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Purpose. The 5-Year and Annual PHA Plans provide a ready source for interested parties to locate basic PHA policies, rules, and requirements concerning the
PHA'’s operations, programs, and services, and informs HUD, families served by the PHA, and members of the public of the PHA’s mission, goals and
objectives for serving the needs of low- income, very low- income, and extremely low- income families.

Applicability. Form HUD-50075-ST is to be completed annually by STANDARD PHAs or TROUBLED PHAs. PHAs that meet the definition of
a High Performer PHA, Small PHA, HCV-Only PHA or Qualified PHA do not need to submit this form.

Definitions.

(l) High-Performer PHA — A PHA that owns or manages more than 550 combined public housing units and housing choice vouchers, and was designated as
a high performer on both of the most recent Public Housing Assessment System (PHAS) and Section Eight Management Assessment Program (SEMAP)
assessments if administering both programs, or PHAS if only administering public housing.

(2) Small PHA - A PHA that is not designated as PHAS or SEMAP troubled, or at risk of being designated as troubled, that owns or manages less than 250
public housing units and any number of vouchers where the total combined units exceeds 550.

(3) Housing Choice Voucher (HCV) Only PHA - A PHA that administers more than 550 HCVs, was not designated as troubled in its most recent SEMAP
assessment and does not own or manage public housing.

(4) Standard PHA - A PHA that owns or manages 250 or more public housing units and any number of vouchers where the total combined units exceeds
550, and that was designated as a standard performer in the most recent PHAS or SEMAP assessments.

(5) Troubled PHA - A PHA that achieves an overall PHAS or SEMAP score of less than 60 percent.

(6) Qualified PHA - A PHA with 550 or fewer public housing dwelling units and/or housing choice vouchers combined, and is not PHAS or SEMAP
troubled.

A. | PHA Information.

A.1 | PHA Name: Housing Authority of the County of Merced PHA Code: CA023

PHA Type: [X] Standard PHA [] Troubled PHA

PHA Plan for Fiscal Year Beginning: (MM/YYYY): 10/2022

PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning, above)

Number of Public Housing (PH) Units 421 Number of Housing Choice Vouchers (HCVs) 2949 Total Combined Units/Vouchers 3,370
PHA Plan Submission Type: Xl Annual Submission [JRevised Annual Submission

Availability of Information. PHAs must have the elements listed below in sections B and C readily available to the public. A PHA must identify
the specific location(s) where the proposed PHA Plan, PHA Plan Elements, and all information relevant to the public hearing and proposed PHA
Plan are available for inspection by the public. Ata minimum, PHAs must post PHA Plans, including updates, at each Asset Management Project
(AMP) and main office or central office of the PHA. PHAs are strongly encouraged to post complete PHA Plans on their official website. PHAs
are also encouraged to provide each resident council a copy of their PHA Plans. SEE ATTACHMENT A

[[] PHA Consortia: (Check box if submitting a Joint PHA Plan and complete table below)
Program(s) not in the No. of Units in Each Program

Consortia PH HCV

Participating PHAs PHA Code Program(s) in the Consortia

Lead PHA:
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Annual Plan Elements

B.1

Revision of PHA Plan Elements.

(a) Have the following PHA Plan elements been revised by the PHA?

tatement of Housing Needs and Strategy for Addressing Housing Needs
Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions.
Financial Resources.
Rent Determination.
Operation and Management.
Grievance Procedures.
Homeownership Programs.
Community Service and Self-Sufficiency Programs.
Safety and Crime Prevention.
Pet Policy.
Asset Management.
[0 X Substantial Deviation.
X [ Significant Amendment/Modification

OOXOXROOXKXK ~<
NXOXOXRKOOOO =

PHA Plan Elements — See Attachment B

(b) If the PHA answered yes for any element, describe the revisions for each revised element(s):

HCYV/Section 8 Administrative Plan Changes — See Attachment C
ACOP Changes — See Attachment D

(¢) The PHA must submit its Deconcentration Policy for Field Office review. See Attachment E

B.2

New Activities.
(a) Does the PHA intend to undertake any new activities related to the following in the PHA’s current Fiscal Year?

Y N

XI [] Hope VI or Choice Neighborhoods.

X [ Mixed Finance Modernization or Development.

Demolition and/or Disposition.

Designated Housing for Elderly and/or Disabled Families.

Conversion of Public Housing to Tenant-Based Assistance.

Conversion of Public Housing to Project-Based Assistance under RAD.
Occupancy by Over-Income Families.

Occupancy by Police Officers.

Non-Smoking Policies.

Project-Based Vouchers.

Units with Approved Vacancies for Modernization.

Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or Emergency Safety and Security Grants).

OXXOOOXRXOX
NOOXXXOOXO

(b) If any of these activities are planned for the current Fiscal Year, describe the activities. For new demolition activities, describe any public
housing development or portion thereof, owned by the PHA for which the PHA has applied or will apply for demolition and/or disposition approval
under section 18 of the 1937 Act under the separate demolition/disposition approval process. If using Project-Based Vouchers (PBVs), provide the
projected number of project based units and general locations, and describe how project basing would be consistent with the PHA Plan.

The Authority may issue a request for Project Based Vouchers to support the goal of expanding the supply of affordable
housing. Such proposals will be considered on a case-by-case basis. The Authority may elect to Project-Base up to 20% of
budget authority, as allowed by program regulations. Project-Based units may be located anywhere in the jurisdiction of
the Authority.

A full Authority portfolio review will be conducted for recommendations pertaining to the preservation of its existing
public housing assets and development of new affordable housing units. The Authority is looking to see if RAD is feasible
and cost effective for the Public Housing units in Merced County.
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B.3

Civil Rights Certification.

Form HUD-50077, PHA Certifications of Compliance with the PHA Plans and Related Regulations, must be submitted by the PHA as an electronic
attachment to the PHA Plan. See Attachment F

B.4 | Most Recent Fiscal Year Audit.

(a) Were there any findings in the most recent FY Audit?

Y N

OX
(b) Ifyes, please describe:

B.S Progress Report.

Provide a description of the PHA’s progress in meeting its Mission and Goals described in the PHA 5-Year and Annual Plan.
. Goal 1 — Preserve and expand Authority’s affordable housing programs.

0 Received XX Mainstream Vouchers.

0 Continue research in the development of “Tiny” or “Small” homes in Authority own lots.

0 Allocated additional vouchers to assist the Coordinated Entry System with housing chronically homeless persons.

. Goal 3 — Strengthen partnerships with City and County to develop and maintain affordable housing, furthering Authority’s
mission.

0  Actively participate in the City of Merced Housing Element Plan.

0  Actively participate in the Los Banos Housing Element Plan.

0  Actively participate in the Continuum of Care.

o0  Utilize all opportunities to promote affordable housing needs in the community.

. Goal 4 — Improve the quality of assisted housing.

O  Additional Public Housing developments located in Los Banos, Livingston, and Merced have been identified for the
replacement of kitchen counter tops and cabinets. This will also include bathroom countertop(s) and cabinets replacement,
as well as replacing the existing flooring throughout the unit. During the review process it was determined that these specified
units have the cabinets, countertops and flooring from when they were originally built. The Authority will seek sealed
proposals as required by the procurement policy, conduct a wide-spread advertising, send notifications and proposal packets
to Builders Exchange and conduct a direct solicitation will be obtained by mailing out letters to general building contractors.

. Goal 5 — Promote and secure services for Authority residents and participants.

0  Increase participation of the FSS program with Public Housing residents.

0  Partnered with Central Valley Opportunity Center to provide ESL, GED, and vocational training to Authority clients.

0  Partnered with County and State officials to provide COVID-19 testing and vaccinations.

. Goal 6 — Strengthen the agency’s financial position and its ability to respond to shifting economic conditions.

0  Refinanced high interest bonds to lower rates and invested proceeds into the upkeep and upgrade of the complexes.
B.6 | Resident Advisory Board (RAB) Comments.

(a) Did the RAB(s) provide comments to the PHA Plan?
Y N
X O

(c) Ifyes, comments must be submitted by the PHA as an attachment to the PHA Plan. PHAs must also include a narrative describing their

analysis of the RAB recommendations and the decisions made on these recommendations.
See Attachment G
B.7

Certification by State or Local Officials.

Form HUD 50077-SL, Certification by State or Local Officials of PHA Plans Consistency with the Consolidated Plan, must be submitted by the
PHA as an electronic attachment to the PHA Plan.

See Attachment H
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B.8

Troubled PHA.

(a) Does the PHA have any current Memorandum of Agreement, Performance Improvement Plan, or Recovery Plan in place?
Y NNA

OOX

(b) Ifyes, please describe:

C. | Statement of Capital Improvements. Required for all PHAs completing this form that administer public housing
and receive funding from the Capital Fund Program (CFP).
C.1 | Capital Improvements. Include a reference here to the most recent HUD-approved 5-Year Action Plan (HUD-50075.2) and the date that it was

approved by HUD.

See Attachment I
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CA023 — Housing Authority of the County of Merced (Authority)
A.1 PHA INFORMATION

Availability of Information

All attachments to the Plan have been and will continue to be available at all times and
all locations that the Plan is available for public inspection. All required supporting
documents have been made available for public inspection along with the Plan and
additional requirements at the primary business office of the Authority and at all other
times and locations identified by the Authority in its Plan and will continue to be made
available at least at the primary business office of the Authority.

Central Office — 405 U Street, Merced, CA 95341

AMP 1 Site Office — 400 West Avenue, Merced, CA 95341

AMP 2 Site Office — 2870 Crest Road, Atwater, CA 95301

AMP 2 Site Office — 1005 8th Street, Livingston, CA 95334

AMP 3 Site Office — 88 7th Street, Los Banos, CA 93635

AMP 3 Site Office — 21918 Lexington Avenue, Dos Palos, CA 93620
AMP 3 Site Office — 21227 S. Reynolds Avenue, Dos Palos, CA 93620
Authority Website: www.merced-pha.com




Attachment B — Annual Plan Elements

CA023 — Housing Authority of the County of Merced (Authority)

B1.1 ANNUAL PLAN ELEMENTS

Statement of Housing Needs and Strateqy for Addressing Housing Needs

Data used to assist in determining local housing needs have come from multiple
sources which include the Authority’s Waiting List, City of Merced- Consolidated Plan,

the Housing Element Plan, and Merced County General Plan.

The Authority has analyzed the housing needs of low, very low and extremely low-
income families who reside in the Authority’s jurisdiction. The housing needs of the very
low and extremely low-income families who reside in the community continue to be
great. According to current U.S. Census Bureau information 30.2% of the population is
living below the poverty level. In addition, Merced County unemployment leads the
state and the nation with 8.2% unemployment.

See Housing Needs from the Authority’s wait list below.

Housing Needs of Families on HCV/Section 8 Waiting
List

# of families % of total families
Waiting list total 2379 —
Extremely low income 1092 46%
<=30% AMI
Very low income 748 31.4%
(>30% but <=50%
AMI)
Low income 538 22.6%
(>50% but <80%
AMI)
Families with children 1195 50.2%
Elderly families 87 3.7%
Families with 289 12.1%
Disabilities
Race/ethnicity: White 661 27.8%
Race/ethnicity: Black 1173 49.3%
Race/ethnicity: Asian 69 2.9%
Race/ethnicity: 771 32.4%
Hispanic

The waiting list was reopened on February 2, 2022, and stayed open through March 4,
2022. On January 20, 2022 the Authority selected 1200 applicants from the waiting list,

however,

due to the wvacancy

rate and skyrocketing

experiencing difficulty securing housing.

rents many families are



CA023 — Housing Authority of the County of Merced (Authority)

B1.2 ANNUAL PLAN ELEMENTS
SIGNIFICANT

Financial Resources

Attachment B — Annual Plan Elements

Financial Resources:
Planned Sources and Uses

Sources Planned $ Planned Uses
1. Federal Grants (CY 2021 grants)
a) Public Housing Operating Fund 1,628,266 Public Housing
b) Public Housing Capital Fund Unit Rehab
CA01P02350121 1,210,000
c¢) HOPE VI Revitalization
d) HOPE VI Demolition
e) Annual Contributions for Section Housing Choice
8 Tenant-Based Assistance 20,452,315 Voucher Rental
Assistance
f) Resident Opportunity and Self- Ross Coordinator
Sufficiency Grants 54,400
g) Community Development Block
Grant
h) HOME
Other Federal Grants (list below)
USDA — RD Rental Assistance 315,780
CARES Public Housing OpFund
CARES Section 8 Tenant Based
Assistance
2. Prior Year Federal Grants
(unobligated funds only) (list
below)
j) Resident Opportunity and Self-
Sufficiency Grants
Public Housing Capital Fund 2020 277,079
3. Public Housing Dwelling Public Housing
Rental Income 1,882,904 Operations
4. Other income (list below)
Shelter Plus Care 72,978 Rental Assistance
VASH 584,875 Rental Assistance
Mainstream 20,625 Rental Assistance
CARES - Mainstream
5. Non-federal sources (list
below)
State Programs 1,349,513 Operations
Local 379,087 Operations

Total resources

28,227,822
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CA023 — Housing Authority of the County of Merced (Authority)
B1.3 ANNUAL PLAN ELEMENTS

Rent Determination

Public Housing residents are provided the choice of paying an Income-Based or a
Flat Rent at initial Lease-Up and at Annual Reexamination. The Authority has
established the Minimum Rent at $50 unless the household qualifies for an
exemption, as requested by the client and verified by the Authority.

Per PIH Notice 2014-12, 2015-13 and 2017-23, the PHA is required to increase the
established Public Housing Flat Rents to no lower than 80 percent of Fair Market
Rent (FMR) in order to be in compliance with HUD requirements.

Under the HCV Program, the Authority establishes Payment Standards based upon
the HUD-published Fair Market Rents. The Authority reviews proposed rents to
ensure they meet the rent reasonableness criteria set by HUD and that Contract
Rents are reasonable in relation to rents currently being charged for comparable
units in the private, unassisted market. The tenant’s portion of rent is determined
by their income.



Attachment B — Annual Plan Elements

CA023 — Housing Authority of the County of Merced (Authority)
B1.4 ANNUAL PLAN ELEMENTS

Homeownership Programs

The Authority created a Homeownership Program (HOP) for tenants residing in
public housing. The Homeownership Program was established to provide an
opportunity for low income families who ordinarily could not afford to buy their own
homes, to do so. Families are required to meet normal eligibility requirements for
public housing and must, in addition, demonstrate the potential to achieve
homeownership status. Such potential involves an income which is stable and
sufficient to pay operating costs and build up equity towards the required down
payment. Prospective tenants are required to attend a variety of classes which
include homeownership, credit counseling, home maintenance, how to maintain a
loan, etc.

95 families have benefited from the program and achieved homeownership.
Currently there are 3 available homes for prospective families.
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CA023 — Housing Authority of the County of Merced (Authority)
B1.5 ANNUAL PLAN ELEMENTS

Safety and Crime Prevention

The Authority partners with local law enforcement agencies (Police, Sheriffs and
District Attorney) to determine the safety needs of the residents and community,
working towards a mutual goal of ensuring and improving the safety of residents.
The Authority has undertaken partnerships with local organizations to encourage
the prevention of crime and/or drug activities, especially targeting at-risk youth.

Measures taken by the Authority include:

Resident reports

Authority employee reports

Police reports

Encouragement for residents to form volunteer neighborhood watch

programs

e Working with law enforcement to analyze crime statistics over time for
crimes committed “in and around” public housing authority

e Analysis of vandalism and removal of graffiti

¢ Safety and security survey of residents

Violence Against Women Act (VAWA)

e The Authority supports the goals of the VAWA Amendments and
complies with all requirements and will continue to administer its
housing programs in ways that support and protect residents
(including Section 8 Housing Choice Voucher program participants)
and applicants who may be victims of domestic violence, dating
violence, sexual assault or stalking.

e The Authority will not take any adverse action against a
resident/participant or applicant solely on the basis of her or his being
a victim of such criminal activity, including threats of such activity.
“Adverse action” in this context includes denial or termination of
housing assistance.

e The Authority will not subject a victim of domestic violence, dating
violence, sexual assault, or stalking to a more demanding standard of
lease compliance than other residents.

e The Authority has developed policies and procedures to comply with
the requirements of VAWA. The victim or threatened victim of an
incident or incidents of actual or threatened domestic violence, dating
violence or stalking will not be construed as a serious or repeated
violation of the lease, and shall not be good cause for terminating the
assistance, tenancy, or occupancy rights of the victim of such violence.
The Authority may terminate the assistance/tenancy to remove a
lawful occupant or tenant who engages in criminal acts or threatened
acts of violence or stalking to family members or others without
terminating the assistance or evicting victimized lawful occupants. The
Authority may honor court orders regarding the right of access or



Attachment B — Annual Plan Elements

control of the property and orders issued to protect the victim and to
address the distribution or possession of property among household
members where the family “breaks up”. There is no limitation on the
ability of the Authority to terminate assistance for other good cause
unrelated to the incident or incidents of domestic violence, dating
violence, or stalking, other than the victim may not be subject to a
“more demanding standard” than non-victims. There is no prohibition
on the Authority terminating assistance if it “can demonstrate an
actual and imminent threat to other tenants or those employed at or
providing service to the property if that tenant’s (victim’s) assistance
is not terminated”. Any protections provided by law which give greater
protection to the victim are not superseded by these provisions. The
Authority may require certification by the victim of victim status on
such forms as the Authority and/or HUD shall prescribe or approve.
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CA023 — Housing Authority of the County of Merced (Authority)
B1.6 ANNUAL PLAN ELEMENTS

Substantial deviation(s) or significant amendments(s) or modification(s) are defined as
discretionary changes in the plans or policies of the Authority that fundamentally
change the mission, goals, objectives, or plans of the agency and which require formal
approval of the Authority Board of Commissioners. Revisions to the Capital Fund budget
are not considered a substantial deviation or significant amendment or modification the
PHA plan.

A significant amendment or modification of the 5-year plan or annual plan includes a
major deviation from any activity, proposed activity, or policy provided in the agency
plan that would affect services or programs provided to residents.

This definition does not include minor budget revisions to previously approved
activities; changes in organizational structure; changes resulting from HUD-imposed
regulations; or minor policy changes; or changes to flat rent schedules and policies that
will remain in compliance with Sections 210 and 243 of Title Il of Public Law 113-76,
the Consolidated Appropriations Act of 2014, 24 CFR 903.7(d) and implementing HUD
guidance.

As part of the Rental Assistance Demonstration (RAD), the Authority is redefining the
definition of a substantial deviation from the PHA Plan to exclude the following RAD-
specific items:

The decision to convert to either Project Based Rental Assistance or Project Based
Voucher Assistance;

A. Changes to the Capital Fund budget produced as a result of each approved RAD
conversion, regardless of whether the proposed conversion will include use of
additional capital funds;

B. Changes to the construction and rehabilitation plan for each approved RAD
conversion; and

C. Changes to the financing structure for each approved RAD conversion



CHAPTER 1

STATEMENT OF POLICIES AND OBJECTIVES
24 CFR 982.54

OVERVIEW

The Section 8 Program was enacted as part of the Housing and Community
Development Act of 1974, which rectified the U.S. Housing Act of 1937 (“the
Act”). The Act has been amended from time to time, and its requirements as
they apply to the Section 8 Tenant-Based Assistance Program, and is described in
and implemented throughout this Administrative Plan (unless otherwise noted, the
same regulations and policies apply to the Project Base Voucher (PBV) program
(see Chapter 23 of this Administrative Plan for details on PBV).

The Section 8 tenant- based programs are federally funded and administered for
the County of Merced by the Housing Authority of the County of Merced
(Authority) through its Housing Choice Voucher (HCV) Program office.

Administration of the HCV Program and the functions and responsibilities of the
Authority staff shall be in compliance with the Authority Administrative Plan and
the Department of Housing and Urban Development's (HUD), Housing Choice
Voucher Code of Federal (CFR) Regulations, and as well as all Federal, State and
local Fair Housing Laws and Regulations.

Housing Authority of the County of Merced FY 22/23
Statement of Policies & Objectives
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Chapter 1

1-1.A. Mission Statement

The Authority offers affordable housing opportunities in our community, free from
discrimination, to enhance the quality of life of those we serve.

1-1.B. Vision Statement

The Authority will be nationally recognized as an innovative agency and a leader in
creating community partnerships that result in individuals and families having a
hope for a better tomorrow.

1-1.C. Local Objectives

designed to achieve these major objectives:

1. To ensure that units meet the Housing Quality Standards (HQS) and

those families pay fair and reasonable rents.

. To promote fair housing and the opportunity for very low-income families

of all ethnic backgrounds to experience freedom of housing choice.

. To promote a housing program which maintains quality service and

integrity while providing an incentive to private property owners to rent
to very low-income families.

In addition_to the above, the Authority has set the following goals for the program:

1. To assist the local economy by increasing the occupancy rate and the

A

amount of money flowing into the community.

. To encourage self-sufficiency of participant families and assist in the

expansion of family opportunities which address educational,
socioeconomic, recreational and other human service needs.

. To create positive public awareness and expand the level of family,

owner, and community support in accomplishing the Authority’s mission.

4. To attain and maintain a high level of standards and professionalism in

the daily management of all program components.

Housing Authority of the County of Merced FY 22/23
Statement of Policies & Objectives
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5. To administer an efficient, high-performing agency through continuous //{Formattem

e I ST AL TIPS ey B My I e

Font: Bold

improvement of the Authority’s support systems and commitment to our
employees and their development.

- - ‘[Formatted:

Indent: Left: 0.5"

6. To encourage and promote the ability to be able to choose housing in< - - { Formatted:

Indent: Left: 0.5", Hanging: 0.25"

area’s that achieve deconcentration of extremely to very low-income
families of all races and backgrounds.

| The Authority wit-makes every effort to keep program participants informed of the
program rules and regulations, any changes to these rules, and to advise
participants of how the program rules affect them.

- - - {Formatted:

Justified, Space After: 0 pt

1-1.D. The HCV Administrative Plan [24 CFR 982.54]

- {Formatted:

Underline

HUD regulations at 24 CFR 982.54 define the policies that must be included in the
administrative plan for carrying out the programs in a manner consistent with HUD
requirements and local goals and objectives contained in the Authority’s Agency
Plan. The administrative plan is required by HUD. All issues related to the HCV
program not addressed in this plan are governed by such federal regulations, HUD
handbooks and guidebooks, notices, and other applicable law. The policies in this
administrative plan hjave been designed to ensure compliance with the
consolidated ACC and all HUD approved applications for program funding.

The Authority must adopt a written administrative plan that establishes local+ - "{Formatted:

Justified, Space After: 0 pt

policies for administration of the program in accordance with HUD requirements.
The administrative plan and any revisions of the plan must be formerly adopted by

the Authority’s Board of Commissioners or other authorized persons. ,
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hy — {Formatted:
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1-1.E.- Overview and Purpose Of The Administrative Plan <+ { Formatted:

Underline, Underline color: Auto
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The administrative plan states the Authority’s policies on matters for which the \\\\\[Formatted:

Underline, Underline color: Auto

Authority has discretion to establish local policies for carrying out the programs in { Formatted:

Underline, Underline color: Auto

a manner consistent with local goals and meet HUD requirements

- - ‘[Formatted:

Space After: 0 pt

(D W N D, W N

The Authority must administer the program in accordance with this Administrative
Plan.

The Authority is responsible for complying with all changes in HUD regulations

| pertaining to these programs_it administers.- If such changes conflict with this
Administrative Plan, HUD regulations will have precedence. The Authority will
revise the Administrative Plan as needed to comply with changes in HUD
regulations. The original Administrative Plan and any changes must be approved
by the Board of Commissioners of the agency, the pertinent sections included in
the Agency Administrative Plan, and a copy provided to HUD.

Housing Authority of the County of Merced FY 22/23
Statement of Policies & Objectives
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1-1.F. Contents Of The Administrative Plan

The administrative plan must be in accordance with HUD reqgulations found in 24
CER 982.54 —is—which define the policies that must be included in the
administrative plan-_ It states Authority policy on matters for which the Authority
has discretion to establish policy for and is intended to promote local housing
objectives consistent with the intent of Federal housing legislation.

Applicable regulations_and policies that must be included in the administrative plan
include but are not limited to:

24 CFR Part 5: General Program Requirements
24 CFR Part 8: Nondiscrimination
24 CFR Part 35: Lead Based Paint
24CFR Part982: Housing Choice Voucher Tenant
Based Assistance: Housing Choice Voucher Program
24 CFR Part 983: Project Based Vouchers
24 CFR Part 985: Section 8 Management Assessment Program (SEMAP)

The administrative plan states Authority policy for which the Authority has
discretion to establish policies and is intended to promote housing objectives
consistent with the intent of the Federal Housing Legislation.

HUD reqgulations at 24 CFR 982.54 define the policies that must be included in the
administrative plan and is a supporting document to the Authority’s Agency Plan.

Mandatory vs. Discretionary Policy:

e Mandatory policies are those driven by leqislation, regulations, current
handbooks, notices, and legal opinions, and

e Optional, non-binding guidance include guidebooks, notices that have expired+ - - {Formatted: Bulleted + Level: 1 + Aligned at: 0.25" +

. Indent at: 0.5"
and recommendations ndenta

The plan is made available for public review as required by 24 CFR 903.

1-1.G. HUD, Requirements: [24 CFR 982.52] - ‘[Formatted: Space After: 0 pt

- ‘[Formatted: Underline, Underline color: Auto

The Authority must comply with HUD regulations and_other HUD requirements for
the program.

This Administrative Plan is set forth to define the Authority’s local policies for
operation of the housing programs in the context of Federal laws and HUD

Housing Authority of the County of Merced FY 22/23
Statement of Policies & Objectives
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regulations. All issues related to the HCV_program not addressed in this document
are governed by such Federal regulations. The Authority must comply with HUD
memos, notices and guidelines published by HUD or other applicable law.

The policies in this administrative plan have been designed to ensure compliance
with the eenselidated-Annual Consolidated Contract_(ACC) and all HUD-approved
applications for program funding.

h ‘[ Formatted: Space After: 0 pt

The Housing Authority of the County of Merced_(HACM) -is referred to as Authority ~ ~ { Formatted: Underline

throughout this deeument administrative plan.

“Family” is used interchangeably with “Applicant” or “Participant” and can refer
to a single person family.

“Tenant” is used to refer to participants in terms of their relationship to
landlords.

“Landlord” and “Owner” are used interchangeably.
“Disability” is used where “handicap” was formerly used.

“Non-citizens Rule” refers to the regulation effective June 19, 1995 restricting
assistance to U.S. citizens and eligible immigrants.

The “Section 8” program is also known as the Housing Choice Voucher
Program.

“HQS” means the Housing Quality Standards inspection required by regulations as
enhanced by the Housing Authority.

“Failure to Provide” refers to all information requested by the Authority necessary
in the administration of the program.

“Merger date” refers to October 1, 1999, which is the effective date of the
merging of the Section 8 Certificate and Voucher program into the Housing Choice
Voucher Program. See the Glossary for other terminology.

Housing Authority of the County of Merced FY 22/23
Statement of Policies & Objectives
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1-1.1. Fair Housing [24 CFR 982-534¢eh6)} 115.300] <. { Formatted:

Underline, Underline color: Auto

Space After: 0 pt

\‘[Formatted:
The 1968 Fair Housing Act and HUD require the Authority to affirmatively further
civil rights and fair housing in all federally-assisted housing programs and requires
that agencies administering housing related programs do so “in a manner
affirmatively to further the purposes” of the “Act”.
Fair housing Law refers to all fair housing laws at Federal, state, and + — — { Formatted:

Space After: 0 pt

local level. Federal laws require the Public Housing Authority’s to treat all
applicants and participants equally, and to provide the same opportunity to access
services, regardless of background or family characteristics.

1-1.J. Purpose of Fair Housing_ [24 CFR 107.10] « _ | Formatted:

Underline
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Laws and regulations have been established to carry out requirement that all action '\ { Formatted: underline
necessary and appropriate be taken to prevent discrimination on the basis of race, "' { Formatted: underine

color, religion (creed), sex or national origin, age, familial status, and disability. '\ {Formatted: Space After: 0 pt
Additionally, HUD requlations provide additional protections regarding sexual '{ Formatted: Underiine
orientation, gender identity, and marital status. The Authority will comply fully with \\{ Formatted: Underline

all federal, state, and local nondiscrimination laws, and with rules and regulations {Formaued: Underline
governing fair housing and equal opportunity in housing and employment.

These requlations are intended to assure compliance with the established policy of - - { Formatted: Font: 12 pt

the United States that the benefits under programs_ _and _activities _ ,Qf, - { Formatted: Font: Verdana, 12 pt
the Department, which provide financial assistance, directly or indirectly, for ,t,h,e ~ { Formatted: Font: 12 pt

provision, rehabilitation, or operation of housing and related facilities are made " \\\ {Formatted:
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available without discrimination based on race, color, religion (creed), sex or \\ \{Formatted:

Font: 12 pt

national origin. These requlations are also intended to assure compliance with the \{ Formatted:

Font: Verdana, 12 pt

policy of this Department to_administer its housing programs_affirmatively, so as { Formatted:

Font: 12 pt

to achieve a condition in which individuals of similar income levels in the same {Formatted:

Font: Verdana, 12 pt
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housing market area have a like range of housing choices available to them {Formatted: Font: 12 pt
regardless of their race, color, religion (creed), sex or national origin.
Authority Policy: _ A Formatted: Underiine

It is the policy of the Authority to comply fuly—with all Federal,_or applicable
California state laws and local nondiscrimination laws and with the rules and
regulations governing Fair Housing and Equal Opportunity in housing and
employment.

The Authority shall not deny any family, individual or voucher holder the equal*“{Formatted:

Space After: 0 pt

opportunity to apply for or receive assistance under the HEVP programs_they
enadminister on the basis of race, color, sex, religion, familial status, creed,
national or ethnic origin (called “protected classes”), ancestry, age, familial or
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marital status, disability or sex (including sexual orientation and gender
identity/expression) or source of income. Familial status includes children under
the age of 18 living with parents or legal custodians, pregnant women, and people
securing custody of children under the age of 18.

1.1.K. Affirmatively Furthering Fair Housing: Purpose § 5.150

communities that are free from dlscrlmlnatlon

The regulations establish specific requirements for the development and

\\\
Wy

- { Formatted: Underline

\( Field Code Changed

\[ Formatted: No underline

\ 1 Field Code Changed

{ Formatted: No underline

submission of an Assessment of Fair Housing (AFH) by program_ 1\ | Fleld Code Changed
participants (including local governments, States, and public housing agencies ' u( Formatted: No underline
(PHAs), and the incorporation and implementation of that AFH into subsequent |\ | Field Code Changed
consolidated plans and PHAPlans in a manner that connects housing and | | [Formattd: o e
community development policy and investment planning with meaningful | \1\\, || Field Code Changed

actions that affirmatively further fair housing. A program participant's strategies \\\\ |

Formatted: No underline

and actions must affirmatively further fair housing and may include various ‘m ',| Field Code Changed
Vil {Formatted No underline

activities, such as developing affordable housing, and removing barriers to the
development of such housing, in areas of high opportunity; strategically enhancing
access to opportunity, including through: Targeted investment in neighborhood
revitalization or stabilization; preservation or rehabilitation of existing affordable
housing; promoting greater housing choice within or outside of areas of
concentrated poverty and greater access to areas of high opportunity; and
improving community assets such as quality schools, employment, and
transportation.

Nondiscrimination;

SO { Formatted: Font: Bold

It is the practice of the Authority, Fto further its commitment te—full—compliance
by fully complying with applicable Civil Rights laws;. tThe Authority will provide
Federal, Sstate, and local information to voucher holders regarding unlawful
discrimination and any recourse available to families who believe they are
victims of a discriminatory act. Such information will be made available during
the family briefing session, and all applicable Fair Housing Information and
Discrimination Complaint Forms will be made a part of the voucher holder's
briefing packet and available upon request at the front desk.

Fair Housing posters are posted throughout the Authority offices, including within
the lobby area and interview rooms. The equal opportunity logo will be used on
all outreach materials. Staff will attend local fair housing training, training
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sponsored by HUD and other local organizations to keep current with new
developments.

Federal Regulations prohibit discrimination against certain protected classes and
other groups of people. State and local requirements, as well as the Authority, can
prohibit discrimination based on other factors.

The Authority will not discriminate because of race, color, sex, religion, familial
status, age, disability or national original (called “protected class™).

Familial status includes children under the age of 18 living with parents or legal
custodians, pregnant women, and people securing custody of children under the

age of 18.

Authority Policy: - - ‘[Formatted: Centered

The Authority will also consider gender identify/expressions, marital status,
ancestry, citizenship, genetic information, and source of income to be protected
classes under California state law.

Discrimination, Complaints:

,,,,,,,,,,, — -

If an applicant or participant believes that a family member or themselves, have
been discriminated against by an owner or by someone at the Authority, the
family should inform the Authority. The Authority will attempt to determine
whether the complainant’s claims are valid and if require corrective action to be
taken.

The Authority is required to provide families with information on how to file a

_ - {Formatted: Font: Bold

\\\\ ‘[Formatted: Font: Bold, Underline

‘{ Formatted: Font: Bold

(D N

complaint [234 CFRR 982.304].,

Except as otherwise provided in 24 CFR 8.21(c)(1), 8.24(a), 8.25, and 8.31, no
individual with disabilities shall be denied the benefits of, be excluded from
participation in, or otherwise be subjected to discrimination because the
Authority facilities are inaccessible to or unusable by persons with disabilities.
Posters and housing information are displayed in locations throughout the
Authority office in such a manner as to be easily readable from a wheelchair. The
Authority offices are accessible to persons with disabilities. Accessibility for the
hearing impaired is provided by the California Relay Service or by utilizing the
Telecommunications Device for the Deaf (TDD) Tele-Type (TTY) at 711 or 1-800-
855-7100._The Authority makes this information available to families at voucher
briefing appointments as part of the briefing packet.

The Authority will attempt to remedy discrimination complaints made against the
Authority and conduct an investigation into all allegations of discrimination.

Housing Authority of the County of Merced FY 22/23
Statement of Policies & Objectives

Page 1-8

_ - ‘[Formatted: Underline




Upon receipt of a housing discrimination complaint, the Authority is required to:

e Provide written notice of the complaint to those alleged and inform the
complainant that this notification was done.

e Investigate the allegations and provide the complainant and those alleged
with findings and either an explanation of whether corrective action is
warranted and if applicable, what the corrective action is.

e Keep records of all complaints, investigations, and corrective-actions «-- {IFr:jrmatted(; gulleted + Level: 1 + Aligned at: 0.25" +
ndent at: 0.5"
Discrimination Information for Persons with Disabilities - < { Formatted: Font: Bold, Underline
h ‘[Formatted: Left
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accommodation _of__rules, _ policies, _practices, _or _services, _when _ the, \: . {F°r“‘aued=”"der"”e'U"de"‘"ec°'°r’A“t°

accommodation(g), are deemed, necessary to afford a person with a disability, equal N {F°"“a“ed= Font: 12 pt

opportunity to the use and enjoyment of a program or, dwelling, including public \ \\ N {F°"“a“ed= Font: 12 pt

and common use areas. \\\‘\\\\{Formatted: Font: 12 pt

777777777777777777777777777777777777777777777777777777777777 \\M“\\\t \\{ Formatted: Font: 12 pt

\u\\\ \\\ \{ Formatted: Font: 12 pt

L
m\\\\\ \\\{ Formatted: Font: 12 pt

\\\\‘\\\\\\\\\{ Formatted: Font: 12 pt

The Authority will make every effort to provide reasonable accommodations in |11 ( Formatted: Font: 12 pt
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rules, policies, practices, or services, when such accommodations may be e
. . A . \\\\
necessary to afford a person with disabilities equal opportunity to use and ' ( Formatted: Font: 12 pt
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enjoyment of a program a dwelling urit, including public and common use areas.
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1-1.M. Reguests for Accommodation(s)

‘[Formatted Font: Bold, Underline

Federal requlations stipulate that requests for accommodations will be considered { rormatted: Font: Bold, Underline
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as “reasonable” if they do not create an “undue financial and administrative
burden” on the Authority, or result in a “fundamental alteration” (_ this is a
modification that alters the nature of the program or service offered).

If an applicant or participant with a disability indicates that an exception, change,
or adjustment to a rule, policy, practice, or service is needed because of a
disability, HUD requires that the PHA treat the information as a request for a
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reasonable accommodation, even if no formal request is made [Joint Statement of
the Departments of HUD and Justice: Reasonable Accommodations under the Fair

Housing Act].

A—participant-Persons with a disability must first -initiate and make their request
known to the Authority by asking for a specific change to a policy or practice as
an accommodation of their disability before the Authority will treat a person
differently than anyone else. The Authority policies and practices will be designed
to provide assurances that persons with disabilities will be provided with a given
reasonable accommodations, —tupen—+eguest; that they may fully access and utilize
the housing programs and related services.

The family must explain what type of accommodation is needed to provide the
person with thedisability full access to the PHA’s programs and services

The availability of requesting an accommodation will be made known by including
a written clause to be included on_documents that pertain to or could affect the
status of their application and /or assisted housing. related—materialand—on

Autherity-forms-ane-etters:

This policy is intended to afford persons with disabilities an equal opportunity to
obtain the same result, to gain the same benefit, or to reach the same level of
achievement as those who do not have disabilities and is applicable to all
S|tuat|ons described |n thls Aadmlnlstratlve p_lan at every level of aSS|stance

To be eligible te_for +eguest-a reasonable accommodation, the-requester must be
an individual_or family member listed in the household composition with a
disability. If_the disability is not apparent, the Authority must—is required to
verify_that the person requesting the accommodation has a permanent disability
or is asking for a household member who is a person with a permanent disability

and meets the definition of having-a-—"disableditity” thatthey-are-aperson-witha
disabilty- as defined by the American Disabilities Act (ADA).-as-having:, having:

- A physical or mental impairment that substantially limits one or
more of the major life activities of an individual.
- A record of such impairment;or,
. Being regarded as having such impairment.
Housing Authority of the County of Merced FY 22/23
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1-1.N. Reasonable Accommodations -Verification of Disability -Befined, - { Formatted:
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must_explain_the relationship between the requested accommodation and the
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disability. There must be an identifiable connection, or nexus, between the
requested accommodation and the individual’sdisability.

Persons with disabilities may request a reasonable accommodation to participate in {A&e" opt

Formatted:

Left, Indent: Left: 0", Hanging: 1", Space

the informal review process and the Authority must consider such reasonable
accommodation requests.
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The Authority will consider the accommodation any time the family indicates that
an_accommodation is necessary whether or not a formal written request is
submitted. The Authority will encourage as its preferred method for participants
and applicants to submit all requests in written format (email or handwritten) but
may not require either format.
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The Authority must approve a request for an accommodation if the following three
(3) conditions are met:

¢ When a request is made by or on behalf of a person with a verified disability

¢ When there is a disability-related need for the accommodation(s) requested,

¢ When the accommodation requested is a reasonable and would not impose
an _undo financial and administrative burden on the Authority, or
fundamentally alter the nature of the Authority’s HCV operations (to include
any obligations to comply with HUD regulation requirements).

Requests for accommodations will be reviewed on a case-by-case basis, taking all
factors into consideration as to the Authority’s ability to accommodate the request
and availability of alternative accommodations that would in effect, meet the
family’s disability related need. The Authority may elect to discuss and negotiate
alternative approaches or request additional information from a family, and require
the family to authorize verification of the need with the person who knowledgeable
to verify such need.

Authority Policy:

-« - - ‘[Formatted: Space After: 0 pt

Upon receipt of a request for an accommodation, the Authority will provide a
response in writing within ten (10) days, confirming the request has been received
and what actions have been taken to confirm the need for the accommodation.

- - ‘[Formatted: Space After: 0 pt

In the event the Authority denies a request for an accommodation due to the
request not being reasonable (undue financial or administrative burden etc) the
Authority will discuss with the family whether there are alternative options to
accommodate and address the family’s disability related needs. If the family and
the Authority fail to identify an alternative accommodation after discussion, the
Authority will notify the family in writing of its determination within ten (10) days
from the most recent discussion or communication with the family.
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tenants to grow, use, otherwise possess, or distribute medical marijuana, even if = { Formatted:
RN

Font: Verdana, 12 pt

in_doing so _such tenants are complying with state laws authorizing medical \\{Formatted:

Space After: 0 pt, Tab stops: 5.94", Left

marijuana related conduct. The Authority will deny admission to those applicant { Formatted:

Font: Verdana, 12 pt
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households with individuals who are, at the time of consideration for admission,
using medical marijuana. This is in accordance with the Quality Housing and Work
Responsibility Act (QHWRA) of 1998 (42 U.S.C. 13661).

1-1.P. Verification Of Disability, ___ | Formatted: Underline

S ‘fFormatted: Underline
When verifying a_disability. the Authority will follow verification policies provided in { Formatted: underine
Chapter 7 of this administrative plan. All information related to a person’s o {F‘)"“atted= Font: (Default) Verdana

(D, N

disability will be treated with confidentiality. In addition to standard verification
policies the following requirements apply to verification of a disability:

e Third party verification must be obtained from an individual identified by the
family who is competent to make the determination. A doctor or other
medical professional, a peer support group, a hon-medical service agency,
or a reliable third-party who is in a position to know about the individual’'s
disability may provide verifications of a disability [Joint Statement of the
Departments of HUD and Justice: Reasonable Accommodations under the
Fair Housing Act].

e The Authority must request only information that is necessary to evaluate
the disability and/or when requested, the need for accommodation. The
Authority will not request information about the nature or extent of any
person’s disability.

e The Authority will not request medical records about a specific disability and
may refuse documents containing such information. The Authority will place
information related to the disability in a sealed envelope fastened in the
hard file, marked as “confidential” when it is deemed necessary to retain in
file.

¢ When the Authority receives confidential information pertaining to a person’s
diagnosis, treatment, or document describing the nature or severity of a
disability, the Authority may dispose of such information once other
information requested has been verified, the date of verification being
received, name and address of the person knowledgeable and who
completed the verification will be documented.

, { Formatted:

No underline

A
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The Authority must verify that the person or family claiming to have a disability
meets the preference and claim as defined under in the Fair Housing
Amendments Act of 1988, Section 504 of the 1973 Rehabilitation Act, and
Americans with Disabilities Act.

“« - - ‘[Formatted: Space After: 0 pt ]
Outreach efforts will include information of the Authority 504 Coordinator as well
as other media and agencies listed in the Administrative Plan.

Any and all information which would lead one to determine the nature and/or
severity of a person's disability, if kept must be secured in a separate sealed folder
and marked ‘“confidential” or returned to the family member after its use. The
personal information in this folder must not be released except on an “as needed”
basis in cases where an accommodation is under consideration.

All requests for access and granting of accommodations based on this information+ - - { Formatted: Body Text, Don't allow hanging punctuation |
must be approved by the Director of Housing Programs.

1-1.0. Applying for Admission, ) ‘[Formatted Underline ]
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Persons who wish to apply for any of the Authority housing programs FRust-are \{ Formatted: Font: Calibri, 11 pt, No underline )

required to register on the Authority’s website. Registration may be done at any TFormattem Normal, Left, Indent: First line: 0", Allow }
hanging punctuation

time (whether a specific wait list is open or closed) bv visiting _www. merced— ]

ha.com. H—H E a onk trati Habl i ‘{Formatted: Default Paragraph Font
www—me#eeé—ph&eem—aﬂd—seleetmg—the—Reﬂt—ea#e—eﬁhﬁe—peFt&I—Hﬁk A valid email is
required at time of registration. Individuals interested in applying are required to
register in order to access and submit a waitlist preapplication. Information will be
made available by Public Notice and on the Authority website prior to a wait list
opening or closing. as—irdicateeHn—al—publicneticesanneuncing-the-epeningofa
heusingprogram-wait-Hst:

Applicants must update their information as changes occur to remain on the wait
list(s) they’'ve applied to until Sree—an_being—applicantis selected for a housing
program. frem—a—wait-list—, Applicants who fail to keep their preapplication up to
date may be cancelled or removed if the Authority attempts to contact the
applicant and applicant fails to respond.

When an applicant is selected from the wait list, the Authority requires a full

housing program application is_to be completed_—at—the—time—of-the—eligibility
intake—appointment—and—completed—._The Authority may communicate with the

applicant thru email using the online portal account, by U.S. Mail, or by telephone.
Applicants on a wait list are encouraged to check the email account registered in
the application online portal as this is the Authority’s first method to communicate

their preapplication has been selected. inthe-applicant's-ewn-handwriting.
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Authority Policy:

The Authority will accept preapplications online at www.merced-pha.com. The
Authority may allow an applicant to submit a hard paper copy of the full eligibility

application untess-if needed assistanee-isreeded—as a reasonable accommodation
being requested by a person with a disability.

Information provided by the-an applicant_family at-during intake will be reviewed
and verified by the-designated Authority staff to determine eligibility.

