of eviction court and face the “snowballing” effects of a judgement
against them.

The Advance has developed a reputation for fearless journalism. Our team delivers well-
researched local stories, detailed analysis of the events that are shaping our region, and a

Support the Advance with an Annual
Subscription or Make a One-time Donation
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Keys Today, Gone Tomorrow: Tracking VA’s Eviction
Crisis

MAY 21, 2025
Maria Dougherty

Filed Under: Data, Eviction, Rental, Virginia

Featured Image from One of Them Days (2025), Sony Pictures.
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For Virginians struggling to afford rent, the threat of
eviction looms large yet again.
According to recent data from the RVA Eviction Lab, eviction judgments across Virginia have not only returned to pre-pandemic levels,

but have dramatically surpassed them in several key areas. With COVID-era financial support well in the past, it’s a snap back to a

frustrating reality.

In some communities, the increased eviction activity has been alarming. Arlington leads with a staggering 172% rise in judgements

over pre-pandemic levels, followed by Alexandria (115%) and Fairfax County (110%). Numerous Richmond City ZIP codes have also

seen troubling spikes, and many Hampton Roads localities (particularly Virginia Beach, Norfolk, Newport News, and Portsmouth) have

all seen thousands of new eviction filings.

As eviction remains ever-present in our communities, Hollywood has recently brought the issue to attention in the Sony Pictures film,

One of Them Days. In the film, roommates Dreux (played by Keke Palmer) and Alyssa (played by SZA) navigate the fear and instability

of being evicted — with some comedic money-raising schemes along the way.
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RISING RENTS, LIMITED REPRESENTATION

The surge in evictions comes as the U.S. Census Household Pulse Survey reports 63% of Virginia renters have experienced rent

increases. This financial pressure is compounded by a critical lack of legal support—the median representation rate for tenants facing

eviction is just 0.25% across Virginia jurisdictions. In practical terms, this means only about 2.5 tenants have legal representation for

every 1,000 eviction cases. Research from other jurisdictions has demonstrated that legal representation can reduce eviction

judgments by 70-90%, making this disparity particularly consequential.

THE THIN FINANCIAL MARGIN

Most eviction judgments involve relatively modest amounts of back rent—typically equivalent to just 1.5 to 2 months of housing

payments. This narrow financial margin highlights the precarious situation many Virginians face: a single financial emergency or

temporary setback can quickly escalate to housing instability. The concentration of median principal amounts owed in the $1,000-

1,500 range reveals that many evictions could potentially be prevented with targeted emergency rental assistance.

https://www.census.gov/data/experimental-data-products/household-pulse-survey.html
https://housingforwardva.org/news/g31-just-cause-evictions-richmond
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The Virginia Eviction Reduction Pilot (VERP), established in 2020 when the General Assembly allocated $3.3 million to implement

programs aimed at preventing evictions across the Commonwealth, sought to help bridge that often small financial gap households

at risk faced. Financial support is one part of the “collective impact model” promoted by VERP, where organizations that serve as a

safety-net within communities collaborate to ensure households have early access to resources to prevent eviction. Core program

services promoted as a result of VERP funding include:

UNDERSTANDING EVICTION PATTERNS

The latest RVA Eviction Lab data reveals several important patterns worth examining:

Geographic Disparities: The highest increases in eviction judgments are concentrated in Northern Virginia (Arlington, Alexandria,

Fairfax) and specific Richmond ZIP codes. These areas typically have higher housing costs and may be experiencing more rapid rent

escalation compared to other regions.

Eviction Filing vs. Judgment Gap: The data shows a notable gap between eviction filings (orange bars) and actual judgments (orange

line) in the quarterly tracking. This difference represents cases that were dismissed, settled, or otherwise resolved before a judgment

—highlighting potential intervention points where housing stability might be preserved.

Temporal Trends: The dramatic dip in evictions during the pandemic (2020-2021) followed by the rapid return to and surpassing of

pre-pandemic levels demonstrates the temporary nature of emergency interventions like eviction moratoriums and emergency rental

assistance programs that were implemented during COVID-19.

Financial Assistance: Direct rental and utility payments to prevent eviction■

Case Management: Personalized support to stabilize housing situations■

Court Navigation: Assistance with the legal process after unlawful detainers are issued■

Landlord Outreach: Working with property owners to prevent evictions before court involvement■

Legal Services: Connections to legal aid resources■

Systems Coordination: Creating networks of support organizations and services■
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