For persons claiming to be disabled and who are not receiving Social Security
Disability benefits witregtire-the—mayreguire—will require verification of disability
to be completed to confirm the persons disability meets the deflnltlon as deflned
by the ADA.

Persons with a Disability:

Pre-A full eligibility applications will be made available in an accessible format
upon request by a person with a disability.

1-1.R. Affirmative Outreach and Limited English Proficiency (LEP)

In accordance with 24 CFR 576.407, the Authority takes reasonable steps to
assure meaningful access by persons with limited English proficiency in accordance
with the obligations contained in the Title VI of the Civil Rights Act of 1964 and all
Executive orders to arrange free language assistance for persons with Limited
English Proficiency (LEP).

An LEP individual is a person who does not speak English as their primary
language and who has a limited ability to read, writes, speak, or understand
English. This policy was developed to serve applicants, participants, and/or
persons eligible for housing assistance.

The Authority has developed a Language Access Plan (LAP) to ensure its programs
and services are accessible to person(s) with LEP.

Housing Authority of the County of Merced FY 22/23
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The Authority takes steps to ensure its documents used during any process are \\{Formatted: Underline

accessible to those who may have difficulty complying with the normal, standard
PHA application process. This may include persons with disabilities, elderly
persons, or persons with limited English proficiency. The Authority in determining
whether it is feasible to provide translation of documents written in English into
other languages, the-Autherity-will consider the following factors:

e The number of applicants and participants in the jurisdiction who don’t+ - - {Formattem Indent: Left: 0.6", Space After: Auto, Bulleted

speak English and speak other language(s).

e Estimated cost to Authority per client of translation of English written
documents into the other language(s).

e The availability of local organizations to provide translation Services to
non-English speaking families.

e Availability of bilingual staff to provide translation for non-English
speaking families.

The Authority has bilingual staff and/or translation services that may be made
available to assist non-English speaking families in languages that have been
identified in accordance with the Authority’s Language Access Plan (LAP).

Spanish has been identified as the language of the greater population to which the
Authority serves.

The Authority operates its housing assistance programs with efficiency and can
demonstrate to HUD and program auditors that the Authority uses its resources in
a manner that reflects its commitment to quality and service.

The Authority is required by HUD to review random samples of tenant records
annually to determine if information in the file records meets the program
requirements. Additionally, HUD requires the Authority conduct quality control
inspections of a sample of units to ensure Housing Quality Standard (HQS)
compliance in accordance with [24 CFR Part 985].
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The Authority policies and practices are consistent with the areas of measurement
for HUD Section Eight Management Assessment Program (SEMAP) indicators
outlined below:

1. Selection from the Waiting List

2. Reasonable Rent

3. Determination of Adjusted Income
4. Utility Allowance Schedule

5. HQS Quality Control Inspections

6. HQS Enforcement

7. Expanding Housing Opportunities

8. Payment Standards

9. Annual Reexaminations

10. Correct Tenant Rent Calculations
11. Pre-Contract HQS Inspections
12. Annual HQS Inspections

13. Lease-up

14. Family Self-Sufficiency Enrollment/d Escrow Account Balance
15. Bonus Indicator De-concentration

Quality control reviews will be performed by the Authority by designated staff or
other qualified person other than the person who performed the work, as required
by HUD, for the following SEMAP factors:

Selection from the wait list

Rent reasonableness
Determination of adjusted income
HQS Enforcement

HQS Quality Control

Annual sample of files and records will be drawn in an unbiased manner leaving a
clear audit trail. The minimum sample size to be reviewed will relate directly to
each factor_and according to the size of the Authority’s total program “universe”

(HUD term).

1-1.U. _Records for Monitoring Authority Performance - { Formatted: Underline

NS \[ Formatted: Underline
To demonstrate compliance with HUD and other pertinent regulations, the \\\\\{Formatted: Underline
Authority will maintain records, reports and other documentation for a time that is ' { Formatted: Underline
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in accordance with HUD requirements and in a manner that will allow an auditor, ' Formatted: Font: Calibri, 11 pt
housing professional or other interested party to follow, monitor and/or assess the {Formatteq: No Spacing, Left, Line spacing: Multiple 1.15 li,
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SEMAP requirements, and internal supervisory audits.
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In addition to the required SEMAP documentation, a designated staff will audit the
following functions:

¢ Not less than five percent (5%) of reexaminations
e Not less than five percent (5%) of new applications

Applicants and participants, including all adults in the assisted household
composition, are required to sign the HUD 9886 Authorization for Release of
Information/Privacy Notice. This document incorporates the Federal Privacy Act
Statement _and describes the conditions under which HUD and the Authority will
release or obtain family information.

- - ‘[Formatted:

Authority Policy:

“« - {Formatted:

The Authority’s policy regarding release of information is in accordance with state
and local laws which may restrict the release of family information.

Any and all information which would lead one to determine the nature and/or
severity of a person's disability, if kept, must be secured in a separate sealed
folder and marked “confidential”’,—er returned to the family member after verified
or destroyed. is—use- Fhae—pPersonal information in a this folder must not_be
shared without first obtaining authorization to release, signed by the person the
information is about, and must not be released except on an “as needed” basis in
cases where an accommodation is under consideration_and never without a valid,
current, signed authorization to release information.

All requests for access and granting of accommodations based on this information
must be approved by the Director of Housing Programs.

- - ‘[Formatted:

The Authority’s practices and procedures are designed to safeguard the privacy of
applicants and program participants. All applicant and participant files wil_are-be
stored in a secured location,—which—is accessible only by authorized staff. The
Authority will not collect or maintain Sensitive Ppersonally ildentifiable
ilnformation (SPI1) without proper authorizations.

- - ‘[Formatted:

Additionally, the Authority will only collect Personally Identifiable Information (P11}
that is needed for the purpose for which it is collected.

can be used to distinguish or trace an individual's identity, such as their
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name, social security number, biometric records);ete-, , when used alone, - { Formatted: Font: Not Italic

) Tt oo
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or when combined with other personal or identifying information which is . { Formatted: Font: Not Italic

linked or linkable to a specific individual. (dates of birth,ane-places of \:{Formatted: Font: Not Italic
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birth ~efbirth, mother’s maiden name) ;ete Y. | Formatted: Font: Not Italic
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e Sensitive Personally Identifiable Information(SP11) is PlI that when \\\\\\{Formatted: Font: Not Italic

paired with another identifier or if lost, compromised or disclosed without \\{ Formatted: Font: Not Italic

authorization, could substantially harm an individual. Examples of { Formatted: Font: Not Italic
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sensitive SPIl when paired with another identifier _include_but are not
limited to social security or driver’s license numbers, medical records,
and financial account numbers such as credit or debit card numbers.

The Authority_and its staff will only share or discuss SPII with those who have a
need to know for purposes of their work. The Authority will collect only the PII that
is_needed for the purposes for which it is collected. The Authority uses safety
measures when discussing file information over the phone, it will not leave
messages containing SPIl in_a voicemail, and will avoid discussions containing
sensitive PIll with anyone not authorized to have knowledge of the sensitive
information. The Authority will not discuss family information contained in files
unless there is a business reason to do so. Inappropriate discussion of information
or improper disclosure of information by staff will be investigated and could result
in disciplinary action_if found to be in violation of #r-aceerdance-with—the Authority
Personnel Policy_and Protection at Workstation Policy.

“« - - ‘[Formatted: Space After: 0 pt

1-1.W. Preventing Errors and Program Abuse

Enterprise Income Verification (EIV) system. The Authority is required to use EIV
in_its entirety in accordance with HUD administrative guidance [24 CFR 5.233].
The Authority is further required to:

e Provide applicants and participants with HUD Form 52675 “Debts Owed to
PHAs and Terminations” , requiring all adult members of the household
composition to acknowledge receipt of HUD Form 52675 by signing and
retaining a copy in the family’s file.

The Authority will provide each family with a copy of “What You Should Know
about EIV”, a guide about the EIV system published by HUD. The Head of
Household will be required to sign acknowledgment of form with a copy of signed
acknowledgment retained in the file.
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The EIV system is a tool used-as an on-line source for income verification about the
members of the household composition and is reviewed before, during, and as needed if
fraud is suspected, during interim and annual reexaminations. —er—euring—a
reexaminatien-

-The EIV_system is accessed through an independent_secured source that
systematically and uniformly maintains income information in a computerized
format for a large number of individuals. This system enables the Authority to
check income sources for all family members, regardless of income methods
reported by applicants_(not at initial eligibility, within 90 days of becoming a New
Admission to a program) and_its current participants.

-Verifications, regardless of technique, require all Public Housing Agencies (PHA)'s
to review information in the Income Validation Tool (IVT) within 90 days of new
admission to a housing program, _and to review reports quarterly for continued
assistance after at-each_an annual or interim reexamination_to compare income
information reported by the family to the Authority, with information reported to
the Social Security Administration and Internal Revenue Service.

The EIV system provides a multitude of reports to detect errors and program
abuse. andfermultiple-subsidypayments

The Authority staff may not disclose EIV data to ary-third parties (EIV data is
property of HUD and is protected by the Federal Privacy Act). Staff may only
provide EIV data to each member of the household that is reflective only of that
person’s information, the—mdwrelu&l— Access to share information with {enty)—te

_a receiving_Housing Authority during a
portability transfer_is permissible and must be sent via secured email provider or
by U.S. Mail addressed specifically to the person at the receiving agency and
sealed shut (See Chapter 13 Moves with Continued Assistance/Portability).
Information pertaining to other members of the assisted household may not be
shared with the Head of Household or any other member in the household unless
EIV data is for efminors in the home, at which time information may be provided
to the minor’s parent or guardian.

The Authority is required to store Ffiles are—stered-in a secured area and_files that
require to be pulled or removed from the file room must be signed for—when
remeved-_by the person removing the file from the secured file storage area.
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HUD requires the Fhe Authority witl_to publicize and disseminate information to
make known the availability of housing assistance and to ensure that the
Authority’s wait lists have a sufficient number of preapplicants on its waiting list
for the HCV program in order to utilize the resources it is awarded.

HUD requires the Authority to admit 75% of extremely low-income (ELI) families
to the program. The Authority must conduct selections from the ELI list until the
75% requirement is met, before it may do a wait list selection from a higher
income limit wait list. The percentage may be a combined percentage of families
admitted to the HCV programs and Low-Income Public Housing (LIPH) wait list.

The Authority will make outreach efforts designed to inform qualified families
about the availability of assistance under the programs administered by the
Authority. These efforts may include, as needed, submitting press releases in local
papers and social media, developing informational materials and flyers to
distribute to other affiliate agencies and clientele, provide preapplication
information to other public and private agencies serving the low income or
homeless population, establish partnerships with these providers to provide
services or housing referrals.

V\\\‘[ Formatted: Font: Calibri, 11 pt
T Formatted: Normal, Left, Allow hanging punctuation, Tab

stops: Not at 0.78"
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- - = ‘[Formatted: Space After: 0 pt ]

The Authority will communicate the status of housing availability to other service
providers in the community and advise them of housing eligibility factors and
guidelines in order that they can make proper referrals for housing assistance.

The Authority is responsible for ensuring families who are low-income have access
to all types of affordable housing within the Authority’s jurisdiction. Areas outside

—
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- {Formatted: Underline
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AN \\[ Formatted: Underline

{ Formatted: Space After: 0 pt
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of poverty or minority concentrations are encouraged. To fulfil this requirement,
the Authority encourages owners, representing a variety of types and ranges of
affordable housing in the county -to partner with the Authority’s HCV program by
previding-agreeing to rent decent, safe and sanitary housing units to participants
on the HCV program.

The Authority_ conducts periodic events anreiter—_and workshops with—teeal owners
who have rental properties in Merced County, ane— property management
companies, and affiliate agency staff ¥s to improve relations, educate interested
parties about the subsidized program, and to recruit new owners and landlords.

The Authority, uper—reguest—makes—_informs clientele of the online web-site it

utilizes to list of local rentals posted by owners with properties. The Authority
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provides a printed version of the listing by request. available, The site provides
information about units for rent within the county that are for rent by owners.
Most of the owners i e Rage AHRE A A

Listings are available online by visiting Affordablehousing.net (formerly

GoSection8.com).

The Authority actively participates with community-based organization(s)
comprised of private property_owners ,are-apartment ewners—ang-managers, and

property management companies.

1-2.A. Voucher Programs 101:

HUD requires the Authority to assist families in their housing search by providing
the family with a list of resources available in the county as well as available unit
information. The Authority does not “pre-qualify” an owner to participate in the
program. The Authority builds positive relationships with its owners and their
willingness to rent to an eligible HCV family.

How does an Owner participate by renting a unit to a program family?

The family searching for a rental unit will have a valid voucher with an expiration
date listed. When a family approaches an owner about tenancy, the owner
becomes responsible for screening a family for suitability to determine whether the
family meets their criteria for tenancy (no different than an owner would screen
someone who does not have voucher assistance). Once the owner determines the
family’s suitability and has decided to rent the unit, the family and owner should
meet to complete the forms. The Request for Tenancy Approval (RFTA) form
(HUD Form 52517) reflects the family’s request for assistance and the owner and
the family must complete the form for the unit of interest. This document is the
first step in obtaining approval for the family to receive the assistance in order to
occupy the unit. A copy of the owner’s proposed lease with the family must be
attached to the RFTA form (signatures to formalize the lease are not required at
this stage to prevent either party from entering into a binding agreement without
approval of the unit by the Authority).
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A HUD Tenancy Addendum (HUD Form 52641-A) is included with the family’s
voucher and packet of forms to be completed. This document must be attached to
the proposed lease and RFTA and will become part of the lease agreement once
assisted.

All forms are to be returned to the Authority and must be received no later than
the expiration date shown on the family’s voucher. Upon receipt of the RFTA
packet of forms, the Authority will review and determine the rent is reasonable
and within the affordable rent range for the family’s household size and income.

HUD requires that a unit pass initial HQS inspection requirements before it
executes a Housing Assistance Payment (HAP) contract between itself and the
Owner or agrees to release payment of subsidy.

During the duration of the family’s tenancy at the unit, the Authority is required to
inspect all HCV assisted units at least once annually or biennially (discretionary by
the Authority where restrictions apply).

The standard term of the initial HAP contract is one year or 12 months before an
owner may request to increase the rent or a family can move. In its efforts to gain
new owners and units to partner with the Authority, shorter contract terms may be
made available or approved at the discretion of the Authority.

Additional information is available in _each chapter of the administrative plan,
providing greater detail to each topic.
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CHAPTER 2

APPLICATIONS, WAIT LIST AND TENANT SELECTION
[24 CFR 982.204]

OVERVIEW

It is the Authority’s policy to ensure that all families who express an interest
in housing assistance are given an equal opportunity to apply and that all
families are treated in a fair and consistent manner.

This chapter describes the policies and procedures for eempletingapplying for
a housing wait list program by submitting the initial preapplication{s) whenr
applying—to—a—heousing—assistance—program—waiting—tst, placement on _a wait
list, eligibility requirement(s).,ane-denial of placement on a_specific waiting
list(s), and certain limitations on who may apply.

The actual order in which families are selected from the waiting list can be _ - { Formatted: Font: Verdana, 12 pt

affected if a family has certain characteristics designated by HUD or the PHA
that justify their selection. Once an applicant is selected from a wait list, the
criteria_and information reported in the preapplication verifications will be
formally reviewed and verified to determine the family qualifies for the terms
required in the program they are selected for.

The primary purpose of the intake function is to gather information about the
family household_that will-te be used in determining program eligibility. The
Authority utilizes information provided by the family into determineirg proper
placement on a waiting list and as the initial source of verifications_prior to
and upon-after selection from the waiting list(s). During the intake process,
the Authority will review the information the family was selected for, verify
the information provided by the family te-verify-ineeme-and confirm that the
preferences are applicable to the family, in order to determine eligibility.

The information received during the intake process alse-assists the Authority
with providing the family additional service and resources infermation—ane

resourees—to-the—family-that may be available to them -through partnering

agency’s in the community- /{Formatted: Font:

Formatted: Endnote Text1, Space After: 10 pt, Line

”/ spacing: Multiple 1.15 li, No widow/orphan control, Allow

(D N

All_Aapplicants are placed on a waiting list(s) in accordance with HUD</" | 2000d bunctuation
requirements and discretionary policies outlined in this Administrative Plan. {Formaued Font:

n {Formatted Font: Courier New
ettt ‘[Formatted Endnote Text1, Justified
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The Application Process - - {Formatted: Space Before: Auto

- { Formatted: Underline

2-1.A. Overview of the Preapplication Process

The Authority utilizes a waiting list and preferences to target housing+ - - { Formatted: Space Before: 12 pt, After: 10 pt

assistance to the most vulnerable people in their community, including
families and individuals who are experiencing homelessness.

“«— - - ‘[ Formatted: Space After: 10 pt

HUD requires that the Authority establish an Annual Plan describing its
approach to meeting local housing needs among extremely low and very low-
income families. The Authority’s Plan describes eligibility for housing
assistance and selection criteria. The Authority must ensure that 75 percent
of households admitted into the voucher program and 40 percent of
households admitted into public housing each year are extremely-low income.
HUD allows the Authority discretion to establish policies for managing their
waiting lists.

The purpose of accepting preapplications and maintaining a wait list is to
permit the Authority to gather information for placement on one or more
housing program waiting list(s). The preapplication contains questions
designed to obtain pertinent information about the family.

2-1.B __Applicant Portal-Applying for Assistance __ { Formatted: Underline

== ‘[ Formatted: Underline

The application process involves two phases. The first is the “initial pre-
application”. This phase results in _a family’s placement on a wait list
electronically dated, timestamped, and uploaded to the Authority. The pre-
application will remain in its database until selected from a wait list.

The Authority’s utilizes an online application portal that-requiring interested
person(s) in applying for a housing program to create and register an account
with the Authority’s online Rent Café portal via available-en-the Authority’s

website at www.merced-pha.com. - { Formatted: Font: verdana, 12 pt

PAALALSLLL) A

Through online registration on the Rent Café portal, applicants Registratien-en
the—portal creates the—appheant—a user account that is utilized to stores
information relative to the family’s composition and characteristic. All
information in the applicant portal account is information entered by the
applicant and allows the appheantto—submit—_the family to login at their
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convenlence to update and report anv chanqes that occur while on the Waltmg
list—p : el
deate%%mfermaﬂen—te—keep—the—app{m(s—)—eufmﬂt— The portal allows

applicants to view the status of their-submitted preapplications.

Disabled Persons: As a reasonable accommodation for a disabled applicant,
F_the Authority may eleetto-aceeptontine approve a paper preapplications to
be submitted erbyunless- by requested-as—areasenable-accommedatienby-a
persen-with—a—disabitity-

Limited English Proficiency (LEP) __ { Formatted: Font: Not Bold, Underline

- ‘[Formatted: Underline

In accordance with the Authority’s Limited English Proficiency (LEP) policy the
online portal account is made available in both Spanish or English,_in

accordance with the Authority’s LEP and timited-EnglishProficieney(EER)and

Language Access Plan (LAP) as defined in this Administrative Plan.

2-1.C. Accessibility of the Application Process:

Elderly or Disabled Populations [24 CFR 8] - {Formatted: Font: Not Bold, Underline

The Authority must ensure that the application process is accessible to aII%w{Formatted: Space Before: 12 pt

families, including people who may have difficulty complying with the normal,
standard Authority application method, by providing alternate approaches that
provide full access to all.

< — — 7| Formatted: Body Text, Don't allow hanging punctuation, Tab
stops: Not at 0"

2-1.D_ _Placement on a Waiting List:

””””””””””””””””””””””””” ‘[ Formatted: Underline

Applicants are encouraged to login to their online account periodically to \\ ‘[Formatted Underline

review and confirm-the—_information_is current_and up to date. This includes {Formatted Underline

but is not limited to —anrd—te updating their email_address, changes to their { Formatted: Font: Bold, Underiine

}
]
]
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]

resident and/or mailing address and telephone number(s). Changes should be
reported as -atthe-time-thethey ehange{s)-occur. The pre-application may be
cancelled if the Authority receives undeliverable correspondence.

Periodically, F¥the Authority may-must purge its the waiting lists from-time-te
time-and-_and communication(s) are sent via email through the online portal.,
and having up to date information such as the email address and contact
information is pertinent to remaining on its wait lists. The Authority may send
correspondence through the portal to an applicant registered email or send by
mail, an interest card to confirm continued interest in remaining on the waiting
list(s) and to confirm their information is current.

The Authority -communicates with applicants via the online portal account thrt
to the e- ma|I address prowded at the tlme of remstratlon +H—theeﬁ+me—aeeeeﬂt
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accessible formatupon—requestifrom—apersen—with—a—disabilit=The second
phase is known as the “full application” to determine final eligibility. Once
selected from a wait list, the Authority must review and verify the information
reported in the family’s pre-application such as gross household income,
disability, veteran status (if applicable), and other preferences reported.

It is the responsibility of the Authority to ensure that verification of all HUD
and Authority eligibility factors are met and that the household information
provided either by the family or verified by third party source is current (no
more than 60 days old) and accurate when determining the family's final
eligibility.

Persons with a Disability may contact the Authority to request assistance+« - - {Formatted:

0", Left

Normal, Allow hanging punctuation, Tab stops: }

for other available formats for providing information other than through the
online portal.

: Underline

h ‘[ Formatted:

Indent: First line: 0.1"

The Authority may adopt criteria defining what families may apply for
assistance under a public notice.

When a waiting list is open, the Authority must accept preapplications+ - - { Formatted:

Indent: Left: 0"

from families for whom the list is open unless there is good cause for not
accepting the application (such as denial of assistance because of action or
inaction by the family (such as failure to provide requested information, illegal
activity, debt owed to a Housing Authority, etc.).

2-1.F. Waiting List Admissions anre-Speetal-Aamissions-[CEFR 982.202]+ {Formatted:

Justified, Indent: Left: -0.4", First line: 0.4",

””””” TN Space After: 0 pt
Waiting list admissions and special admissions: “ { Formatted: Underine
The Authority may admit an applicant for participation to a program either: i{ Formatted: Underline
{ Formatted: Space Before: 12 pt, After: 0 pt

e As a special admission (see CFR 982.203)
+—As a waiting list admission (see 982.204 — 982.210)

Prohibited admissions criteria: <. { Formatted:

Underline

: Space After: 0 pt

: Underline

the family lives before admission to the program. However, Fthe Authority * { Formatted: Indent: Left: 0.06", Space Before: 12 pt

may target assistance for families who live in public housing or other federally
assisted housing, or may adopt a residency preference.
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Authority waiting list. Admission to the program may not be based on:

e Discrimination because members of the family are unwed parents,
recipients of public assistance, or children born out of wedlock-;

e Discrimination because a family includes children (familial status
discrimination);

e Discrimination because of age, race, color, religion, sex, or national
origin;
e Discrimination because of disability; or

e Whether a family decides to participate in a family self-sufficiency
program.

Applicant status: No applicant has a "right or entitlement” to be listed on the - ‘{F°"“a“e"= Underline ]
waiting list(s), or to any particular position on the waiting list or to admission
to the programs. The preceding sentence does not affect or prejudice any
right, independent of this rule, to bring a judicial action challenging a PHA

violation of a constitutional or statutory requirement [24 CFR 982.202(c)].

Admission Policy: The Authority must admit applicants for participation in - - ’{ Formatted: Underline ]
accordance with HUD regulations and other requirements, including, but not
limited to, 24 CFR Part 5, subpart I. (Protection for Victims of Domestic
Violence, Dating Violence, Sexual Assault, or Stalking), and with Authority

policies stated in this administrative plan and the PHA plan.

A. If HUD awards an Authority funding that is targeted for families living in+ -~ -| Formatted: Indent: Left: 0", Numbered + Level: 1 +
ified its: Numbering Style: A, B, C, ... + Start at: 1 + Alignment: Left +
specitied units: Aligned at: 0.25" + Indent at: 0.5"
e The Authority must use the assistance for the families living in these
units
e The Authority may admit a family that is not on the Authority’s waiting
list, or without considering the family’s waiting list position. The
Authority must maintain records showing that the family was admitted
with HUD-targeted assistance.

“«— - - ‘[Formatted: Indent: Left: 0.5", No bullets or numbering ]

B. The following are examples of types of program funding that may be
targeted for a family living in a specified unit:
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A family displaced because of demolition or disposition of a public
housing project:

e A family residing in a multifamily rental housing project when HUD sells,« - - ‘[Formatted= Space Before: 12 pt

forecloses, or demolishes the project;

e For housing covered by the Low-Income Housing Preservation and
Resident Homeownership Act of 1990 [41 U.S.C. 4101 et seq.;

o A family residing in a project covered by a project-based Section 8 HAP
contract at or near the end of the HAP contract term; and

o A JC U

e A non-purchasing family residing in a HOPE 1 or HOPE 2 projects. ***{Formattem Indent: Left: 0", Space Before: 12 pt, Bulleted
<l + Level: 1 + Aligned at: 0.25" + Indent at: 0.5"
o ‘[ Formatted: Indent: Left: 1.55", No bullets or numbering
2-1.H. Waiting List: Opening and Closing; Public Notice [24 CFR 982.206] 7j\ ,{Formaued, Font: 11 pt
‘[Formatted: Indent: First line: 0"
Public Notice: {Formatted: Font: 11 pt
When the Authority opens a_the waiting list(s),_it will publish a pPublic HNotlce { Formatted: Font: Not Bold, Underline
in compliance with HUD Fair Housing requirements will-be—given—seto inform Formatted: Space Before: 0 pt, After: 0 pt
that families_.who are interested in applying-may-apply for assistance.
Opening of A the Wait Lists -Public_Notice , [24 CFR 982.206] o {Formatted= Font: Not Bold, Underline
_______________________________________ _E\\\\ N \‘[ Formatted: Indent: First line: 0.1"
N “\\\\\\i\ ‘{Formatted: Underline
| “\\\t\\\\\\\{ Formatted: Font: Not Bold, Underline
| \\‘\‘\\\\\\{ Formatted: Underline
TFhe Authority will utilize the following procedures for opening thewaiting list:« ' "\ { Formatted: Font: Not Bold, Underiine
“‘\ \\\\\\\\\\{ Formatted: Underline
When the Authority eeeides-te determines to open a waiting list the-Autherity | |\ [ Formatted: Font: Not Bold, Underline
it will advertise through the posting of a Public Notice using the following \\\{ Formatted: Underfine
media-sources;:-circttations,—minority-publicationsand-media-entities: 1 Formatted: Font: Not Bold, Underline
. \\ \{ Formatted: Underline
Agency website \\{ Formatted: Font: Not Bold, Underline
The Merced sun Star . \{Formatted: Space Before: Auto
Human Services Agency { Formatted: Space Before: 0 pt, After: 0 pt

o A L

Area Agency on Aging

United Way of Merced

Local non -profit agencies

Other affiliate public entities for the County of Merced
Neighboring Housing Authorities

The notice will contain:
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e Date and time the waiting list(s) will open and—(begin accepting
preapplications) for a wait list;

Housing program(s) for which preapplications will be accepted-;
Brief description of the housing program-;

Limitations, if any, on who may apply:;.

Methods by which preapplications will be accepted;

Date and time the waiting list(s) will close (Authority will cease
accepting preapplications).

The notice will provide information that will include the Authority’s web site
address, the Authority’s physical address and telephone number(s), with
instructions on how to apply. Information on eligibility requirements,
limitations on who may apply for the program (if applicable) and the-local
preferences.

Persons with disabilities: As a reasonable accommodation by request from a
person with a disability, additional time may be granted for submission of a
preapplication after the closing deadline. This accommodation will also allow
persons with disabilities the opportunity to submit a preapplication in cases
when a social service organization provides inaccurate or untimely information
about the_opening or closing.

g - { Formatted:
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If Fthe Authority_determines that the -may-stop-aceepting-preapphicationsi-t
is-determined-that-the-existing waiting list(s) contains adequate pool for use

of available program funding, Fthe Authority may stop accepting new
applications, or may accept only preapplications meeting criteria adopted by

the Authority-
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adequate to cover projected turnover and new allocations over the next 24 \\\‘[Formatted:
months. The Authority will give at least a ten (10) day notice prior to closing { Formatted:
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A family that wishes to receive HCV assistance must apply for admission to
the housing program when the waiting list is open. HUD permits the Authority
to determine the format and content of the agency’s preapplication, how
preapplications will be made available to interested families, and how
preapplications will be accepted by the Authority.

The preapplication will contain at minimum, teast-the following information:

e Applicant name and address
e Social Security Number, and Date of Birth
o Family size
is—f : FwaitingHists!

Date and time of application;

Available local preferences*;

Racial or ethnic designation of the head of household;

Annual (gross) household income;

Email Address;

Valid Contact Phone Number;

Accessibility needs and other statistical criteria (hemeless);

e HUD-FORM 92006 Supplemental To Application For Federally Assisted

Housing; _- { Formatted: Font: 12 pt

e Project-Based Voucher online preapplication may include number of
bedrooms being requested based on family size to its preapplication.

Incomplete or duplicate preapplications will berejectednot be accepted by the
system.

Submitting duplicate preapplications will-does not increase the odds of being+ -~ - { Formatted: Space Before: 12.3 pt

selected nor_will it move an applicant to the top of -the waiting list.

Preapplications will not require an interview. The information on the
preapplication will not be verified until the preapplications has been selected
from the waiting list to determine final eligibility. Program eligibility will be
determined during the full intake application process when all preferences and
household information has—is been—verified. Fhe—pPreapplications are
electronically -sorted and placed on the waiting list in the following order:
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e Preferences; -
e Income (based on what the family reported):;-by-the-appheant: and  +
e Time and date applied. -

Preapplications selected from the waiting list must meet the income limits
selected under and meet ALL preferences claimed and to which the system
selected them with at time the preapplication was pulled_for the wait list.

Applicants who do not meet all ef—the-preferences the system selected the
preapplication gader-for and/or whose income exceeds the limit to which the
preapplication was selected under, will be determined ineligible. The
preapplication will be updated with the current information provided by the
family and returned to the waiting list with the original date and time applied.
The information will be updated to reflect the current income and the ineligible
preference will be removed.

2-1.).  Appheant—Statos—Whade—a—Watbme—hHist\Waiting  List:

- {Formatted: Indent: Left: 0.3"

)

- - { Formatted: Indent: Left: 0.3", Right: -0.1", Space Before:

0 pt

|

- { Formatted: Indent: Left: 0.3"

Administration of the Waiting List [CFR 982.204] j

Applicant Status:

An applicant does not have any right or entittement to be listed on the
Authority waiting list(s), to any particular position on the waiting list, or to
admission to the programs. Except for special admissions, participants must
be selected from the Authority’s waiting List in accordance with admission
policies in this administrative plan.

The preceding sentence does not affect or prejudice any right, independent of
this rule, to bring a judicial action challenging an Authority violation of
constitutional or statutory requirement.

The Authority mustadmits applicants for participation in accordance with HUD+- -

regulations and other (Protection for Victims of Domestic Violence, Dating
Violence, Sexual Assault, or Stalking), and with Authority policies stated in the
Authority’s Administrative Plan and the PHA Plan.

Applicants are responsible to update their information within_by logging into

their online preapplication-_account by-legging-into-the-online—portal-account
as changes occur naeeded-to aceess-_update their preapplication.

The Authority may te-contact applicants abeut-the-status—oef-their waiting list
preapplication via the email_used for their -thra-the online pertal-_account.
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disabilities, information requested to be provided by a more accessible format
may be granted.

: Space Before: 0.05 pt, After: 10 pt

: Underline

- { Formatted: Underline

When funding and vouchers are available, families are selected from the
waiting list in their determined sequence, regardless of family size, and
subject to income targeting requirements.

When there is insufficient funding available for the family selected from the
wait list, the Authority will nhot admit any other applicant until funding is
available for the first applicant.

Authority Admission Policy

The Authority must admit applicants for participation in accordance with HUD
regulations and other requirements, including, but not limited to 24 CFR Part
5, subpart | (Protection for Victims of Domestic Violence, Dating Violence,
Sexual Assault, or Stalking), and with Authority policies stated in the
Authority’s Administrative Plan and the PHA Plan.

During the full application process, applicants will be required to:

e Complete a full application made available to the family electronically« -

accessible through the online portal account, or with hardcopy;,

* Provide all requested information to determine eligibility;
= Meet all preferences selected under;

< Meet income limit requirements selected for;

o Attend all eligibility appointments.

*

At the discretion of the Authority, appointments may be scheduled
electronically using a virtual method, by telephone, or in person.

The Authority will notify the applicant of the scheduled date, time, and
method of appointment(s), including any procedures for rescheduling and
what documents must be provided for eligibility determination.
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Failure to respond to the Authority or failure to provide requested information+ - - {Formagtst;: Ltht Paragraph, Space Before: 0.05 pt, Tab
stops: 0.78", Le

is grounds to cancel the family’s preapplication and remove applicant from the
waiting list.

Persons with a disability: May request a reasonable accommodation for
assistance or for use of other means available to complete the full application.

2-1. L. Requirement to Attend Interviews/Appointments, __ -~ { Formatted:

Font: Calibri, 11 pt, No underline

- - - ‘[Formatted:

Heading 1

= { Formatted:

Font: Bold

At the Authority discretion interviews and appointments may be conducted via+ -~ { Formatted:

Space Before: 12 pt, After: 6 pt

web-based virtual applications online or held in-person. The Authority may

require all adult members of the household composition bepresent_to attend
scheduled appomtments —at—the—ﬂme—ef—ﬂae—rﬁmal—appew&mem—wheth%ﬁ—be

Exceptions may be made for students attending school out of state or for+ - - { Formatted:

Space After: 6 pt

members for whom attendance would be a hardship._The family must notify
the Authority prior to a scheduled appointment if an adult member will not be
able to attend.

The Authority requires applicants and families to attend scheduled
appointments. Failure to attend or be present for an appointment is grounds
for denial of assistance or termination of continued assistance.

The purpose of face-to-face (whether virtual or in person) is to review
information submitted by the family, request additional information needed to
determine eligibility, and answer questions from the family.

Persons with Disabilities: Requests for alternate method of intake

appointment,irterview or the need to reschedule may be submitted_to the
Authority as a reasonable accommodation by-the-disabled-partypersons with
a disability.

2-1.M. Denial or Termination of Assistance for famil

. Of Achmission - { Formatted:

Underline

24 CFR 982.552 £-960-264

- - = ‘[ Formatted:

Space After: 0 pt

(A) _Action or inaction by family: « -~ | Formatted:

Space Before: 12 pt, After: 0 pt

The Authority may deny assistance for an_applicant or_terminate assistance<- . /‘[Formatted

No underline

for a participant under the programs because of the family’s action or failure  { Formatted:

No bullets or numbering
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to act as request and provide required information to the Authority in
determining eligibility.

‘s - { Formatted:

Denial of assistance for an applicant may include any or all of the following: <« -- {Formatted

e Denial listing on the Authority waiting list;

e Denying or withdrawing a voucher; <+~ — -| Formatted:

¢ Refusing to enter into a Housing Assistance Payment (HAP)

contract;

e Refusing to process or provide assistance under portability
procedures

Termination of assistance for a participant may include any or all of the
following:

e Refusing to enter into a HAP contract or approve a lease;

Font: Not Bold ]
h ‘[ Formatted: Indent: Left: 0.5" ]
: Indent: Left: 0", Space Before: 12 pt ]

at: 1.25"

Bulleted + Level: 1 + Aligned at: 1" + Indent }

- - ‘[ Formatted: No bullets or numbering ]
e Terminating housing assistance payments under an
outstanding HAP contract; and
e Refusing to process or provide assistance under portability
procedures.
This does not limit or affect exercise of the Authority’s rights or remedies+ "{Formatted= Space Before: 12 pt ]
against an owner under the HAP contract, including termination, suspension,
or reduction of housing assistance payments, or termination of the HAP
contract.
(B) __Requirement to deny admission or terminate assistance: =~ T3 { Formatted: Underline )
\‘[Formatted: Space Before: 12 pt, After: 0 pt ]

Details of provisions on denial of admission for illegal drug use, other criminal
activity, and alcohol abuse that threatens neighbors and/or other residents
can be found in referte 24 CFR 982.553.

e The Authority must terminate program assistance for a family evicted
from housing assisted under the program for serious violation(s) of the
lease;

e The Authority must deny admission to a program for an applicant, or
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terminate program assistance for a participant, if any member of the
family fails to sign and submit consent forms for obtaining information
in accordance with part 5, subparts Band F of 24 CFR 982.553;

e The Authority must deny or terminate assistance if any family member+ - -
fails to meet the eligibility requirements concerning individuals enrolled
at an institution of higher education as specified in 24 CFR 5.612.

[

Formatted: Space Before: 12 pt, Bulleted + Level: 1 + J

Aligned at: 0.25" + Indent at: 0.5"

(C), _Authority to deny admission or terminate assistance: /{Formatted

.. [1]

Grounds for denial or termination of assistance:

terminate program assistance for a participant for the following grounds:

e When a family violates any family obligations under the program (see
24 CFR 982.551). See 24 CFR 982.553 concerning denial or termination
of assistance for crime by a member or members of the family;

e If any member of the family has been evicted from federally assisted
housing within the past five years;

e If the Authority has ever terminated assistance under the program for

h ‘[Formatted: Indent: Left: 0.5", No bullets or numbering

U

any member of the familv; - {Formatted: No underline

e If any member of the family has committed fraud, bribery, or any other
corrupt or criminal act in connection with any Federal housing program;

e If the family currently owes rent or other amounts to the Authority or
another PHA in connection with Section 8 or public housing assistance
under the 1937 Act;

J

o [If the family breaches an agreement with the PHA to pay amounts owed+ - _ - {Formatted= Font color: Text 1

to aPHA, or amounts paid to an owner,by a PHA. (The PHA, at its \_{ Formatted: Justified

discretion, may, offer a family, the opportunity to enter an agreement to

Formatted

-

l

N
-

pay amounts owed to a PHA or amounts paid to an owner, by a PHA.
The PHA may prescribe the terms of the agreement.);

e If a family participating in the FSS program, fails to comply, without 7{Fcrmatted

good cause, with the family's FSS contract of participation;.

= -
1 JJ
£ |

o If the family_has engaged in or threatened abusive or violent behavior 7[Formatted

toward PHA personnel;

=
Ul
=

e If a welfare-to-work (WTW) family, fails, willfully and persistently, to 7{Formatted

fulfill its obligations under the welfare-to-work voucher program;

o If the family, has been engaged in criminal activity, or alcohol abuse as 7[Formatted

described in 8§ 982.553.

Housing Authority of the County of Merced FY 22/23
Applying for Admission

Page 2-13



(D) Consideration of circumstances: __ { Formatted: Underiine, Font color: Text 1

In determining whether to deny or terminate assistance because of action ,0!,/[ Formatted [ﬁi
failure to act by members of the family:,

e The Authority may, consider all relevant circumstances such as the+. 7 Formatted ... [8]
seriousness of the case, the extent of participation or culpability of ‘{Formatted: Justified, Bulleted + Level: 1 + Aligned at: 0.25"}
individual family members, mitigating circumstances related to the + Indent at: 0.5"
disability of a family member, and the effects of denial or termination of
assistance_on other family members who were not involved in the action
or failure.

e The Authority may, impose, as a condition of continued assistance for Formatted [ﬁ
other family members, a requirement that other family members who
participated in or were culpable for the action or failure will not reside
in _the unit. The Authority may, permit the other members of
a participant family, to continue receiving assistance.

e In determining whether to deny admission, or terminate assistance for Formatted ... [10]

illegal use of drugs or alcohol abuse by a household member who is no
longer engaged in such behavior, the Authority may, consider whether

such household member is participating in or has successfully completed+ - - {Formatted= Justified, Indent: Left: 0.5"
a _supervised drug or alcohol_rehabilitation program, or has otherwise Formatted i1
been rehabilitated successfully (42 U.S.C. 13661). For this purpose,
the Authority may, require the applicant or tenant to submit evidence of
the household member's current participation in, or successful
completion of, a supervised drug or alcohol rehabilitation program_or
evidence of otherwise having been rehabilitated successfully.

2l

e |If the family includes a person with disabilities, the Authority’s decision+ - - ‘{Folrrgatted: J(;Jsétified, Bulleted + Level: 1 + Aligned at: 0.25"
— - . n L . tat: 0.5"
concerning such action is subject to consideration of reasonable >+ ndentd

(Y

-

accommodation., Formatted 12

e Nondiscrimination limitation and protection for victims of domestic*;/\/{Formatted: Font: Not Bold, Not Italic, Font color: Text 1

violence, dating violence, sexual assault, or stalking. h ‘{Formatted: Justified, Indent: Left: 0.3", Bulleted + Level: 1 }
. S . N . . N + Aligned at: 0.25" + Indent at: 0.5"
The PHA's admission_and termination_actions must _be consistent -~
- — Formatted [ﬁ
with the requirements of 24 CFR part 5, subpart L (Protection for
Victims of Domestic Violence, Dating Violence, Sexual Assault, or
Stalking).
(E). Information for family. /{Formatted ... [14]
The Authority must give the family, a written description of: /{Formatted ... [15]
A A ) _ {Formatted: Font color: Text 1 ]
e Family, obligations under the program, =< -
= 0 - - Formatted: Bulleted + Level: 1 + Aligned at: 0.42" +
\{[Indent at: 0.67" }
Formatted (... [16 j
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s _The grounds on which the PHA may, deny or terminate assistance /{F"'“a““'
because of family_action or failuretoact. | Formatted
{ Formatted

e The Authority’s informal hearing procedures. \ \\ {Formaued
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(F) ,Applicant Screening: -
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The-PHA___ Authority may at __any time deny program assistance for
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an applicant in 'accordance with the_-PHA-Authority’s policy, as stated_ in ( Formatted [—ﬂ[zgi
the PHA-Authority’s administrative _ plan, on screening {Formaued 1)
of applicants for family behavior.-er-suitability-for-tenaney- {Formaued 1)
The Authority is authorized to_obtain criminal conviction records_from law< " {Formatted .3
enforcement agencies to screen applicants for admission to the HCV program {Formatted [W
and to assist the Authority in complying with HUD requirements and Authority, / /*- { Formatted [33]
policies to deny assistance to applicants who are engaging in or have engaged /{ Formatted
in certain criminal activities. Formatted

// {Formatted

4 / / { Formatted
"7

/“ { Formatted
In order to obtain access to the records the Authority must require every /' /' [romatted

///

([ Y
D] (W] W] W] W] [w
QQQQQQQ

—
N
=

| = =] =] F
=[] =[S
Q.Q.Q.J.

—.
D
5]

applicant family to submit a consent form signed by each adult household y {Fomaued
member [24 CFR 5.903]. / //{Formatted
777777777777777777777777777777777777777777777777777777777777 J K /// Formatted
Authorlty policy B/ {Formatted
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The Authority, uses a third-party vendor to perform criminal background ~ « {F"'“a“e"
checks for everyadult household membegr. y /,{Formatted
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The Authority is required to perform criminal background checks necessary 1 tO {F°rmatted
determine whether any household member is subject to a lifetime registration {Formatted
requirement under a state sex offender program in the state where the E /{Formaued
housing is located, as well as in any other state where a householdmember is / // {Formaued
known to have resided., / // / {Fomaﬁed
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assist and comply with HUD requirements when screening applicants for - ,{Formaued

admission. { Formatted
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registration requirement in any state. | Formatted
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If the Authority, proposes to deny assistance based on a criminal record or on« - - { Formatted: Jusified
lifetime sex offender registration information, the Authority, must notify the ~ { Formatted: Font: Verdana, 12 pt
family, of the proposed action andprovide the culpable person, of the record | Formatted: Font: Verdana, 12t
and the applicant Head of Household with _a copy of the record and_an . \rormatted: Font: Verdana, 12 pt
77777777777777 ‘[Formatted: Font: Verdana, 12 pt

opportunity to dispute the accuracy and relevance of the information prior to
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a denial of admission.
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(G) Screening for Suitability as a Tenant [24 CFR 982.307] - {Formatted:

Formatted:

The Authority, has no liability or responsibility to the owner for the famllvs \\{1

Font: Verdana, 12 pt, Underline, Font color: Text

behavior or suitability fortenancy. The Authority does have, the discretion to \\
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conduct additional screening to determine whether an applicant is likely to be \
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The Authority, is not required to conduct additional screening in_determining, *, 3 { Formatted: Font: Verdana, 12 pt )
an applicant family’s suitability for tenancy. \\\ . | Formatted: Indent: Left: 0", Space Before: 0 pt, After: 0
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************************************************************ IRt .l . . .
The owner is responsible for screening and selection of the family that will \\\\\Q?\\{ Formatted: Line spacing: single ]
I A . .
occupy their unit. The Authority, must inform the owner that screening and J\m\\\\\{ Formatted: Font: Verdana, 12 pt )
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selection for tenancy is the responsibility ofthe owner. \\\1\\\\\\\\{ Formatted: Font: Verdana, 12 pt )
‘\\J\‘\\‘\‘\‘\{ Formatted: Font: Verdana, 12 pt J
The,owner may consider a family’s history with respect to factors such as:_ ‘u\\“\\\\\{ Formatted: Font: Verdana, 12 pt )
payment ofrent and utilities, caring for a unit and premises, respecting the ' i\”\\\\{ Formatted: Font: Verdana, 12 pt )
rights of other residents to the peaceful enjoyment of their housing, criminal \ w Formatted: Font: Verdana, 12 pt )
activity that is a threat to the health, safety or property of others, and {Formatted Font: Verdana, 12 pt )
compliance with other essential conditions of tenancy. \ 11! | Formatted: Indent: Left: 0", Right: 0", Space Before: 0 pt,
\ ” \ After: 0 pt, Line spacing: single
. . . . . . . \\ .l . . .
The Authority is required by HUD to provide prospective owners with a family’s ‘[ Formatted: Line spacing: single )
current and prior address (if applicable to length of time on program) and the \\\[ Formatted: Font: Verdana, 12 pt )
- - - - \\ . .
name and address (if applicable) of the current owner. The Authority is \{ Formatted: Font: Verdana, 12 pt )
permitted by HUD to provide owners with additional information so long as ( Formatted: Font: Verdana, 12 pt )
the family is notified that the information will be provided (providing the same {F°rmatted= Font: Verdana, 12 pt J

information to all owners).

The Authority may not disclose confidential information provided by the family
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as a response to the Authority’s request for VAWA documentation (if dating,
stalking, sexual assault, domestic violence occurred), except at the written
request or written consent of the individual providing the information.

The Authority informs owners of their responsibility to screen Drospective%**{

Formatted: Space After: 0 pt, Line spacing: Multiple 1.15 li ]

tenants, and upon request, will provide owners with information to contact
previous owners of the proposed tenant, in addition to inspection related
record(s). The Authority will not provide additional information such as
tenancy or criminal history.

(G) Missed Appointments: {Formatted: Font: Verdana, 12 pt ]
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An applicant or participant who fails to keep a scheduled, appointment, or fails ot ’[F°’“‘a“°“‘ Font: Verdana, 12 pt ]
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2-1.N. — Failure F¥to Respond ©or Provide __ - { Formatted: nderiine
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If an applicant fails to attend a scheduled meeting, or fails to contact the+ "{Formatted: Space Before: 12 pt

Authority to reschedule a meeting prior to missing the date and time of the
scheduled appointment, the applicant may be denied eligibility.

The Authority will make an ne-mere-than-twoe{(2)-attempt(s)s to make-contact
with—an applicant to schedule the initial—eligibility interview before denying
eligibility for failing to respond before cancelling the application from the
waiting list.

Authority Policy:

An _applicant or participant who fails to_keep an appointment, or to supply ,/{Formattem Font: Verdana, 12 pt

information required by a deadline without notifying the Authority in advance \{F“ma“e‘“ Font: Verdana, 12 pt
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will be rescheduled, as specified in this Administrative Plan.
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information by deadlines are:
e Medical emergency

o _Any other emergency not including incarceration, - { Formatted: Font: Calibri, 11 pt

h — — {Formatted: Normal, No bullets or numbering

Persons with Disabilities: Reasonable accommodations will be made for
persons with a disability who regtrequest ire an adveeata representativee-_to

assist during the intake—processeligibility process, requires —er—whe—may
reguire-an alternate means of paperwork, or other accommodation aceessible
offices: A person appointed by the family desigaree—will be allowed to
participate in the iaterview—_eligibility process but-enty—_upon with_consent
permission-of by the person with a disability. Fhe-Head-ofHousehold-will-need
to—complete—the—A signed HUD Form 92006 authorizing the advecate
appointed person as someone who is permitted to speak on behalf of the
family_must be completed and will be placed in the file.—

-2-1.80. ——ReeguiredFormsForms Required fFor Admissions: __ -~ { Formatted: Underline

. ‘[Formatted: Underline

All adult members listed in the household composition are required to sign { Formatted: Underline

documents reflective of “other adult signature” line, to be used in the { Formatted: Underline

o U )

determination of eligibility (both new and continuous):

- { Formatted: Font: Not Bold

¢ HUD-Form 9886: All adult members must sign the HUD FORM 9886,

Release of Information/Privacy Notice;;

e The full application documents (electronic submission acceptable);

e Declarations and consents related to citizenship/immigration status;

e Authority Release of Information (ROI) for verifications not covered by the
HUD Form 9886;
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Consent to release criminal conviction records

Additional forms requiring ALL adult members of the household to sign:

HUD-FORM 9886: (HUDs release of authorization form)

Electronic income Verification form

Important Notice form

HUD Debt Owed form

Declaration 214 — Immigration status form (Declarations and consents
related to citizenship/immigration)

e Any other supplemental form required by the Authority.

-—
Applicants willmay be required to sign additional authorizations to release
specific verification information andtfer—verificationferms—not covered by the
HUD Form 9886. Failure tote comply will be eausegrounds for denial of
admission.—

HUD and the Authority require each adult household member to sign a-consent
forms to release criminal background records—t that allow the Authority to
request records for use in determining eligibility in accordance with HUD
regulations.

If the Authority determines at or after the interview that additional information
or other documentation are needed, the Authority will request information be
provided by due date.—

The Authority provides a standard time frame to provide requested documents
of ten (10) days. The Authority may make a second attempt not to exceed If
additional time is needed, a request may be submitted to the Authority.

Persons with Disabilities: By request, as a reasonable accommodation_for
a person with disabilities, additional time may be granted to submit required
documents.
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Release of Authorization (Internal use form) -~
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24 CFR 982.516, 24 CFR 982.551, 24 CFR 5.230] - {Formatted: Font: Verdana, 12 pt, Bold, Underline

- - - ‘[ Formatted: Space Before: 0 pt, After: 0 pt

Information provided by the appheant—family will be verified using the
verifieatier—prprocedures outlined in Chapter 7, “Verification Procedures”, of
this Aadministrative Pplan. This includes but is not limited to_verification of
the family composition, income, assets, student status, and other pertinent
information provided by the family_used to determine eligibility.

Information received by theFhe Authority for the purposes of determining

initial eligibility —must reeeive—information—verifying that—an—applcantis
etigibtenot be older than sixty (60) days from date requested.

Upon its review of information, within-the-period-of-sixty(66)-daysbefore-the
H the Authority determines at-er—after—the—intake—interview—that additional
information or document(s) are needed, the AUFHORIFY—Authority will netify
instruct the family to reguest-provide suchthe document(s). The Authority’s
standard time for a family to respond to requests wilbe-tenis (10) days from
the date reguested—shown on the notice.

Failure to provide_requested information— reguired—information—by the due
elatedate due-previded-_is grounds to deny assistance. e+ilf additional time is

required, the family may requested_an extension to provide the information.
faFailure to provide the required information in a timely manner may result in
denial of assistance. Fhe-Autherity—willtmakeno-mere-than-two—(2)-attempts
to-contact-afamilybefore-a-denying-assistanee-

2-1.Q. -Final Determination-4 and Notification ©of Eligibility, - { Formatted: Font: 11.5 pt, Underline
 — [24 CFR9982.2011 §\\ ‘[Formatted Font: 11.5 pt

\\\ {Formatted Font: 11.5 pt, Underline
After the verification process is completed, the Authority will make a final {Formaued Font: 11.5 pt
determination of eligibility to confirm the family qualified for any special {Formaued Indent: Hanging: 1"

o )

admissions, targeted funding admission, or selection preference and income
limits that affect the order in which the family was selected from the wait list.

aneHnecometimitsafamily-is-selectedfrom—t-theA family-is determined te-be
eligible WI|| be notified bv —the “Authonty and scheduled wm—eeﬂfaet—the—F&mHy

sehedqued—to attend the-a Fequwed—voucher brleflnq a requwement prior --to

receive—athe -voucher_being issued.

If a family fails to qualify for any one criterion that affected the order in which
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it was selected from the waiting list, the family will be notified and their
application returned to its original position on the waiting list. The Authority
will notify the family of its determination and advise if the preapplication has
been returned to the waiting list with the information (preference, income)
updated to reflect current data verified during eligibility with any ineligible
preference(s) remove. If the family was denied for any of the mandatory
reasons the Authority must deny the family will be informed that the
preapplication has been cancelled. Information is provided in the denial
notice explaining how to request an informal review.

When a family disagrees with the decision to deny eligibility or has information
that may change the decision, the family will have an opportunity to request
an informal review within ten (10) business days from the date on the notice
of denial.
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Chapter 3

ELIGIBILITY FOR ADMISSION
CFR 982.201

OVERVIEW

HUD and the Authority’s criteria for admission and denial of admission
to the program. The policy of this Authority is to strive for objectivity
and consistency in applying these criteria to evaluate the eligibility of
families who apply. The Authority staff will review all information
provided by the family carefully and without regard to factors other than
those defined in this chapter. Families will be provided the opportunity
to explain their circumstances, to furnish additional information if
needed, and to receive an explanation of the basis for any decision made
by the Authority pertaining to their eligibility.

The Authority may admit only eligible families to the program. To be

eligible, an applicant must-be—a—family:>—must be income-eligible in
accordance with the with-paragraph{b)-efthisseetien-income limitations
selected for, must meet all preference criteria selected with, and ard-24
ESFR—part5;—subparti——and-must be a citizen or a noncitizen who has
eligible immigration status,-as—determined—in—acecordance-with-—24-CFR
part5;subpartE—_If the applicant is a victim of domestic violence, dating
violence, sexual assault, or stalking, 24 CFR part 5, subpart L (Protection
for Victims of Domestic Violence, Dating Violence, Sexual Assault, or
Stalking) applies.
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3-1.A. Eliqgibility Factors J24 CFR982.201 -~ { Formatted: Underline
o \[ Formatted: Underline

The Authority accepts preapplications from families whose head or
spouse is at least 18 years of age or emancipated minors under State
law.

To be eligible for participation, an applicant must meet HUD criteria in
addition to any discretionary permissible criteria established by the
Authority.

HUD required eligibility criteria are:

An applicant must be a family

e An applicant must be within the appropriate income limits
An applicant must furnish social security numbers for all family
members age six and older.

e An applicant must furnish a Declaration of Citizenship or eligible
immigrant status and verification where required.

At least one member of the applicant family must either be a U.S. citizen
or have eligible immigration status before the Authority may provide
any housing assistance.

The family's initial eligibility for placement on the waitlist will be made
in accordance with the eligibility factors.

Information related to Denial of Admission are addressed in Chapter 15
Denial or Termination of Assistance in this Administrative Plan.

Additional admission criteria that may be grounds to deny may occur
when an applicant fails to provide required information requested by the
Authority.

. L. . . . . . . . {Formatted: Indent: Left: 0"
Evidence of citizenship/eligible immigrant status will not be verified until L
the family is selected from the waitlist and initial eligibility is to be g'[“e"‘ Code Changed
determined; if the Authority determines that such eligibility is in { Formatted: No underline
question, whether or not the family is at or near the top of the wait-list, //{ Formatted: No underline
the Authority may request additional information at such time. i % {Formatted No underline

/ /// {Formatted No underline
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The __Authority must, deny admission, or terminate program assistance - {Formatted: No underline

for a family, member who does not establish citizenship or eligjtglfej\{j{Formatted: No underline
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(b) A low-income family that is “continuously assisted” under Formatted: Indent: Left: 05"

the 1937 Housing Act; « ‘ Formatted: Space Before: 0 pt

(¢) A low-income family that meets additional eligibility criteria \‘[Formatted: Indent: Left: -0.1", Space Before: 0 pt

In the Authority’s administrative plan; “l {Formatted; Indent: Left: -0.1"

(d) A low-income family that qualifies for voucher assistance <+ -- {Formatted, Indent: Left 05"

As a non-purchasing family residing in a HOPE | or HOPE Il

Project. +~ = 7 | Formatted: Normal, Space Before: 0.4 pt, After: 0 pt,
Don't allow hanging punctuation, Pattern: Clear
3-1.C. _Additional Criteria for Admissions - {Formatted: Underline

-«

A ~ ‘[Formatted: Underline

A family will not be admitted to the program if any member of the family \{Formatted_ Indent: Left: -0.1"

has been evicted from federally assisted housing for serious violations of
the lease within the past five (5) years.

The PHA must deny or terminate assistance if any family member fails to
meet the eligibility requirements concerning individuals enrolled at an
institution of higher education as specified in 24 CFR 5.612.

3-1.D. Family Composition [24 CFR982.201(c)] [24 CFR 5.403] ”<//{Formatted: Underline

AL B \[Formatted: Underline

An applicant is continuously assisted under the 1937 Housing Act if the \\\{Formatted, Underline

family is already receiving assistance under any 1937 Housing Act program
when the family is admitted to the voucher program.

Applicant means a person or a family that has applied for housing
assistance.

The applicant must qualify as a family. Family includes but is not limited
to the following regardless of actual or perceived sexual orientation,
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gender identity, or marital status:

e A single person, who may be an elderly person, displaced person,+* (Formatted: List Paragraph, Bulleted + Level: 1 +

disabled person, near-elderly person, or any other single person: or | Aligned at: 0.05" + Indent at: 0.3"

a group of persons residing together, and such group includes,-_but+ ”‘[Formatted: Indent: Left: 0.25", Hanging: 0.05"

is not limited to:

“. {Formatted: Indent: Left: 0", Hanging: 0.5"

e A family with or without children (a child who is temporarily away
from the home because of placement in foster care is considered
a member of the family);

e An elderly family;

¢ A near-elderly family;

¢ A disabled family;

e A displaced family; and

e The remaining member of a tenant family.

A remaining member of a resident family, meaning a family member of
an assisted household who remains in the unit when other members of
the family have left the unit.

Authority Policy: - { Formatted: Underline

A family member included in the household composition of the initial
eligibility full application who is not related by blood or marriage and who
was not listed in the household composition of the preapplication prior to
selection from the wait list may include two or more individuals who are
not related by blood, marriage, adoption, or other operation of law, but
who demonstrate either that they have lived together within the previous
twelve (12)_months of a completed preapplication for eligibility or
selection from the waiting list.

Applicants are asked to identify within the preapplication, those
individuals to be included in the family composition at the time of
selection and applicants are required to update and report changes of
information periodically within their online account by logging into the
applicant portal.

(A) Head, Spouse, Co-Head, And Other Adult Member(s) of Household

- { Formatted: Underline

\\ \{ Formatted: Underline

*********************************************************** - { Formatted: Font: Not Bold, Underline

The head of household is the adult member of the household who is { Formatted: Font: Not Bold, Underiine

(Y | W

designated by the family as head, is wholly or partly responsible for
paying the rent, and has the legal capacity to enter into a lease under
Housing Authority of the County of Merced FY 22/23
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State/local law. Emancipated minors who qualify under State law will be
recognized as head of household.

Head of Household will be determined by who is designated on the
original preapplication as head. If a family unit separates while it has an
active preapplication on the wait list(s), the family members may be
asked to determine to whom will retain the preapplication for housing
assistance or default to the member listed as head of household on the
preapplication. Under no circumstances shall the Authority allow the
separate households to be admitted as two applicants to the wait list
under the same preapplication.

The applicant, or Head of Household, is not allowed to switch a member
on the preapplication, or to add a member as Head of Household in order
to receive a preference.

The original Head of Household must remain the Head of Household,
except for a split in the family as explained below.

If the family cannot agree on whom will retain the preapplication and
there is no court determination, the Authority shall use the following
guidelines to determine who will retain the preapplication based on
Authority’s determination of the evidence presented:

violence if domestic violence is a contributing cause of the family
breakup;=

household who retains primary physical custody of the majority of the
household’s minor children;

initially applied, if another adult member was added at a later time.

Note: If all of the circumstances do not apply and the only adult member
left on the preapplication is an adult member that was not added at the
initial submission of the preapplication, that adult member will not have
residual rights to the preapplication, and will need to reapply to the
Housing Authority of the County of Merced FY 22/23
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Housing Choice Voucher or other wait list housing program when open.

The Authority may reguest requiree the family to provide documents for
verification(s) of any or all if applicable to the above circumstances.

If an applicant or family member fails to provide requested
documentation the preapplication may be remewved_cancelled from the

current selected waitlist fer—fatlure—toprovide—decumentation—reqguired
by-the-Authority-

Spouse of Head - - { Formatted:

Font: Not Bold, Underline

\[ Formatted:

Indent: First line: 0.3"

Spouse means the husband or wife to the head of household.

For proper application of the Non-citizens Rule, the definition of spouse+ {Formatted:

Body Text, Justified

is: the marriage partner who in order to dissolve the relationship would
have to be divorced. # includes the partner in a common law marriage.
The term “spouse” does not apply to boyfriends, girlfriends, significant
others, or co- heads.

TOC1

Font: Not Bold

“n ‘[Formatted:
C—Q_—He—a—d ——————————————————————————————————————————————————— S ‘[Formatted:
A co-head is an individual in the household who is equally responsible { Formatted:

Font: Not Bold

for the lease with the head of household. A family may have a spouse
or co-head, but not both. A co-head never qualifies as a dependent.

: Underline

(Y Y D W

. . i . . i . . . @\\\\\\\ \[ Formatted: Indent: Left: -0.1"

A family may include a live-in aide provided that such live-in aide: NS -

N \\{ Formatted: Underline
\

+ Is determined to be essential to the careadwell-being of an elderly + [ Formatted: Font: Not Bold
person, a near-elderly person, or a person with disabilities; {Formatted: TOC 1

e Is not obligated for the support of the person(s); and
Would not be living in the unit except to provide care for the
person(s);:-

A live-in aide is treated differently than family members=;

e Income of the live-in aide will not be counted for purposes of
determining eligibility or level of benefits-;

e Live-in aides are not subject to Non-Citizen Rule; - 1 Formatted: Body Text, Left, Indent: Left: 0", Allow
Live-in aides may not be considered as a remaining member of the+. [ hanging punctuation
tenant family-; ) ‘[Formatted: Indent: Left: 0"
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e A Live-in aide will not be considered as a family member at a later
date.

Relatives are not automatically excluded from being live-in aides, but
they must meet all of the elements in the live-in aide definition described
above.

A live-in aide may only reside in the unit with the approval of the
Authority. Written verification will be required from a reliable,
knowledgeable professional, such as a doctor, social worker, or
caseworker. The verification provider must certify that a live-in aide is
needed for the care of the family member who is elderly or disabled.

The Authority will approve a live-in aide if needed as a reasonable
accommodation to make the program accessible to and usable by the
family member with a disability._

neeatthl R24 D radin-Chante
a A a a6 oo

Ptan—Verification must include the number of keurs-hours of the-care
will-that will be provided.

The Authority may refuse to approve a particular person as the live-in
aide or may withdraw such approval under the following circumstances:

In accordance with [24 CFR 982.316] “Live-In Aide”_is defined as:

e The person commits fraud, bribery, or any other corrupt or criminal act in
connection with any federal housing program;

e Commits drug-related criminal activity, or violent criminal activity-;

e The person owes any amounts of money to any federal housing program-;

e The person has been on a Federal housing program and evicted from+ - - 1 Formatted: Indent: Left: -0.2", Bulleted + Level: 1 +

public housing or terminated from Housing Choice Voucher due to Aligned at: 1" + Indent at: 1.25"

program violation;-
e The person has employment outside of the home;

e Another person is residing in the unit who is capable of providing the
care for participant-;

e Other additional family members of live in care attendant reside in unit
with participant;-
Housing Authority of the County of Merced FY 22/23
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In instances where the family receives payments from Human Services
through In Home Supportive Services (IHSS) program, and the live-in
aide reported to the Authority is not the same person on the record with
IHSS.

Participant requiring live in aide must supply the Authority with the contact
information to request verification from a reliable, knowledgeable
professional, such as a medical doctor, social worker or caseworker that
the accommodation is reasonable. The verification must demonstrate that
a live-in aide is necessary and the family would not be equally well served
by a home health care service or a care provider who does not live in the
unit.

Fhis—~v\Verificationerifieation will be required by the Authority prior to the
live-in aide residing in the subsidized unit.

“ ‘{Formatted: Normal

The live-in aide’s qualification for housing occupancy terminates when the
individual needing the supportive services leaves the unit, fails to qualify
for continued occupancy, when the need for live in assistance ceases, or
the individual deceases. The live-in aide does not qualify for continued
occupancy as a remaining member of the assisted family, even if they are
related by blood, marriage or operation of law. The live-in aide may not
become listed as “household member” at any time.

3-1.E. Multiple Families +in ¥the Same Household

When families apply which consist of two families living together (such
as a mother and father, and a daughter with her own husband or
children) and if they apply as a family unit, they will be treated as a
family unit.

-

Children who are subject to a joint custody agreement but live with the
program eligible parent and the time of admission at least fifty-one
percent (51%) of the time will be considered members of the household.
Fifty-one percent (51%) is defined as 183 days of the year.

There will be a self-certification required of families who claim joint
custody or temporary guardianship. The Authority may require the
family to conduct a self-certification annually.

Housing Authority of the County of Merced FY 22/23
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When both parents are on the waiting list and both are trying to claim
the same child, the parent whose address is listed in the school records
will be allowed to claim the school-age child as a dependent.

In some instances, both parents will have joint custody of a child, and
the child will reside with one parent more than 51 percent of the time,
but the other parent will receive the welfare benefits for the child. In
these cases, the Authority will consult with the welfare department and
review the court ordered visitation documents. Authority will make—a
determinationdecide based on the information presented.

Other factors that the Authority will consider to determine subsidy
standard and/or deductions from annual income are:

¢ Which family takes the child as a dependent on the most recent
Federal Income Tax Return.

e School records showing address of child.

e Who pays for the primary medical care of child.

e Any other court documents pertaining to custody or details of
support for the child.

¢ Whose name and address appear on the SS and/or SSI income
records with Social Security for the child’s benefits (if
applicable).

: Underline

: Underline

Restrictions on assistance to students enrolled in an institution of higherﬂ\\ h
- \
education are as follows: R

{ Formatted:

Indent: Left: -0.3"
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3 \\{ Formatted:

Underline

In accordance with the Federal Register [24 CFR 5.612] establishese rew < \{ Formatted:

Underline

restrictions on the eligibility of certain _students (both part- and full-time) . {Formatted

: Indent: Left: -0.3"

who are enrolled in institutions of_higher education_as follows:= {Formatted: Indent: Left: -0.3"

(N N U D U, W

(a) If a student enrolled at an institution of higher education is under
the age of 24, is not a veteran, is not married, does not have a
dependent child, and is not a person with disabilities receiving HCV
assistance as of November 30, 2005, the student’s eligibility must
be examined along with the income eligibility of the student’s
parents.

In these cases, both the student and the student’s parents must be
income eligible for the student to receive HCV assistance.

Housing Authority of the County of Merced FY 22/23
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If, however, a student in these circumstances is determined

(b) +~ 7 7 | Formatted: Numbered + Level: 1 + Numbering Style: a,
b, c, ... + Startat: T + Alignment: Left + Aligned at: 0" +
independent from his/her parents in accordance with Authority Indent at: 0.5"
policy, the income of the student’s parents will not be considered
in determining the student’s eligibility.
) (c)The new law does not apply to students who reside with parents
that are applying to receive HCV assistance. It is limited to
students who are seeking assistance on their own, separately from
their parents.
3-1.H. befinitions - { Formatted: Font: Bold
ALl t}\\ h { Formatted: Underline

In determining whether and how the new eligibility restrictions apply to *_{ Formatted: Font: ot Bold, No underiine

a student, the Authority will rely on the following definitions: Formatted: Normal, Left, Indent: Left: 0, Allow
hanging punctuation

\[ Formatted: Indent: Hanging: 0.5"
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In the context of the student eligibility restrictions, dependent child
means a dependent child of a student enrolled in an institution of higher
education. The dependent child must also meet the definition of
dependent in 24 CFR 5.603, which states that the dependent must be a
member of the assisted family, other than the head of household or
spouse, who is under 18 years of age, or is a person with a disability, or
is a full-time student. Foster children and foster adults are not
considered dependents.

A
Independent Student DN : \[ Formatted: Body Text

. . . . ~(F tted: Indent: First line: 0"
The Authority may consider a student “independent” from his or her { ormattec: Indent first ine

parents and the parents’ income will not be considered when { Formatted: Font: Not Bold, Underline

(D

determining the student’s eligibility if the following criteria are all met:

e The individual is of legal contract age under state law.

e The individual has established a household separate from his/her
parents for at least one year prior to application for occupancy or

¢ the individual meets the U.S. Department of Education’s definition
of independent student.

To be considered an independent student according to the Department
of Education, a student must meet one or more of the following criteria:

Housing Authority of the County of Merced FY 22/23
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+—The individual is at least 24 years old by December 31 of the award
year for which aid is sought;

— “~ 7~ | Formatted: Bulleted + Level: 1 + Aligned at: 0.25" +
Indent at: 0.5"

e The individual is an orphan, in foster care, or a ward of the court,
or was an orphan, in foster care, or ward of the court at any time
when the individual was 13 years of age or older;

e The individual is, or was immediately prior to attaining the age of
majority, an emancipated minor or in legal guardianship as
determined by a court of competent jurisdiction in the individual’s
state of legal residence;

e The individual is a veteran of the U.S. Armed Forces or is currently
serving on active duty in the Armed Forces for other than training
purposes;

e The individual is a graduate or professional student the individual+ - - { Formatted: Line spacing: single
is married;

« The individual has one or more legal dependents other than a
spouse (for example, dependent children or an elderly dependent parent);, - - { Formatted: Font: 10 pt

e The individual has been verified during the school year in which ‘\\{Formatted: Font: 10 pt

the application is submitted as either an unaccompanied youth
who is a homeless child or youth, or as unaccompanied, at risk of
homelessness, and self-supporting by;=

e A local educational agency homeless liaison;

e The director of a program funded under subtitle B of title IV of the
McKinney-Vento Homeless Assistance Act or a designee of the
director;

¢ A financial aid administrator;

e The individual is a student for whom a financial aid administrator
makes a documented determination of independence by reason of
other unusual circumstances;

e The individual was not claimed as a dependent by his/her parents
pursuant to IRS regulations, as demonstrated on the parents’
most recent tax forms;-

e The individual provides a certification of the amount of financial
assistance that will be provided by his/her parents. This
certification must be signed by the individual providing the
support and must be submitted even if no assistance is being
provided.

The Authority determines that an individual meets the definition of a

vulnerable youth such a determination is all that is necessary to - {Formatted: Font Not ltalic
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determine that the person is an independent student for the purposes  Formatted: Font: Not Italic
of using only the student’s income for determining eligibility for
assistance. The Authority will verify that a student meets the above

criteria.

Institution of Higher Education - {Formatted: Font: Not Bold, Underline ]

The Authority will use the statutory definition under section 102 of the
Higher Education Act of 1965 to determine whether a student is
attending an jnstitution of higher education. - {Formatted: Font: Not Italic }

J

Parents | -~ { Formatted: Font: Not Bold, Not Italic, Underline

For purposes of student eligibility restrictions, the definition of parents
includes biological or adoptive parents, stepparents (as long as they are
currently married to the biological or adoptive parent), and guardians
(e.g., grandparents, aunt/uncle, godparents, etc.).

Person with Disabilities - {Formatted: Font: Not Bold, Underline }

of the 1937 Act to determine whether a student is a person with - {Formatted: Font: Not Italic }
disabilities

vVeteran . { Formatted: Font: Not Bold, Underline }
A veteran is a person who served in the active military, naval, or air - { Formatted: Font: Not Italic }

service and who was discharged or released from such service under
conditions other than dishonorable.

Vulnerable Youth - { Formatted: Font: Not Bold, Underline }

A vulnerable youth is an individual who meets the U.S. Department of ,/{ Formatted: Font: Not Italic }

Education’s definition of independent studerstudent:t

e The individual is an orphan, in foster care, or a ward of the court,~ - 1 Formatted: Bulleted + Level: 1 + Aligned at: 0.25" + ‘
or was an orphan, in foster care, or ward of the court at any time Indent at: 0.5"

when the individual was 13 years of age or older;

e The individual is, or was immediately prior to attaining the age of« - 1 Formatted: Space After: 6 pt, Bulleted + Level: 1 + ‘
majority, an emancipated minor or in legal guardianship as Aligned at: 0.25" + Indent at: 0.5"

determined by a court of competent jurisdiction in the individual’s
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state of legal residence;

The individual has been verified during the school year in which the
application is submitted as either an unaccompanied youth who is a
homeless child or youth, or as unaccompanied, at risk of homelessness,
and self-supporting by:

. “ {Formatted: No bullets or numbering }
- “" 7 | Formatted: Bulleted + Level: 1 + Aligned at: 0.3" +
+—A local educational agency homeless liaison; Indent at: 0.55"
hd . . . * 7~ | Formatted: Indent: Left: 0.25", Bulleted + Level: 1 +
«—the-dDirector of a program funded under subtitle B of title IV of<. | Aligned at: 0.3" + Indent at: 0.55"
the McKinney-Vento Homeless Assistance Act or a designee of the \{Formatted: Indent: Left: 0.25" }
director;
° *~ 7 7 | Formatted: Body Text, Justified, Indent: Left: 0.25",
e A financial aid administrator. “. Bulleted + Level: 1 + Aligned at: 0.3" + Indent at:
B ~. | 0.55" Don't allow hanging punctuation
3-L.I.__Determining Student Eligibility, | Formatted: Indent:Left: 02"

N~
‘\\\\\ N [ Formatted

: Font: Bold

H—aA student is—applying for assistance on his/her own, apart from \\\\i\\{Formatted

)
)
: Font: Bold ]
)
)
)

his/her parents:; . . . . \\\\ {Formatted: Underline
e —tThe Authority must determine whether the student is subject to W
the eligibility restrictions contained in 24 CFR 5.612. \{ Formatted: Font: Bold
If the student is subject to those restrictions:; {Formatted: Normal, Left, Allow hanging punctuation

e -tThe Authority must ensure that:
(1) the student is individually eligible for the programs;
(2) either-tthe student is independent from his/her parents; or the
student’s parents are income eligible for the pregraprogram:ms

and

. (3) the “family” with which the student is applying iS*"""‘[Formatted

: Indent: Left: 0.5", No bullets or numbering }

collectively eligible for the program.

For any student who is subject to the 5.612 restrictions, the Authority
will:

(A) Follow its usual policies in determining whether the student
individually and the student’s “family” collectively are eligible
for the program

(B) Determine whether the student is independent from his/her

parents in accordance with the definition of independent | Formatted

: Font: Not Italic

student in this section
(C) Follow the policies below, if applicable, in determining whether

Housing Authority of the County of Merced FY 22/23
Eligibility for Admission
Page 3-13



the student’s parents are income eligible for the program

(D) If the Authority determines that the student, the student’s
parents (if applicable), or the student’s “family” is not eligible,
the Authority will send a notice of denial in accordance with the
policies in this chapter; and the applicant family will have the
right to request an informal review,

3.1.£J. _Determining Parental Income Eligibility = | - /{Formatted: Underline

For any student who is subject to the 5.612 restrictions and who does
not satisfy the definition of independent student in this section, the
Authority will determine the income eligibility of the student’s parents
as follows:

+ (A) _ the student’s parents are married and living together, the+ *W Formatted: Indent: Left: 0.2", Hanging: 0.3", No
Authority will obtain a joint income declaration and certification of bullets or numbering

joint income from the parents.

#= (B) If the student’s parent is widowed or single, the Authority« -- W Formatted: Indent: Left: 0.2", Hanging: 03", No
will obtain an income declaration and certification of income from bullets or numbering

that parent.

(C) An income declaration and certification of income from each+ { Formatted: Indent: First line: 0"

parent.

- 1 Formatted: Indent: Left: 0.2", Hanging: 0.3", No
If the student has been living with one of his/her parents and has not bullets or numbering

-had contact with or does not know where to contact his/her other
-parent, the Authority will require the student to submit a certification
-under penalty of perjury describing the circumstances and stating that
-the student does not receive financial assistance from the other parent.
-The Authority will then obtain an income declaration and certification of
-income from the parent with whom the student has been living or had
contact.

In determining the income eligibility of the student’s parents, the

Authority will use the income limits for the jurisdiction in which the /{Formatted: Font: 12 pt, Bold, Underline

parents live. /" { Formatted: Font: 12 pt, Bold, Underline

Uy
) ’[ Formatted: Font: 12 pt, Bold, Underline

3-1.FK. __Income -Eligibility Areland Targeting [24 CFR 982.201(b) /-

’{Formatted: Font: 12 pt, Bold, Underline

_- { Formatted: Font: 12 pt

. { Formatted: Font: 12 pt

- ‘[Formatted: Font: 12 pt

N N U U U/ W

Housing Authority of the County of Merced FY 22/23
Eligibility for Admission

Page 3-14



e -be a “family”;
e _must be income-eligible inaccordance-with-paragraph—-(b)-ofthis
sectionand24-CFRpart-5;—subparti;; -and

e must be a citizen or a noncitizen who has eligible immigration
status;

“ { Formatted: Indent: Left: 0.5", No bullets or numbering ‘
If the applicant is a victim of domestic violence, dating violence,
sexual assault, or stalking, 24 CFR part 5, subpart L (Protection
of Victims of Domestic Violence, Dating Violence, Sexual Assault,
or Stalking) applies.

° “~ = 7 | Formatted: List Paragraph, Bulleted + Level: 1 +
Aligned at: 0.25" + Indent at: 0.5"
£H—Income Eligibility: - { Formatted: Underline }

To be income eligible, the applicant must be a family in any of the+ - - { Formatted: Indent: Hanging: 0.25" }
following categories:

e A “very low income” family;

e A low-income family that is “continuously assisted” under the
1937 Housing Act;

e A low-income family that meets additional eligibility criteria
specified in the Administrative Plan. Such additional Authority
criteria must be consistent with the plan and with the consolidated
plans for local governments in the Authority’s jurisdiction;

¢ Alow-income family that qualifies for voucher assistance as a non-
purchasing family residing in a HOPE 1 (HOPE for public housing
homeownership) or HOPE 2 (for homeownership of multifamily
units) project. (Section 87(0)_(4)(D) of the 1937 Act (42 U.S.C.
1437(0)(4)(D));

A low-income or moderate-income family that is displaced as a
result of the prepayment of the mortgage or voluntary termination
of an insurance contract on eligible low-income housing; as

¢ A low-income family that qualifies for voucher assistance and is a
non-purchasing family residing in a project subject to a resident
homeownership program.

To be eligible for assistance, an applicant must have an annual income
at the time of admission that does not exceed the very low, income
limits for occupancy established by HUD (the term “very low” does not
exclude the requirement to extremely low” selection requirement in this

“ { Formatted: Indent: Left: 0.5" ‘
‘(2)7 _ JD,CQ[Tle, :I'g[qgtlr]q ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, . = ‘[Formatted: Font: 12 pt, Not Bold, Underline }
e ~_ ) ‘[Formatted: Font: 12 pt, Underline }

‘[Formatted: Font: Not Bold, Underline
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chapter, not to exceed “very low” for purposes of the definition in this
Administrative Plan.

To be income eligible, the applicant must be a family in the very low-
income category, which is a family whose income does not exceed fifty
percent (50%) of the area median income. The Authority will not admit
families whose income exceeds fifty percent (50%) of the area median
income except those families included in 24 CFR 982.201(b).

Not less than 75% percent of the families admitted to the
Authority’s HCV program during the Authority’s fiscal year from
the Authority’s waiting list shall be extremely low-income families

To be income eligible the family may be under the low-income limit in
any of the following categories [24 CFR 982.201(b)]:

e A very low-income family;-

e A low-income family that is continuously assisted under the
1937 Housing Act.;

e An applicant is continuously assisted if the family has received
assistance program within sixty (60) days of voucher issuance.

e Programs include any housing federally assisted under the
1937 Housing Act;-

e A low-income family physically displaced by rental
rehabilitation activity under 24 CFR.511-;

e A low-income non-purchasing family residing in a HOPE 1 or
HOPE 2 projects;-

e A low-income non-purchasing family residing in a project
subject to a home-ownership program under 24 CFR 248.173;

+—A low-income family or moderate-income family that is
displaced as a result of the prepayment of a mortgage or
voluntary termination of a mortgage insurance contract under
24 CFR 248.165;~

¢ A low-income family that qualifies for voucher assistance as a
non- purchasing family residing in a project subject to a
resident home- ownership program.

To determine if the family is income eligible, the Authority compares the
gross annual income of the household to the applicable income limit for
family size. Families whose annual income exceeds the income limits
listed for their family size will be considered ineligible and will be denied
admission to the program and given the option to request an informal

review. { Formatted: Underline

Y
¥ /{ Formatted: Underline
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For initial lease-up at admission, families who exercise portability must
be within the applicable income limit for the jurisdiction of the receiving
Authority in which they want to live.

: Underline

5.218], ;\\ \[ Formatted:
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Disclosure and verification of social security numbers and employer<.
identification numbers for applicants and participants in certain hud-HUD
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programs: Formatted: Indent: Left: -0.3"
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[24 CFR 5.216] Disclosure and Verification of Social Security and /~{Formatted:

Underline

Employer Identification Numbers

[24 CFR 5.218] Penalties for failing to disclose and verify Social
Security and Employer Identification Numbers

| The requirements of this section apply to applicants and participants as*f'”{ Formatted:

Indent: Left: -0.3"

described in herein; the exception is that this is inapplicable to individuals
| who do not contend eligible immigration status.

Families are required to provide verification of Social Security Numbers
(SSN) for all family members prior to admission. This requirement also
applies to persons joining the family after admission to the program. Failure
to furnish verification of Social Security numbers is grounds for denial or
termination of assistance.

Disclosure Requirements

“ Formatted:
stops: 0.78",

List Paragraph, Indent: Left: -0.3", Tab
Left

™~~~
xS { Formatted:

Underline

| Disclosure of Social Security numbers is required. The requirements of this*\\\\\{ Formatted: Underline

section apply to applicants and participants and the members of the

AN . { Formatted:

Underline

assisted household. Each applicant and participant must submit complete
and accurate Social Security numbers (SSN) to be verified.

{ Formatted:

Indent: Left: -0.2"

Each person, except those age 62 years of age or older as of January 31,
2010, whose initial determination of eligibility was begun before January
31, 2010, must submit a valid SSN if the participant has:

“. { Formatted:

Indent: Left: -0.2"
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T { Formatted:

Indent: Left: 0.25"

e Not previously disclosed a Social Security number;
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e Previously disclosed a Social Security number that HUD or the Social+ - - 1 Formatted: Indent: Left: 0", Bulleted + Level: 1 +
Security Administration (SSA) determined was invalid; or Aligned at: 1.08" + Indent at: 1.33"

e Been issued a new Social Security number - "[Formatted: Indent: Left: 0"

Once a participant has disclosed and the Authority has verified each SSN,
the following rules apply:

“ ( Formatted: Indent: Left: -0.2"

e Addition of new household member who is at least 6 years of age or+ - - {Formatted: Indent: Left: 0"

under the age of 6 and has an assigned SSN;

e When the participant requests to add a new household member who+ - - {Formatted: Indent: Left: 0"

at least 6 years of age, or is under the age of 6 and has an assigned
SSN, the participant must provide the following to the Authority at
the time of the request, or at the time of processing the interim
reexamination or recertification of family composition that includes
the new member(s).

e Addition of new household member who is under the age of 6 and+ ~ - {Formatted:mdent: Left: 0"

has no assigned SSN:

e When a participant or applicant requests to add a new household+ -~ - {Formatted:mdent: Left: 0"

member who is under the age of 6 and has not been assigned an
SSN, the participant/applicant shall be required to provide the
complete and accurate SSN assigned to each new child within 90
calendar days of the child being added.

For new admission, the 90-Day clock doesn’t start ticking until the date+ — - {Formatted: Indent: Left: -0.1"

of lease-up.

e The Authority shall grant an extension of one additional 90-day+ - ’{Formatted:mdent: Left: 0"

period if the processing entity, in its discretion, determines that the
participant’s /applicant’s failure to comply was due to circumstances
that could not have reasonably been foreseen and were outside the
control of the participant /applicant.

If the participant/applicant does not provide requested SSN within the+ - - {Formatted:lndent: Left: -0.1"

authorized time period, the Authority will impose appropriate penalties in
accordance with [24 CFR 5.218].

The mandatory SSN requirements do not apply to individuals in mixed+ - - {Formatted:mdent: Left: -0.1"

families, who do not contend eligible immigration status under HUD’s
non- citizen’s regulation nor does it interfere with existing requirements
relative to pro-ration of assistance or screening for such families.
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.0. - Restrictions ©on Assistance Fto Noncitizens [24 CFR PART 51-*/ {Formatted Font: Bold, Underline
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Citizenship/Eligible Immigration Status __ [24 CFR 5.508], « \
********************************************* —\\ \\ {Formatted Indent: Left: -0.2", Hanging: 1.7"
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General: Eligibility for assistance or continued assistance under a ’a\ o [ Formatted: Font: Bold
Section 214 covered program is contingent upon a family’s submission \\\ \\{Formatted Underline
to the Authority of documents that support evidence of citizenship or \\\\ [ Formatted: Underline
eligible immigration status. ‘:\:\\\\\\{Fo,matted: Underline
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contend their status. Eligible immigrants arepersons who are in one of | Formatted: Underline
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the immigrant categories as specified by HUD. { Formatted: Underline

Formatted: Underline
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For the citizenship/eligible immigration requirement, the status of each
member of the family is considered individually before the family's
status is defined.

Authority Policy:

One-time _evidence requirement for continuous occupancy: - {Formatted: Font: 12 pt

e For each family member, the family is required to submit <« -- 1

evidence of eligible status only one time during Aligned at: 0.75" + Indent at: 1"

Formatted: List Paragraph, Bulleted + Level: 1 +

continuously assisted occupancy under any Section 214

program.
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or eligible immigrant. Families that include eligible and ineligible individuals \\:\ \ - , .
are called “mixed.” Such applicant families will be given notice that their \\\\ Formatted: Indent: Left: 0", Hanging: 0.3"
assistance will be pro-rated and that they may request an informal review if 5 \\{ Formatted: Font: Not Bold, Underline

\

they contest this determination. \{ Formatted: Font: Not Bold, Underline

{ Formatted: Underline

All Members Ineligible

- {Formatted: Underline
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Appllcant families that include no eligible members are ineligible for
assistance. Such families will be denied admission and offered an
opportunity for an informal review.

Non-Citizen Students -f [24 CFR 5.522 (Part 5 subpart5)] IR Formattact Underine
2<\' '[Formatted Underline
As defined by HUD in the non-citizen regulations [€24 CFR 5.522]) non- {Formatted Font: Not Bold, Underline

citizen students-are not eligible for assistance. {Formatted Normal, Allow hanging punctuation
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Appeals

For this eligibility requirement only, the applicant is entitled to an

informal hearing exactly like those provided for participants.

<

| - { Formatted: Font: Not Bold, Underline

‘\ Formatted: Font: Not Bold

1\ Formatted: Normal, Allow hanging punctuation

Verification of Status Before Admission, I [ Formatted: Font: Not Bold, Underline

The Authority will not provide assistance to any family prior to the
verification of eligibility for the individual or at least one member of the
family pursuant to this section.

(a) The Authority MUST prohibit admission to the program of an
applicant for five (5) years from the date of eviction if a household
member has been evicted from federally housing for drug-related
criminal activity;-

(b) The Authority may admit the household member if it determines:
That the evicted household member who engaged in the criminal activity
successfully completed a supervised drug rehabilitation program’;

That the circumstances leading to eviction no longer exist (for example,
the criminal household member has died or is imprisoned).

Any household member that has ever been convicted of drug-related
criminal activity for manufacture or production of methamphetamine on
the premises of federally assisted housing

(c) Other reasons prohibiting admission: Mandatory Prohibition:

Pursuant to HUD regulations prohibiting admission of person subject to
a lifetime sex offender registration, the Authority has established
standards that prohibit admission to the program(s) under the same
rule.

The Authority performs criminal background checks necessary to
determine whether any household member is subject to a lifetime sex
offender registration requirement in the State where the housing is
located and a Nationwide offender search in other States where the
household members are known to have resided.
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The Authority has established the following standards that prohibit
admission if:

e The family has violated any family obligation during a previous
participation in the Housing Choice Voucher or other housing
program administered by the Authority resulting in termination of
assistance within the past five (5) years prior to final eligibility
determination.

e The Authority may allow removal from the household composition of
the family member responsible for violating the family obligation(s)
within the past five (5) years as a current member of the household
on the preapplication and/or allow the head of household to remove
the culpable member from the household composition prior to final
eligibility determination. The Authority will check criminal history for
all adults in the household to determine whether any member of the
family has violated any of the prohibited behaviors as referenced in
the of this Administrative Plan.

e The family must pay any outstanding debt owed to the Authority or
any other Authority as a result of prior participation in any Federal
housing program. Balance shall be due and paid in full within fifteen
(15) days of Authority notifying the family of the outstanding debt
and notice to pay. If the family has already entered into a repayment
agreement, the family must provide written proof of participation in
good standing with a copy of the agreement and continue to pay as
promised until balance is paid in full. A family who is determined
eligible and fails to pay as agreed will be considered in violation of
the family’s obligations and may result in termination of assistance.

e The family must be in good standing regarding any current payment
agreement made with Authority for a previous debt incurred at the
time of initial eligibility determination. The Authority will consider
participationin its Housing Choice Voucher program if proof of good
standing is provided.

. “ 1 Formatted: Indent: Left: 0.25", No bullets or
e If any member of the family is subject to a lifetime registration numbering

requirement under a State sex offender registration program

e If applicant deliberately misrepresents the information on which
eligibility or tenant rent is established, the Authority may deny
assistance and may refer the family file/record to the proper
authorities for appropriate disposition.
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e If any household member has been convicted of manufacturing or
producing methamphetamine in a building or complex assisted under
the public housing or Housing Choice Voucher Programs, they are
permanently prohibited admission,

(Y | D

| .Q. Other Admissions Criteria [24 CER 982.202(B - { Formatted: Font: 12 pt, Underline
\\\\:\\ \[Formatted: Font: 12 pt
Admission to the program may not be based on: \\\{Formatted: Underline
e Where the family lives before admission to the program; [ Formatted: Underiine
o Where the family will live with assistance under the program;
e Discrimination because members of the family are unwed
parents, recipients of public assistance, or children born out of
wedlock;
| e Discrimination because a family includes children;
Whether a family decides to participate in a family self-sufficiency
program; or Other reasons as listed in Chapter 1, Fair Housing Policy
and Reasonable Accommodations Policy of this Administrative Plan.
S D {Formatted: Font: Bold
o o i \[ Formatted: Normal, No bullets or numbering
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- T T TS TS TS TS T T L . {Formatted: Underline
The Authority may prohibit admission of a household to the program if . | Fermatted: Undeine
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e _Violent criminal activity; NN

e Other criminal activity which may threaten the health, safety, or \
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\
\\\{ Formatted:
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Indent: Left: 0", Hanging: 0.4"

right to peaceful enjoyment of the premises by other residents or \\\\ Formatted: Font: 12 pt
persons residing in the immediate vicinity; or \\{ Formatted: Font: 12 pt
e Other criminal activity which may threaten the health or safety of {Formatted: Font: 12 pt
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the owner, property management staff, or persons performing a
contract administration function or responsibility on behalf of the
Authority  (including an Authority employee, contractor,
subcontractor, or agent).

“ {Formatted:

List Paragraph, Indent: Left: 0.5"

Jf the Authority previously denied admission to an applicant or ,,,,,,/{Formatted

: Font: 12 pt

applicants household member who engaged in criminal activity, the
Authority may reconsider the applicant if the Authority has sufficient
evidence that the member of the household is no engaged in and have
not engaged in criminal activity or is no longer engaging in criminal
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activity.,

When there is sufficient evidence that the member of the household_

completed an approved rehabilitation program, the Authority may
choose not to deny the person.,

3-.1.S. Criminal Background Checks

The Authority will conduct criminal background checks of each adult
member listed in the household composition at initial eligibility and for
each adult being added to the household composition during continued
occupancy.

The Authority is required to conduct a nationwide sex offender
background check prior to any admission to a federally subsidized
housing program.

The cost of obtaining a background check may not be passed onto the
applicant.

Evidence of Criminal Activity,

The Authority may deny or terminate assistance for criminal activity by
a member of the household based on a preponderance of the
evidence, that the member has engaged in the activity, regardless of
whether the member has been arrested or convicted of such activity

Use- of Criminal Records — Denial

The Authority may propose to deny admission for criminal activity as
shown by a medical record, the Authority must provide the subject of
the record and the applicant with a copy of the criminal record. The
Authority must give the family an opportunity to dispute the accuracy
and relevance of that record, in the informal review process.

3-.1.T. —Screening _of Applicants

In an effort to prevent future illegal drug related violent criminal activity
and/or other criminal activity, as well as other patterns of behavior that
pose a threat to the health, safety or right to peaceful enjoyment of the
premises by other residents, the Authority will endeavor to screen
applicants as thoroughly and fairly as possible.

Such screening of new admissions will apply to any member of the
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household who is 18 years of age or older or who is an emancipated
minor, including a live-in aide. Criminal background checks will also be
conducted on any adult being added to a participant’'s family
composition, including a live-in aide.

All adult members of families who port into Authority’s jurisdiction, as a
new admission, will be screened for criminal background history.

Any violations as stated in the above paragraphs will be grounds for
termination/denial of admission.

All screening and termination procedures shall be administered fairly
and in such a way as not to violate rights to privacy or discriminate on
the basis of race, color, nationality, religion, familial status, disability,
or other legally protected groups.

To the maximum extent possible, the Authority will involve other
community and governmental entities in the promotion and
enforcement of this policy.

The fact that an applicant or tenant was arrested for a disqualifying
offense shall not be treated or regarded as proof that the applicant or
tenant engaged in disqualifying criminal activity. The arrest may,
however, trigger an investigation to determine whether the applicant or
tenant actually engaged in disqualifying criminal activity. As part of its
investigation, Authority may obtain the police reports associated with
the arrest and consider the reported circumstances of the arrest. The
Authority may also consider any statements made by witnesses or the
applicant or tenant not included in the police report; whether criminal
charges were filed; whether, if filed, criminal charges were abandoned,
dismissed, not prosecuted, or ultimately resulted in an acquittal; and
any other evidence relevant to determine whether or not the applicant
or tenant engaged in disqualifying activity.

The family must request Authority approval for the return of any adult
family members that the Authority has determined to be permanently
absent. The individual is subject to the eligibility and screening
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requirements discussed elsewhere in this chapter.

3-1.W.—— Standard for Violation

The Authority will deny participation in the program to applicants and
terminate assistance to participants in cases where the Authority
determines there is reasonable cause to believe that the person (person
also can include a live-in aide) is either illegally using a controlled
substance, or if the person abuses/abused alcohol, or engages/engaged
in violent criminal activity, or commits/committed any other criminal
activity that may interfere with the health, safety or right to peaceful
enjoyment of the premises by other residents (including property
Management staff residing on the premises), or by persons residing in
the immediate vicinity of the premises.

“Engaged in or engaging in” violent criminal activity means any act by
applicants or participants, household members, or guests involving acts
of criminal activity that has as one or more of ##s these elements: the
use, attempted use, or threatened use of physical force against the
person of another, which did or did not result in the arrest and/or
conviction of the applicant or participant, household members, guests,
or live-in aide.

3-1.X. Authority Discretion

In deciding whether to deny or terminate assistance because of action
or failure to act by members of the family, the Authority has discretion
to consider all of the circumstances in each case, including the
seriousness of the case, the extent of participation or culpability of
individual family members, the length of time since the violation
occurred, more recent record of compliance, and the effects of denial
or termination of assistance on other family members who were not
involved in the action or failure to act.

The Authority may impose, as a condition of continued assistance for
other family members, a requirement that family members who
participated in or were culpable for the action or failure will not reside
in the unit. The Authority may permit, at its discretion, the remaining
members of a family to participate in the program.

In any case where the Authority decides to deny assistance to a family,
the Authority must give the family written notice which states:
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e The reason(s) for the proposed denial,

e The family's right, if they disagree, to request an Informal
Review

e The date by which a request for an informal review must be
received by the Authority.

A

weight or more convincing than the evidence which is offered in
opposition to it; that is, evidence which as a whole show that the fact
sought to be proved is more probable than not. The intent is not to prove
criminal liability, but to establish that the act(s) occurred.
Preponderance of evidence may not be determined by the number of
witnesses, but by the greater weight of all evidence. The Authority may
deny or terminate assistance if the preponderance of evidence indicates
that a family member has engaged in such activity, regardless of
whether the family member has been arrested or convicted.

Credible Evidence: may be obtained from police and/or court records.
Testimony from neighbors, when combined with other factual evidence
can be considered credible evidence. Other credible evidence includes
documentation of drug raids or arrest warrants.

Jhe Authority may pursue fact-finding efforts as needed to obtain_

credible evidence; however, the Authority may deny or terminate
assistance based only on preponderance of evidence as stated above.

3-1.Aa. Domicile (Primary Residence/lLegal Residence

Domicile is defined as a family’s legal place of residence. It is the location
where an individual or individuals claim their residence of first choice and
spend a significant amount of their time residing at that location and
caring about their affairs through that location. Domicile may be
established by at least two of the following documents:
e An individual receiving correspondence at that address;
e An individual having a vehicle or vehicles registered with that
address;
e An individual listing the residence address on their driver's
license or other personal identification cards or listings;
¢ An individual listing the residence in connection with any
employment of that individual;
¢ An individual whose name is listed at the residences addressed
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for purposes of utility bills or other services provided at that
residence address;

An individual who uses the residence address to register to vote;
Attendance of dependents at a primary or secondary school;
Filing a homeowner’s property tax exemption;

Renting or leasing a home for use as a residence;

Recent marriage or divorce records issued in California;

Recent California court documents showing an address;

Police records from a California law enforcement agency.

Documents not acceptable as verification of residency are:

A declaration or an affidavit can only be used in support with at least
two of the above verifications:

¢ Domicile residence can also be established on the basis that an
individual
is observed, on a frequent basis departing from and returning to
the residence.

¢ Domicile residence can further be established if an individual has
resided at the residence in the capacity of a guest or visitor for
a majority of any two-week period of time, or a total of thirty
(30) days in a 12-month period.

3-1.Ab. Tenant Screening J[24 CFR982.307]

The Authority does not screen family behavior or suitability for landlord
tenancy in the HCV program. The Authority will not be liable or
responsible to the owner or other persons for the family’s behavior or
the family’s conduct in tenancy.

The owner is responsible for screening and selection of the family to
occupy the owner’s unit. The owner is responsible for screening families
based on their tenancy histories and own criteria, which may include:

¢ Payment of rent and utility bills
e Caring for a unit and premises
e Respecting the rights of other residents to the peaceful
enjoyment of their housing
e Drug-related criminal activity or other criminal activity that is a
threat to the health, safety or property of others
Housing Authority of the County of Merced FY 22/23
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e Compliance with other essential conditions oftenancy

If requested, the Authority must offer the owner other information in
the Authority's possession concerning the family, including:

e The family’s current and prior address as shown in the
Authority’s records; and

e The name and address (if known by the Authority) of the
landlord at the family’s current and prior address.

The Authority may offer the owner other information in the Authority’s
possession concerning the family (if available), including:

¢ Information about the family’s tenancy history

¢ Information about drug-trafficking by family members.

e The same types of information will be supplied to all owners by
request.

The Authority will advise families how to file a complaint if they have
been discriminated against by an owner. The Authority will inform the
family on how to make a Fair Housing complaint. The Authority may also
report the owner to HUD (Fair Housing/Equal Opportunity) or the local
Fair Housing Organization.

3-1. Ac. Changes in Eliqibility Prior to Effective Date of Contract

Changes that occur during the period between issuance of a voucher
and lease up may affect the family's eligibility or share of the rental
payment. The family must meet appropriate income levels in effect at
time of eligibility determination as published by HUD.

3-1. Ad. Ineliqgible Families

Families who are determined to be ineligible will be notified in writing or
by email with a letter to follow, of the reason for denial and given an
opportunity to request an informal review, or an informal hearing if they
were denied due to non-citizen status. (See Chapter 19, “Complaints
and Appeals” of this Administrative Plan for additional information about
reviews and hearings).

Housing Authority of the County of Merced FY 22/23
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Chapter 4

HST Applications. Waiting Lists, and Tenant Selection,
[24 CFR 982.204, 982.205, 982.206. 982.207]

OVERVHEW-Overview:

When the Authority opens a housing program waiting list, interested
applicants must submit a preapplication to be placed on programs waiting list.
When HCV assistance becomes available, the Authority must select families
from the waiting list in accordance with HUD requirements and Authority
Policies as stated in the administrative and annual plans.

HUD gives Housing Authorities discretion to adopt policies and procedures for
accepting preapplications, placing families on a waiting list, selecting families
from a list, and to follow these policies and procedures consistently.

An_applicant position on _a waiting list and the actual order in which an
applicant is selected from the waiting list is affected by certain characteristic’s
designated by HUD or Authority that justify a selection.

It is the Authority’s objective to ensure-that families_applicants are placed in
the proper order on the waiting list(s)_and that they are selected frem—the
watting—Hst-for admissions to a program in accordance with the policies set
forth in this administrative Pplan.

Maintaining an up to date waiting list provides the Authority with an adequate
pool of guatified—applicants who, once selected, may qualify to receive rental

assistance. It is the Authority’s duty te—perferm—activities—whieh—-ensure that

program funds are used adequately and in a timely manner.
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Families who owe debt to the Authority, any Public Housing Agency (PHA) or
other Federal Housing Program are eligible to apply to the wait list(s). Upon
selection from a wait list, the Authority will determine any debts owed to the
Authority after the initial eligibility interview. If the Authority determines that a
family owes the Authority money, and the family has not established a payment
agreement reflecting the account is in good standing. The family will be required
to the debt balance in full -prior to receiving a housing voucher or assistance.

If the Authority determines a family is ineligible for not meeting the income
or preference criteria as shown on the pre-application, the family will be
notified in writing of the reason(s), and the family will be provided the
opportunity to request an informal review.

If requested, the Authority will provide correspondence in an accessible format
as a reasonable accommodation, for persons with disabilities.

Persons with disabilities may request to have an advocate attend the informal
review as an accommodation.

A _ _ _ _ _ _ _ _ _ _o_ € ~

applicants to confirm and update information in their preapplication, to
confirm their continued interest for program assistance

The waiting list will be purged as applicable. At the Authority’s discretion,
applicants may be notified by U.S. mail or by e-mail to confirm an applicant is
still interested in maintaining a position on the wait list. The request to
applicants will ask for confirmation of their continued interest and remind the
applicant to make any unreported changes.

Mailings to an applicant which require a response will state that failure to
respond within—by the deadline or within the time provided will result in the
applicant’s name being removed from the waiting list.

exceed thirty (30) days)) may be granted, to- applicant ample time to respond.

If the Authority sends a communication attempt by email and the email is
rejected, the Authority will make ene{3) attempt to contact the applicant by
any one or more of the following methods:
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applicant will be removed from the waiting list without further notice with a
copy of returned envelope and letter attached to the file. In the event
correspondence is returned by the Post Office with a forwarding address the

by mail using the new forwarding address before the preapplication is removed
from the waiting list.

Applicants may log in to their online portal account or may contact the
Authority periodically to check the status of the preapplication. The Authority
provides a grace period of thirty (30) days after completion of a purge to
request reinstatement of an application cancelled during the recent purge.
Applicants who respond during this grace period will be given the opportunity
to be reinstated.

————————————————————————————————————————————————— -

-~

designee.

Failure to attend a scheduled appointment or failure to update information
that results in a form of communication sent by the Authority to be returned
by the Post Office will be cause to terminate—remove the preapplication
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any local preference;
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e The Authority shall not deny a local preference, nor otherwise exclude
or penalize a family in admission to the program, solely because the
family resides in a public housing project. The Authority may establish
a preference for families residing in public housing who are victims of a
crime of violence.

(B) Particular local preferences -

(1) Residency requirements or preferences.

e Residency requirements are prohibited. The Authority is not prohibited
from adopting a residency preference, the Authority may only adopt
or implement residency preferences in _accordance with non-
discrimination and equal opportunity requirements

e A residency preference is a preference for admission of persons who
reside in a specified geographic area (“residency preference area”). A
county or municipality may be used as a residency preference area.
An_area smaller than a county or municipality may not be used as
a residency preference area.

e Any Authority residency preferences must be included in the
statement of Authority policies that govern eligibility, selection
and admission to the program, which is included in the Authority
Annual Plan (or supporting documents). Such policies must specify
that use of a residency preference will not have the purpose or effect
of delaying or otherwise denying admission to the program based on
the race, color, ethnic origin, gender, religion, disability, or age of any
member of an applicant family.

e Avresidency preference mustnot be based on how long
an applicant has resided or worked in a residency preference area.

e Applicants who are working or who have been notified that they are
hired to work in a residency preference area must be treated as
residents of the residency preference area. The Authority may treat
graduates of, or active participants in, education and
training programs in _a residency preference area as residents of
the residency preference area if the education or training program is
designed to prepare individuals for the job market.

(2) Preference for person with disabilities.

o The Authority may adopt a preference for admission of families« - - { Formatted

that include a person with disabilities. However, the Authority
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may not adopt a preference for admission of persons with a
specific disability.

(3) Preference for victims of domestic violence, dating violence, sexual
assault, or stalking.

0 The Authority may adopt a local preference for admission of«*"[Formatted ]
families that include victims of domestic violence, dating
violence, sexual assault, or stalking.
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arrangements (including congregate shelters, transitional housing,
and hotels and motels paid for by charitable organizations or by
federal, state or local government programs for low-income
individuals);

(D) _An individual who is exiting an institution where he or she resided+ - - { Formatted: Indent: Left: 0.5"
for 90 days or less and who resided in an emergency shelter or place
not meant for human habitation immediately before entering that
institution;

(E)_A primary nighttime residence that is a public or private place not
designed for or ordinarily used as a regular sleeping accommodation for
human beings, including a car, park, abandoned building, bus or train
station, airport or camping ground;

- - { Formatted:

Indent: Left: 0.5", First line: 0.05"

(N D Y

(E)__Any individual or family who: « . Formatted: Underiine

e Is fleeing, or is attempting to flee, domestic violence, dating \\\\{Formatted: Indent: Left: 0.1", First line: 0.5"
violence, sexual assault, stalking, or other dangerous or life- | Formatted: Underline
threatening conditions that relate to violence against the
individual or a family member, including a child, that has either
taken place within the individual’s or family’s primary nighttime
residence or has made the individual or family afraid to return
to their primary nighttime residence; and

e Has no other residence; and, - { Formatted: Font: Not Bold

« - { Formatted:

Indent: Left: 0"

e Lacks the resources or support networks, e.g. family, friend, and« - - { Formatted:

Indent: Left: 0.9"

faith-based or other social networks, to obtain other permanent
housing.

The Authority may designate— vouchers, when funding permits_for foster
youth/young adults transitioning from foster care and who lack adequate
housing or are at risk for homelessness. i

Ageney-

Housing Authority of the County of Merced
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Human-ServieeAgeney-Adult Protective Services Program: - { Formatted: Underline

votehers-The Authority may designate +6-vouchers, when funding permlts \{Formatted: Font: Not Bold, Underline

to_for elderly and dependent adults referred by Adult Protective Services who
are experiencing abuse and/or neglect.

4-1.K. Special Admissions  [24 CFR-982-54¢eh, 982.203]

HUD may award funding_for_housing _assistance to be used for specifically- /{Formatted: Font: Verdana, 12 pt

named families living in specified types of units (e.g., a family that is displaced ~ - { Formatted: Font: Verdana, 12 pt

by demolition of public housing; a non-purchasing famllv residing in aHOPE 1

or 2 projects). In such instances, the Authority, may admit the families whether - { Formatted: Font: verdana, 12 pt

or not they are or aren’t on  the waiting list. These families are conS|dered {Formatted: Font: Verdana, 12 pt

————————————————————————————— N N {Formatted: Font: Verdana, 12 pt

such families were admltted with special Droqram funding and that they meet {F rted: Fort: Verdar 12 0t
ormatteda: ront: Verdana, P

the criteria to received housing assistance for the specific funding.
{Formatted: Font: Verdana, 12 pt

When HUD awards an Authority funding for programs targeted for specifically { Formatted: Font: Verdana, 12 pt

o ) UL

named families, the Authority must admit these families under a special
admission procedure. Special admission families will be admitted outside of
the regular waiting list process and do not have to apply to a wait list or qualify
for any preferences.

The Authority maintains separate records for Special Admission programs

A-1.L. Emergency Housing Vouchers (EHV) __ - { Formatted: Font: Bold

Emergency Housing Vouchers (EHVS) are issued under a non-waiting list« - "{Formatted: Indent: First line: 0"

admission and are to assist individuals and families who are experiencing
homelessness; at risk of experiencing homelessness; fleeing, or attempting to
flee, domestic violence, dating violence, sexual assault, stalking, or human
trafficking; or were recently homeless and for whom providing rental
assistance will prevent the family’s homelessness or having high risk of
housing instability.

EHV’s may be issued to families by the CoC or other partner referral agency

whom the CoC has determined is eligible for an EHV referral (based on
qualifying definition for EHV assistance for homelessness or another eligible
category as applicable)

,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, - ‘[ Formatted: Font: Not Bold

4-1.L. Initial Verification of Local Preference Qualification [24 CFR 982. 2071 {Formaued Underline

‘( Formatted: Underline

At the time of appreeiation_preapplication, an applicant’'s selection of and {Fomaued Font: 9 pt, Underline

(D U W

placement for a local preference may be made on the following basis:

¢ _An applicant’s self-certification that they qualify for a preference they<« - - 7 Formatted: Bulleted + Level: 1 + Aligned at: 0.25" +
selected on their preapplication will be accepted without verification at Indent at: 0.5

Housing Authority of the County of Merced
Establishing Preferences and Maintaining the Waiting List FY 22/23

Page 4-12



the time the initial preapplication is submitted. Once the family is
selected from the waiting list the final determination of eligibility and all
preferences selected for will be verified.

If the preference verification indicates that an applicant does not qualify for
the preference they were selected by, the preapplication will be updated
accordingly with the current information and returned to the waiting list
without the local preference. An applicant who is denied eligibility will be
provided the opportunity for an informal review if the calendar receives a
request within 10 days of the denial of eligibility notice being sent to the
applicant.-

Falsifying documents or providing false statements in order to qualify for any
preference, will be grounds to cancel the preapplication and removal from the
waiting list.

If, at the time the family applied_to a waiting list with Special Program funds,
and self-certified in the preapplication to meeting; the preference(s) elaim
required, this being was-the only reason for placement of the famity applicant
on a specific wait list, when selected from the wait list for claiming to have such
preference, and the family cannot prove verify their eligibility for the preference
as of the date ef-_the preapplication_is selected, the Authority application-will
be cancelled-and the applicant and famiby-witkbe-removed them from the waiting
list.

Local preferences will not have the effect of disproportionately delaying or
denying assistance to members of protected classes (race, color, religion, sex,
national origin, age, familiar status, disability, sexual orientation or gender
identity of any member of an applicant family).

Preference Denial [24 CFR 982.207]

If the Authority determines an applicant is ineligible due to not meeting the eriteria
definition of a preference, the Authority will notify the applicant in writing of
its determination as to why-the preference and why it was denied. If the Fhe
applicant disagrees with the decision or has information that may change the
decision, they will be provided an opportunity_to submit a request for an
informal review by-submitting-a-writtenreguest-for-thereview-within ten (10)
days of the date onf the notice to deny. netification-denying-the-preferenee.

If after the review, a preference denial is upheld, or the applicant- fails to
request a review, the applicant will be -returned to the waiting list without the
benefit of the preference.

Applicants may exercise other rights if they believe they have been

Housing Authority of the County of Merced
Establishing Preferences and Maintaining the Waiting List FY 22/23
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discriminated against.

If the applicant falsifies documents or makes false statements in order to
qualify for any preference, they will be removed from the waiting list.

4-1.M. Targeted Funding [24 CFR982.203] -~ { Formatted: Font: Bold )
oo \[ Formatted: Underline ]

When HUD awards special funding for certain family types, families who qualify
are placed on the regular waiting list. When a specific type of funding becomes
available, the waiting list is searched for the first available family meeting the
targeted funding criteria.

Applicants who are admitted under targeted funding which are not identified
as a special admission are identified by codes in the automated system.

The following types of program funding may be considered under “targeted”

programs:
e Family Unification Program - {Formatted: Indent: Left: 0.2" ]
e A family displaced because of demolition or disposition of a public housing
project

e A family residing in a multi-family rental housing project when HUD sells,
forecloses or demolishes the project

¢ Housing covered by the Low-Income Housing Preservation and Resident+ **‘{Formatted: Indent: Left: 0.2", Line spacing: Exactly 13.25 }
Homeownership Act of 1990 (41 U.S.C. 4101 et seq.)[24, CFR 248.173) pt, Tab stops: 0827, Left
e A non-purchasing family residing in a project subject to a homeownershlp« N C - Formatted: Font: (Default) Verdana, 12 pt )
program (under 24CFR 248. 173) \ LS \[Formatted Font: (Default) Verdana, 12 pt ]
A family residing in a project covered by a project-based Section 8 HAP« {Fomaﬂed Font: (Default) Verdana, 12 pt )
contract at or near the end of the HAP contract term ¢ Formatted: Indent: Left. 0.2", Bulleted + Lovel: .+ Allgned
¢ A non-purchasing family residing in a HOPE 1 or HOPE 2 prejeetprojects. \jat; 0.31" + Indent at: 0.56" ‘ }
{ Formatted: Indent: Left: 0.2" ]

4-1.N. Income Targeting Requirement

-

In accordance with the Quality Housing and Work Responsibility Act (QHWRA),
of3998; each fiscal year the Authority will reserve a minimum of seventy-five
percent (75%) of its Housing Choice Voucher program new admissions for
families whose income does not exceed the- Extremely Low-Income limits as
established by HUD. HUD incorporates the Federal Poverty guidelines when
determining the ELI limits and determines these limits annually.

( Formatted: Space Before: 1.45 pt, Line spacing: single, ‘
Tab stops: 0.44", Left

The Authority will admit families who qualify under the Extremely Low-Income
(ELI) limit to meet the income-targeting requirement, regardless of preference.
To ensure that this requirement is met, the Authority may skip non-ELI
applicants on the waiting list in order to select an ELI family.

The Authority’s income targeting requirement does not apply to low income
families who are currently participating in an Authority low--income housing

Housing Authority of the County of Merced
Establishing Preferences and Maintaining the Waiting List FY 22/23
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program ad considered continuously assisted as provided for under the 1937
Housing Act.

The Authority is also exempt from this requirement where the Authority is
providing assistance to low income or moderate-income families entitled to
preservation assistance under the tenant-based program as a result of a
mortgage prepayment or opt-out.

The Authority is exempt from this requirement when determining eligibility for
a HUD VASH referral applicant. Under the HUD VASH program, guidelines,
income eligibility may not exceed the Very Low Income (VLI) limits as defined
each year by HUD.

The Authority shall have the discretion, at least annually, to exercise the
“fungibility” provision of the QHWRA. This provision allows the Authority to
admit less than the minimum forty percent (40%) of its extremely low-income
families in a fiscal year to its public housing program to the extent that the
Authority’s admission of extremely low-income families in the tenant-based
assistance program exceeds seventy-five percent (75%) of all admissions
during the fiscal year. If exercising this option, the Authority will follow the
fungibility threshold limitations as set forth in QHWRA legislation.

The discretion by the Authority to exercise the fungibility provision is also

reflected in the Authority’s Public Housing Admissions and Continued
Occupancy Policy (ACOP).

Authority Policy:

throughoutthe fiscal year. Extremely low-income families will be selected
ahead of other eligible families on an as-needed basis to ensure the income
targeting requirement is met.

[24-cFR982207}

4-1.0. Change in Circumstances

Changes in an applicant's circumstances while on the waiting list may affect
the family’s entitlement to a preference and/or income category. Applicants
are required to update their online preapplication in the applicant portal on
the Authority website as circumstances change.

When an applicant claims updates their preapplication with an additional

Housing Authority of the County of Merced
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preference, -the system will -place the pre-applicant on the waiting list in the
appropriate order determined by the newly claimed preference. The exception
to this is that if at the time the family applied, the waiting list was only open
to families who claimed that preference.

In such case, the applicant must verify that they were eligible for the first
preference before they are returned to the waiting list with the new preference.

If the family’s verified annual income at final eligibility- exceeds- the extremely
low-income limit and the family was selected for income targeting purposes
before families with a higher preference, the family will be returned to the
waiting list with the current information updated in the preapplication.

4-1.P. Project-Based Voucher Units Designated Elderly/Disabled Families - { Formatted: Font: 11.5 pt

Project-Based (site-base voucher) units designated or designed to house
elderly or disabled families must meet either of the definitions as follows:

************************************************** =~

member is a person with a disability [24 CFR 5.403]. s

AN
N\
“ N

™

Preference will be given in tenant selection for units in the project-based \T
W \

development designated for senior or disabled families.

23 of this administrative plan.

Additional information about Project-Base Vouchers can be found in Chaptﬁeﬁri\ {Fomamd: List Paragraph
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4-1.0 Other Housing Assistance [24 CFR 982.205(B)]

Other housing assistance is defined as a Federal, Sstate or local housing
subsidy, as determined by HUD, including Public Housing.

The Authority may not take any of the following actions because an applicant
has applied for, received, or refused other housing.

¢ Refuse to list the applicant on the Authority waiting list for tenant-based

assistance;, __ - { Formatted: Font;
e Deny any admission preference for which the applicant is currently
qualified;, j_- { Formatted: Font:
e Change the applicant’s place on the waiting list based on preference,
date and time of application, or other factors affecting selection under
the Authority selection policy; or, __ - { Formatted: Font;
¢ Remove the applicant from the waiting list.
4-1.R. Selection from the Waiting List [24 CFR 982.207(c)] __ - { Formatted: Underline
The PHA system of preferences may select families based on local preferences - { Formatted: Font: verdana

according to the date and time of application or by a random selection process.

If aPHA does not have enough funding to assist the family at the top of the
waiting list, it is not permitted to skip down the waiting list to a family that it
can afford to subsidize when there are not sufficient funds to subsidize the

family at the top of the waiting list,

Authority Policy:

The Authority will review voucher utilization regularly for available vouchers
or funding and select_applicants from its waiting list.

Method of Selection [24 CFR 982.202(d) and 982.207 (c)]

The Authority selects families from the waiting list according to targeted
income limit, preferences and/or the date and time of the pre-application.

Housing Authority of the County of Merced
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Families who are selected from the waiting list shall be contacted by the
Authority to complete a full application intake packet- to determine eligibility.
Applicants who refuse to complete the full application and provide the required
verifications will- not retain their place on the waiting list and will have their
name and preapplication removed from the wait list.

The Authority will conduct its method of selection so there is a clear audit trail
that can be used to verify each applicant has been selected in accordance with
the method specified in this Administrative Plan.

In the event information is received after an applicant is approved or admitted
to a program, to include but not limited to negative criminal background
report, or unpaid debt owed to the Authority if it reflects information that
would have determined the applicant would not have been determined
eligible, will be used to investigate, deny, terminate, or withdraw admission
or assistance in the HCV Program.

Housing Authority of the County of Merced
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CHAPTER 5

SUBSIDY STANDARDS, PAYMENT STANDARDS,

& UTILITY ALLOWANCE <« — — | Formatted: Normal, Indent: Left: 0", Right: 0", Space
Before: 0 pt, Allow hanging punctuation

[24 CFR 982.505(C)(4)].[24 CFR 982.505].
[24 CFR 982.462517(d)]

OVERVIEW

HUD requires the Authority to conduct mandatory briefings for applicant
families who qualify for a voucher. During the briefing, the Authority
provides a description of owner, family, and Authority obligations, explains
the Authority’s procedures, and provides instructions on leasing a unit.

This chapter outlines the requirement of ensuring that the family
understands the way the program operates and their obligations while on
the program. The information that is provided to the family during the
briefing appointment, explanation about how the program works and what
the family needs to know in order to lease a unit under the program.

The Authority must establish subsidy standards that determine the number
of bedrooms needed for families of different sizes and compositions.

Further in this chapter tells how the Authority determines the size of unit a
family qualifies for based on subsidy standards, how the voucher is used,
issue and expiration date of the voucher, conditions on extensions of the
term of the voucher, and the nrumber-ofbedroomsforeachfamilyatinitial
tease-up, a review of subsidy standards both at initial lease up and at annual
recertification,_or and when families transfer (moves) from one unit to
another.

Housing Authority of the County of Merced FY 2422/232
Subsidy Standards

Page 5-1



S5-1.A.

CHAPTER 5 .

Determining Family Unit Size [24 CER 982.402] -

The Authority must determine the appropriate number of bedrooms needed

- - { Formatted: Font: Verdana, 12 pt, Bold

B ‘[ Formatted: Centered

P [ Formatted: Underline

Sy ‘[ Formatted: Indent: Left: -0.2"

{ Formatted: Underline

for different size families based on household member composition. ,

(1) The Authority must establish subsidy standards that determine
the number of bedrooms needed for families of different sizes and

(2) The Authority determines the appropriate number of bedrooms
under the Authority’s subsidy standards (family unit size) for each

(3) The Authority issues vouchers to families at initial participation
and when a family transfers from one unit to another. The
approved unit size is attached to the voucher that is issued to each

(A) _Purpose:
compositions-;
family-;
family.

(B) __Determining Unit Size:

The following requirements apply when the Authority determines family
unit size under its subsidy standards:

(1) The subsidy standards must provide for the smallest number of
bedrooms needed to house a family without overcrowding;-

(2) Subsidy standards must be consistent with space requirements
under the housing quality standards;—(€FR-982-40%(eh))-

(3) The subsidy standards must be applied consistently for all families
of like size and composition.;

(4) A child who is temporarily away from the home because of
placement in foster care is considered a member of the family in
determine the family unit size.;

(5) A family that consists of a pregnant woman (with no other
persons) must be treated as two-person family;-

(6) Live-In aides (preapproved by the Authority to reside in the unit
to care for a family member who is disabled or is at least 50 years of
age) musts be counted in determining the family unit size. No more than
one bedroom will be added for a live-in aid and their family member;-

Housing Authority of the County of Merced FY 2422/232
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(7) Ynless—aA live-in aid must resides with the family_to receive an
additional bedroom on a thevoucher. The family unit size for any family
consisting of a single person must be either a zero or one-bedroom unit,
as determined under the Authority’s subsidy standards.

(C) [Effect of Family Unit Sjze-Maximum Subsidy-irnveucherprogram: )

_ - { Formatted:

Underline

,,,,,,,,,,,,,, rogfam.
(1) The famiby-unit size as determined for a family under the Authority’s w0«

N ‘[ Formatted:

Underline

subsidy standard is used to determine the maximum rent subsidy for a \1\\\\\{ Formatted: Underline
family being assisted in the HCV program. The Authority must establish Formatted: Underline
payment standards for voucher tenancy, by number of bedrooms. | Formatted: Underline

{ Formatted: Underline

The payment standard for a family shall be the lower of:

- - { Formatted:

Space After: 0 pt

e The payment standard amount for family unit size; or - { Formatted:

Bulleted + Level: 1 + Aligned at: 0.75" +

Indent at: 1"
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e The payment standard amount for the unit size of the unit rented

by the family.
e Voucher Program:

o _For a voucher tenancy, the Authority establishes payment « - - {Formatted:
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Indent at: 1.5"

ii. The payment standard for the unit size rented by the family.« - - w Formatted: Numbered + Level: 1 + Numbering Style: i, i, i,
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(1) The family may lease an otherwise acceptable dwelling unit with \\\}Formaued_ T
fewer bedrooms than the family unit (voucher) size, as long as S : -

{ Formatted: Underline
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the unit will meet the applicable Housing Quality Standards (HQS)
space requirements.

(2) The family may lease an otherwise acceptable dwelling unit with
more bedrooms than the family unit size. The utility allowance will
be incompliance with 982.517(d);

(3) The Authority does not determine who shares a bedroom/sleeping
room, but there must be at least one person per bedroom on the
voucher. The Authority’'s subsidy standards for determining
voucher size shall be applied in a manner consistent with Fair

, { Formatted:

Underline

Housing guidelines.

2% '{ Formatted:

Indent: First line: 0.19"
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All standards in this section relate to the number of bedrooms on the voucher,
not the family's actual living arrangements. (The Authority does not determine
where members of the household sleep).

The unit size on the voucher remains the same as long as the family
composition remains the same, regardless of the actual unit size rented.

“« - - ‘[ Formatted: Space After: 0 pt

recertification-The Authority assigns up to two (2) persons per bedroom ere

bedreom-to-two-peeple within the following guidelines:

e The Authority provides one (1) bedroom for the Head of Household
(with the spouse, Co-head, Registered Domestic partner,
Boyfriend/Girlfriend of the Head of Household, whichever is
applicable)—Fany) and one_(1) additional bedroom for every two

persons; regardiess-of-age-

“«— - - ‘[ Formatted: Space Before: 0 pt

will be in the unit for more than (12) months_(Verification may be

requested);

e Foster children will be included in determining unit size only if they

exception as a reasonable accommodation):-

¢ Single person families shall be allocated one (1) bedroom_(unless an

e Live-in attendants will be provided a separate bedroom if the assisted

unit is the live—in attendant’s principle residence. No additional
bedrooms are provided for the attendant’s family;-

+—Space may be provided for a child who is away at school but lives
with the family during school recesses.
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5-1.B. Exceptions to Subsidy Standards [24 CFR 982.402(b)]

A single pregnant woman with no other family members must be treated as a
two-person family. Single person families shall be allocated a zero or a one-
bedroom voucher depending on funding availability. Space may not be
provided for a family member, other than a spouse, who will be absent most
of the time, such as a member who is away in the military.

{

Formatted: Underline

*\ \\ ‘[Formatted Underline

The Authority may grant an exception to its established subsidy standards if \ \ {Formatted Indent: Left: -0.2"

the Authority determines that the exception(s) is justified by the relationship,
age, sex, health or disability of family members, or other individual
circumstances.

Circumstances may dictate a larger size than the subsidy standards permit
when persons cannot share a bedroom because of a need or the need for
additional space is warranted such as a:

e Verified medical or health reason; or

o Elderly persons or persons with disabilities who may require a live-in
attendant;-

e Extra bedroom for medical equipment.

5-1.C. Rec

standards and increase the voucher unit size as a reasonable accommodatlon
for a disabled family.

The Authority will require verification by a physician or medical provider that
the accommodation is a reasonable request and benefits the well-being of the
disabled family member.

uest for Exceptions to Subsidy Standards [24 CFR 982.402

The family may request a targer-a change in the voucher unit size_d-veucher
than_that which is indicated by the Authority’s subsidy standards.

The request must-should explain the reason for the exception (need)—for
justification_of an exception to its established subsidy standards.

Reasons may include, but are not limited to:

e A need for an additional bedroom for medical equipment;

e A need for a separate bedroom for reasons related to a family member’s+ -

disability, medical or health condition.
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The Authority will not issue a larger voucher due to additions of family
members other than by birth, adoption, marriage, or court-awarded custody
of a current approved family member.

Persons with disabilities: Requests based on health-related reasons_may be
requested by a person with a disability. The Authority -must be-verifiedverified
the need for an accommodation with a person knowledgeable about the
individual’'s disability and if the need would allow them access to the same
housing opportunities as a person without a disability. (by-i.e., a doctor,
medical, or social service professional).

When the Authority receives verification approving appreves—an additional
bedroom for medical equipment, the Authority may—_must verify that extra
space is being utilized for the approved accommodation. This may include but
is not limited an inspection at the unit (conducted at the Authority’s discretion
but at least once annually) of the actual equipment in the extra bedroom
during the annual inspection of the unit.

If it is determined that the extra bedroom is not being used for the intended+ - - {Formatted:

Space After: 0 pt

purpose, the Authority shalb-may reduce the voucher size and corresponding
payment standard at the family’s next annual recertification.

Authority Error in Determination of the Voucher Unit Size:

~ { Formatted:

Font: Not Bold

If iHs-determined-thatthe Authority determines an error was made and issued

applied the—family—thean incorrect subsidy standard when determining the
family’s voucher unit size,subsidy-standard_—at-the-time-ef-vouecherissuanee;
the Authority will retifyinform the family of the error and the—famity—-may-be
issted—a—newapply the correct subsidy standard for the—veucher— ef—the
appropriate_unit size so that the family is not penalized.

— R~ {Formatted: Font: Bold, Underline
5- Jf[)i _Changes in Voucher Unit Size s+ - { Formatted: Indent: Left: -0.2", Space Before: 0 pt, After:
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\ N\
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The_ V(_)ucher unlt_ size is determined p_rl_or to the brleflng by eemparing \\ {Formaued: Space Before: 0 pt, After: 0 pt
reviewing the family’s household composition_(age, generational factors, and {Formaued: Underline
gender are considered) to the-te-the-Autherity current HUD approved subsidy { Formatted: Underline
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standards.

-If an applicant requires a change in the voucher size, based on the
requirements of the Authority’s current subsidy standards, the above
referenced guidelines shall witapply.

Changes to Unit Size on Voucher--fer Participants;:
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byfrom the Authority and the Landlord prior to allowing any additional members
to reside in the household. The family must obtain prior written approval of

everyany additional famihy-member befere prior to the-rew-memberthe person
living in-eeeupies—the unit (except for additions by birth, adoption, or court-
awarded custody), in which case the family must inform the Authority within
thirty (30) days_of the date the change took place. -

(A) The Authority may—apprevewill consider approving —additional farity«.

{ Formatted: Underline

members in the following cases: (No person may reside in the unit prior
to the Authority processing and approving a request to add member)=

e Spouse or partner of the Head of Household- (Fera-When addition is
a spouse,_the Authority may require proof of a Marriage License must
be provided-at-the-time-ofreguest prior to approving such reques.);

e Minor children of the-approved spouse or Domestic Partner_of the
head-of-household;

e Disabled elderly parent(s) or grandparent(s) of the Head of< -

Household approved spouse or approved domestic partner;-

e Court awarded custody and/or guardianship;- -

e Live-In Aid (although a Live-In Aid may not be considered a member
of the family composition, they are part of the household composition
and included in determining subsidy standards).

If the addition of any—an added member(s) to the household would create+ -

over-crowding; and exceed the occupancy / subsidy standards located in this
chapter as—shewn-in-thischapter, the Authority may deny the addition (when

applicable) or inform #he-participant_they will be required to move to a larger
unit.

.1.E. Size Of Unit Occupied By Family [24 CER 982.402(d)

Under Housed Families:

The family may lease an otherwise acceptable unit with fewer bedrooms than
issued on the voucher in accordance with the the—family unit size_and
occupancy standards.; If a unit does not meet the HQS space standards
because of an increase in family size (unit too small), the family will be
required to move to a unit suitable to the household composition.

The family must notify the Owner and give proper Notice to Vacate, ending
the HAP contract. A new voucher will be issued to the family according to size
of the household composition with the added member(s). -anre—mustissue-the
family-anew veucherof theappropriatesize-

Over--Housed Families:

A
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bedrooms than the_number issued on the voucher in accordance with the
family gnit sizes_.and occupancy standards, or may lease a larger unit size than
the voucher is issued for (based on family size) however, the approved subsidy
standard_for the unit size shown on the voucher does not increase and the
amount of subsidy will apply the approved voucher unit size and not the actual
unit_size, whenever a larger voucher unit has not been approved by the
Authority. Additionally, —fer the utility allowance_the Authority must apply
apphed_when a family leases a unit outside of the approved unit size will be
the allowance for the unit size approved on the voucher; and not for the size

of the actual unit. {See-982-51#(e))-

If a participant has a decrease in the-family size, the family has the option to
request to downsize to a smaller unit and be issued a new voucher or_the
family may remain in the unit they are currently renting-at, with the
understanding that —if the family chooses to remain in the_over/under housed
unit, the subsidy and payment standard will be decreased at the next annual
recertification.

If the family eheeses-wishes to move; a new voucher will be issued for the
correct subsidy standard, based on current household composition or need.

e+ — - ‘[Formatted: Indent: Left: -0.2"

5-1.F. Applying Pavyment_ Standards—Amedtrts—Anre—Sehedwte [24 CER

982462¢(cY [24CFR 982.503(b)-505]
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5-1.G. Utility Allowance [24 CFR 982.517]
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and ranges, and for other tenant-paid utility services (e.g., trash
collection, appliance type (gas, electric);

(2) The Authority must provide HUD a copy of the utility allowance
schedule. The Authority must provide HUD any information or
procedure’s used in preparation of these schedules.

(B) How Allowances Are Determined « — -~ { Formatted: Indent: Left: 0.2"
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consumption for the community as a whole using current utility
rate;s-

_(2)_(i)_The Utility allowance schedule, and the utility allowance for
an individual family, must include the utilities and services that
are necessary in the locality to provide housing that complies
with the Housing Quality Standards. The Authority may not
provide any allowance for non-essential utility costs, such as
costs of telephone, cable and satellite television;-
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services according to the general categories defined within the
schedule (cooking, water heating, water, sewer, garbage, etc.)
and other specified services-;
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be stated separately by unit size (number of bedrooms) and
unit types (e.g., apartment, townhouse, duplex, single-family
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detached) that are typical in the community-;
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voucher size the family is approved for, in this case the 2-bedroom
voucher size).
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5-1.1. Occupancy Guidelines for Unit Size:

Guidelines for Determining Voucher Size:

The Occupancy Standards used as guidelines when determining the number
of bedrooms to issue to a family is provided below.-as—shewn—ti—the—table
betew- These levels may be exceeded if a room, in addition to bedrooms and
living room,-when-theroom—_ares used for sleeping.

The family may lease an otherwise acceptable dwelling unit with more
bedrooms than the family voucher size, provided it meets the initial
affordability test, where the family does not pay more than 40% of their
income towards rent and utilities.-

Renting a unit larger than the voucher issued unit size approved does not
increase the subsidy amount the Authority will apply to the family’s rent
burden.

When a family leases outside of approved unit size (larger unit than what is
on the voucher), and the unit rent exceeds the current published payment
standard for the approved voucher unit size, the amount of subsidy the
Authority pays on behalf of the family will not equal the amount show for the
larger unit. Any amount in _excess of the contract rent (above a payment
standard for the approved unit size) creates a tenant rent burden of the
differenced in _amounts (Amount of rent exceeding the payment for the
approved unit size increases the total tenant payment by the amount equal to
the difference in rent minus payment standard) added to the family’s
approved unit size subsidy standard.

HOS OCCUPANCY GUIDELINES FOR UNIT SIZE SELECTED

GUIDELINES FOR DETERMINING VOUCHERSIZE

- {Formatted: Font: Bold, Underline

== ‘[Formatted: Font: Bold, Underline
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Voucher Size Persons in Household
Minimum Number Maximum Number
0 Bedroom 1 2
1 Bedroom 1 4
2 Bedrooms 2 6
3 Bedrooms 3 8
4 Bedrooms 4 10
5 Bedrooms 56 12
6 Bedrooms 68 14
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Chapter 6

HOUSEHEEB-coMPEeSHHONHNCOMEAND-ALH-OWANEES
INCOME, ALLOWANCES, AND SUBSIDY DETERMINATIONS

24 CFR Part 5, Subparts E and F;
24 CFR 982-505and24cHR5-625

OVERVIEW

Fhe—folowing—echapterln this chapter, the Authority —describes pregram-how
income determines eligibility for assistance and is also used to calculate the

family’s payment and the portion the Authority will pay for the total rent in
the HAP contract.

The requirements concerning the income and allowances used in determining
the Total Tenant Portion (TTP)=—Fhis includes, but is not limited to the age
and status of each household membereempesitien;_ certain familial
relationships, dependents and dependent allowances, income exclusions,
adjusted income, excluded income, student status, Earned Income
Disallowance (EID), assets, andhardships—and determining the amount of
subsidy the Authority will pay.

The Authority uses the methods as set forth in this Administrative Plan to verify
and determine that family income at admission and at continued occupancy

recertification is calculated and applied correctly. The accurate calculation of
gross income and adjusted income will ensure that families are not paying
more or less money for rents than their obligation under program regulations.

The formula for the calculation of TTP is specific and not subject to
interpretation. The Authority's policies in this chapter address those areas
which allow the Authority discretion to define terms and to develop standards
in order to assure consistent application of the various factors that relate to
the determination of the TTP.

Housing Authority of the County of Merced FY 21/22
Factors Related to Total Tenant Payment & Family Share Determination
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BEANHONS-OFAMHE AN HOUSEHOED-MEMBERS
BEPENBENTSAND-ALHEOWANEES

INCOME, ALLOWANCES, AND SUBSIDY DETERMINATIONS
CHAPTER 6

OVERVIEW:

Seme-eEligibility_and program criteria and-pregram-rules may vary depending
upon the composition of the family requesting assistance. tr-ad¢dition;—sSome
requirements apply to the family as a whole and others apply to individual
persons who will live in the assisted unit.

In this chapter, Fhis—partprovides information that is needed to correctly
identify family composition ard-heuseheld-members;—and te applying HUD's
eligibility rules_correctly to determine assistance is outlined.-

A family’s income determines eligibility for assistance and is also used to - { Formatted: Font: Verdana, 12 pt
calculate the family’s payment and the Authority,s subsidy. The Authority, will - { Formatted: Font: Verdana, 12 pt
use the policies and methods described in this chapter to ensure that only { Formatted: Font: Verdana, 12 pt

I

eligible families receive assistance and that no family pays more or less than
its obligation under the requlations.
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6-1.A.  Family And Household Composition and Income « . -{ Formatted: Underline
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The terms family and household have different meanings in the HCV+- _ { Formatted: Indent: Left: 0.3", First line: 0.7"
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Each applicant for assistance under the HCV program must meet the<- _ {F°"“a“ed= Font: Not Italic

Authority’s definition of family. Within guidelines provided by HUD, the \{F“ma“e"”"de“t Left: 0"
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Authority has discretion in its definition of what constitutes a family.

To be eligible for assistance, an applicant must qualify as a “family”. A family
is either a single person or a group of persons and includes:

Fgmil [% - {Formatted: Font: Not Bold, Underline

A household with or without children. A child who is temporarily away \\{Formattem No bullets or numbering

from home due to placement in foster care should be considered a {Formatted: No underline

member of the family., - {Formatted: No underline

(D Y

An elderly family, which is defined as a family whose head, co-head,

spouse, or sole member is at least 62 years of age; or two or more
persons, each of whom are at least 62, living together; or one or more
persons who are at least 62 living with one or more live-in aides.

< — — | Formatted: List Paragraph, No bullets or numbering, Allow
hanging punctuation

A disabled family, which means a family whose head, co-head, spouse,

or sole member is a person with disabilities; or two or more persons
with disabilities; or one or more persons with disabilities with one or
more live-in aides.

Formatted: List Paragraph, No bullets or numbering, Allow
hanging punctuation

A displaced family, which is a family in which each member or the sole {

member _is a person displaced by governmental action, or whose
dwelling has been extensively damaged or destroyed as a result of a
disaster declared or otherwise formally recognized by federal disaster
relief laws.

<— — ~ 7| Formatted: List Paragraph, No bullets or numbering, Allow
hanging punctuation

A remaining member of a tenant family is a family member of an

assisted tenant family who remains in the unit when other members of
the family have left the unit.

Formatted: List Paragraph, No bullets or numbering, Allow
hanging punctuation

A single person who is not an elderly or displaced person, or a person {
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6-1.B. Definitions of Household Members __ { Formatted: Underline
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(a) Head of household means the adult member of the family who is \{ Formatted: Font: Not Bold

considered the head for purposes of determining income eligibility { Formatted: Underline
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and rent. The head of household is responsible for ensuring that
the family fulfills all of its responsibilities under the program, alone
or in conjunction with a cohead or spouse.

(b) The family may designate any qualified adult family member as
the head of household. The head of household must have the legal
capacity to enter into a lease under state and local law. A minor
who is emancipated under state law may be designated as head
of household.

Spouse or Co-Head - { Formatted: Font: Not Bold
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A family may have a spouse or cohead, but not both. hanging punctuation
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i. Spouse means the marriage partner of the head of household. -~ single
‘[ Formatted: Indent: Left: 0.7"

ii. Spouse means the husband or wife of the head. « - { Formatted: Indent: Left: 0.7"
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(A) For proper application of the Non-citizens Rule, the definition of
spouse is:

The marriage partner who in order to dissolve the relationship would
have to be divorced. It includes the partner in a common law marriage.
The term “spouse” does not apply to boyfriends, girlfriends, significant
others, or co-heads.

(B)_ Other adult means a family member, other than the head, spouse,
or cohead, who is 18 years of age or older. Foster adults and live-in
aides are not considered other adults.

iii. A co-head is an individual in the household who is equally+ - - { Formatted: indent: Left: 08"

responsible with the head of household for ensuring that the
family fulfills all of its responsibilities under the program, but who
is not a spouse. A family can have only one cohead.
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The Authority defines legal domestic partners as defined by California law and
will list the partner as co-head.
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Minors who are emancipated under state law may be designated as a cohead.
Other adult means a family member, other than the head, spouse, or cohead,
who is 18 years of age or older. Foster adults and live-in aides are not
considered other adults.
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the following persons can never be dependents: the head of household,
spouse, cohead, foster children/adults and live-in aides.
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punctuation
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time of the initial certification or annual recertification will be able to
claim the dependents. If there is a dispute about which family should
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claim them, the Authority will make the determination documents such
as court orders, school records or an IRS tax return showing which
family has claimed the child for income tax purposes.

(B) _Children who are subject to a joint custody agreement but live-in the unit+ - - { Formatted:

Indent: Left: 0", Hanging: 0.5"

at least 51% of the time will be considered members of the household. If
both families are on the program or the waiting list, the child may be
claimed by only one parent. (This does not pertain to the Family
Unification Program in which families are reunited and may not have 50%
custody of children but need a unit in order for the courts to allow family
to have custody of children for certain period of time).

If there is no agreement by both parties, "51 percent of the time" is< -~ { Formatted:

Indent: Left: 0.5"

defined as 183 days of the year, (which do not have to run consecutively).

(C) _If children are part of an assisted household pursuant to a court order+ - - { Formatted:
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joint custody agreement, a document from the court indicating the
nature of the custody should be submitted. There will be a self-
certification required of families who claim joint custody or temporary
guardianship.
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In instances, where both parents have joint custody of a child, and the child will
reside with one parent more than 51 percent of the time, but the other parent
will receive the TANF benefits. In these cases, the Authority will do an
investigation with the welfare department and will make a determination based
on that investigation.

Other factors that the Authority will consider to determine subsidy standard
and/or deductions are:

¢ Which family takes child as dependent on most recent Federal Income
Tax Return;
School records showing address of child;
Who pays for the primary care of child(ren);

e Any other court documents pertaining to custody or details of support
for the child.

training on a full-time basis. The time commitment or subject load that is
needed to be full-time is defined by the educational institution.

Identifying each FTS is important because:

(1) each family member that is an FTS, other than the head, spouse, or
cohead, qualifies the family for a dependent allowance, and

(2) the earned income of such an FTS is treated differently from the
income of other family members.

6-1.C. Elderly, Near-Elderly Persons, And Elderly Family,
—FAMHEY24-CEFR-5-3066-anrd-54063

| Elderly Persons:

ii. A near-elderly person is a person who is 50-61 years of age.

Elderly Family:,
ii. An elderly family is one in which the head, spouse, cohead, or sole

member is an elderly person. Identifying elderly families is important
because elderly families qualify for the elderly family allowance of
‘ $400.00.
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Only one (1) elderly person per household can receive the allowance.

6-1.D. Persons With Disabilities And Disabled Family, j -

Under the HCV program, special rules apply to persons with disabilities and <+ - -
to any family whose head, spouse, or co-head is a person with disabilities.

These definitions are used for a humber of purposes including ensuring that
persons with disabilities are not discriminated against based upon disability.
The Authority must make all aspects of the HCV program accessible to persons
with disabilities and consider reasonable accommodations requested based
upon a person’s disability.

(& Disabled Family - -

A disabled family is one in which the head, spouse, or cohead is a
person with disabilities.

A disabled family memberties is—impertant-because—these—famities— — -

qualifies for the disabled family allowance.

A guest is a person temporarily staying in the unit with the consent of an adult
member of the household.

The Authority te defines an “unauthorized household member” as:

e Any adult not listed in ireluded—oen the HUD 50058 form as a family
member;
e Who has been in the unit more than fourteen (14) consecutive days

without the approval of the Authorit;y, or
e Has been in the unit for a total of thirty (30) days in a twelve (12)+ -~

month period (accumulative days)—het—censecutive—days), will be
considered to be living in the unit as an unauthorized household
member.
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Absence of evidence of any other address will be considered verification that
the visitor is a member of the household. Statements from neighbors and/or
the landlord will be considered in making the determination.

Use of the unit address as the visitor's current residence for any purpose that
is not explicitly temporary shall be construed as permanent residence.

The burden of proof that the individual is a visitor rests on the family. In the
absence of such proof, the individual will be considered an unauthorized
member of the assisted household. The Authority may seek to terminate
housing assistance for violation of Family Obligations . Only approved member
of the assisted household may reside in the unit without prior approval by the
Authority and Owner.

Minors and college students who are part of the family but who now live away
from home during the school year and no longer listed on the lease may visit
for up to ninety (90) days per year without being considered a member of the
household and without being considered an unauthorized household member.

In a joint custody arrangement, if the minor is in the household less than 183
days per year (51%), the minor will be considered to be an eligible visitor and
not a family member.

A family may request an exception to this policy for valid reasons (e.g., care
of a relative recovering from a medical procedure is expected to last 40
consecutive days). An exception may not be considered unless the family can
identify and provide documentation of the residence to which the guest will
return (proof of permanent address of guest may be requested)

When it is anticipated that a guest’s stay may exceed the allowable length of
time (14 consecutive days or 30 accumulative days), the family may report
and request an exception to extend the stay. All exceptions must have prior
consent by the Authority and Owner prior to becoming suspect to violating the
Family Obligations.

6-1.F. Foster Children and Foster Adults __ - { Formatted: Underline

- \[ Formatted: Underline

Foster Child: The term foster child is not specifically defined by the regulations. - { Formatted: Font: Not Bold, Underline
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Foster Adults: Persons with disabilities, unrelated to the tenant family, who<. _ /{FOrmatted:
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are unable to live alone }24-€FR-5-6691+ ‘C\\[ Formatted:
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Indent: Left: 0.1"

Foster children and foster adults who are living with an applicant or resident _ /{Formattem

Font: Not Bold, Underline
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family: Are considered household members but not family members.

The income of foster children/adults is not counted in family annual income+ - - {Formatted:

Indent: Left: 0.1", First line: 0"

and foster children/adults do not qualify for a dependent deduction 24-cFR
5403}

: Font: Not Bold, Underline

responsible for the placement of the individual with the family will be *\\[Formatted:
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Families must promptly notify the Authority and request approval to add any
other member as an occupant of the

Families must promptly, within thirty (30) days notify the Authority if any
family member no longer lives in the unit.

A foster child or live-in aide may reside in the unit with Authority approval.
The Authority has the discretion to adopt reasonable policies concerning
residency by a foster child or a live-in aide, and to define when Authority
consent may be given or denied.

The Authority defines a foster child as a child that is in the legal guardianship
or custody of a state, county, or private adoption or foster care agency, yet
is cared for by foster parents in their own homes, under some kind of short-
term or long-term foster care arrangement with the custodial agency.

i. Foster children will be included in determining bedroom size, « -~ { Formatted:

Indent: Left: 0.6"

ii. Foster children and foster adults are never considered dependents.« — - {Formatted:

Indent: Left: 0.6"

Live-In Aides: j_- { Formatted:

Font: Not Bold, Underline

(a) family that consists of one or more elderly, near-elderly or
disabled person may request that the Authority approve a live-in aide
to reside in the unit and provide necessary supportive services for the
family member who is a person with disabilities. The Authority must
approve a live-in aide if needed as a reasonable accommodation in
accordance with 24 CFR part 8 to make the program accessible to and
usable by the family member with a disability.
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(b) At any time, the Authority may refuse to approve a particular person as a
live-in aide, or may withdraw such approval if:

1. The person commits fraud, bribery, or any other corrupt or criminal
act in connection with any federal housing program;

2. The live-in aide has been on a federal housing program and evicted
from public housing or terminated from Housing Choice Voucher
due to program violation;

3. The live-in aide owes any amounts of money to any federal housing
program;
4. The live-in aide has drug related criminal activity or violent criminal

activity as pertains to this administrative plan, or HUD regulations;

5. The live-in aide has employment outside of the home;
6. Another person is residing in the unit who is capable of providing
care.

The Authority will not grant additional bedrooms for a live-in aide’s family
member(s). The Authority will assign one (1) bedroom for a live-in aide and its
family members. In the event that this may cause over-crowding, the Authority
may deny the selected live-in aide and the family may submit a request to add
a different live -in aide.

Participant requiring live-in aide must supply the Authority with verification from
a reliable, knowledgeable professional, such as a medical doctor, social worker
or caseworker. The verification must demonstrate that a live-in aide is necessary
and the family would not be equally well served by a home health care service
or a care provider who does not live-in the unit.

Verification will be required at the initial time the live-in aide begins to reside in
the subsidized unit and at each annual recertification.

In instances where the family receives payments from Human Services through
the In-Home Supportive Services (IHSS) program, the live-in aide approved by
the Authority must be the same person on record with IHSS who is receiving
payment to care for the family member. The Authority may deem it necessary
to reverify the necessity of a live-in aide at any time.

Housing Authority of the County of Merced FY 21/22
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The live-in aide’s qualification for housing occupancy terminates when the
individual needing the supportive services leaves the unit or fails to qualify for
continued occupancy, or when the need for live-in aide assistance ceases.

The live-in aide does not qualify for continued occupancy as a remaining
member of the tenant family, even if they are related by blood, marriage or
operation of law.

Live in aide status cannot be changed to reflect as a “family member” status.
The aide is in the unit solely to provide care for the member. When the family
subsidy terminates, the live-in aide is not entitled to inherit the voucher
assistance.

6-1.G. Visitors

Visitors are not members of the family. If the person is a visitor and does not
intend to become a “permanent” member of the family, the Authority does
not have to consider this a change in family composition.

Any adult not included on the HUD 50058 form who has been in the unit more
than fourteen (14) consecutive days (construed as overnight stays) without
Authority approval, or a total of thirty (30) accumulative days in a twelve (12)
month period, may be considered to be living in the unit as an unauthorized
household member.

The Head of Household must disclose the use of the address by any other
person who is not listed in the household composition,

Absence of evidence of any other address will be considered verification that
the visitor is a member of the household.

Statements from neighbors and/or the landlord, as well as other evidence
presented will be considered in making the determination. Use of the unit
address as the visitor's current residence for any purpose that is not explicitly
temporary shall be construed as permanent residence.

The burden of proof that the individual is a visitor rests on the family. In the
absence of such proof, the individual may be considered an unauthorized
member of the household and the Authority may terminate assistance.

Minors and college students who were part of the family but who now live away
from home during the school year and are not considered members of the
household may visit up to 90 days per year without being considered a
member of the household (nor will they be considered an unauthorized

member).
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Reporting changes in household composition to the Authority is both a HUD
and an Authority requirement.

The family obligations require the family to request prior Authority approval to
add any other family member as an occupant of the unit and to inform the
Authority of the birth, adoption or court-awarded custody of a child. The family
must request prior approval from the Authority to add additional family
members to the household. This includes a request for a live-in aide. If any
new family member is added, the income of the additional member will be
included in the family income as applicable under HUD regulations.

Families are required to report any additions to the household, due to birth,
adoption or court-ordered custody of a child, in writing to the Authority within
30 days of the change.

In addition, the Authority will require the family to obtain prior written
approval from the owner when there are additions to the family composition,
unless the addition is due to birth, adoption or court-ordered custody.

The Authority will check criminal history for all adults requested to be added
into a household to determine whether that person has violated any of the
prohibited behaviors as referenced in the section on screening and
termination’s policy of this Administrative Plan.

The Authority performs criminal history background checks to determine
whether any household member is subject to a lifetime sex offender
registration requirement at initial final eligibility, annual recertifications, and
request to add household member, to include but not limited to the use of the
Dru Sjordin National Sex Offender database located at www.nsopw.gov.

If the family does not obtain prior written approval from the Authority, any
person the family has permitted to move in will be considered an unauthorized
household member. In the event that a visitor continues to reside in the unit
after the maximum allowable time, the family must report it to the Authority
in writing within thirty (30) days of the maximum allowable time.

If the change is reported more than 60 days prior to an annual reexamination,
the addition of family member may be completed and made effective with the

reexamination date. If it is more than 60 days prior to or any time after the
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The Authority will not issue-increase the voucher to a larger veucher-unit size
due to additions to the household except when applicable to the addition of a
family members_by-ether-thanby birth, adoption, marriage or court-awarded
custody.

6-1.1.  Reporting Absences to the Authority - { Formattea:
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If a family member leaves the household, the family must report this change+ - - -{ Formatted:
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Indent: Left: 0.06"

to the Authority, in writing, within thirty (30) days of the change and certify
as to whether the member is temporarily absent or permanently absent. This
includes a live-in aide.

The Authority will conduct an interim evaluation for changes which affect the
Total Tenant Payment (TTP) in accordance with the interim policy.
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It is the responsibility of the head of household to report changes in family \\{Formatted:
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composition. The Authority will evaluate temporarily or permanent absences
from the unit as outlined in HUD guidelines and the Authority policy in this
chapter of the Administrative Plan.
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for a variety ofreasons including educational activities, placement in foster { Formatted: Indent: Left: 0", Right: 0"

care, employment, illness, incarceration, and court order.

Authority Policy:

Generally, an individual who is or is expected to be absent from the assisted*></'{ Formatted: Font: Verdana, 12 pt
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continues to be considereda family member. Generally, an individual who is 0 pt, After: Ot
or is expected to be absent from the assisted unit for more than 90 consecutive
days is considered permanently absent and nolonger a family member.

In order to determine if the family is absent from the unit, the Housing+ - - { Formatted: Indent: Left: 0"

Authority may:

e Write letters to the family at the unit; <« — -~ { Formatted: Indent: Left: 1.1"

e Telephone the family at the unit;

¢ Interview neighbors;

e Verify if utilities are in service; and/or
e Check with the Post Office.

6-1.K. Absence from the Unit [24 CFR 982.312] «__ { Formatted: Underiine
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Any member of the household will be considered permanently absent if they \\\\\\\{ Formatted: Underline

are away from the unit for more than 90 consecutive days except as otherwise \\{ Formatted: Underline

provided in this Administrative Plan. { Formatted: underline

“Temporarily absent” is defined as a member of the family who is away from
the unit for more than thirty (30) days.

Members of the family who are in the military, members who are away
attending school, and members who are away from home due to a job are
excluded as a permanently absent member and considered a temporarily absent
member. Full time students may be exempt from being permanently removed
(Refer to Full Time Students section of this chapter).

The income of persons “permanently absent “will not be counted. If the spouse
is temporarily absent and, in the military, all military pay and allowances
(except hazardous duty pay when exposed to hostile fire and any other
exceptions to military pay HUD may define) is counted as income.

The family may be absent from the unit for brief periods. The family may not
be absent from the unit for a period of more than 180 consecutive calendar
days in any circumstance, or for any reason. At the Authority’s discretion, the

Authority may allow absence for a lesser period of time.
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If a member of the household is subject to a court order that restricts them
from the home for more than ninety (90) consecutive days, the person will be
considered permanently absent.

Housing assistance payments terminate if the family is absent for longer than
the maximum period permitted. The term of the HAP contract and assisted
lease also terminate.

The owner must reimburse the Authority for any housing assistance payment
for the period after the termination.

Absence means that no member of the family is residing in the unit.

The family must supply information or certification requested by the Authority
to verify that the family is residing in the unit, or relating to family absence
from the unit. The family must cooperate with the Authority for this purpose.
The family must promptly notify the Authority of an absence from the unit,
including information requested on the purposes of family absences.

Factors Related to Total Tenant Payment & Family Share Determination
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The Authority will verify family occupancy or absence, including letters to the
family addressed to the unit, phone calls, visits, or question landlord or
neighbors if it suspects the family is absent from the unit.

This section provides methods the Authority may take in each instance
outlined as follows:

Absence due to hospitalization:

- - {Formatted:

Indent: First line: 0.25" ]

e If any family member leaves the household to enter a facility such as+ - f{

Formatted:
0.25" + Indent at: 0.5", Tab stops: 0.77", Left

List Paragraph, Bulleted + Level: 1 + Aligned at: }

hospital, nursing home, or rehabilitation center, the Authority will seek
advice from a reliable qualified source as to the likelihood and timing of
their return. If the verification indicates that the family member will be
permanently confined to a nursing home, the family member will be
considered permanently absent. If the verification indicates that the
family member will return in less than 90 consecutive days, the family
member will not be considered permanently absent.

If the person who is determined to be permanently absent is the sole« - - { Formatted:

Indent: Left: 0.5" ]

member of the household, assistance will be terminated in accordance
with the Authority's “Absence of Entire Family” policy later in this

chapter.

Absence due to Full-time Student Status: s - { Formatted: Font: Not Bold, Underline ]
7777777777777777777777777777777777777777777777777777777777777 h ‘[ Formatted: Indent: First line: 0.25" ]
e Full time students who attend school away from the home will be treated- ™ - { Formatted: Font: Not Bold, Underline )
in the followmg manner: \‘\\\‘{ Formatted: Font: (Default) Verdana, 12 pt ]
\{ Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at: }

A student (other than head of household or spouse) who attends school«~ | 0.25" + Indentat: 0.5"
away from home but lives with the family during school recesses may, ( Formatted: Indent: Left: 0.5" )

at the family's choice, be considered either temporarily or permanently
absent.

If the family decides that the member is permanently absent, income of« - - { Formatted:

Indent: Left: 0.5" ]

that member will not be included in total household income, the member
will not be included on the lease, and the member will not be included
for determination of voucher size.

Absence due to Incarceration:

: Font: Not Bold, Underline

N ‘[ Formatted:

Indent: First line: 0.25"

«_If the sole member is incarcerated for more than sixty (60) consecutive« = { Formatted

: Font: Not Bold, Underline

days, they will be considered permanently absent.

R~
N { Formatted:
N\

Any member of the household, other than the sole member, will be«

Formatted:
0.25" + Indent at: 0.5"

List Paragraph, Bulleted + Level: 1 + Aligned at:

considered permanently absent if they are incarcerated for sixty (60)

h ‘[ Formatted:

)
)
)
Font: (Default) Verdana, 12 pt ]
)

Indent: Left: 0.5"

consecutive days or 90 days in a twelve-month period.
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The Authority will determine if the reason for incarceration is prohibited
criminal activity or violent criminal activity that is grounds for termination of
housing assistance.

== {Formatted: Indent: Left: 0.5" ]
Absence of Children due to Placement in Foster Care 2454683 « - { Formatted: Font: Not Bold, Underiine )
) ‘[ Formatted: Indent: First line: 0.25" ]
»_Children temporarily absent from the home as a result of placement in«.__ { Formatted: Font: (Default) Verdana, 12 pt )
foster care are considered members of the family. " { Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at:
. . . . . . 0.25" + Indent at: 0.5"
If a child has been placed in foster care, the Authority will verify with+ - - - Formatted: Indent: Left: 0.5" )

the appropriate agency whether and when the child/children is expected
to be returned to the home.

If the time period is to be greater than twelve (12) months, the voucher+ - - { Formatted: Indent: Left: 0.5" )
size will be reduced at the annual recertification after one year has

elapsed since the removal of the children. If all children are removed

from the home permanently, the voucher size will be reduced in

accordance with the Authority's subsidy standards.

Absence of Entire Family: s - { Formatted: Font: Not Bold, Underline
h ‘[ Formatted: Indent: First line: 0.25"
¢ _These policy guidelines address situations when the family is absent- - { Formatted: Font: Not Bold, Underline
from the unit, but has not moved out of the unit. In cases where the * { Formatted: Font: (Defautt) Verdana, 12 pt
family has moved out of the unit, the Authority will terminate assistance >
in accordance with appropriate termination procedures contained in this
Administrative Plan.

JU U U

Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at:
0.25" + Indent at: 0.5"

Families are required to notify the Authority and the owner before they+ - - { Formatted: Indent: Left: 0.5" )
move out of a unit and to give the Authority information about any family
absence from the unit.

Families must notify the Authority if they are going to be absent from the« - - { Formatted: indent: Left: 0.5" )
unit for at least thirty (30) days before leaving the unit if they are going
to be absent from the unit for more than thirty (30) consecutive days.

. | i i X < \[ Formatted: Font: (Default) Verdana, 12 pt
unable to notify the Authority in accordance with the family's T

responsibilities, and if funding is available, the Authority may reinstate
the family as an accommodation if requested by the family, as long as
the period was within one hundred eighty (180) days.

Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at:
0.25" + Indent at: 0.5"

Persons with Disabilites: + - { Formatted: Font: Not Bold, Underline )
e e e d \{Formatted:lndent:Firstline: 0.25" ]
«_If the absence which resulted in termination of assistance was due to a*. "~ + Formatted: Font: Not Bold, Underline )
person's disability, and the Authority can verify that the person was * )

{ Formatted: Font: Not Bold, Underline ]
retaker for Children: ~
Cfa*e*tgf er for C* *d en. 7 [ Formatted: Indent: First line: 0.5" ]
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s - { Formatted: Font: Not Bold, Underline ]

»_If neither parent remains in the household and the appropriate agency  {Formatted: Lt Paragraph )
has determined that another adult is to be brought into the assisted unit - { Formatted: Font: (Default) Verdana, 12 pt )

to care for the children for an indefinite period, the Authority will treat
that adult as a visitor for the first sixty (60) days.

o - - [ Formatted: Font: (Default) Verdana, 12 pt ]
f by the end of that period, court-awarded custody or legal guardianship+ . " {Formatted: List Paragraph )
has been awarded to the caretaker, the voucher will be transferred to

the caretaker.

) { Formatted: Indent: Left: 0.5" ]

If the appropriate agency cannot confirm the guardianship status of the+« - - { Formatted: Indent: Left: 0.5" )
caretaker, the Authority will review the status at ninety (90) day

intervals. If custody or legal guardianship has not been awarded by the

court, but the action is in process, the Authority will secure verification

from social services staff or the attorney as to the status.

If custody is awarded for a limited time in excess of stated period, the< - - {Formatted: Indent: Left: 0.5" ]
Authority will state in writing that the transfer of the voucher is for that

limited time or as long as they have custody of the children. The

Authority will use discretion as deemed appropriate in determining any

further assignation of the voucher on behalf of the children.

The caretaker will be allowed to remain in the unit, as a visitor, until a«~ - {Formatted: Indent: Left: 0.5" ]
determination of custody is made.

The Authority will transfer the voucher to the caretaker, in the absence+ - - { Formatted: Indent: Left: 0.5" )
of a court order, if the caretaker has been in the unit for more than six
(6) months and it is reasonable to expect that custody will be granted.

When the Authority approves a person to reside in the unit as caretaker+ - - { Formatted: Indent: Left: 0.5" )
for the child/ren, the income should be counted pending a final

disposition. The Authority will work with the appropriate service agencies

and the landlord to provide a smooth transition in these cases.

Minor Coming into Home: - { Formatted: Font: Not Bold, Not Italic, Underline

e *+§ h ‘[ Formatted: Indent: First line: 0.25" ]
N ‘[ Formatted: Font: +Body (Calibri), Not Bold ]
T T T T T T S { Formatted: Normal ]

e |If a participant on the program wants to allow a minor in the household+.
who is not a child of any of the family members, the participant must \\\{Foma“ed_ Font: (efaul) Verdana, 12 pt
provide all required papers for addition of a family member AND must ? — :
get prior approval if there is not any court order regarding custody of T
child. The following must be acquired by the family to permanently add
minor to family composition:

Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at:
0.25" + Indent at: 0.5"
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e Legal custody papers — court order as indicated in the above
paragraphs under Caretaker. (Notarized statement not acceptable)

e 60 days to provide paperwork for court ordered custody or legal
guardianship.

e If custody or legal guardianship has not been ordered by the court,
but the action is in process, the Authority will secure verification from
social services staff or the attorney as to the status.

e Written approval from the owner of the unit.

Family Breakup:

Except under the following conditions, the Authority has discretion to
determine which members of an assisted family continue to receive assistance
if the family breaks up:

o If the family breakup results from an occurrence of domestic
violence, dating violence, sexual assault, or stalking, the Authority
must ensure that the victim retains assistance.

e For Veterans Affairs Supportive Housing (HUD-VASH) vouchers,
when the veteran is the perpetrator, of domestic violence, dating
violence, sexual assault, or stalking, the victim must continue to be
assisted. Upon termination of the perpetrator’'s HUD-VASH voucher,
the victim should be given regular HCV if one is available, and the
perpetrator’s HUD-VASH voucher should be used to serve another
eligible family. If a regular HCV is not available to another eligible
family upon the voucher’s turnover.

e If a court determines the disposition of property between the
members of an assisted family the Authority is bound by the court’s
determination of which family members continue to receive
assistance.

It is the Authority’s policy that when a family on the waiting list breaks up into
two otherwise eligible families, only one of the new families may retain the
original application date. Other former family members may make a new
application with a new application date if the waiting list is open.

If a family breaks up into two otherwise eligible families while receiving
assistance, only one of the new families will continue to be assisted.

In the absence of a judicial decision or an agreement among the original family
members, the Authority will determine which family will retain their placement

on the waiting list or continue to receive assistance.
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In making its determination, the Authority will take into consideration the
following factors:

(1) the interest of any minor children, including custody arrangements;
(2) the interest of any ill, elderly, or disabled family members;

(3) the interest of any family member who is the victim of domestic
violence, dating violence, sexual assault, or stalking, including a family
member who was forced to leave an assisted unit as a result of such
actual or threatened abuse;

(4) any possible risks to family members as a result of criminal activity;
(5) the recommendations of social service professionals; and

(6) given to the adult member who initially applied, if another adult
member was added at a later time.

If an adult member requests residual rights to the Voucher (head of
household requests that other adult member receives the Voucher), the
adult member who wishes to receive the Voucher, must have been an
approved member of the household for at least 6 months.

The Authority shall require verification of the above (applicable)
circumstances. If either or both of the families do not provide the
documentation requested, the Authority may terminate the Voucher for
failure to provide requested verifications.

Remaining Member of a Tenant Family: 24-cFR-5463

The HUD definition of family includes the remaining member of a tenant - { Formatted: Font: Not Italic

family, which is a member of an assisted family who remains in the unit when
other members of the family have left the unit. Household members such as
live-in aides, foster children, and foster adults do not qualify as remaining
members of a family.

If dependents are the only “remaining members of a tenant family” and there
is no family member able to assume the responsibilities of the head of
household, see this chapter for the policy on “Caretaker of Child.

A reduction in family size may require a reduction in the voucher family unit
size.

<+— — — 7| Formatted: Normal, Space Before: 0 pt, Keep lines
together, Tab stops: 0", Left + Not at 0.44"
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6-1.M. Family Income and Total Tenant Payment (TTP): -[24 CFR 5.609] *;</‘[F°rmatted=
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Income includes all monetary amounts which are received on behalf of the
family. For purposes of calculating the Total Tenant Payment, HUD defines
what is to be calculated and what is to be excluded in the Code of Federal
Regulations (CFR).

In accordance with this definition, all income which is not specifically excluded
in the regulations is counted.

A family’s income determines eligibility and is used to calculate the family’s
payment and the Authority’s subsidy. The Authority will use the polices and
methods described in this Administrative Plan to ensure that only eligible
families receive assistance and that no family pays more or less than its
obligation under regulations.
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Annual income is defined as the gross amount of income anticipated to be
received by the family during the twelve (12) months after certification. Gross
income is the amount of income prior to any HUD allowable expenses or
deductions.

In determining initial eligibility, annual income is used to determine if an
applicant income exceeds the very-low income (or extremely low) limit or is
within the applicable income limits selected under.

Annual income also means amounts derived (during the 12-month period)
from assets to which any member of the family has access.

In addition to this general definition, HUD regulations establish policies for
treating specific types of income and assets as follows:

« Annual Income Inclusions

« Annual Income Exclusions

« Treatment of Family Assets

. Earned Income Disallowance for Persons with Disabilities
. The Effect of Welfare Benefit Reduction

Basis of Annual Income Projection:

The Authority generally will use current circumstances to determine
anticipated income for the coming 12-month period. HUD authorizes the
Authority to use other than current circumstances to anticipate income when:

« An imminent change in circumstances is expected;

« It is not feasible to anticipate a level of income over a 12-month
period (e.g., seasonal or cyclic income); [24 CFR 5.609(d)]

« The Authority believes that past income is the best available

indicator of expected future income 24-EFR-5-609(d).}

The Authority is required to use HUD’s Enterprise Income Verification (EIV)
system in its entirety as a third-party source to verify employment and income
information, and to reduce administrative subsidy payment errors in
accordance with HUD administrative guidance {24-cFR-5-233(a)(2)1.~

HUD allows Authority’s to use tenant-provided documents (pay stubs) to
project income once EIV data has been received in such cases where the family
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does not dispute the EIV employer data and where the Authority does not
determine it is necessary to obtain additional third-party data.

When EIV is obtained and the family does not dispute the EIV employer data,
the Authority will use current tenant-provided documents to project annual
income. When the tenant- provided documents are pay stubs, the Authority
will make every effort to obtain a minimum of two (2) current and consecutive
pay stubs.

Note: Documents older than 60 days from the Authority’s
interview/determination or request date are acceptable for confirming dates
of income.

The Authority will obtain written and/or oral third-party verification in
accordance with the verification requirements and policy in this Administrative
Plan in the following cases:

e If EIV or other UlV data is not available,
o If the family disputes the accuracy of the EIV employer data, and/or If
the Authority determines additional information is needed.

In such cases, the Authority will review and analyze current data to anticipate
annual income.

In all cases, the family file will be documented with a clear record of the reason
for the decision, and a clear audit trail will be left as to how the Authority
annualized projected income.

i.  When the Authority cannot readily anticipate income based upon current
circumstances (e.g., in the case of seasonal employment, unstable
working hours, or suspected fraud), the Authority will review and
analyze historical data for patterns of employment, paid benefits, and
receipt of other income and use the results of this analysis to establish
annual income.

ii. Any time current circumstances are not used to project annual income,
a clear rationale for the decision will be documented in the file. In all
such cases the family may present information and documentation to
the Authority to show why the historic pattern does not represent the
family’s anticipated income.
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6-+HH-c-Earned Income:

Income means all amounts, monetary or not, which:

e (@ Go to, or on behalf of, the family head or spouse (even if< -~ {Forrgat_tem Indent: Left: 0", Hanging: 0.85", No bullets or }
temporarily absent) or to any other family member; or numbering

2 (b) Are anticipated to be received from a source outside the+ “{Forrgat_ted: Indent: Left: 0", Hanging: 0.85", No bulletsor}
family during the 12-month period following admission or | fumberhe
reexamination effective date; and

3= © Which are not specifically excluded in sections “Excludable+ "{Fornt:at_te& Indent: Left: 0", Hanging: 0.85", No bullets or }
Income” and “Federally mandated Income Exclusions” located later numberng

in this section;

Income includes, but is not limited to:

o The full gross amount, before any payroll deductions, of wages and
salaries, overtime pay, commissions, fees, tips and bonuses, and
other compensation for personal services;
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e The net income from the operation of a business or profession.
Expenditures for business expansion or amortization of capital
indebtedness shall not be used as deductions in determining net
income. An allowance for depreciation of assets used in a business
or profession may be deducted, based on straight line depreciation,
as provided in Internal Revenue Service Regulations. Any withdrawal
of cash or assets from the operation of a business or profession will
be included in income, except to the extent the withdrawal is
reimbursement of cash or assets invested in the operation by the
family;

e Interest, dividends, and other net income of any kind from real or
personal property. Expenditures for amortization of -capital
indebtedness shall not be used as deductions in determining net
income. An allowance for depreciation is permitted only described in
the paragraph above.

¢ Any withdrawal of cash or asset from an investment will be included
in income, except to the extent the withdrawal is reimbursement of
cash or assets invested by the family. Where the family has net
family assets in excess of $5,000, annual income shall include the
greater of actual income derived from all net family assets or a
percentage of the value of such assets based on the current passbook
savings rate, as determined by HUD;

e The full number of periodic amounts received from Social Security,
annuities, insurance policies, retirement funds, pensions, disability or
death benefits, and other similar types of periodic receipts, including
a lump-sum amount or prospective monthly amounts for the delayed
start of a periodic amount (except lump-sum payments caused by
delays in processing periodic payments for Social Security or SSI are
not included as income);

e Payments in lieu of earnings, such as unemployment and disability
compensation, worker’s compensation and severance pay;

o Welfare assistance payments.

Welfare assistance payments made under the Temporary Assistance for
Needy Families (TANF) program are included in annual income only to
the extent such payments:
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260.31; and are not otherwise excluded. The full award benefit is
calculated even if a family is sanctioned for non-compliance with
TANF and receiving less.

List Paragraph, Bulleted + Level: 1 + Aligned at:

0.75" + Indent at: 1"
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« Periodic and determinable allowances, such as alimony and child+ - - { Formatted: Indent: Left: 0.75", No bullets or numbering

support payments, and regular contributions or gifts received from
organizations or from persons not residing in the dwelling;

Armed Forces (except special pay to a family member serving in the
Armed Forces who is exposed to hostile fire).

Font: (Default) Verdana, 12 pt

" { Formatted:
numbering

Normal, Indent: Left: 0.75", No bullets or

» Any financial assistance, in excess of amounts received for tuition+ - - {Formatted:

and any other required fees and charges, that an individual receives
under the Higher Education Act of 1965 (20 U.S.C. 1001 et seq.),
from private sources, or an institution of higher education (as defined
under the Higher Education Act of 1965 (20 U.S.C. 1002)), shall be
considered income to that individual, except for a person over the
age of 23 with dependent children.

A _____

When annual income cannot be anticipated for a full twelve (12) months, the
Authority may average known sources of income that vary to compute an
annual income, or annualize current income and conduct an interim
reexamination if income changes.

The Authority is required to count all income “anticipated to be received from
a source outside the family during the next 12-month period following
admission or annual recertification effective date”

The Authority will generally use current circumstances to determine
anticipated income for the coming 12-month period. HUD authorizes the
Authority to use other than current circumstances to anticipate income when:

¢ An imminent change in circumstances is expected

e It is not feasible to anticipate a level of income over a 12-month

period (e.g., seasonal, etc.)

+—The Authority believes that past income is the best available indicated
of expected future income -
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The Authority is required to use HUD’s Enterprise Income Verification (EIV)
system in its entirety as a third-party source to verify employment and income
information, and to reduce administrative subsidy payment errors in
accordance with HUD administrative guidance.

HUD allows the Authority to use tenant-based provided documents to project
income once EIV data has been received in such cases where the family does
not dispute the EIV employer data and where the Authority does not
determine it is necessary to obtain additional third-party data.

(a) Itis the policy of the Authority that when EIV is obtained and the family
does not dispute the EIV employer data, the Authority will use current
tenant-provided documents to project annual income. When the tenant
provided documents are pay stubs, the Authority will make every effort
to obtain minimum of two (2) current and consecutive pay stubs.

Documents older than 60 days from the Authority interview/determination or
record date are acceptable for confirming dates of income.

The Authority will obtain written and oral third-party verification in accordance
with the verifications policy in the following cases:

e If EIV or UIV data is not available;
e If the family disputes the accuracy of the EIV employer data; and/or if

¢ |If the Authority determines additional information is needed.

be documented with a clear record of the reason for the decision,
and a clear audit trail will be left as to how.

When the Authority can’'t readily anticipate income based on current
circumstance (e.g., in the case of seasonal employment, unstable working
hours, or suspected fraud), the Authority will review and analyze historical
data for patterns of employment, paid benefits, and receipt of other income
and use the results of this analysis to establish income

Formatted: Normal, Indent: Left: 0.25", Hanging: 0.75",
No bullets or numbering

{ Formatted: Font: (Default) Verdana, 12 pt

- /[ Formatted: Font: Italic

(ii) Any time current circumstances are not used tO* - - {Formatted: Indent: First line: 0.5"

project annual income, a clear rationale for the decision will be
documented in the file. In all such cases the family may present
information and documentation to the Authority to show why the historic
pattern does not represent the family’s anticipated income.

If there are bonuses or overtime which the employer cannot anticipate for the
next twelve (12) months, bonuses and overtime received the previous year
will be used.
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If, by averaging an estimate can be made for those families whose income
fluctuates from month to month, this estimate will be used so as to reduce the
number of interim adjustments. The method used depends on the regularity,
source and type of income.

Minimum Income:;,, __ { Formatted: Font: Not Bold, Underiine

;\\\\ \[ Formatted: Font: Not Bold, Underline

There is no minimum income requirement. Families who report zero income ' Formatted: underline

are required to undergo an interim recertification every ninety (90) days.

Families that report zero ($0) income will be required to provide information
regarding their means of basic subsistence, such as food, utilities,
transportation, etc., by completing a Monthly Expenditure Form.

The Authority may request credit checks for all adult members of families who
report zero income. Where credit reports show credit accounts open and
payments current, the Authority will take action to investigate the possibility
of fraud or program abuse.

If the family’s expenses exceed their known income, the Authority will make
inquiry of the head of household as to the nature of the family’s accessible
resources.

Income of Person Permanently Confined for Medical Reasons : - { Formatted: Font: Not Bold, Underiine

- { Formatted: Font: Not Bold, Underline

longer considered a family member and the income of that person is not counted.

The Authority will seek verification from a reliable qualified source as to the likelihood
and timing of their return. If verification indicates that the family member will be
permanently confined to a nursing home, the family member will be considered
permanently absent. If the verification indicates that the family member will return
in less than 180 days, the family member will not be considered permanently absent.

If the person who is determined to be permanently absent is the sole member of
the household, assistance will be terminated.

- { Formatted: Font: Not Bold, Underline

- \[ Formatted: Underline

Regular contributions and gifts received from persons outside the household
are counted as income for calculation of the Total Tenant Payment (TTP).

Any contribution or gift received every six (6) months or more frequently will
be considered a “regular” contribution or gift. This includes rent and utility
payments made on behalf of the family and other cash or non-cash
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contributions provided on a regular basis. It does not include casual
contributions or sporadic gifts.

If the family's expenses exceed its known income, the Authority will inquire of
the family regarding contributions and gifts.

Alimony and Child Support:, «

-«

Regular alimony and child support payments are counted as income for
calculation of Total Tenant Payment (TTP). If the amount of child support or
alimony received is less than the amount awarded by the court, the Authority
will use the amount awarded by the court unless the family can verify that
they are not receiving the full amount and verification of item(s) below are
provided.

The Authority will accept verification that the family is receiving an amount
less than the award if:

e The Authority receives verification from the agency
responsible for enforcement or collection.

e The family furnishes documentation of child support or
alimony collection action filed through a child support
enforcement/collection agency, or has filed an enforcement or
collection action through an attorney.

o It is the family's responsibility to supply a certified copy of the
divorce decree.

Lump-Sum Payments [24 CFR 5.609]:,

Lump-sum additions to family assets, such as inheritances, insurance
payments (including payments under health and accident insurance and
worker's compensation), capital gains, and settlement for personal or property
losses is not included in income but may be included in assets.

Lump-sum payments caused by delays in processing periodic payments such
as (unemployment or welfare assistance) are counted as income. Lump sum
payments from the Social Security Administration (SSA) or Supplemental
Security Income (SSl)-are excluded from income, but any amount remaining
will be considered an asset. Deferred periodic payments which have
accumulated due to a dispute will be treated the same as periodic payments
which are deferred due to delays in processing.

In order to determine the amount of retroactive tenant rent that the family
owes as a result of the lump sum receipt:

e The Authority uses a calculation method which calculates
retroactively or prospectively depending on the circumstances.
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6-1.N. Prospective Calculation Methodology:

If the payment is reported on a timely basis, the calculation will be done
prospectively and will result in an interim adjustment calculated as follows:

e The entire lump-sum payment will be added to the annual income

at the time of the interim;-

the next annual recertification as of the date of the interim (three
months would be 25% of the year);-

e The Authority will determine the percent of the year remaining until

o At the next annual recertification, the Authority will apply the

percentage balance (75% in this example) to the lump sum and add
it to the rest of the annual income;-

e The lump sum will be added in the same way for any interims which
occur prior to the next annual recertification.

If amortizing the payment over one year will cause the family to pay the entire
total contract rent as tenant rent, the Authority and family may enter into a
Payment Agreement, with the approval of the Director of Housing Programs,
for a partial of the lump sum receipt, not to exceed 50% of the total amount.

6-1.0. Retroactive Calculation Methodoloqgy:

The Authority will go back to the date the lump-sum payment was received, or
to the date of admission, whichever is closer.

The Authority will determine the amount of income for each certification period,
including the lump sum, and recalculate the tenant rent for each certification
period to determine the amount due the Authority.

The family has the choice of paying this “retroactive” amount to the Authority
in a lump sum. At the Authority's option, the Authority may enter into a
payment agreement with the family. Otherwise, the family will need to pay
the full amount due to the Authority. The amount owed by the family is a
collectible debt even if the family becomes unassisted.

ttorney Fees:

A _ o ______

The family's attorney fees may be deducted from lump-sum payments when
computing annual income if the attorney's efforts have recovered a lump-sum
compensation, and the recovery paid to the family does not include an
additional amount in full satisfaction of the attorney fees.
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6-1.P. Contributions to Retirement Funds —Assets;, = § -~ { Formatted: Underine
oo \[ Formatted: Underline
Contributions to company retirement/pension funds are handled as follows:
¢ While an individual is employed, count as assets only the
amounts the family can withdraw without retiring or
terminating employment.
'y - - - ‘[ Formatted: Normal, No bullets or numbering

e After retirement or termination of employment, count any
amount the employee elects to receive as a lump sum.

6-1.0. Assets Disposed Of For Less Than Fair Market Value

,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, A

j - { Formatted:

Underline

== \[ Formatted:

Font: 10 pt

The Authority must count assets disposed of for less than fair market value
during the two years preceding certification or reexamination. The Authority
will count the difference between the market value and the actual payment
received in calculating total assets.

Assets disposed of as a result of a foreclosure or a bankruptcy is not considered
to be assets disposed of for less than fair market value. Assets disposed of as
a result of a divorce or separation is not considered to be assets disposed of
for less than fair market value.

The Authority's minimum threshold for counting assets disposed of for less
than fair market value is $1,000. If the total value of assets disposed of within
a one-year period is less than $1,000, they will not be considered an asset.

Checking & Savings Accounts: __ { Formatted:

Font: Not Bold, Underline

If the total of both checking and savings account balances of a family are less
than $1,000, then the Authority will not verify the assets or count the income
from such assets.

Where the family has net family assets in excess of $5,000, the Authority must
obtain supporting documentation (e.g. bank statements) from the family to
confirm the assets.

6-1.R. CHILD CARE EXPENSES [24 CFR 5.603] ~_ { Formatted:

Underline

A _ o _______

- { Formatted:

Underline

Child care expenses for children under the age of thirteen (13) years old may
be deducted from annual income if they enable an adult to work or attend
school full time, or to actively seek employment. In the case of a child
attending private school, only after-hours care can be counted as child care
expenses.
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In cases where an adult family member is available to provide child care, child
care expenses will not be allowed as a deduction unless there is a documented
reason that the family member is unable to care for the child.

Examples of those adult members who would be considered unable to care for
the child include:

e The abuser in a documented child abuse situation; or

e A person with disabilities or older person unable to take care of a small
child, as verified by a reliable knowledgeable source.

(a) Allowable deductions for child care expenses are based on the+ -~ { Formatted: Indent: Left: 0.5", Hanging: 0.5"

following guidelines:

Child Care to Work

The maximum child care expense allowed cannot exceed the amount earned
by the person enabled to work, which is included in the family’s annual income.
The “person enabled to work” will be the adult member of the household who
earns the least amount of income from working.

Child Care for School

The number of hours claimed for child care may not exceed the number of
hours the family member is attending school, including reasonable travel time
to and from school.

Amount of Expense

The Authority will survey the local care providers in the community and collect
data as a guideline. If the hourly rate materially exceeds the guideline, the
Authority may calculate the allowance using the guideline.

6-1.S. Medical Expenses [24 CFR 5.603] __ - { Formatted: Underline

| o Formatted: Underline

When it is unclear in the HUD rules as to whether or not to allow an item as a \{Formaned; Underline

medical expense, the Internal Revenue Service (IRS) Publication 502 will be
used as a guide.

Non-prescription medicines and chiropractic care must be doctor
recommended in order to be considered a medical expense. Non-prescription
medicines will be counted toward medical expenses for families who qualify if
the family furnishes legible receipts.
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6--1.T. Medicare Drug Prescription Program (PartD):, __ - { Formatted: Underline )
h ‘[ Formatted: Underline ]
(a) Medicare Prescription Drug Benefits __— { Formatted: Underiine )

The Authority must treat any Medicare prescription drug discount cards and
transitional assistance received by a family as a standard medical deduction so
that the family continues to receive a deduction for the full cost of its prescription
drugs.

e This means that neither the drug discount nor the transitional assistance
should be considered in reimbursement for the purpose of calculating the
family’s medical expense deduction.

e This also means that the Authority must verify the FULL cost of the
family’s prescription drugs, not the out-of-pocket cost to the family.

This includes bills credited to credit cards. Deductions will not be given, except
for the monthly minimum amount the credit card company demands monthly.
Deductions will not be given for medical expenses credited to some other
person’s credit card, such as parents of disabled person.

Medical deductions will not be given for the buying or repair or upkeep of a car,
even if car is equipped for the disabled.

Medical insurance, however, is considered an anticipated medical deduction.

Nonprescription medicines must be doctor-recommended in order to be
considered a medical expense, and family must furnish legible receipts.

Acupuncture, Acupressure, herbal medicines and chiropractic services will be
considered allowable medical expenses.

Service Animals:

The Authority will require a family to obtain verification on a “service” animal
that:

e Such documentation is sufficient if it establishes that an individual has
a disability and that the animal in question will provide some type of
disability-related assistance or emotional support.

“«— - - { Formatted: Indent: Left: 0.5", No bullets or numbering ]

+_The Authority will require the family to obtain a physician, psychiatrist,« . . - { Formatted: Font: (Default) verdana, 12 pt )
social worker, or other mental health professional that the animal ‘{Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at: }
provides emotional support that alleviates one or more of the identified 0.25" + Indent at: 0.5

symptoms or effects of an existing disability. Such—decumentatien—is
i o o I individualt isabit I I
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Food

Medical expenses, including well-care for the animal

Additional training expenses, only if it mandated by the organization
where the service animal originated. Verification will be required.
Reasonable mileage costs to obtain medical services

e  Medical ex

—_—

e Toys

Kennel fees, unless due to hospitalization of the animal

Expenses relating to taking animal to dog show, including fee for dog
shows, mileage, kennel fees or any supplies for the service animal
Any magazines or publications of whatever source

Special diet food, unless with a veterinarian’s written verification of the
need

Mileage: When it is unclear in the HUD rules as to whether or not to allow an
item as a medical expense, IRS Publication 502 will be used as a guide, including
the cost of mileage which will be allowed.

Medicare prescription drug coverage:

e __Insurance that covers both brand-name and generic.
at participating pharmacies. Medicare prescription drug coverage
provides protection for people who have very high drug costs. Everyone
with Medicare, regardless of income, health status, or prescription drug
usage, will have access to prescription drug coverage beginning on

January 1, 2006, as follows:

e Low income families with limited assets will qualify, but family

must enroll in a plan that meets their prescription drug needs.

Persons receiving Supplemental Security Income (SSI will
automatically qualify.

A one-time $600 subsidy (transitional assistance) will be
provided to eligible Medicare beneficiaries. This subsidy must be
excluded as income. The family may provide this verification (if
not, the Authority will need to do a third-party verification).

Un-reimbursed out-of-pocket expenses for prescription drugs
must be counted in the family’s medical expense deduction.
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e Some persons may be required to pay a monthly premium up to « - {

Formatted: Indent: Left: 0.75", Tab stops: Not at 0.25"

)

$37 which will be counted as a medical deduction. The family
may pay the premium directly or it may be deducted directly
from their SSI check.

Families are not required to report they have enrolled until their next
recertification.

6:-1.U. Pro-Ration of Assistance for “Mixed” Families [24 CFR 5.520], __ - { Formatted: Underine
- \[ Formatted: Underline
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D N

Pro-rating of assistance must be provided to any “mixed” applicant or
participant family. A “mixed” family is one that includes at least one U.S.
citizen or eligible immigrant and any number of ineligible members.

Formatted: Font: Not Bold, Underline

Formatted: Font: Not Bold, Underline

Pro-rated Assistance Calculation:, g = {
Pro-rated assistance is calculated by determining the amount of assistance

Formatted: Indent: Left: 0"

payable if all family members were eligible and multiplying by the percent
of the family members who actually are

eligible. Calculations for each housing program are performed on the HUD
50058 form.

6-1.V.-Income Changes Resulting From Welfare Program Requirements+ - - {

Formatted: Indent: Left: -0.1"

The Authority will not reduce the rental contribution for families whose welfare
assistance is reduced specifically because of:

e Fraud by a family member in connection with the welfare program;, - {

Formatted: Font:

e Failure to participate in an economic self-sufficiency program; and/or, _ {

Formatted: Font:

* Noncompliance with a work activities requirement.
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However, the Authority will reduce the rental contribution if the welfare {

Formatted: Indent: Left: 0.5", Space After: 8 pt, Line
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assistance reduction is a result of:

e The expiration of a lifetime time limit on receiving benefits;

e A situation where a family member has not complied with welfare
agency economic self- sufficiency or work activities requirements but
cannot or has not obtained employment, such as:

¢ The family member has complied with welfare program requirements,
but the durational time limit, such as a cap on the length of time a
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family can receive benefits, causes the family to lose their welfare
benefits.

Is the amount of annual income not actually received by a family as a result
of a specified welfare benefit reduction that is included in the family’s income
for rental contribution.

Imputed welfare income is not included in annual income if the family was not
an assisted resident at the time of sanction.

The amount of imputed welfare income is offset by the amount of additional
income a family receives that begins after the sanction was imposed.

When additional income is at least equal to the imputed welfare income, the
imputed welfare income is reduced to zero.

6--1.W. Verification Before Denying a Request to Reduce Rent

A _ o ________ —

The Authority will obtain written verification from the welfare agency stating
that the family's benefits have been reduced for fraud or noncompliance with
economic self-sufficiency or work activities requirements before denying the
family's request for rent reduction.

The welfare agency, at the request of the Authority, will inform the Authority
of:
¢ Amount and term of specified welfare benefit reduction for the family;

e Reason for the reduction; and

e Subsequent changes in term or amount of reduction.

6-1.X. Utility Allowance And Utility Reimbursement -Payments

-When funding is available, the Authority will provide families an allowance for
tenant paid utilities. The same utility allowance schedule is used for all tenant-
based programs.

The utility allowance is intended to cover the cost of utilities not included in
the rent. The allowances are based on the typical cost of utilities and services
paid by energy-conservative households that occupy housing of similar size
and type in the same locality. Allowances are not based on an individual
family's actual energy consumption.
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The Authority will review the utility allowance schedule annually. If the review
finds a utility rate has changed by 10 percent or more since the last revision of
the utility allowance schedule, the schedule will be revised to reflect the new
rate. Revised utility allowances will be applied in a participant family’s rent
calculation at their next reexamination.

The Authority’s utility allowance schedule and the utility allowance for an
individual family must include the utilities and services that are necessary in
the locality to provide housing that complies with the housing quality
standards. The Authority may not provide any allowance for non-essential
utility costs, such as costs of cable or satellite television.

The Authority must classify utilities in the utility allowance schedule according
to the following general categories: space heating, air conditioning, cooking,
water heating, water, sewer, trash collection, other electric, refrigerator (for
tenant-supplied refrigerator), range (for tenant- supplied range); and other
services as specified by HUD.

A tenant-paid air conditioning allowance will be provided throughout our
jurisdiction. The air conditioning allowance will only be granted to families in
the area when the Authority has confirmed that the unit actually has an air
conditioner in the unit.

The approved utility allowance schedule is given to families along with their
voucher. The utility allowance is based on the actual voucher size issued to the
family.

When the calculation on the HUD 50058 form results in a utility reimbursement
payment due to the family, the Authority may make a utility reimbursement
payment directly to the gas and electric company that provides services to the
family’s assisted unit. The check will be made out directly to the gas and
electric company.

Annual income does not include the following and is not counted as annual
income:

e Income from employment of children (including foster children) under

the age of 18;

e Payments received for the care of foster children or foster adults (usually
persons with disabilities, unrelated to the tenant family, who are unable
to live alone);

A L 2 —
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e Lump-sum additions to the family assets (counted as assets) such as
inheritances, insurance payments (including payments under accident
insurance and worker’s compensation), capital gains and settlement for
personal or property losses (except as outlined in this chapter).

e Medical reimbursements — Amounts received by the family that are
specifically for, or reimbursement of, the cost of medical expenses for
any family member;

e Income of live-in aide (CFR 5.403)(6)

¢ Full amount of student financial assistance (tuition and expenses related
to attending an institution of higher education, except as defined above)

e Special armed forces pay if exposed to hostile fire made to a family
member

¢ Amounts received under training programs funded by HUD;

=  Amounts received by a person with a disability that are disregarded for
a limited time for purposes of Supplemental Security Income eligibility
and benefits because they are set aside for use under a Plan to Attain
Self Sufficiency (PASS);

e Amounts received by a participant in other publicly assisted programs
which are specifically for or in reimbursement of out-of-pocket expenses
incurred (special equipment, clothing, transportation, child care, etc.),
and which made solely to allow participant in a specific program.

e Resident service stipends. A resident service stipend are amounts
received under a resident service stipend. A resident stipend is a modest
amount (not to exceed $200.00 per month) received by a resident for
performing a service for the Authority or Owner, on a part-time basis,
that enhances the quality of life in the development. Services include
but are not limited to, fire patrol, hall monitoring, lawn maintenance,
resident initiatives coordination, and serving as a member of the
Authority’s governing board. No resident may receive more than one
such stipend during the same period of time;

e Incremental earnings and benefits resulting to any family member from
participation in qualifying State or local employment training programs
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(including training programs not affiliated with a local government).and
training a family member as a resident management staff

¢ Temporary, non-recurring or sporadic income (including gifts);

¢ Holocaust reparation payments (Reparation payments paid by a foreign
government)

e Earnings in excess of $480.00 for each full-time student 18 years of age
or older (excluding head of household and spouse)

e Adoption assistance payments in excess of $480.00 per adopted child

e Temporary payments from the U.S. Census Bureau for employment
lasting longer than 180 days.

e Deferred periodic amounts from supplemental security income and
Social Security benefits that are received in a lump sum amount or in
prospective monthly amounts, or any deferred Department of Veteran
Affairs disability benefits that are received in a lump sum amount or in
prospective monthly amounts.

¢ Amounts received by the family in the form of refunds or rebates under
State and local law for property taxes paid on the dwelling

e Amounts paid by a State agency to a family with a member who has a
developmental disability and is living at home to offset the cost of
services and equipment needed to keep the developmentally disabled
family member at home.

e Amounts specifically excluded by any other Federal Statute from
consideration as income for purposes of determining eligibility or
benefits under a category of assistance programs to which the
exclusions set forth in 24 CFR 5.609 (c)apply. (Notices published in the
Federal Register and distributed to Housing Authorities and housing
owners identifying the benefits that qualify for such exclusion will be
distributed when necessary)

e Amounts in an individual’'s “ABLE” account will be excluded from
household actual or imputed interest on the account balance will not be
counted as income. Distributions form the ABLE account are also not
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considered income. All wage income received, regardless of which
account the money is paid to, is included as income.

Children’s Earnings: __ { Formatted:

Font: Not Bold, Underline

Employment income earned by children (including foster children) under the
age of 18 years is not included in annual income.

Certain Earned Income for Full-Time Students: -~ { Formatted:

Font: Not Bold, Underline

Earnings in excess of $480.00 for each full-time student 18 years of age or
older (except for the head, spouse, or cohead) are not counted. (24 CFR
5.609(c) (11). To be considered “full-time”, a student must be considered
“full-time” by an educational institution with a degree of certificate program.

Income of a Live-In Aide: __ { Formattea:

Font: Not Bold, Underline

- { Formatted:

Font: Not Bold, Underline

Income earned by a live-in aide, as defined in [24 CFRR 5.403], is not included
in annual income (see Eligibility chapter for further information on live-in
aides.

Income Earned under Certain Federal Programs [24 CFR 5.609(c) (A7)] - - { Formatted:

Font: Not Bold, Underline
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Underline

Income from some federal programs is specifically excluded from  Formatted:
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consideration as income, including:

e Payments to volunteers under the Domestic Volunteer Services Act of

1973 :

e Awards under the federal work-study program;

IS -

‘s - { Formatted:
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o Payments received from programs funded under Title V of the Older  {Formatted:

Normal

Americans Act of 1985

e Allowances, earnings, and payments to AmeriCorps participants under

the National and Community Service Act of 1990 ;

¢ Allowances, earnings, and payments to participants in programs funded
under the Workforce Investment Act of 1998

6:--1.Z. Annualization of Income __ { Formatted:
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period (e.g., season or cyclic income), or the Authority believes that past
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income is the best available indicator of expected future income, the Authority
may annualize the income anticipated for a shorter period, subject to a
redetermination at the end of the shorter period.

A _ o ______

HUD regulations require the Authority to deduct from annual income any of
mandatory deductions for which a family qualifies. The resulting amount is the
family’s adjusted income. Mandatory deductions are found in 24 CFR 5.611

Adjusted income means annual income (as determined by the responsible
Authority, and as defined in 5.100 and 5.603) of the members of the family
residing or intending to reside in the dwelling unit, after making the following
deductions:

Adjusted income is defined as the income minus any HUD allowable expenses
and deductions.

HUD’s allowable deductions from annual income are outlined below:

A. Dependent Allowance: $480 for each family member (other than
the head or spouse) who are minors or who are 18 and older and are
full-time students or any adult member(s) of the household who are
disabled.

B. Elderly/Disabled Allowance: $400 per family for families whose
head or spouse is 62 or over or disabled.

C. Allowable Medical Expenses: Deducted for all family members of
an eligible elderly/disabled family.

D. Child Care Expenses: Deducted for the care of children under 13
when child care is necessary to allow an adult member to work,
attend school, or actively seek employment.

E. Allowable Disability Assistance Expenses: Deducted for
attendant care or auxiliary apparatus for persons with disabilities if
needed to enable the individual or an adult family member to work.

6-1.Aa. Total Tenant Payment [24 CER 5.628]

Al _____

Determining total tenant payment (TTP):

Total tenant payment is the highest of the following amounts, rounded to the
nearest dollar.

(1) 30 percent of the family’s monthly adjusted income;

(2) 10 percent of the family’s monthly income;
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(3) If the family is receiving payments for welfare assistance from a
Public agency and a part of those payments, adjusted in
accordance with the family’s actual housing costs, is specifically
designated by such agency to meet the family’s housing costs, the
portion of those payments is so designated; or

(4) The minimum rent, as determined in accordance with 5.630

Minimum Rent [24 CFR 5.630]:

““Minimum rent”, burden is $50. Minimum rent refers to the Total Tenant -

Payment (TTP) and includes the combined amount a family pays towards
rent and/or utilities when it is applied.

(1) The Authority must charge a family no less than a minimum monthly
rent established by the Authority, except as described in “financial hardship”
section of this chapter.

(2) Public Housing program and the Section 8 moderate rehabilitation, and
certificate or voucher programs, the Authority may establish a minimum rent
of up to $50.00.

(3) For other Section 8 programs, the minimum rent is $25.00.

Financial Hardship:

When a family is eligible for minimum rent:

The Authority must grant an exemption from payment of minimum rent if the
family is unable to pay the minimum rent because of financial hardship, as
described in the Authority’s written practice.

When the family has lost eligibility for or is awaiting an eligibility determination
for assistance, including a family that includes a member who is a noncitizen
lawfully admitted for permanent residence under the Immigration and
Nationality Act who would be entitled to public benefits but for title IV of the
Personal Responsibility and Work Opportunity Act of 1996;

e When the family would be evicted because it is unable to pay the

minimum rent;

e When the income of the family has decreased because of changed
circumstances, including loss of employment;
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e When a death has occurred in the family;;--and

'y “« - - {Formatted: Normal, Indent: Left: 0.45", No bullets or

e Other circumstances determined by the Authority or HUD. suTberd

When a family requests a hardship exemption: <« _ - Formatted: Font: Not Bold
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i. All section 8 programs:

(A) When a family requests a financial hardship exemption, the Authority« - - { Formatted: Indent: Left: 0", Hanging: 0.5"

must suspend the minimum rent requirement beginning the month
following the family’s request for a hardship exemption until the
Authority determines whether there is a qualifying financial hardship,
and whether such hardship is temporary or long term.

(B) The Authority must promptly determine whether a qualifying hardship+ - - { Formatted: Indent: Left: 0", Hanging: 0.5"

exists and whether it is temporary or long term.

(C) Ifitis determined that a qualifying hardship is temporary, the Authority+ - - { Formatted: Indent: Left: 0", Hanging: 0.5"

must not impose the minimum rent during the 90-day period beginning
the month following the date of the family’s request for a hardship
exemption. At the end of the 90-day suspension period, the Authority
must reinstate the minimum rent from the beginning of the suspension.
The family must be offered a reasonable repayment agreement, on
terms and conditions established by the Authority, for the amount of
back rent owed by the family.

ii. All Programs:

(A) If the Authority determines there is no qualifying financial hardship+ - - { Formatted: Indent: Left: 0, Hanging: 0.5"

exemption, the Authority must reinstate the minimum rent, including
back rent owed from the beginning of the suspension. The family must
pay the back rent on terms and conditions established by the Authority.

Hardship Requests for an Exception to Minimum Rent [24 CFR 5.630]: __ -~ { Formatted: Font: Not Bold, Underline

The Authority recognizes that in some circumstances even the minimum rent
may create a financial hardship for families. The Authority will review all
relevant circumstances brought to the Authority’s attention regarding financial
hardship as it applies to the minimum rent. The following section states the
Authority’s procedures and policies in regard to minimum rent financial
hardship as set forth by the Quality Housing and Work Responsibility Act of
1998. HUD has defined circumstances under which a hardship could be

claimed. {24-€FR-5-6361%
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Criteria for Hardship Exception:, j - { Formatted: Font: Not Bold, Underline
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In” order for a family to qualify for a hardship exception, the family’s =~ {Formatted: Underiine

circumstances must fall under one of the following HUD hardship criteria:

e The family has lost eligibility or is awaiting an eligibility determination for
Federal, State, or local assistance, including a family with a member who
is a non-citizen lawfully admitted for permanent residence under the
Immigration and Nationality Act, and who would be entitled to public
benefits but for Title IV of the Personal Responsibility and Work

Opportunity Act of 1996;

e The family would be evicted as a result of the imposition of the minimum
rent requirement;-

e The income of the family has decreased because of changed
circumstances, including:

0 Loss of employment
0 Death in the family
o0 Other circumstances as determined by the Authority or HUD

Notification to Families of Right to Hardship Exception: __ -~ { Formatted: Font: Not Bold, Underline

- { Formatted: Font: Not Bold, Underline
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The Authority will notify all families subject to minimum rents of their right to
request a minimum rent hardship exception. “Subject to minimum rent”
means the minimum rent was the greatest figure in the calculation of the
greatest of thirty percent (30%) of monthly adjusted income, ten percent
(10%) of monthly income, minimum rent or welfare rent.

If the minimum rent is the greatest figure in the calculation of TTP, Authority
staff will include a copy of the notice regarding hardship request provided to
the family in the family’s file.

The Authority notification will advise families that hardship exception
determinations are subject to Authority review.

The Authority will review all family requests for exception from the minimum
rent due to financial hardships.

The Authority requires that all requests for minimum rent hardship exceptions
be submitted to the Authority in writing.

The Authority will request documentation as proof of financial hardship.
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The Authority will use its standard verification procedures to verify
circumstances which have resulted in financial hardship.

Requests for minimum rent exception must include a statement of the family
hardship that qualify the family for an exception.

QY

(B)

©

When a family requests a financial hardship exemption, the Authority
must suspend the minimum rent requirement beginning the month
following the family’s request for a hardship exemption until the
Authority determines whether there is a qualifying financial hardship,
and whether such hardship is temporary or long term.

The Authority must promptly determine whether a qualifying
hardship exists and whether it is temporary or long term.

If it is determined that a qualifying hardship is temporary, the
Authority must not impose the minimum rent during the 90-day
period beginning the month following the date of the family’s request
for a hardship exemption. At the end of the 90-day suspension
period, the Authority must reinstate the minimum rent from the
beginning of the suspension. The family must be offered a reasonable
repayment agreement, on terms and conditions established by the
Authority, for the amount of back rent owed by the family.

If the Authority determines there is no qualifying financial hardship
exemption, the Authority must reinstate the minimum rent, including
back rent owed from the beginning of the suspension. The family
must pay the back rent on terms and conditions established by the
Authority.

A ___

The Authority will grant the minimum rent exception to all families who request+ — - { Formatted:

it, effective the first of the following month.

The minimum rent will be suspended until the Authority determines whether
the hardship is:

Covered by statute;
Temporary or long term.
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“Suspension” means that the Authority must not use the minimum rent
calculation until the Authority has made this decision.

During the minimum rent suspension period, the family will not be required to
pay a minimum rent and the housing assistance payment will be increased
accordingly.

If the Authority determines that the minimum rent is not covered by statute,
the Authority will impose a minimum rent including payment for minimum rent
from the time of suspension.

Temporary Hardship: __ { Formatted: Font: Not Bold, Underiine

- \[ Formatted: Font: Not Bold, Underline

If the Authority determines that the hardship is temporary, a minimum rent
will not be imposed for a period of up to ninety (90) days from the date of the
family’s request. At the end of the temporary suspension period, a minimum
rent will be imposed retroactively to the time of suspension.

The Authority will offer a repayment agreement to the family for any such rent
not paid during the temporary hardship period.

(A) Ifitis determined that a qualifying hardship is temporary, the Authority« - - { Formatted: Indent: Left: 0, Hanging: 0.5"

must not impose the minimum rent during the 90-day period beginning
the month following the date of the family’s request for a hardship
exemption. At the end of the 90-day suspension period, the Authority
must reinstate the minimum rent from the beginning of the suspension.
The family must be offered a reasonable repayment agreement, on
terms and conditions established by the Authority, for the amount of
back rent owed by the family.

Long-Term Duration Hardships: __ { Formatted: Font: Not Bold, Underiine

- { Formatted: Font: Not Bold, Underline

hardship, the Authority must exempt the family from the minimum rent
requirements for as long as the hardship continues. The exemption from
minimum rent shall apply from the first day of the month following the family's
request for exemption.

Retroactive Determination: - { Formatted: Font: Not Bold, Underline

- { Formatted: Font: Not Bold, Underline

A L ______

The Authority will reimburse the family for any minimum rent charges which+ — - { Formatted: Line spacing: single

took effect after October 21, 1998, that qualified for one of the mandatory
exceptions.
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If the family is owed a retroactive payment, the Authority will offset the
family’s future rent contribution payments by the amount in which the
Authority owes the family.

A _____

When annual income cannot be anticipated for a full twelve (12) months, the
Authority may average known sources of income that vary to compute an
annual income, or annualize current income and conduct an interim
reexamination if income changes.

The Authority is required to count all income “anticipated to be received from
a source outside the family during the next 12-month period following
admission or annual recertification effective date”

The will generally use current circumstances to determine anticipated income
for the coming 12-month period. HUD authorizes the Authority to use other
than current circumstances to anticipate income when:

¢ An imminent change in circumstances is expected;

e It is not feasible to anticipate a level of income over a 12-month
period (seasonal, etc.)

e The Authority believes that past income is the best available indicated
of expected future income (24 CFR 5.609(d))

(1) The Authority is required to use HUD’s Enterprise Income
Verification (EIV) system in its entirety as a third-party source to
verify employment and income information, and to reduce
administrative subsidy payment errors in accordance with HUD
administrative guidance.

_ - { Formatted: Underline

j_- { Formatted: Underline

(—1—) ‘e { Formatted: No bullets or numbering

(2) HUD allows the Authority to use tenant-based provided
documents to project income once EIV data has been received in
such cases where the family does not dispute the EIV employer
data and where the Authority does not determine it is necessary
to obtain additional third-party data.

(_2_) N i S~~~ ’[ Formatted: Font: Verdana, 12 pt

3) It is the policy of the Authority that when EIV is obtained and the
family does not dispute the EIV employer data, the Authority will
use current tenant-provided documents to project annual income.
When the tenant provided documents are pay stubs, the Authority
will make every effort to obtain minimum of two (2) current and
consecutive pay stubs.

Documents older than 60 days from the Authority interview/determination or
record date are acceptable for confirming dates of income.
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#=i. The Authority will obtain written and oral third-party

verification in accordance with the verifications policy in
Chapter 7 in the following cases:

e If EIV or UlV data is not available;

o If the family disputes the accuracy of the EIV employer data; and/or

A d i ‘[ Formatted: Normal, No bullets or numbering

e If the Authority determines additional information is needed.

tH=ii. _ In such cases, the Authority will review and analyze current

data to anticipate annual income. In all cases, the family file
will be documented with a clear record of the reason for the
decision, and a clear audit trail will be left as to how.

When the Authority can’'t readily anticipate income based on current
circumstance (in the case of seasonal employment, unstable working hours,
or suspected fraud), the Authority will review and analyze historical data for
patterns of employment, paid benefits, and receipt of other income and use
the results of this analysis to establish income.

Any time current circumstances are not used to project annual income, a clear
rationale for the decision will be documented in the file. In all such cases the
family may present information and documentation to the Authority to show
why the historic pattern does not represent the family’s anticipated income.

If there are bonuses or overtime which the employer cannot anticipate for the
next twelve (12) months, bonuses and overtime received the previous year
will be used.

If, by averaging an estimate can be made for those families whose income
fluctuates from month to month, this estimate will be used so as to reduce the
number of interim adjustments. The method used depends on the regularity,
source and type of income.

Minimum Income:, __ { Formatted: Font: Not Bold, Underline
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7\%\" [ Formatted: Font: Not Bold, Underline

There is no minimum income requirement. Families who report zero income \{Formmed_ Underine

(D N

are required to undergo an interim recertification every ninety (90) days.

Families that report zero ($0) income will be required to provide information
regarding their means of basic subsistence, such as food, utilities,
transportation, etc., by completing a Monthly Expenditure Form.

The Authority may request credit checks for all adult members of families who
report zero income. Where credit reports show credit accounts open and
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payments current, the Authority will take action to investigate the possibility
of fraud or program abuse.

If the family’s expenses exceed their known income, the Authority will make
inquiry of the head of household as to the nature of the family’s accessible

resources.
Income of Person Permanently Confined for Medical Reasons:, «_ - { Formatted: Font: Not Bold, Underiine
For-Medical Reasons N \[ Formatted: Font: Not Bold, Underline
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If a family member is nursing home or hospital permanently, that person is no \\\{Formamd: Font: Not Bold, Underline

longer considered a family member and the income of that person is not counted. " { Formatted: Font: Not Bold, Underline

o U )

The Authority will seek verification from a reliable qualified source as to the likelihood
and timing of their return. If verification indicates that the family member will be
permanently confined to a nursing home, the family member will be considered
permanently absent. If the verification indicates that the family member will return
in less than 180 days, the family member will not be considered permanently absent.

If the person who is determined to be permanently absent is the sole member of
the household, assistance will be terminated.

Reqular Contributions and Gifts [24 CFR 5.609]: __ { Formatted: Font: Not Bold

Regular contributions and gifts received from persons outside the household
are counted as income for calculation of the Total Tenant Payment (TTP).

Any contribution or gift received every six (6) months or more frequently will
be considered a “regular” contribution or gift. This includes rent and utility
payments made on behalf of the family and other cash or non-cash
contributions provided on a regular basis. It does not include casual
contributions or sporadic gifts.

If the family's expenses exceed its known income, the Authority will inquire of
the family regarding contributions and gifts.

- { Formatted: Font: Not Bold, Underline

o [ Formatted: Underline

Regular alimony and child support payments are counted as income for
calculation of Total Tenant Payment (TTP). If the amount of child support or
alimony received is less than the amount awarded by the court, the Authority
will use the amount awarded by the court unless the family can verify that
they are not receiving the full amount and verification of item(s) below are
provided.

The Authority will accept verification that the family is receiving an amount
less than the award if:
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e The Authority receives verification from the agency responsible for
enforcement or collection.

e The family furnishes documentation of child support or alimony collection
action filed through a child support enforcement/collection agency, or
has filed an enforcement or collection action through an attorney.

e It is the family's responsibility to supply a certified copy of the divorce
decree.

Lump-Sum Payments  [24 CFR 5.609]:

A ______

Lump-sum additions to family assets, such as inheritances, insurance
payments (including payments under health and accident insurance and
worker's compensation), capital gains, and settlement for personal or property
losses is not included in income but may be included in assets.

Lump-sum payments caused by delays in processing periodic payments such
as (unemployment or welfare assistance) are counted as income. Lump sum
payments from the Social Security Administration (SSA) or Supplemental
Security Income (SSl)-are excluded from income, but any amount remaining
will be considered an asset. Deferred periodic payments which have
accumulated due to a dispute will be treated the same as periodic payments
which are deferred due to delays in processing.

In order to determine the amount of retroactive tenant rent that the family
owes as a result of the lump sum receipt:

e The Authority uses a calculation method which calculates retroactively or
prospectively depending on the circumstances.
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Contributions to Retirement Funds — Assets: | Formatted: Font: Not Bold, Underline
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Contributions to company retirement/pension funds are handled as follows:

amounts the family can withdraw without retiring or
terminating employment;

¢ While an individual is employed, count as assets only the

e After retirement or termination of employment, count any
amount the employee elects to receive as a lump sum.
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6-1.Ad. Assets Disposed Of For Less Than Fair Market Value 24-6FR - { Formatted: Underline

-LAc.assels Disnosed Of For Less Than Falr Market Value 24-6FR

The Authority must count assets disposed of for less than fair market value
during the two years preceding certification or reexamination. The Authority
will count the difference between the market value and the actual payment
received in calculating total assets.

Assets disposed of as a result of a foreclosure or a bankruptcy is not considered
to be assets disposed of for less than fair market value. Assets disposed of as
a result of a divorce or separation is not considered to be assets disposed of
for less than fair market value.

The Authority's minimum threshold for counting assets disposed of for less
than fair market value is $1,000. If the total value of assets disposed of within
a one-year period is less than $1,000, they will not be considered an asset.

Checking & Savings Accounts:

If the total of both checking and savings account balances of a family are less
than $1,000, then the Authority will not verify the assets or count the income
from such assets.

Where the family has net family assets in excess of $5,000, the Authority must
obtain supporting documentation (e.g. bank statements) from the family to
confirm the assets.
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Chapter 7
Verification Preeceddres
[24 CFR Part 5, 24 CFR 982.516]

Overview

HUD regulations require that the factors of eligibility and Total Tenant Payment
be verified by the Authority. Authority staff will be trained to explain to
applicants/participants the verification procedures including the types of information
that will be verified and the methods used. Authority staff will obtain written
verification from independent sources and will document tenant files of third-
party verification efforts and methods and when verification is not possible, as to
why third-party verification was not obtainable.

Applicants and program participants must provide true and complete
information to the Authority when requested by the Authority. The Authority's
verification requirements are designed to maintain program integrity. This
chapter explains the Authority's procedures and standards for verifications of
preferences, income, assets, allowable deductions, family status, and changes
in family composition. The Authority will obtain proper authorization from the
family before requesting information from independent sources.
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Housing Authorities should begin with the highest level of verification
techniques.

All verifications, regardless of technique, require the Authority to review the
Income Validation Tool (IVT) information at the time of recertification and for
multiple subsidy payments. The Authority is required to review the Enterprise
Income Verification (EIV) Former Tenant and Existing Tenant Reports for any
SSA matches involving another Authority, or multi-family entity and follow-up
on any issues identified.

The Authority is required to maintain the Income Report in the tenant file
along with the form HUD-50058 and other documentation to support the
income and calculations used to determine a family rent portion for all
mandatory annual recertifications of family income and composition.

If the Income Report does not contain any employment and income
information for the family, the Authority should attempt the next lower level
verification technique, as noted in the below chart.

The Authority will also need to obtain an Income Report for each household
and maintain the Income Report in the tenant file along with Form 50058.
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7-1.B Methods Of Verification “

Level Verification Technique Ranking

Upfront Income Verification (UlV)
6 using HUD’s Enterprise Income Highest (Mandatory)
Verification (EIV) system
(not available for income
verifications of applicants)

5 Upfront Income Verification Highest (Optional)
(UIV) using non-HUD system

High (Mandatory to supplement
ElV-reported income sources and
4 when EIV has no data; Mandatory
Written third Party Verification [for non-EIV reported income
sources; Mandatory when tenant
disputes EIV reported employment
and income information and is
unable to provide acceptable
documentation to support dispute)

3 Written Third Party Verification [third party verification documents
Form are not available or rejected by the
)Authority; and when the applicant
or tenant is unable to provide
acceptable documentation)

Medium-Low (Mandatory if written

2 Oral Third-Party Verification Low (Mandatory if written third «
party verification is not available)

1 Tenant Declaration unable to obtain
any type of third-party verification)

Low (Use as a last resort when

Note: This verification hierarchy applies to income determinations for
applicants and participants.-Hewewer; EIV is not available for verifying_initial
income of applicants.
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The Authority utilizes HUD’s Enterprise Income Verification (EIV) system as
an on- line source for income verification before or during a recertification ,
through an independent source that systematically and uniformly maintains
income information in a computerized format for a large number of individuals.
This system enables the Authority to check a variety of income sources for all
family members, regardless of income sources reported by applicants and
participants.

The Authority staff may not disclose EIV data to any third parties (EIV data
is property of HUD and protected by the Federal Privacy Act). Staff may only
provide EIV data to the individual to whom the record pertains. EIV data of
minors may be provided to the minor’s parent or guardian.

The Authority utilizes HUD’s Enterprise Income Verification (EIV) system in
its entirety as a third-party source to verify employment and income
information, and to reduce administrative subsidy payment errors in
accordance with HUD administrative guidance [24 CFR 5.233(a)(2)].

HUD also allows the Authority to use tenant-provided documents (pay stubs)
to project income and use EIV as a resource to do a comparison of the
information provided by the family.

It is the policy of the Authority that when EIV is obtained and the family
does not dispute the EIV information of employer data, the Authority will use
current tenant-provided documents to project annual income.
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When the tenant- provided documents are pay stubs, the Authority will
make every effort to obtain a minimum of two (2) current and consecutive
pay stubs.

Documents older than 60 days from the Authority’s interview/determination
or request date are acceptable for confirming dates of income.

The Authority will obtain written and/or oral third-party verification in
accordance with the verification requirements and policy in this chapter in
the following cases:

e If EIV or other UlV data is not available;;
o If the family disputes the accuracy of the EIV employer data;; and/or
e |If the PHA determines additional information is needed.

In such cases, the Authority will review and analyze current data to
anticipate annual income.

In all cases, the family file will be documented with a clear record
documenting the verifications received, requested, and used for purpose of
determining the family rent portion, leaving a clear audit trail as to how the
Authority annualized projected income.

When the Authority cannot readily anticipate income based upon current
circumstances (e.g., in the case of seasonal employment, unstable working
hours, or suspected fraud), the PHA will review and analyze historical data
for patterns of employment, paid benefits, and receipt of other income and
use the results of this analysis to establish annual income.

Any time current circumstances are not used to project annual income, a clear
rationale for the decision will be documented in the file. In all such cases the
family may present information and documentation to the Authority to show
why the historic pattern does not represent the family’s anticipated income

7-1.C. Third-Party Verification Technigues - { Formatted: Underiine
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The verification of income before or during a family recertification through an - - Formatted: Underline
independent source that systematically and uniformly maintains income
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information in computerized form for a number of individuals. The EIV system
is available to all Housing Authority’s as a UlV technique. Housing Authorities
are encouraged to continue using other non-HUD UIV tools, such as The Work
Number (an automated verification system) and state government databases,
to validate tenant-reported income.

Written Third Party Verification (Level 4): __ - { Formatted: Font: Not Bold, Underline

== \[ Formatted: Font: Not Bold

An original or authentic document generated by a third-party source dated
either within the sixty (60) day period preceding the reexamination or
Authority request date. Such documentation may be in the possession of the
tenant (or applicant) and is commonly referred to as tenant-provided
documents.

Examples of acceptable tenant-provided documentation (generated by a third-
party source) include, but are not limited to:

Paystubs or payroll summary report
Employer notice/letter of hire/termination
SSA benefit verification letter

Bank statements

Child support payment stubs

Welfare benefit letters and/or printouts
Unemployment monetary benefit notices
Pharmacy printouts

S@mopaooTy

The Authority is required to obtain at a minimum, two (2) current and« - - { Formatted: Space Before: 0 pt, Line spacing: single

consecutive pay stubs for determining -income from wages. The Authority will
continue to request six (6) current and cumulative paycheck stubs during a
regularly scheduled recertification. For new income sources or when two (2)
pay stubs are not available, the Authority should project income based on the
information from a traditional written third-party verification form or the best
available information.

The Authority may, at its discretion, reject any tenant-provided documents
and follow up directly with the source to obtain necessary verification of
information.

If SSA/SSI benefit information cannot be obtained through EIV and the
participant and/or household member are unable to provide the requested
document(s), the Authority will request that the participant/household
member utilize the following option:

e The Authority may request the applicant/participant, during the
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interview, by phone, email or U.S. mail to access their benefit

information on the SSA website (www.socialsecurity.gov) to request an _ - Fgrlrgattitlt Default Paragraph Font, Font: (Default) +Body
,,,,,,,,,,,,,,,,,,,,,,,,,,, ibr), 11 o

award letter;= (Calibri), 11 p

e The Authority may offer to help the applicant/participant with the online+< - - { Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at:
process as a reasonable accommodation for a person with a disability or 0.25" + Indent at: 0.5
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for an elderly person, _ - { Formatted: Font: (Default) Verdana, 12 pt
e Assist the applicant in answering questions and explain_how the<._- { Formatted: Font: (Default) Verdana, 12 pt )
applicant should provide the letter once they receive it. Upon receipt, T Formatted: List Paragraph, Bulleted + Level: 1 + Aligned at: }
0.25" + Indent at: 0.5"

the applicant/household member should provide the Authority with the
original SSA benefit letter. The Authority should make a photocopy of
the document for the Authority file and return the original document to
the individual. The Authority should use the listed gross benefit amount
to calculate annual income from social security benefits. The SSA will
charge the Authority a fee for third party verifications of social security
benefits. Therefore, to avoid incurring third party verification costs, the
Authority will use the method noted above to obtain verification for each
household member that receives social security benefits

Written Third Party Verification Form (Level 3);, _ -~ { Formatted: Font: Not Bold, Underline )
e o [ Formatted: Font: Not Bold, Underline ]
Traditional written third-party verification is used to verify information directly =~ { Formatted: Underline )

from the source. Third party written verification forms will be sent directly to
the third-party source by mail, electronic mail or fax. The form is completed
by the third party by hand (in writing or typeset). The family will be required
to sign an authorization for the information source to release the specified
information.

Oral Third-Party Verification (Level 2):, j_- { Formatted: Font: Not Bold, Underline )
o \[ Formatted: Font: Not Bold, Underline ]

Oral third-party verification will be used when written third party verification
is not possible, or in the event that the independent source does not respond
to Authority request in a reasonable time frame, (i.e. ten (10) days). The
Authority will make a 2" attempt to request before the next method of
verification is used. When this method is used, the Authority will be required
to document the Method of Verification (MOV) form in the file, the name of
the person contacted and telephone number, the date and time of the
conversation, and the facts provided. If no reply, the MOV must be
documented with the Authority’s attempts to obtain the information. The
following time line should be followed:
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the Authority will need to call the unresponsive party and document
information obtained on the “MOV” form.

document the attempts and move on to the next method of verification, “non-
third-party verification”. The Authority will accept faxed documents and will
accept photo copies provided the information is confirmed over the phone.

The tenant submits an affidavit, Self-certification in writing of a statement of
reported income and/or expenses to the Authority. This verification method
should be used as a last resort when the Authority has not been successful in
obtaining information via all other verification techniques. When the Authority
relies on the tenant declaration, the Authority must document the tenant file
as to why third-party verification was not obtainable.

Third Party Verification Requirements:

In accordance with 24 CFR 960.259(c)(1) and 24 CFR 982.516(a)(2), the
Authority must obtain and document in the tenant file third party verification
of the following factors, or must document in the tenant file why third party
verification was not obtainable:

reported family annual income;

the value of assets;

expenses related to deductions from annual income; and
other factors that affect the determination of adjusted income.

HUD is aware that in some situations, third party verification is not available
for a variety of reasons. In these cases, the Authority is required to document
the reason(s) why third-party verification was not obtainable.

circumstances:

1. When the tenant disputes the EIV information and is unable to
provide acceptable documentation support his/her dispute (24 CFR
5.236(b);
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2. When the Authority requires additional information that is not
available in EIV and/or the tenant is unable to provide the Authority
with current acceptable tenant-provided documentation.

Examples of additional information, includes but is not limited to:

e Effective dates of income (i.e. employment, unemployment

compensation, or social security benefits;

e For new employment: pay rate, number of hours worked per week, pay

frequency, etc.;

'Y - - - ‘[ Formatted: Normal, No bullets or numbering

e Confirmation of change in circumstances (i.e. reduced hours, reduced
rate of pay, temporary leave of absence, etc.).

If the EIV report reveals an income source that was not reported by the tenant
or a substantial discrepancy in the reported income information, the Authority
is required to take the following actions:

e Discuss the income discrepancy with the tenant; and

¢ Request the tenant to provide any documentation to confirm or
dispute the unreported or underreported income and/or income
sources; and

e The Authority will request from the third-party source, any
information necessary to resolve the income discrepancy; and

o If applicable, determine the tenant’s underpayment of rent as a
result of unreported or underreported income, retroactively*; and

e Take any other appropriate action as directed by HUD or the
Authority’s administrative policies.

*The Authority is required to determine the retroactive rent as far back as the
existence of complete file documentation (form HUD-50058 and supporting
documentation) to support such retroactive rent determinations.

Note: A substantial difference is defined as an amount equal to or greater
than $2,400 annually. The tenant must be provided an opportunity to contest
the Authority determination of tenant rent underpayment.
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The Authority will require families to furnish verification of legal identity for
each household member.

Health and Human Services ID
Certified school records

If a document submitted by a family is illegible or otherwise questionable,
more than one of the documents listed above may be required.

7-1.E. Disclosure Of Social Security Numbers [24 CFR 5.216]

-

Families are required to provide verification of valid Social Security Numbers
(SSN) for all members of the household prior to admission, with the exception
of individuals who do not contend eligible immigration status. Exemptions also
include, existing program participants who were at least 62 years of age as of
January 31, 2010, and had not previously disclosed an SSN.

Legal identity will be verified for all applicants at the time of eligibility« -

determination and in cases where the Authority has reason to doubt the
identity of a person representing him or herself to be a tenant or a member
of a tenant family.

Housing Authority of the County of Merced FY 22/23

Verification Procedures

Page 7-10

N

N ‘[ Formatted:

- { Formatted: Underline

- ‘[ Formatted: Underline

j - { Formatted: Underline

\/ Formatted:

Font: 12 pt

| Formatted:

Font: 12 pt

\: Formatted:

Font: 12 pt

. 1 Formatted:

Font: 12 pt

\: Formatted:

Font: 12 pt

\/ Formatted:

Font: 12 pt

| Formatted:

Font: 12 pt

- { Formatted:

Underline

Underline

N
\[ Formatted:

Font: Bold, Underline

- ‘[ Formatted:

Justified




During initial eligibility, if the Authority determines that the applicant is
otherwise eligible (yet unable to provide valid SSN) to participate in a
program, the applicant may retain its place on the waiting list for the program
but cannot become a participant until it can provide the following
documentation to verify the SSN of each member of the household.

e A valid SSN card issued by the SSA;

e An original document issued by a federal or state government

agency, which contains the name of the individual and the SSN of the
individual, along with other identifying information of the individual;

e Such other evidence of the SSN as HUD may prescribe in
administrative instructions.

The Authority may only reject documentation of an SSN provided by an
applicant or participant if the document is not an original document or if the
original document has been altered, mutilated, is illegible, or appears to be
forged.

The Authority will explain to the applicant or participant the reasons the
document is not acceptable and request that the individual obtain and
submit acceptable documentation of the SSN to the Authority within 90
days.

Nete-that-aAn individual who previously declared to have eligible
immigration status may not change his or her declaration for the purpose of
avoiding compliance with the SSN disclosure and documentation
requirements or penalties associated with noncompliance with these
requirements. Nor may the head of household opt to remove a household
member from the family composition for this purpose.

If an applicant family includes a child under the age of 6 years who was added
to the applicant household within the 6-month period prior to the date of
voucher issuance, an otherwise eligible applicant family may be admitted to
the program as a participant, so long as the documentation of the child’s SSN.
is provided to the Authority within 90 calendar days from the date of the initial
HAP contract—. One additional 90-day extension may be granted if the
Authority determines that, in its discretion, the applicant’s failure to comply
was due to circumstances that could not reasonably have been foreseen and
were outside the participant’s control.
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This requirement also applies to participant’s requesting to add a new
household member who is at least 6 years of age, or who is under the age of
6 and has an SSN, the participant must provide the complete and accurate
SSN assigned to each new member at the time of the recertification, in
addition to the documentation required to verify it. The Authority may not add
the new household member(s) until such documentation is provided. A 90-
day extension may be granted if the Authority determines that the
participant’s failure to comply was due to unforeseen circumstances and was
outside of the participant’s control. During the period the Authority is awaiting
documentation of the SSN, the child will be counted as part of the household.

Social security numbers must be verified only once during continuously -

assisted occupancy.

The Authority will verify each disclosed SSN by:

e Obtaining documentation from applicants and participants that is
acceptable evidence of social security numbers;
e Making a copy of the original documentation submitted;;

e Returning it to the individual:; and

e Retaining a copy in the participant file.

Once the individual’s verification status is classified as “verified,” the Authority
may, at its discretion, remove and destroy copies of documentation accepted
as evidence of social security documentation of an individual’s SSN.

A L

7-1.F. Release of Information [24 CFR 5.230]

Each family member age 18 years and older and each family head and spouse,
regardless of age will be required to sign the HUD 9886 Release of
Information/Privacy Act Form. In addition, family members will be required to
sign specific authorization forms when information is needed that is not
covered by the HUD 9886, Release of Information/Privacy Act Notice.

Each member requested to consent to the release of specific information will
be provided with a copy of the appropriate forms for their review and
signature.

The head of household is also required to sign the HUD-FORM 92006
Supplement to Application for Federally Assisted Housing Form.

Family refusal to cooperate with the HUD prescribed verification system wiill
result in denial of admission or termination of assistance as these
requirements are regulatory and made part of the Family Obligations.
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Where allowed by HUD and/or other State or local agencies, computer
matching may be done.

The Authority will utilize the HUD established computer-based Enterprise
Income Verification (EIV) System for but not limited to review of income and
obtaining Social Security Benefits, Supplemental Security Income, benefit
history. SSN matching, new hires, deceased tenants, debts owed and tenant
income discrepancy reports.

When computer matching results in a discrepancy with information in the
Authority records, the Authority will follow up with the family and other
verification sources to resolve this discrepancy. If the family has unreported
or underreported income, the Authority will follow the procedures in this
Administrative Plan.
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Items to be verified at initial eligibility and annual recertifications include but
are not limited to:

e All income;-

e Zero income status of household. Zero income applicants and
residents may be required to complete Household Expenditure form
at quarterly (every 90 days) to determine how the participant is
affording daily living expenses;-

e Full-time student status including high school students who are 18 or
over;=

e Current assets including assets disposed of for less than fair market
value in the preceding two years;-

e Child care expense where it allows an adult family member to be

Housing Authority of the County of Merced FY 22/23
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employed, is actively seeking employment or to further their
education;-

Total medical expenses of all family members in household whose
head or spouse is elderly or disabled;-

Disability assistance expenses to include only those costs associated
with attendant care or auxiliary apparatus for a disabled member of
the family, which allows an adult family member to be employed;-
U.S. citizenship/eligible immigrant status;-

Social Security numbers for all family members over 6 years of age
or older who have been issued a social security nhumber;=
“Preference” status based upon Authority preferences. (for applicants
and initial eligibility only);

Familial or marital status when needed for head or spouse definition.
Disability for determination of preferences, allowances or deductions
(preference verification only required at initial eligibility);-
Verification of Reduction in Benefits for Noncompliance. The Authority
will obtain written verification from the welfare agency to determine
why the amount is reduced, and document that family’s benefits have
been reduced for fraud or noncompliance . The Authority is required
to include the whole benefit amount as if in compliance;-

Legal Identity;-
Family Composition.

7-1.1. Verification Of Income _[24 CFR 982.516]

This section defines the methods the Authority will use to verify various types
of income. Acceptable methods of verification include, in this order:

Employment verification forms may request from employer to specify the
following:

Dates of employment;

Amount and frequency of pay (If paid twice a month, or bi-monthly,
for example, on the 15" and the 30, frequency of pay is 24 times per
yea, pay every two weeks or bi-weekly, frequency of pay is 26 times
per year, pay at once a month is monthly, etc):-

Date of the last pay increase;

Likelihood of change of employment status and effective date of any
known salary increase during the next 12 months;

Year-to-date earnings;

Estimated income from overtime, tips, bonus pay expected during
next 12 months;

Check stubs or earning statements which indicate the employer’s gross
pay, frequency of pay or year to date earnings.

The Authority may request the family’s most recently submitted IRS federal
and state income tax returns.

Housing Authority of the County of Merced FY 22/23
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Self-certifications:,

When documentation does not exist or attempts to verify written third party are
unsuccessful, participants or applicants may self-certify for verifying self-
employment income or income from tips and other gratuities. (For some self-
employment types, where there is the potential for substantial income, self-
certification may be unacceptable.)

Social Security, Pensions, Supplemental Security Income (SSlI), Disability

j - { Formatted: Font: Not Bold, Underline ]
- \[ Formatted: Font: Not Bold, Underline ]

Income: - { Formatted: Indent: Left: 0", Hanging: 1" ]

A _________

Acceptable method of verification may include, in this order:

o Enterprise Income Verification (EIV) System printout;

e Benefit verification form completed by agency providing the benefits;

e Award or benefit notification letters prepared and signed by the
8roviding agency; . . .

o Computer report electronically obtained or in hard copy;

e Social Security Benefit verification letters must be current and dated+
within 60 days of working up the file. Applicants/household members
can obtain current benefit verification letters online at

LAcceptabIe methods of verification may include, in this order:

Payment stubs;

e Verification form completed by the Employment Development
Department (EDD);

e Computer printout from online participant/applicants online account
electronically obtained or in hard copy, from unemployment office
stating payment dates and amount;.

o Weekly benefit amount stated on award letter.

Welfare (TANF) Payments or General Assistance:,

Acceptable methods of verification may include, in this order:

1. Authority verification form completed by payment provider;

2. Written statement from payment provider indicating the amount of
grant/payment, start date of payments, and anticipated changes in
payment in the next 12 months;-

3. Computer-generated Passport to Services printout and/or Notice of
Action.
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‘ Alimony or Child Support Payments:

Acceptable methods of verification may include, in this order:

‘ 1.

Authority verification form completed by payment provider;-

2. Printout of recent payment history from the issuing agency;-

3. Oral verification from the District Attorney’s Child Support Division;=
4.
5

Copy of a separation or settlement agreement or a divorce decree
stating amount and type of support and payment schedules;-

. Family's self-certification of amount received and the likelihood of

support payments being received in the future, or that support
payments are not being received.

If payments are irregular, the family must provide:

1.

2.

Authority verification form completed by parent provider or person
paying the support:-

Welfare notices of action showing amounts received by the welfare
agency for child support;-

A written statement from an attorney certifying that a collection or
enforcement action has been filed:’

An affidavit from the family indicating the amount(s) received:-

A statement from the agency responsible for enforcing payments to
show that the family has filed for enforcement.

‘ Net Income from a Business:,

In order to verify the net income from a business, the Authority will view IRS
and financial documents from prior years and use this information to anticipate
the income for the next twelve (12) months.

Acceptable methods of verification include:

IRS Form 1040

Schedule C (Small Business)

Schedule E (Rental Property Income)

Schedule F (Farm Income)

Qud_ited or un-audited financial statement(s) (profit and loss) of the
usiness

Documents such as manifests, appointment books, cash books, bank
statements, and receipts will be used as a guide for the prior six
months (or lesser period if not in business for six months) to project
income for the next twelve (12) months. The family will be advised
to maintain these documents in the future if they are not available.
Family's self-certification as to net income realized from the business
during previous years.
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o If the family is performing a cash-based business and have not been
in business long enough to have filed a tax return for the business,
they will be required to complete a form detailing information
regarding name of customers and amount paid and signature of
customer. When the families’ self-employment income is a new
business, has sporadic income, or is not expected to earn the same
amount as reported on the tax return, the Authority may conduct
interim reevaluations every 120 days and provide the log information
about customers, income and expenses.

If accelerated depreciation was used on the tax return or financial statement,
an accountant's calculation of depreciation expenses will be computed using
straight-line depreciation rules.

Child Care Business:,

will be verified using the standard verification methods outlined in this chapter.
(or as self-employed).

If the applicant/participant is operating a “cash and carry” operation the
Authority may require that the applicant/participant complete a form for each
customer which indicates: name of person, name of children who are being
cared for, phone number, number of hours the children are being cared for,
method of payment (check/cash), amount paid, and signature of person.

If the family has filed a tax return, the Authority will request the family to
provide a copy of the most recent filed return.

The Authority may conduct interim reevaluations every ninety (90) days and
require the participant to provide a log with the information that reflects
clients, number of children, and amounts paid for each.

If child care services were terminated, a third-party verification form may be
sent to the parent whose child was cared for.

When a family receives a recurring gift, the Authority will verify the income by
mailing verification directly to the providing source. If unsuccessful, the
Authority may request the family to complete a self-certification form.
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When a family submits a self-certification, the following information must be
included:

The person who provides the gifts
The value of the gifts

The regularity (dates) of the gifts
The purpose of the gifts

The Authority will follow the third-party verification procedures as outlined in
this chapter.

Zero Income Status:,

The Authority will employ the use of the UIV/EIV for annual and interim
recertifications (EIV not available and initial eligibility determination) The
Authority will process an EIV report for all new admissions within 120 days of
being admitted to the program When the family certifies zero income the
Authority may conduct other written third-party verification to confirm.
Families claiming to have zero income will be required to sign and self-certify
that no income is being received from any source (Temporary Assistance for
Needy Families (TANF), SSI, unemployment, etc)) by any member of the
household.

To prevent fraud of unreported income, the Authority may, while investigating
fraud, run a credit report or request other types of reports, records from
agencies, if information is received that indicates the family has an unreported
income source.

Minimum Income

There is no minimum income requirement. Families who report zero ($0)
income may be required to undergo an interim recertification every ninety (90)
days. Families that report zero ($0) income will be required to provide
information regarding their means of basic subsistence, such as food, utilities,
transportation, etc., by completing a Household Expenditure Form.

If the family’s expenses exceed their known income, the Authority will make
inquiry of the head of household as to the nature of the family’s accessible
resources.

Full-time Student Status

A _ o __________

Only the first $480 of the earned income of full-time students, other than head
or spouse, will be counted towards family income. Social Security, and
unemployment income is not considered as earned income and the full amount
will be counted.
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For purposes of determining the eligibility of a person to receive assistance
under section 8 of the United States Housing Act of 1937 (42 U.S.C. 1437f),
any financial assistance (in excess of amounts received for tuition and any
other required fees and charges) that an individual receives under the Higher
Education Act of 1965 (20 U.S.C. 1001 et seq.), from private sources, or an
institution of higher education (as defined under the Higher Education Act of
1965 (20 U.S.C. 1002)), shall be considered income to that individual, except
for a person over the age of 23 with dependent children

Housing Authorities must include amounts of financial assistance an individual
receives in excess of tuition and other required fees and charges when
determining annual income in accordance with 24 CFR 5.609(b)(9).

Verification of full-time student status includes:

1. Written verification from the registrar’'s office or other school official
indicating enrollment for sufficient number of credits to be considered a
full-time student by the educational institution.

2. Oral third-party must be documented in the applicant/participant file.

3. If verification cannot be received directly from the educational institution
to the Authority the file must be documented with the reason.

7-1.J. Income From Assets [24 CFR 982.516]

Where the family has net family assets in excess of $5,000, Authority must
obtain supporting documentation (e.g. bank statements) from the family to
confirm the assets.

Acceptable methods of verification include, in this order:

e Account statements, passbooks, certificates of deposit, or Authority
verification forms completed by the financial institution.

e Broker's statements showing value of stocks or bonds and the
earnings credited the family. Earnings can be obtained from current
newspaper quotations or oral broker's verification.

e IRS Form 1099 from the financial institution, provided that the
Authority must adjust the information to project earnings expected
for the next twelve (12) months.

The Authority will require the necessary information to determine the current
cash value of each asset (the net amount the family would receive if the asset
were converted to cash).
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A

Acceptable methods of verification include, in this order:

e A letter from an accountant, attorney, real estate broker, the buyer,
or a financial institution stating interest due for next twelve (12)
months. (A copy of the check paid by the buyer to the family is not
sufficient unless a breakdown of interest and principal is shown).

e Amortization schedule showing interest for the twelve (12) months
following the effective date of the certification or recertification.

Acceptable methods of verification include, in this order:

e IRS Form 1040 with Schedule E (Rental Income).

e Copies of latest rent receipts, leases, or other documentation of rent
amounts.

o Documentation of allowable operating expenses of the property: tax
statements, insurance invoices, bills for reasonable maintenance and
utilities, and bank statements or amortization schedules showing
monthly interest expense.

e Lessee's written statement verifying rent payments to the family and
family's self- certification as to net income realized.

Assets Disposed of for Less than Fair Market Value (FMV) During Two Years
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For all certifications and recertification, the Authority will obtain the family's
certification as to whether any member has disposed of assets for less than
fair market value during the two years preceding the effective date of the
certification or recertification.

If the family certifies that they have disposed of assets for less than fair market
value, verification is required that shows:

All assets disposed of for less than FMV;

The date they were disposed of;

The amount the family received; and

The market value of the assets at the time of disposition. Third party
verification will be obtained wherever possible.
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7-1.K. Verification of Assets

The Authority will require the information necessary to determine the current
cash value of the family’s assets (the net amount the family would receive if
the asset were converted to cash). Acceptable verifications may include any of
the following:

e Authority verification forms, letters, or documents completed by a
financial institution or broker.

e Passbooks, checking/savings account statements, certificates of
deposit, bonds, or financial statements completed by a financial
institution or broker.

e Quotes from a stock broker or realty agent as to net amount family
would receive if they liquidated securities or real estate.

e Real estate tax statements if the approximate current market value
can be deducted from assessment.

e Financial statements for business assets.

Copies of closing documents showing the selling price and the
distribution of the sales proceeds.
Appraisals of personal property held as an investment.

e Family's self-certification describing assets or cash held at the

family's home or in safe deposit boxes.

7-1.L. Verification of Allowable Deductions from Income ]

Child Care Expenses

The Authority will use documents in lieu of requesting third-party verification
when an expense is less than $500 annually and the family has original
documents that support the detailed amount.

Written verification from the child care provider who receives payment is
required. If the child care provider is an individual, they must provide a
statement of the amount and the frequency they are charging the family for
their services.

Verifications must specify the child care provider's name, address, telephone
number, the names of the children cared for, the number of hours the child
care occurs, the rate of pay, and the typical amount paid (weekly, monthly, or
annually), providing care for the participants child(ren).

The Authority must inquire whether the family is receiving payments (or has
received)_or will be paid or reimbursed by outside sources.
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Medical Expenses and Disability Assistance Expenses:,

In order for a family to qualify for medical expenses, the head or spouse must
be disabled. If the head or spouse is disabled, a medical allowance for out of
pocket medical expenses for the disabled family member in the household will
be included to determine the allowance. Families who claim medical expenses
will be required to submit a certification as to whether or not any expense
payments have been, or will be, reimbursed by an outside source.

All expense claims will be verified by one or more of the methods listed below:

e Written verification by a doctor, hospital or clinic personnel, dentist,
pharmacist, of (a) the anticipated medical costs to be incurred by the
family and regular payments due on medical bills; and (b) extent to
which those expenses will be reimbursed by insurance or a
government agency.

e Written confirmation from the Social Security Administration of
Medicare premiums to be paid by the family over the next twelve (12)
months. A computer printout will be accepted.

e Copies of payment agreements or most recent invoice that verify
payments made on outstanding medical bills that will continue over all
or part of the next 12 months.

e Receipts or other record of medical expenses incurred during the past
12 months that can be used to anticipate future medical expenses. The
Authority may use this approach for “general medical expenses” such
as non-prescription drugs and regular visits to doctors or dentists, but
not for one-time, nonrecurring expenses from the previous year.

The Authority will use mileage at the IRS rate, or cab, bus fare, or other public
transportation cost for verification of the cost of transportation directly related
to medical treatment that is expected in the current year.

Attendant Care Expenses:

A reliable, knowledgeable professional’s certification that the assistance of an
attendant is necessary as a medical expense and a projection of the number
of hours the care is needed for calculation purposes. The following items will
be accepted:

e Attendant's written confirmation of hours of care provided and
amount and frequency of payments received from the family or
agency (or copies of canceled checks the family used to make those
payments) or stubs from the agency providing the services.

e Receipts, canceled checks, or pay stubs that verify medical costs and
insurance expenses likely to be incurred in the next twelve (12)
months.

e Copies of payment agreements or most recent invoice that verify
payments made on outstanding medical bills that will continue over
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all or part of the next twelve (12) months.

e Receipts or other records of medical expenses incurred during the
past twelve (12) months that can be used to anticipate future medical
expenses. The Authority may use this approach for “general medical
expenses” such as non-prescription drugs and regular visits to
doctors or dentists, but not for a one-time nonrecurring expense.

The Authority may verify if any of the above costs are being reimbursed by
another provider.

7-1.M. Assistance To Persons With Disabilities [24 CFR5.611] =
In all cases, written certification from a reliable, knowledgeable professional
that the person with disabilities requires the services of an attendant and/or
the use of auxiliary apparatus to permit them to be employed or to function
sufficiently and independently or to enable another family member to be
employed.

Family's certification as to whether they receive reimbursement for any of the
expenses of disability assistance and the amount of any reimbursement
received.

Attendant Care

e I IR T P

Attendant's written certification of amount received from the family, frequency
of receipt, and hours of care provided and written certification from doctor or
rehabilitation agency, that the care is necessary to employment of household
member.

Certification of family and attendant and/or copies of canceled checks family used to
make payments.

Auxiliary Apparatus:

o Written certification from source of cost and purpose of apparatus.
Written certification from doctor or rehabilitation agency that use of
apparatus is necessary to employment of any household member. In
case where the disabled person is employed, statement from employer
that apparatus is necessary for employment.

Copies of receipts or evidence of periodic payments for apparatus.

In cases where an extra bedroom has been granted, the Authority may
confirm the bedroom is being used for the equipment at annual
inspection
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Medicare prescription drug coverage is insurance that covers both brand-name
and generic prescription drugs at participating pharmacies. Medicare
prescription drug coverage provides protection for people who have very high
drug costs. Everyone with Medicare, regardless of income, health status, or
prescription drug usage, will have access to prescription drug coverage
beginning on January 1, 2006, as follows:

e Low income families with limited assets will qualify, but family must
enroll in a plan that meets their prescription drug needs.

e Persons receiving SSI will automatically qualify.

A one-time $600 subsidy (transitional assistance) will be provided to
eligible Medicare beneficiaries. This subsidy must be excluded as
income. The family may provide this verification (if not, the Authority
will need to do a third-party verification).

e Un-reimbursed out-of-pocket expenses for prescription drugs must
be counted in the family’s medical expense deduction.

e Some persons may be required to pay a monthly premium up to $37
which will be counted as a medical deduction. The family may pay
trr:e ﬁ)(remium directly or it may be deducted directly from their SSi
check.

e Families are not required to report they have enrolled until their next
recertification through February, 2007.

furnish verification of legal identity for all family members.

One of more of the documents listed below will be considered as acceptable
verification of legal identity for adults. If a document submitted by a family is
illegible or otherwise questionable, more than one of these documents may be
required. (the Authority has the discretion to determine what is needed for
verification:

e Current, valid Driver’s license or Department of Motor Vehicles
Identification Card or REAL ID

Certificate of birth, naturalization papers, adoption papers

Legal Alien Card

Church issued baptismal certificate

Current valid driver's license

U.S. military discharge (DD 214)

U.S. Passport

Voter's registration card
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e Company/agency identification card
e Court records (marriage, divorce, bankruptcy etc.)
e Hospital records

Documents considered acceptable for the verification of legal identity for
minors may be one or more of the following:

Certificate of birth, Hospital Certificate, Naturalization Papers
Legal Alien Card

Adoption papers

Custody agreement

Health and Human Services ID (identification card)

School records

Church baptismal records

Verification of Lifetime Sex Offender Registration:,

For any admissions after June 25, 2001 (the effective date of the Screening
and Eviction for Drug Abuse and other Criminal Activity final rule), if the
recertification or request to add member to a household screening reveals that
the applicant or participant or member of the household is subject to a lifetime
sex offender registration requirement, or that the tenant has falsified
information or otherwise failed to disclose his or her criminal history on their
application and/or recertification personal declaration the Authority will propose
termination of rental assistance.

The Authority will use the following process at initial eligibility and at each
recertification determination:

Confirm the question is answered in the Personal Declaration that asks
households whether any member is subject to a lifetime registration
requirement under a state sex offender registration program.

eligibly and recertification to confirm that applicants and federal housing
assistance recipients are not lifetime registered sex offenders.

Aggressively pursue termination of rental assistance, or deny initial
eligibility, as appropriate, for tenant’s subject to a state lifetime sex
offender registration requirement to the extent currently allowed by
law.

Verification of marital status must be verified to determine marital status and
relationships. Verification of a separation may be a copy of court-ordered
documentation or other records. Verification of divorce status will be a certified
copy of the divorce decree, signed by a court officer.

The following will be considered acceptable verification:
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o A certified copy of the marriage certificate or a divorce/dissolution
decree, signed by a Court Officer.

o Verification of a separation may be a copy of court-ordered
maintenance or other official records.

Familial Relationships: ___ { Formatted:

Font: Not Bold, Underline

A L _______

- { Formatted:

Font: Not Bold, Underline

Certification will normally be considered sufficient verification of family
relationships. In cases where reasonable doubt exists, the family may be asked
to provide verification. The following verifications will always be required if
applicable:

Verification of Relationship: __ { Formatted:

Font: Not Bold, Underline
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o Official identification showing names
e Birth certificates
e Baptismal certificates

Verification of Guardianship: __ { Formatted:

Font: Not Bold, Underline

- { Formatted:

Underline

e Court-ordered assignment

e Verification from social services agency
e School records

e Affidavit of parent
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e Leases or other evidence of prior cohabitation
e Credit reports showing relationship
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Verification from social services agency and/or school records, __ - { Formattea:
- \\ - \[ Formatted:
Verification of Permanent Absence of Family Member:, * { Formatted:
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If an adult member who was formerly a member of the household is reported \\[Formatted:

Font: Not Bold, Underline
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permanently absent by the family, the Authority will consider any of the
following as verification:

1. Husband or wife institutes divorce or legal separation. Appropriate
documentation from the court is required.

2. Order of protection/restraining order obtained by one family member
against another.
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3. Proof of another home address, such as utility bills, canceled checks
for rent, driver’s license, or lease or rental agreement, if available.

4. Statements from other agencies such as social services or a written
statement from the landlord or manager that the adult family member
is no longer living at that location.

5. If no other proof can be provided, the Authority will accept a self-
certification from the family.

6. If the adult family member is incarcerated, a document from the court
or correctional facility should be obtained stating how long they will be
incarcerated.

7. If no other proof can be provided, the Authority will accept a self-
certification from the head of household or the spouse or co-head, if
the head is the absent member.

The Authority may verify changes in family composition (either reported or
unreported) through letters, telephone calls, utility records, inspections,
landlords, neighbors, credit data, school or Department of Motor Vehicles
(DMV) records, law enforcement agencies and other sources.

When the family notifies the Authority of a family member leaving the assisted
household, they must furnish the following information:

e The date the family member moved out and the new address of the
family member if available.

e The Authority may require the family to verify that the person is residing
at the new address.

Verification of Disability:,

Verification of disability must be receipt of Supplemental Security Income
(SSI) or Social Security Administration (SSA) disability payments under
Section 221 of the Social Security Act or 102(8) of the Developmental
Disabilities Assistance and Bill of Rights Act (42 U.S.C. 6001(8) or verified by
appropriate diagnostician such as physician, psychiatrist, psychologist,
therapist, rehab specialist, or licensed social worker, using the HUD language
as the verification format. The Authority has a verification form specifically
for this purpose and this form must be used for the verification of disability.

Verification for Approval of Live-In Aide Attendant:

A Live in Aide will not be approved to reside in the unit accept as verified for a
person with a disability as a reasonable accommodation and must meet HUD
definition of a live-in aide-.
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The Authority is not required to approve the person to be added as the live-in
aide (this does not deny the request to add a live-in aide, only to deny the
person requested) any of the following applies:

The live-in aide has been on a federal housing program and evicted
from public housing or terminated from Housing Choice Voucher
Program due to program violation.

The live-in aide owes any amounts of money to any federal housing
The live-in aide has drug related criminal activity, violent criminal
Authority activity, (includes registered sex offenders) as pertains to
this administrative plan, or HUD regulations; or the live-in aide whose
alcohol abuse, or criminal activity hinders the health, safety or peaceful
enjoyment of other persons residing in the immediate vicinity of the
premises.

The live-in aide has employment outside of the home.

Another person is residing in the unit who is capable of providing the
care for participant.

Participant requiring live in aide must supply the Authority with
verification from a reliable, knowledgeable professional, such as a
medical doctor, social worker or case worker. The verification must
demonstrate that a live-in aide is necessary and the family would not
be equally well served by a home health care service or a care provider
who does not live in the unit. This verification will be required to be
given to the Authority not only at the initial time the live-in aide begins
to reside in the subsidized unit but also at every annual re-certification
thereafter.

The Authority will not increase the voucher size for a live-in aide more
than one (1) bedroom size. If adding the live-in aide will cause over-
crowding due to family members of the aide, the Authority may deny
the addition of a particular person as the live-in aide and participant
would need to make a new request for an alternate aid.

In instances where the family receives payments from Human Services
through the In-Home Supportive Services (IHSS) program, the live-in
aide reported to the Authority must be the same person on record with
IHSS._The family will be required to submit verification at every annual
recertification or sooner if needed.

The live-in aide’s qualification for housing occupancy terminates when
the individual needing the supportive services leaves the unit or fails to
qualify for continued occupancy. The live-in aide does not qualify for
continued occupancy or where the need for live-in aide’s assistance
ceases as a remaining member of the tenant family, even if they are
related by blood, marriage or operation of law.
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For a person with disabilities, as a reasonable accommodation, when a
participant requests a need for a larger unit, verification m must be obtained
from a reliable, knowledgeable professional. If the family member gets written
certification that the need for the larger unit is based on a permanent disability,
the medical need will be verified annually at the recertification as part of the
reasonable accommodation.
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Family to provide written verification by the displacing agency, or by a
service agency such as the Red Cross.

« | Formatted: Indent: Left: 0", First line: 0"

Displacement by HUD disposition of a project: - { Formatted: underline

e Written verification from HUD.
Determination of Standard Replacement Housing: =~~~ _ { Formatted: Underine

¢ Inspection by an Authority inspector and/or certification by landlord.
Displacement by emergency relocation, extensive rehabilitation, insufficient - { Formatted: Underine
funding or other local disaster.=
Families who were receiving Housing Choice Voucher assistance will take
precedence over other waiting list place holders. New applicants to the
Housing Choice Voucher program must be a family displaced by a natural
disaster, including disasters recognized by the Federal government, which
extensively damaged or destroyed their dwelling.
eritg[aini E[Qfg[@qge; 7777777777777777777777777777777777777777777777 j_- { Formatted: Font: Not Bold
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The Authority will require Form DD214 or other veteran verification form,
which indicate that the applicant is a veteran with honorable discharge or
active military under the following definition: is a current member of the US
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Military Armed Forces or a veteran who served in the United States military
or served 6 years as a reservist or national guardsman (not including the two
years of standby).

If the spouse is applying for a veteran status, verification will be required or
marital status to the veteran. If the veteran is deceased, the spouse cannot
have remarried.

Residency Preference: __— { Formatted: Font: Not Bold )
e - { Formatted: Font: Not Bold ]
Verification that person currently lives, works has been hired to work, or
attends a job training program within the Authority’s area of jurisdiction. In
order to verify that an applicant is a resident, the Authority may require a
minimum of three (3) of the following documents: rent receipts, leases,
utility bills, employer or agency records, school records, driver’s license or
REAL ID, voter’s registration records or credit reports. For families that have
been hired to work in jurisdiction of the Authority, a statement from the
employer will be required.
Elderly or Disabled Elderly Preference: - { Formatted: Font: Not Bold )
e - { Formatted: Font: Not Bold ]
Verification of age and birthdate may be verified with a certified Certificate of
Birth where no government or official identification card is available. er Social
Security or Supplemental Security benefits_may be used as a method in
determining age, retirement or disability benefits received.; If a person claims
they have a permanent disability and do not receive disability benefits from
the Social Security Administration, verification of Secial—Seeurity—disability
benefitsor—_may be completed ier—of-_by the Authority> using a third-party
written verification of s-disability verification-form.
The Authority will not inquire as to the nature of the-_a disability as-defired-n
i A i - ity —wil—required to v appropriate
documentation from a knowledgeable professional.
7-1.P. (HUD) Privacy Protection Guidance for Third Parties
nyQQ§e: 777777777777777777777777777777777777777777777777777777 - { Formatted: Font: Not Bold, Underline

safeguarding personally identifiable information (PIl) required by HUD
and preventing potential breaches of this sensitive data. HUD is
committed to protecting the privacy of individuals’ information stored
electronically or in paper form, in accordance with federal privacy laws,
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guidance, and best practices. HUD expects its third-party business
partners, including Public Housing Authorities, who collect, use,
maintain, or disseminate HUD information to protect the privacy of that
information in accordance with applicable law.

General HUD program requirements are set forth in 24 C.F.R. Part 5, Subpart
B, Disclosure and Verification of Social Security Numbers and Employer
Identification Numbers: Procedures for Obtaining Income Information.
Subpart B enables HUD and PHAs to obtain income information about
applicants and participants in the covered programs through computer
matches with State Wage Information Collection Agencies (SWICAs) and
Federal agencies, in order to verify an applicant’s or participant’s eligibility for
or level of assistance.

1. Restrictions on Use of Income Information Obtained from SWICA and - -{ Formatted: Font: Not Italic, Underline

Federal Agencies. The restrictions of 42 U.S.C. 3544(c)(2)(A) apply
to the use by HUD or a PHA of income information obtained from a
SWICA and the restrictions of 42 U.S.C. 3544(c)(2)(A) and of 26
U.S.C. 6103(1)(7)(C) apply to the use by HUD or a PHA of income
information obtained from the Internal Revenue Service or the Social
Security Administration.

The Privacy Act and other requirements for grants and contracts is spelled out
in 24 C.F.R. 5.212 which states:

1.Compliance with the Privacy Act., The collection, maintenance, use,gx{Formatted: Underline

and dissemination of SSNs, EINs, any information derived from SSNs and { Formatted: Font: (Default) Verdana, 12 pt, Font color: Black |

Employer ldentification Numbers (EINs), and income information under this | Formatted: Indent: First line: 0.5"

subpart shall be conducted, to the extent applicable, in compliance with the
Privacy Act (5 U.S.C. 552a) and all other provisions of Federal, State, and
local law.

2. Privacy Act Notice. All assistance applicants shall be provided with a - { Formatted: Font: Not Italic, Underline

Privacy Act notice at the time of application. All participants shall be
provided with a Privacy Act notice at each annual income recertification.

« - {Formatted: Indent: Left: 0.5"

3) The Federal Acquisition Regulation (FAR), 48 C.F.R. 24.104, sets forth __ - { Formatted: Underline

that compliance with the requirements of the Privacy Act be included in
HUD contracts at clause 52.224-2, which provides in part:

(a) The Contractor agrees to— - - ‘[ Formatted: Indent: Left: 0.1", First line: 0.5"

(1) Comply with the Privacy Act of 1974 (the Act) and the agency rules«< — = | Formatted: Default, Indent: Left: 0.5", Adjust space

and regulations issued under the Act ;
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Definitions
As used in this Notice, the following terms are defined as:

1. Personally Identifiable Information (PIl). Defined in OMB M-07-16 as_

information which can be used to distinguish or trace an
individual’s identity, such as their name, social security number,
biometric records, etc. alone, or when combined with other personal
or identifying information which is linked or linkable to a specific
individual, such as date and place of birth, mother’s maiden name,

etc.”

4-2. Sensitive Personally Identifiable Information(SPIl). Sensitive

- { Formatted:

Underline

- { Formatted:

Underline

Personally Identifiable Information that when lost, compromised or
disclosed without authorization could substantially harm an
individual. Examples of sensitive Pl include social security or driver’s
license numbers, medical records, and financial account numbers
such as credit or debit card numbers.

A L _

Guidance on Protecting Sensitive Privacy Information

A

The Privacy Act requires that federal agencies maintain only such information
about individuals that is relevant and necessary to accomplish its purpose.
The Privacy Act also requires that the information be maintained in systems
or records — electronic and paper — that have the appropriate administrative,
technical, and physical safeguards to protect the information, however
current. This responsibility extends to contractors and third-party business
partners, such as Public Housing Authorities, who are required to maintain
such systems of records by HUD.

a) Contractors and third-party business partners should take the+ - - { Formatted:

following steps to help ensure compliance with federal requirements:

i) Security Awareness and Privacy Training : .

1. The National Institute of Standards and Technology (NIST) publishes
templates and guides for what security awareness trainings should
entail in order to be FISMA compliant. These guidelines focus on the
following key aspects:

and disclosure.
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o Inteqrity - Assuring the reliability and accuracy of information and - { Formatted: Font: Not Bold, Underline

IT resources by guarding against unauthorized information
modification or destruction.

 Availability - Defending information systems and resources to - { Formatted: Font: Not Bold, Underiine

ensure timely and reliable access and use of information. As such, | Formatted: Underline

systems are vulnerable to misuse, interruptions and
manipulation;-

+_Threat- A threat in the case of IT security is the potential to cause - - { Formatted: Font: Not 8old, Underine

unauthorized disclosure, unavailability, changes, or destruction of
protected information-;

» Vulnerability- Any flaw or weakness that can be exploited and - { Formatted: Font: Not Bold, Underline
could result in a breach or a violation of a system’s security policy; | Formatted: Underline
IS - - - ‘[ Formatted: Normal, No bullets or numbering

¢ Risk jis the likelihood that a threat will exploit vulnerability; i - - Formatted: Font: Not Bold, Underiine

- \[ Formatted: Underline

e Controls are policies, procedures, and practices designed to _ - { Formatted: Font: Not Bold, Underline

decrease the likelihood, manage the impact, or minimize the effect
of a threat exploiting a vulnerability .

2. Additionally, the NIST provides publications for reference on Building
an Information Technology Security Awareness and Training Program
and Security and Privacy Controls for Federal Information Systems
and Organizations;

2-3. PHA'’s should maintain adequate documentation that supports the
training for all staff as well as maintain auditable records of training
completion. Although there is not required reporting on the training,
Office of Field Operations personnel may spot-check compliance on
on-site visits.

ii) Limit Collection of PII, ‘e - { Formatted: Font: Not Bold, Underiine
> \\ ‘[ Formatted: Indent: Left: 0.25", First line: 0.5"
1. Do not collect or maintain sensitive PIl without proper authorization. { Formatted: Underline

2. Collect only the PII that is needed for the purposes for which it is
collected.

3. Consistent with the provisions of this Notice, PHAs may enter into
agreements (or in some cases be required) to provide PIl to

legitimate researchers under contract or other agreement with HUD
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2.

to support studies on the effects and operations of HUD programs.
Further, HUD encourages PHAs to supply PIl to other legitimate
researchers who do not have contracts or other agreements with HUD
in support of such studies, so long as the PHA in question has taken
reasonable precautions to prevent disclosure of PIl outside of the
research team. Such reasonable precautions generally involve
written agreements between the PHA and one or more researchers
that specify the legal obligations of the latter to protect PIl from
disclosure.

1ii) Manage Access to Sensitive PlI

,,,,,,,,,,,,,,,,,,, -A_

—

. Only share or discuss sensitive Pll with those personnel who have a

need to know for purposes of their work. Challenge anyone who asks
for access to sensitive Pl for which you are responsible.

Do not distribute or release sensitive PlIl to other employees,
contractors, or other third parties unless you are first convinced that
the release is authorized, proper and necessary.

. When discussing sensitive Pll on the telephone, confirm that you are

speaking to the right person before discussing the information and
inform him/her that the discussion will include sensitive PII.

Never leave messages containing sensitive PIl on voicemail.

Avoid discussing sensitive Pll if there are unauthorized personnel,
contractors, or guests in the adjacent cubicles, rooms, or hallways
who may overhear your conversations.

. Hold meetings in a secure space (i.e., no unauthorized access or

eavesdropping possible) if sensitive P1l will be discussed and ensure
that the room is secured after the meeting.

Treat notes and minutes from such meetings as confidential unless
you can verify that they do not contain sensitive PII.

Record the date, time, place, subject, chairperson, and attendees at
any meeting involving sensitive PII.

iv) Protect Hard Copy and Electronic Files Containing Sensitive PlI

-+
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, A

Clearly label all files containing sensitive PIl by placing appropriate
physical labels on all documents, removable media such as thumb
drives, information systems, and application. Examples of
appropriate labels might include —For Official Use Only or —For
(Name of Individual/Program Office) Use Only.

Lock up all hard copy files containing sensitive PIl in secured file
cabinets and do not leave unattended.
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3. Protect all media (e.g., thumb drives, CDs, etc.,) that contain

sensitive PIl and do not leave unattended. This information should
be maintained either in secured file cabinets or in computers that
have been secured;

4. Keep accurate records of where Pll is stored, used, and maintained;-

2-—Periodically audit all sensitive PIl holdings to make sure that all such

information can be readily located-;

5. Secure digital copies of files containing sensitive Pll. Protections

v) Protecting Electronic Transmissions of Sensitive PIl via fax, email, - . - { Formatted:

include  encryption, implementing enhanced authentication
mechanisms such as two-factor authentication, and limiting the
number of people allowed access to the files.

- - ‘[Formatted:
6. Store sensitive PIl only on workstations that can be secured, such as< - - { Formatted:

workstations located in areas that have restricted physical access.

Indent: Left: 0"

Indent: Left: 0.5", Hanging: 0.25"

Font: Not Bold, Underline

1. When faxing sensitive Pll, use the date stamp function, confirm the

2.

fax number, verify that the intended recipient is available, and
confirm that he/she has received the fax. Ensure that none of the
transmission is stored in memory on the fax machine, that the fax is
in a controlled area, and that all paper waste is disposed of properly
(e.g., shredded). When possible, use a fax machine that uses a
secure transmission line;

Before faxing PlI, coordinate with the recipient so that the PII will
not be left unattended on the receiving end;

3. When faxing sensitive PIl, use only individually-controlled fax

machines, not central receiving centers;

4. Do not transmit sensitive Pll via an unsecured information system

(e.g., electronic mail, Internet, or electronic bulletin board) without
first encrypting the information;-

5. When sending sensitive Pll via email, make sure both the message

and any attachments are encrypted;-

4-6. Do not place PIl on shared drives, multi-access calendars, the

Intranet, or the Internet.
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7-1.0. Protecting Hard Copy Transmissions of Files Containing+ - - { Formatted: Indent: Left: 0", Hanging: 0.75"

- \[ Formatted: Underline

o \[ Formatted: Font: Bold, Underline

1. Do not remove records about individuals with sensitive PIl from
facilities where HUD information is authorized to be stored and used
unless approval is first obtained from a supervisor. Sufficient
justification, as well as evidence of information security, must been
presented.

2. Do not use interoffice or translucent envelopes to mail sensitive PII.
Use sealable opaque solid envelopes. Mark the envelope to the
person’s attention.

3. When using the U.S. postal service to deliver information with
sensitive PIIl, double-wrap the documents (e.g., use two envelopes —
one inside the other) and mark only the inside envelope as
confidential with the statement —To Be Opened By Addressee Only.

Records Management, Retention, and Disposition « . { Formatted: Font: Not Bold, Underiine

> \\ ‘[ Formatted: Indent: Left: 0.25", First line: 0.25"

1. Follow records management laws, regulations, and policies applicable ' Formatted: underline

within your jurisdiction.

2. Ensure all Public Housing Authority locations and all entities acting
on behalf of the Authority are managing records in accordance with
applicable laws, regulations, and policies.

3. Include records management practices as part of any scheduled
oversight protocols.

4. Do not maintain records longer than required.
5. Destroy records after retention requirements are met.
6. Dispose of sensitive Pl appropriately — use cross-cut shredders or
burn bags for hard copy records and permanently erase (not just
delete) electronic records.
Incident Response - { Formatted: Font: Not Bold, Underline
. % rormatted: Underine
1. Supervisors should ensure that all personnel are familiar with Y Formatted: Indent: First line: 0.5"

L

reporting procedures.

3+-2. Promptly report all suspected compromises of sensitive Pl related

to HUD programs and projects to HUD’s National Help Desk at 1-888-
297-8689.
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CHAPTER 8

VOUCHER ISSUANCE AND BRIEFINGS
OVERVIEW

This chapter explains the briefing appointment and voucher issuance. When a
family is determined to be eligible for the Housing Choice Voucher (HCV)
program, the Authority’s job is to make certain that the families who participate
in_the program, — understand the program and how it operates and have
knowledge of their family’s obligations under the program.

These important steps are accomplished through an oral briefing and the briefing
packet containing the HUD-required documents and other important information
the family needs to know in order to successfully lease a unit under the program.

)

)

Formatted: Normal, Indent: Left: 0", Space Before: 0
pt, Allow hanging punctuation

Once the family has been informed of the program’s requirements, the Authoirity~ - - ‘{Formatted:Justified, Indent: Left: 0", Right: -0.02"

issues the family a voucher. The voucher includes the unit size for whichthe
family qualifies based on the Authority’s subsidy standards, as well as the
voucher term date (date issued and expires). The voucher is the document that
authorizes the family to begin its search for a unit, and limits the amount of time
the family has to successfully locate an acceptable unit.

The Authority's goals and objectives are designed to assure that families
selected to participate are equipped with the tools necessary to locate an
acceptable housing unit. Families are provided sufficient knowledge and
information regarding the program and how to achieve maximum benefit while
complying with program requirements. When eligibility has been determined,
the Authority will conduct a mandatory briefing to ensure that families know
how the program works. The briefing will provide a broad description of owner
and family responsibilities, Authority procedures, and how to lease a unit. The
family will also receive a briefing packet which provides more detailed
information about the program including the benefits of moving outside areas
of poverty and minority concentration. This chapter describes how briefings
will be conducted, the information that will be provided to families, and the
policies for how changes in the family composition will be handled.
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8-1.A. Issuance Of Vouchers [24 CFR 982.204(d))982-54eh2)}

When funding is available, the Authority will issue vouchers to applicants
whose eligibility has been determined. The issuance of vouchers must be
within the dollar limitations set by the ACC budget.

The number of vouchers issued must ensure that the Authority stays as close
as possible to 100 percent (100%) lease-up. The Authority performs a monthly
calculation electronically to determine whether vouchers can be issued and to
what extent the Authority can over-issue (issue more Vouchers than the
budget allows).

The Authority may over-issue Vouchers only to the extent necessary to meet
leasing goals.

8-1.B. Briefing Types and Required Attendance

Initial Applicant Briefing:

A full HUD required oral briefing will be conducted for applicant families who
are determined to be eligible for assistance. The briefings will be conducted in
groups and individual meetings. Families who attend group briefings and still
have the need for individual assistance will be referred to their selected
Eligibility Specialist. Briefings will be conducted in English.

Portable families coming into Merced County’s jurisdiction, whether absorbed
or not by Authority, will be required to attend the scheduled voucher briefing.

Housing Authority of the County of Merced FY 22/23
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documents in the Voucher holder’s packet to families so that they are fully

informed about the program. This will enable them to utilize the program to
their advantage, and it will prepare them to discuss the program with potential
owners and property managers.

The Authority will not issue a Voucher to a family unless the household
representative has attended a briefing and signed the Voucher. Applicants who
provide prior notice of inability to attend a briefing, and the Authority staff
confirm that it is a valid reason, will be automatically scheduled for the next
briefing. Applicants who fail to attend the first scheduled briefing, without prior
notification and approval of the Authority, may be denied admission. The
Authority will conduct individual briefings for families with disabilities at their
home, upon request by the family, if required for reasonable accommodation.

If the family includes a person with disabilities, the Authority will ensure
compliance with 24 CFR 8.6 to ensure effective communication.

When the Authority selects a family to participate in a tenant-based program,
the Authority must give the family an oral briefing. The briefing must include
information on the following subjects:

1. A description of how the program works;

2. Family and owner responsibilities; and

3. Where the family may lease a unit, including renting a dwelling unit
inside or outside the Authority jurisdiction, and any information on
selecting a unit that HUD provides.

The Authority is required to give selected eligible families an oral briefing. The
briefing must include information—and—infermation provided in the briefing
packet for the voucher program will comply with all HUD requirements. The
Authority also includes other information and/or materials which are not
required by HUD.
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HUD is allowing the_-PHA-_Authority to conduct the briefing by ether various
means such as a webcast, video call, in-person, one-on-one by telephone, or

expanded information packet.

Section 504 and the ADA require_—PHAs_the Authority to ensure effective
communication with applicants, participants and members of the public in all
communications and notices. The -PHA_Authority must ensure that the method
of communication for the briefing effectively communicates with, and allows
for equal participation of, each family member, including those with vision,
hearing, and other communication-related disabilities, and ensures
meaningful access for persons with limited English proficiency.

8-1.C. Information When A Family Is Selected [24 CER 982.301(b)] - {Formattedz Underline

The Authority is required to give selected eligible families an oral briefing.
Information provided in the briefing must include subjects: a description of how
the program works, to ensure the family complies with HUD requirements.

The oral briefing topics must include family and owner responsibilities, where the family
may lease a unit, including leasing in place, or within or outside the jurisdiction of the
Authority. The briefing must include what portability is and how it works, an
explanation of the advantages of moving from a high poverty area to a low poverty
area.

The Authority must take appropriate steps for all disabled persons attending the
briefing to ensure effective communication in accordance with 24 CFR 8.6.

8-1.D. Briefing Packet [24 CFR 982.301(b)] ) -- {Formatted: Underline

-
\

A h \[Formatted: Underline

When a family is seleeted_has been -determined eligible to participate in the
program, the Authority must_is required to schedule give-the familyfamily to

\\\\{ Formatted: Not Expanded by / Condensed by

{Formatted: Normal, Allow hanging punctuation
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attend a voucher briefing appointment. The briefing is to explain the program
and inform the family of their obligations while on the program. The briefing
also explains the obligations of the Landlord and the Authority. The Authority
provides the family with a packet that includes information on the voucher
program, a copy of the presentation slides that explain the program, -are-HUD
requirements, how to use the voucher to look for a unit, and documentation
about fair housing, lead base paint, what to do about discrimination, Merced

county’s jurisdiction, and—Fhe-Autherity—may-alse—include other information

and/or materials not required by HUD.s
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The briefing informational packet contains the following information:

o+  A-eempleted-The HUD Voucher_and Tenancy Addendum to be signed

by the family,~with—attached—TFenaney-Addendurm—(that to be made

part of the lease)—must—be—included—in—thetease).;_The Tenancy
Addendum outlines euthning-the terms of the voucher and tenant /

landlord responsibilities as defined byHUD., [Formatted: Font: (Default) Symbol, Font color: Black
o The term of the VOUCher—;-TL ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, Formatted: Font: (Default) Symbol, Font color: Black,
o _voucher suspensions;;and Not Expanded by / Condensed by
the-Authet 'E? pelley ef-Information on requesting extensions; and . Formatted: Font: (Default) Symbol, Font color: Black,
°0 - —&Hel—hHow the program works;- - | Not Expanded by / Condensed by
+ Family and owner responsibilities; ) o ) | Formatted: Font: (Default) Symbol, Font color: Black
Information about Wwhere the family may lease a unit, including ( Formatted

renting a dwelling unit inside or outside the Authority’s jurisdiction,

and any-information on_-selecting a unit-that-HUb-prevides:;
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»—Explains what theA Request for Tenancy Approval (RFTA) form_s and

*

how to complete the form. This form is the document-that the family
uses to request PHA approval of a unit to be leased.the—assisted
teraney-_(-An explanation of how to request approval is outlined in
the handout)-;

Authority subsidy standards, including when the Authority will consider
granting exceptions to the standards;
Materials (e.g., brochures) on how to select a unit;-and-any-additienat

Information on fFederal, Sstate and local equal opportunity laws;,
—aeopy-of-theA housing discrimination complaint form_and what to

Formatted: Right: 0.08", Space Before: 4 pt, Line
spacing: single

Not Expanded by / Condensed by

Formatted: Font: (Default) Symbol, Font color: Black,

do if you feel discriminated against;;

InformationA-tist-efHandiords known to the Authority_to search for a
rental unit -whe-may-be-wiling—tolease—aunit-to—afamilyor-other
resouree—(e-g-(resources to seek when searching such as;
newspapers, organizations, online search tools) covering areas
outside of poverty or minority concentration;-

Upon request by a person with disabilities, a Netice—thatifafamily
ircludes—a—disabled-person;—tlist of units known to the Authority for

persons with disabilities and locations with accessible units:;he-farmily

hoting of ole-tmited | bor

How the maximum allowable rent is determined;-

+ The boundaries of the geographical area in which the family may lease

a unit including;,
Information about leasing in a jurisdiction outside of Merced County

Not Expanded by / Condensed by

Formatted: Font: (Default) Symbol, Font color: Black,

(portablllty) ,—an—e*plranatfen—ef—peﬁabr{w

+ AuthAuthority privacy notice on what previding-information_the
Authority can provide about families to prospective owners;,

*—

L

*

*

*

-

Housing Authority of the County of Merced

T—h&Current Current Subsidy Standards;;-when-ane-how-exceptionsare-made: ~+ -

The HUD brochure, "A Good Place to Live™ on how to select a unit that
complies with HQS;-

o The HUD brochure on lead-based paint;,
—etading—form—foer-Disclosure of Lead Based Paint (to be signed by
owner and Housing Choice Voucher participant);-

Information on federal, State and local equal opportunity laws
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welebing;, [Formatted: Font: (Default) Symbol, Font color: Black J
+ -the—pamphlet—"Fair Housing: It's Your Right" booklet and other
information about fair housing laws and guidelines_(with local contact

information);s~,

» thefForm for reporting suspected discrimination;, =1

[Formatted: Font: (Default) Symbol, Font color: Black J

,,,,,,,,,,,,,,,,, Formatted: Font: (Default) Symbol, Font color: Black, ‘

+ —and-thephone-numberof-thelocalfair-housing-ageney- “ .| Not Expanded by / Condensed by
«—A-unitlisting-ofHandlordsinterested-to-lease-to-assisted-familieser-help { Formatted: Right: 0.08" J
st inel . - I .
erhelp-familiesflnformation about leasingireg-_units outside areas

of poverty or minority concentration-;
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» Fhe-Family Obligations and Owner responsibilities under the <~ {Formatted: Right: 0.08" |
program;-

+ Information_about reporting changes to the household;alShkeet

—————on———Reporting———Changes——in—Family

A _ L __

» Policy on Missed Appointments;
e+ The-gGrounds on which the Authority may terminate assistance for
a participant-family because of family action or failure to act.
Sample of a HUD_HAP contract.
+ Any-sSupplemental material the Housing Choice Voucher
Department may deem necessary, such as:
0 HUD HQS Inspection information (FAQ);FermAnitial
o Information packet—including—an—explanation—eofabout how
portability works_and a ;—including—a-list of neighboring housing
agencies with_contact available contact information;—the—+rame;
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» Expanding Housing Opportunities, includes:
o0 Maps of Poverty and Minority Areas (Low Poverty and Low Minority
Areas), as well as Housing Choice Voucher Impacted Areas
o Information about areainctudes schools, businesses -—
employment—and resource guide anry—outreach-
program:s.
o Transportation information;Bus+reutes
s HUBFerm-963-2HUD Form — “Are You a Victim of Housing
Discrimination?”
« How to serve notice to vacate;tentto-Vacate-Notice
+ Autherity-Informal Hearing requests and procedures including when the
Authority is required to offer an applicant or participant family the

opportunity for an informal hearing:; and-hew-to-reguest-the-hearing-:
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-

+ Requirements for reporting changes between annual recertification.
+» Advantages of Family Self-Sufficiency Program.

Families are scheduled to attend a briefing for the following:
e New Admissions;
e Transfer of units
e Incoming Portability

The Authority schedules families moving into or out of a Project-Based unit.
Families moving in to a PBV unit do not receive a voucher. PBV program is a site-
based program and funded by the Housing Choice Voucher (HCV) program. The
same rules and responsibilities apply to both programs (information about the
PBV program can be found in Chapter 23 of this administrative plan).

When a family is moving from a PBV unit and is eligible to transfer to a HCV
voucher, the family must attend the briefing to receive a voucher.

A o _

Appropriate information will be provided to participants who will be reissued
a voucher to move. Information for families who have had a certification of
income in the last 120 days may be used. Information that is older than 120
days may require the family to complete an interim or transfer recertification
prior to attending the briefing. ;ane-whe-have-beenrecertified-within-the-

last-ene-hundred-twenty(120)-daysand-have-giverno

Continuously assisted families must serve the landlord with tiee-ef-an intent
to vacate te-theirdandlordand provide the Authority with a copy within ten
days of service to landlord. Timely reporting of information allows the
Authority to prepare the documents for the move.

Owners may attend a scheduled Bbriefing_at any time. The Authority may
schedule Owner only briefings as a method of outreach. These events will be
held as needed or one-on-one if requested by an Owner. sare-heldforowners

P re-owne 2 e iefing= The

purpose of theall briefingsg is to assure successful owner and tenant
Housing Authority of the County of Merced FY 22/23
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participation in the program.

The Authority will cover Fhe-briefing-eovers-the responsibilities and roles of the
three parties_(Authority, Owner, and Tenant).-

8-1.€E. Encouraqging Participation and Deconcentration +a—Areas
et - - -

“- 1 Formatted: Normal, Left, Indent: Left: 0", Right: 0",

At-the-briefing;—The Authority encourages families are—eneeuraged-to search for | Allow hanging punctuation

housing in non-impacted areas and—the-Autherity—willprovide—assistance—to
families-whe-wishte-de—seof deconcentration.-

Fhre-Authority will investigate—areview and analyze when voucher holders are « | Formatted: Right: 0.08", Space Before: 0 pt

experiencing difficulties locating or obtaining housing units outside areas of
concentration.

Fre-aAssistance provided to participants sueh-families-includes:

« Providing families with a search record form to gather and record
information;

Information to Bireet-contact with landlords;

Counseling-Counseling by request, with the family;

Providing information about services in various non-impacted areas;
Formal or informal discussions with landlords;-greups

Formal or informal discussions with social service agencies;

Meeting with rental referral-companies or agencies;

Meeting with Fair Housing greups-er-agencies.

® 6 6 0 0 0
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8-1.FB. Assistance tFo Families Who Claim Discrimination

If staff receives a Fair Housing complaint, it will be referred immediately to
Management pursuant to the Fair Housing Complaint Investigation Policy of
the Authority.

Any Fair Housing complaints will be fully investigated and reviewed by
Authority pursuant to said policy.

The Authority will then take whatever appropriate action is necessary.

8-1.GE. Security Deposit Reguirements{24-cFR-9823431

The owner is not required to but may collect a security deposit from the tenant.
Security deposits charged by owners may not exceed those charged to
unassisted tenants (or the maximum prescribed by State or local law.)

For families leasing in place, the responsibility for first and last month's rent is
not considered a security deposit issue. In these cases, the owner should settle
the issue with the tenant prior to the beginning of assistance.

8-1.HF. Term Of Voucher [24 CFR 982.303]

DerﬁgAt the_close of the briefing session, families attending under the HCV
programeach—househotd will receivebe—issted a voucher which represents a
contractual agreement between the Authority and the family specifying the
rights and responsibilities of each party.

For new admission family’s, Hthis does not constitute admission to the
program which occurs when the lease and contract become effective.

The voucher is valid for an initial -period of at least sixty (60) calendar days
from the date of issuance. The family must submit the Request for Tenancy
Approval (RFTA) withand a Lease/Rental Agreement within the sixty (60) day
period unless an extension has been granted by the Authority.

Extensions:

The Authority may extend the voucher in one or more increments.
YnlessExtensions that will exceed a total of 120 days must be approved appreved-by
the Director of Housing Programs or their designee.

Except under extraordinary circumstances,; no more than two (2) thirty (30)
day extensions (s-or less) shall be willbe-granted and never for a total of more

than ere-hundred-twenty—-(1£120) days.
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As a H-as—a—reasreasonable accommodation_for a person with disabilities (or « | Formatted: Indent: Left: 0.08"

under_extraordinary circumstances );—the—fami_requests for an extension #y

needs—an—extension—n excess of ene—hundred—twenty(120)120 days, the
Authoerity-will be reviewed-sueh—reguest on a case by case basis.

A family must submit a written request for an extension of the voucher time
perlod Drlor to the exolratlon date shown on the voucher d—A-H—FequS-tS—fe-F

Extensions are perm|SS|bIe at the discretion of the Authorlty up to a maximum
of an additional sixty (60) days primarily for these reasons:

o Extenuating circumstances such as hospitalization or a family
emergency for an extended period of time which has affected the
family's ability to find a unit within the initial sixty (60) day period
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(verification may be required);-

» The Authority is satisfied that the family has made a reasonable effort
to locate a unit, including seeking the assistance of the Authority,
throughout the initial sixty (60) day period. A completed search
record may be required;-

'S -«— —

o The family was prevented from finding a unit due to disability
accessibility requirements or a large size five (5) bedroom unit
requirement. The search record may be required as verification.

If the Voucher has expired, and has not been extended by the Authority or «
expires after an extension, the family will be denied assistance. The family will
not be entitled to an informal review or hearing_and can reapply when the wait

list is open.—Fhefamily-willneed-toreapply-to-the-program-

If the family is currently assisted, _and remaining thin the current assisted unit
(no longer vacating)ey-may-remain-as-a-participantin-their-unitif-there—is—an
assisted—leasefeontract—in—effeet—before—__when the 60-dayvoucher
periegexpires, the family may remain in place and assisted. The family will need
to serve a vacate notice to move in the future.-has-expiree-

The Authority may require a family to submit a list of unit searches and
outcomes prior to granting additional time on the voucher (extensions).

The voucher term iswilbe suspended (the clock on the family’s voucher is
stopped) upon receipt of the from-the-date-a-RegRequest for Tenancy Approval
(RFTA) -isreeetved-and remains on hold until the Authority approves or denies
the_RFTA submitted. reguest: The Authority may grant a family a suspension
of the voucher term if the family has submitted a_RFTA-reguestfor-approval
oef-the-tenraney-during-the_during the term of the voucher.

In the event the RFTA is disapproved or cancelled, Fthe family is entitled to
the ary-remaining time from suspension date to the voucher expiration date
(The period that the Authority holds the documents is not counted against the
family’s voucher term).-
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Assistance to Voucher Holders:

Families who require additional assistance during their search may contact the
Authority office to request assistance. Voucher holders will be notified at their

AfffordableHousing.comGeSeetiond

The Authority will assist families withto negotiatinegotiate rentsens with
owners and provide other assistance related to the families' search for
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In these-instances when a family, who is assisted under the Housing Choice
Voucher program, becomes divided into two otherwise eligible families due to
divorce, legal separation, or the division of the family, and the new families
cannot agree as to which new family unit should continue to receive the
assistance, and there is no determination by a court, the Director of Rental
Assistance or his or her designee shall consider the following factors to
determine which of the families will continue to be assisted:

+—Which of the two new family units has custody of the dependent

Which family member was the head of household when the voucher
was initially issued. (listed on the initial application);)

The composition of the new family units, ang—whichand which
unit contains elderly or disabled members;-

Whether domestic violence was involved in the breakup:-

Which of the family members remain in the original assisted unit.-

If a court determines the disposition of property between members of the
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assisted family in a divorce or separation under a settlement or judicial decree,
the Authority is bound by the court’s determination of which family members
continue to receive assistance in the program.
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Documentation of these factors will be the responsibility of the requesting
parties. If documentation is not provided, the Authority will terminate
assistance on the basis of failure to provide information necessary for a
recertification.

To be considered the remaining member of the tenant family, the person must
have been previously approved by the Authority to be living in the unit.

A live-in attendant, by definition, is not a member of the family and will not be
considered a remaining member of the family.

In order for a minor child to continue to receive assistance as a remaining
family member:

o The court has to have awarded emancipated minor status to the
minor.

« The Authority has to have verified that social services and/or the
Juvenile Court has arranged for another adult to be brought into the
assisted unit to care for the children for an indefinite period.

» A reduction in family size may require a reduction in the voucher
family unit size.
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CHAPTER 9

REQUEST FOR APPROVAL OF TENANCY AND
HAP CONTRACT EXECUTION [24 CFR 982.302]

OVERVIEW

The Authority’s program operations are designed to utilize available resources
in a manner that is efficient and provides eligible families timely assistance
based on the number of units that have been budgeted. The Authority’s
objectives include maximizing HUD funds by providing assistance to as many
eligible families and for as many eligible units as the budget will allow.

After families are issued a voucher, they may search for a unit anywhere within
the jurisdiction of the Authority.

Families will be permitted to move outside of the Authority’s jurisdiction under
portability procedures after the first year of the lease (first year of admission
to the Housing Choice Voucher Program).

The family must find an eligible unit under the program rules, with an
owner/landlord who is willing to enter into a Housing Assistance Payment
(HAP) Contract with the Authority,

This chapter defines the types of eligible housing, the Authority policies which
pertain to unit approval, initial inspections, lease requirements, Authority
disapprovals, the processing of the Request for Tenancy Approval (RFTA), up
to execution of the HAP contract.

Pursuant to PIH Notice 2020-05 issued on April 10, 2020 and PIH Notice 2020-
13 issued on July 2, 2020. The waivers implemented through the Notices
provide administrative relief and allow for alternative approaches to various
aspects of PHA operations. These waivers and alternative requirements are
established under the authority of the Coronavirus Aid, Relief, and Economic
Security (CARES) Act that these waivers and alternative requirements are
necessary for the safe and effective administration of the Housing Choice
Voucher program, consistent with the purposes described under the CARES
Act, to prevent, prepare for, and respond to COVID-19. Notice PIH 2020-05
and restated in this PIH 2020-13 remain effective as of April 10, 2020. PHAs
may adopt the use of any of these waivers at any time during the period of
availability. The period of availability for the HCV waivers is in_most
cases extended to December 31, 2021.

Housing Authority of the County of Merced FY 22/23
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9-1.A. Term Of Assisted Tenancy [24 CFR 982.309

The RFTA must be signed by both the owner and voucher holder. The Authority
will not permit the family to submit more than one RFTA at a time. Upon
receipt of the RFTA, the Authority will review the proposed lease and
the RFTA documents to determine whether or not they are approvable. The
request will be approved if:

The unit is an eligible type of housing
The unit meets HUD’s Housing Quality Standards (and any additional
criteria as identified in this Administrative Plan)
The rent is reasonable and approvable

e The security deposit is approvable in accordance with State or local
law

e The proposed lease complies with HUD and Authority requirements
(see “Section D” of this chapter)

e The owner is approvable, and there are no conflicts of interest (see
this Administrative Plan)

During initial move-in family initially receives assistance (new admissions
and moves), if the gross rent for the unit exceeds the applicable payment
standard for the family, the family share of rent may not exceed forty percent
(40%) of the family monthly adjusted income (see this Administrative Plan).

Disapproval of Request for Tenancy Approval (RFTA):

The Authority determines that the Request cannot be approved for any
reason, the landlord and the family will be notified. The Authority will instruct

Housing Authority of the County of Merced FY 22/23
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the owner and family of the steps that are necessary to approve the request.
If the Authority disapproves the RFTA the family may request the Authority to
furnish another RFTA form to the family so that the family can continue to
search for eligible housing, as long as the family is still eligible for the Housing
Choice Voucher Program. The time limit on the Voucher will be suspended
while the RFTA is being processed.

9-1.B. Eligible Types Of Special Housing [24 Cfr 982.352]

The Authority will only approve the following special housing types. All other
special housing types are ineligible.

e Shared Housing
A family can own a rental unit but cannot reside in it while being assisted.

The Authority may not permit a Voucher holder to lease a unit which is
receiving Project-Based Housing Choice Voucher assistance or any duplicative
rental subsidies, or any other housing prohibited by HUD.

The Authority will approve any of the following types of housing in the voucher
program:
All structure types can be utilized.
¢ Manufactured homes where the tenant leases the mobile home and
the pad, space rent.
¢ Manufactured homes where the tenant owns the mobile home and
leases the pad.
e Units owned (but not subsidized) by the Authority (following HUD
prescribed requirements).
Shared housing units that meets Housing Quality Standards.
e Assisted Living Units.

The Authority will not approve:
e A unit occupied by the owner or by any person with an interest in the
unit, other than manufactured homes as described above.
Nursing homes or other institutions that provide care.
School dormitories and institutional housing.
e Any other type of housing prohibited by HUD.

9-1.C. Restriction On Renting From Relatives [24 CFR 982.306 (D)]

Effective June 17, 1998, the Department of Housing and Urban Development

(HUD) has limited the circumstances under which landlords can lease a unit to
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relatives under the Housing Choice Voucher program. This policy applies to
new admissions and to transfers. The Authority will not approve a unit if the
landlord is related to any of the tenant’s family members in one of the following
ways:

e Parent

e Child

e Grandparent

e Grandchild

e Sister

e Brother

The Housing may approve a unit where the owner and the tenant are related
if it determines that approving the unit would provide reasonable
accommodation for a family member who is a person with disabilities.

The Authority will not approve shared housing assistance for a family if the
owner resides in the unit and is related by blood and/or marriage to the
assisted family. Although other regulations permit the leasing of a rental unit
from certain relatives when needed as a reasonable accommodation, the U.S.
Department of Housing and Urban Development (HUD) has not established a
similarly regulatory provision for shared housing.

9-1.D. Lease Review [24 CFR 982.308]

The Authority will review the lease, particularly noting the approvability of
optional charges and compliance with regulations and State and local law. The
tenant also must have legal capacity to enter a lease under State and local
law. Responsibility for utilities, appliances and optional services must
correspond to those provided on the RFTA.

The family and owner must submit a standard form lease used in the locality
by the owner and that is generally used for other unassisted tenants in the
premises. The terms and conditions of the lease must be consistent with State
and local law. The lease must specify:

e The names of the owner and tenant, and

e The address of the unit rented (including apartment number, if any),

e The amount of the monthly rent to owner, and

e The utilities and appliances to be supplied by the owner and
e The utilities and appliances to be supplied by the family
e The HUD prescribed tenancy addendum must be included in the lease
word-for-word before the lease is executed
Housing Authority of the County of Merced FY 22/23
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House rules of the owner may be attached to the lease as an addendum,
provided they are approved by the Authority to ensure they do not violate any
fair housing provisions and do not conflict with the tenancy addendum.

Effective September 15, 2000, the owner’s lease must include the Lead
Warning Statement and disclosure information required by [24 CFR 35.92(b)].

The lease must provide that drug-related criminal activity engaged in by the
tenant, any household member, or any guest on or near the premises, or any
person under the tenant's control on the premises is grounds to terminate
tenancy.

The lease must also provide that the owner may evict the family when the
owner determines that:

e Any household member is illegally using a drug; or

e A pattern of illegal use of drug by any household member interferes
with the health, safety or right to peaceful enjoyment of the premises
by other residents.

Actions before Lease Term:

All of the following must always be completed before the beginning of the initial
term of the contract for a unit:

e The Authority has inspected the unit and has determined that the unit
satisfies Housing Quality Standards (HQS)

e The Authority has determined that the rent charged by the owner is
reasonable

e The landlord and the tenant have executed the lease, including the
HUD prescribed tenancy addendum

e The Authority has approved leasing of the unit in accordance with
program requirements when the gross rent exceeds the applicable
payment standard for the family, the Authority must determine that
the family share (total family contribution) will not be more than forty
percent (40%) of the family’s monthly adjusted income.

Term of the Assisted Tenancy:

The initial term of the lease must be for at least one year. The Authority may
approve a shorter initial term if the Authority determines that:

e The shorter term would improve housing opportunities for the tenant
Housing Authority of the County of Merced FY 22/23
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e The shorter term is the prevailing local market practice
During the initial term of the lease, the owner may not raise the rent.

Separate Agreements:

Separate agreements are not necessarily illegal side agreements. Families and
owners will be advised of the prohibition of illegal side payments for additional
rent, or for items normally included in the rent of unassisted families, or for
items not shown on the approved lease.

The family is not liable under the lease for unpaid charges for items covered
by separate agreements and nonpayment of these agreements cannot be
cause for eviction.

Owners and families may execute separate agreements for services,
appliances (other than range and refrigerator) and other items that are not
included in the lease if the agreement is in writing and approved by the
Authority.

Any appliances, services or other items which are routinely provided to
unassisted families as part of the lease (such as air conditioning, dishwasher
or garage) or are permanently installed in the unit, cannot be put under
separate agreement and must be included in the lease. For there to be a
separate agreement, the family must have the option of not utilizing the
service, appliance or other item.

If the family and owner have come to a written agreement on the amount of
allowable charges for a specific item, so long as those charges are reasonable
and not a substitute for higher rent, they will be allowed.

All agreements for special items or services must be attached to the lease
approved by the Authority. If agreements are entered into at a later date, they
must be approved by the Authority and attached to the lease.

The Authority will not approve separate agreements for modifications to the
unit for persons with disabilities. The modifications are usually within the
dwelling and are critical to the use of the dwelling.

Rent Limitations:

The Authority will make a determination as to the reasonableness of the

proposed rent in relation to comparable units available for lease on the private
Housing Authority of the County of Merced FY 22/23
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unassisted market, and the rent charged by the owner for a comparable
unassisted unit in the building or premises. See Chapter 10 Rent
Reasonableness section and PIH 2020-19.

The Authority will disapprove the unit if the tenant’s portion of rent plus the
utility allowance or total family contribution (TFC) exceeds 40% of monthly-
adjusted income, and the gross rent of the unit is larger than the payment
standard for the family’s voucher size.

By accepting each monthly housing assistance payment from the Authority,
the owner certifies that the rent to owner is not more than rent charged by
the owner for comparable unassisted units in the premises. The owner is
required to provide the Authority with information requested on rents charged
by the owner on the premises or elsewhere.

At all times during the tenancy, the rent to owner may not be more than the
most current reasonable rent as determined and approved by the Authority.

9-1.E. Disapproval of Rent [24 C FR 982.502]

In any of the programs, if the proposed contract rent is not reasonable, at the
family’s request, the Authority will negotiate with the owner to reduce the rent
to a reasonable rent.

If the rent is not affordable because the family share would be more than 40%
of the family's monthly-adjusted income, the Authority will negotiate with the
owner to reduce the rent to an affordable rent for the family.

At the family’s request, the Authority will negotiate with the owner to reduce
the rent or include some or all of the utilities in the rent to owner.

If the rent can be approved after negotiations with the owner, the Authority
will continue processing the Request for Tenancy Approval and Lease. If the
revised rent involves a change in the provision of utilities, the Request for
Tenancy Approval must be initialed by the owner where the change of utilities
has occurred.

If the owner does not agree on the Rent to Owner after the Authority has tried
and failed to negotiate a revised rent, the Authority will inform the family and
owner that the RFTA is disapproved.

o
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If the owner does not agree on the rent to owner after the Authority has tried
and failed to negotiate a revised rent, the Authority will inform the family and
owner that the RFTA is disapproved.

9-1.F. Information To Owners [24 CFR 982.307(b)

In accordance with HUD requirements, the Authority must furnish prospective
owners with the family’s current and prior address as shown in the Authority’s
records and, if known to the Authority, the name and address of the landlord
at the family’s current and prior address.

The Authority will make an exception to this requirement if the family’s
whereabouts must be protected due to domestic abuse or witness protection.

The Authority will inform owners that it is the responsibility of the landlord to
determine the suitability of prospective tenants. Owners will be encouraged to
screen applicants for rent payment history, payment of utility bills, eviction
history, respecting the rights of other residents, damage to units, drug-related
criminal activity or other criminal activity that is a threat to the health, safety
or property of others, and compliance with other essential conditions of
tenancy.

A statement of the Authority’s policy on release of information to prospective
landlords will be included in the briefing packet which is provided to the family.

The Authority will not provide documented information regarding tenancy
history, except the Authority will provide the following information based on
documentation in its possession: family composition, past annual inspections
and rating of past housekeeping.

The information will be provided for the last 12 months only, and may be
provided orally.

The Authority's policy on providing information to owners will apply uniformly
to all families and owners.

The Authority will provide documented information regarding tenancy history
for the past two (2) years to prospective landlords, upon written request from
the landlord (if such information is available to the Authority).

The information will be provided in writing.

o
]
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Housing Authority of the County of Merced FY
Request for Lease Approval and
Contract Execution

Page 9-8



Only designated staff may provide this information. The Authority’s policy on
providing information to owners is included in the briefing packet and will apply
uniformly to all families and owners.

Owner Disapproval [24 Cfr 982.306]

See Chapter 16, “Owner Disapproval and Restriction” of this Administrative
Plan.”

9-1.G. Change In Total Tenant Payment (TTP) Prior To HAP

When the family reports changes in factors that will increase the Total Tenant
Payment (TTP) prior to the effective date of the HAP contract at admission,
the information will be verified but the TTP will not be recalculated until the
first of the month following the lease up date/admission date. However, if the
increase results in the family being over the low=—income limits for the
Housing Choice Voucher program, the application will be withdrawn.

The TTP will be recalculated before the HAP contract is executed if the
information results in a decrease to the TTP. If the family does not report any
change, the Authority need not obtain new verifications before signing the
HAP Contract, even if verifications are more than 60 days old.

If family is transferring from one unit to another, and annual re-examination
was conducted within 4 months, the Authority does not need to re-verify
income at the time the HAP contract and lease is executed, unless there has
been a change in income.

9-1.H. Contract Execution Process [24 CFR 982.305]

The Authority prepares the Housing Assistance Payment (HAP) Contract for
execution. The family and the owner will execute the lease agreement, and
the owner and the Authority will execute the HAP Contract. Copies of the
documents will be furnished to the parties who signed the respective
documents. The Authority will retain a copy of all signed documents.

The Authority makes every effort to execute the HAP Contract before the
commencement of the lease term. The HAP Contract may not be executed
more than sixty (60) days after commencement of the lease term and no
payments will be made until the contract is executed.

9-1.1 Change In Ownership

o
]
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-Adse-(sSee Chapter on “Owner Disapproval and Restriction*

A change of ownership does not require execution of a new contract.

e The Authority will process a change of ownership only upon written
request of the new owner and only if accompanied by a copy of the
escrow statement or other document showing the transfer of title and
the Employee ldentification Number or Social Security number of the
new owner, along with a completed IRS form, W-9.

e The change of ownership cannot be backdated. When written
verification of the change has been received by the Authority, the
change will be effective the first of the following month.

s—In changes of ownership, involving a divorce/dissolution, written+ -~ {Formatted: Tab stops: 0.5", Left + 0.6", Left + 1", Left +

verification as stated in first bullet will be required. Notat 0.25"

+ Level: 1 + Aligned at: 0" + Tab after: 0.25" + Indent at:

° -« - - 1 Formatted: Indent: Left: 0.25", Space After: 0 pt, Bulleted
0.25", Widow/Orphan control, Tab stops: Not at 0.25"
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CHAPTER 10

HOUSING QUALITY STANDARDSAND
RENT REASONABLENESS DETERMINATIONS
[24 CFR 982 Subpart | and 24 CFR 982.507,

982.401 and 983.101]

OVERVIEW:

HUD requires that the Authority inspect all units occupied by participant
families receiving Housing Choice Voucher (HCV)assistance to ensure
that the unit meets HUD's Housing Quality Standards (HQS) and permits
the Authority to establish additional requirements. The use of the term
"HQS" in this plan refers to the combination of both HUD and “Authority
“established” requirements.

All units must pass an HQS inspection prior to the approval of a lease
and at least once every twelve (12) months if conducted annually or
twenty-four (24) months when biennial during the term of the contract,
and at other times when needed, to determine that the unit meets HQS.

HUD also requires Public Housing Authorities (PHAs) to determine if
rents for units under the program are reasonable when compared to
similar unassisted units in the market area.

This Chapter states the housing quality standards (HQS) for housing
assisted under the HCV program.
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10-1.A. Rent Reasonableness Determinations-[24 CER 982.507]

Z4cR982-56+ « - - {Formatted: Indent: Left: -0.2", Hanging: 0.7"

HUD issued notice “Rent Reasonableness — Defining Assisted Units for the« - - { Formatted: Indent: Left: -0.2"

Housing Choice Voucher (HCV) and Project-Based Voucher (PBV)
Programs” providing guidance when determining whether rents are
reasonable the Authority must always ensure that the rent to owner for a
unit in which an HCV assisted or Project Based Voucher (PBV) assisted
family will reside does not exceed the rent to owner for comparable
unassisted units on or near the unit address. Owners must agree that by
accepting each monthly housing assistance payment, the owner certifies
that the contract rent is not more than the rent charged by the owner for
comparable units in the premises.

The following is a summary of changes in relation to rent reasonableness
under the HCV program, regardless if the property underwent any
conversion action:

¢ Unassisted units on the property:

An owner who offers a rent concession for unassisted units at the
property must also offer them to HCV/PBV participants (24 CFR
982.507 and 983.305). The Authority must use the actual amount
of rent for such unassisted units (that is the rent with the
concession) in determining the reasonable rent amount.
(Example: an HCV family is looking to rent a unit in Property A.
The rent to owner is generally $800 month, but the owner offers
a rent credit (a rent concession) of $100 during the first two
months of occupancy. During the initial lease term, the rent
amount that the Authority must use for determining the
reasonable rent is $700 for two months (1400) and $800 for the
remaining ten months’ at ($8000) in a 12-month period., per $783
per month for 12 months.

e Units occupied by certain employees of the property management
company:

In some rental markets it is common practice for certain
employees of the property management company (e.g., a resident
manager) to reside in the property rent-free or at a significantly
reduced rent as part of their employment compensation. Under
such limited circumstances, the rent for these units does not
represent the rent that is charged or would be charged for a
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comparable unassisted unit and the Authority must not take them
into account in making rent reasonableness determination.

e Using recent rentals in multifamily properties:

In the case of a family moving into a multifamily property, the
Authority may choose to only consider the most recent rentals in
determining the rents that the owner is charging for comparable
unassisted units. In some markets, new families routinely pay
higher rents that longer time families in comparable units may be
paying (often due to local rent stabilization programs or
ordinances that limit rent increases for existing families).

e Rent Increases:

In determining if subsequent rent increases result in rents that
are reasonable for units occupied by families under voucher HAP
contracts, the Authority must take into consideration any rent-
setting policies by the owner for existing families. Any increases
in rent over time for HCV assisted families must be similar to
increases charged to unassisted families who have lived in their
units for approximately the same amount of time

PHYSICAL STANDARDS

10-1.B. General HUD Requirements And Inspection Types
[24 CFR 982.401(A) Subpart 1, 982.405]

of units occupied by HCV-assisted families and identifies decisions about
the acceptability of the unit that may be made by the family based upon
the family's preference.

Authority will make and the steps that will be taken when units do not
meet HQS. It also identifies life-threatening conditions that must be
addressed on an expedited basis.

Special HQS requirements for homeownership, manufactured homes,
and other special housing types are described in this Administrative
Plan.
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Additional Standards:

The Authority has adopted local requirements of acceptability in addition
to those mandated by HUD Regulations.

All units must meet the minimum standards set forth in the California
and local housing building codes. In cases of inconsistency between the
Code and these housing quality standards, the stricter of the two shall
prevail.

In accordance with Section 220 of the 2014 Appropriations Act, the
Authority may conduct biennial inspections in lieu of annual inspections.
Once the Authority has conducted a complete inspection under a
Housing Assistance Payment Contract, it may not re-inspect until the
lapse of 24 months following the last inspection.

This does not apply to initial inspections for units that are not yet under
a Housing Assistance Payment Contract. Initial inspections are still
required (See HQS 1 for exceptions to this standard)

The Authority will continue to conduct special inspections on an as
needed basis. The Authority may conduct more frequent inspections on
units under Housing Assistance Payment contract that are suspected of
detrimental failed items

- {Formatted: Underline

The family must allow the Authority to inspect the unit at reasonable
times with reasonable notice [24 CFR 982.551(d)]. Inspections will be
conducted on business days only. Reasonable hours to conduct an
inspection are between 7:30 a.m. and 5:00 p.m. The Authority will notify
the family in writing or by phone at least 24 hours prior to the inspection.

If the family misses two (2) inspection appointments, the family has
violated a family obligation and their assistance will be terminated in
accordance with the termination procedures in this Administrative Plan.

HUBD-WARERS:

commence—making—payments;,—the—PRHA—may—rely—on—the—oewners
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(1) This section states the housing quality standards (HQS) for
housing assisted under the HCV program:

HUD's performance and acceptability standards for HCV assisted
housing units are provided in 24 CFR 982.401. The standards as outlined
below cover the key aspects of housing quality and state the HQS criteria
for units assisted under the HCV program.

HQS criteria consist of:

e Sanitary facilities;

e Food preparation and refuse disposal;
e Space and security;

¢ Thermal environment;

¢ lllumination and electricity;

e Structure and materials;

e Interior air quality;

e Water Supply

e Lead Based Paint;

e Access;

e Site and neighborhood;

e Sanitary condition; and

e Smoke detectors/Carbon Monoxide detectors

All program housing must meet the HQS performance requirements
both at commencement of assisted occupancy and throughout the
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assisted tenancy.

In addition to meeting HQS performance requirements, the housing
must meet the acceptability criteria stated in this section, unless
variations are approved by HUD.

HUD may approve acceptability criteria variations for the following
purposes:

e Variations which apply standards in local housing codes or other
codes adopted by the PHA; or
e Variations because of local climatic or geographic conditions

Acceptability criteria variations may only be approved by HUD if such
variations:

¢ Meet or exceed the performance requirements; or

¢ Significantly expand affordable housing opportunities for families
assisted under the program.

e The facilities must utilize an approvable public or private disposal
system (including a locally approvable septic system).

a) Food preparation and refuse disposal

Performance requirement:

e The dwelling unit must have suitable space and equipment to
store, prepare, and serve foods in a sanitary manner.

e There must be adequate facilities and services for the sanitary
disposal of food wastes and refuse, including facilities of
temporary storage where necessary (e.g. garbage cans).

b) At a minimum, the dwelling unit must have a living room, a
kitchen area, and a bathroom.

e The dwelling unit must have at least one bedroom or
living/sleeping room for each two persons. Children of opposite
sex, other than very young children, may not be required to
occupy the same bedroom or living/sleeping room.
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¢ Dwelling unit windows that are accessible from the outside, such
as basement, first floor, and fire escape windows, must be
lockable (such as window units with sash pins or has locks, and
combination windows with latches). Windows that are nailed shut
are acceptable only if these windows are not needed for ventilation
or as an alternate exit in case of fire.

e The exterior doors of the dwelling unit must be lockable. Exterior
doors are doors by which someone can enter or exit the dwelling
unit.

c) Thermal environment
Performance requirement:

The dwelling unit must have and be capable of maintaining a
thermal environment health for the human body

Acceptability requirement criteria:

e There must be a safe system for heating the dwelling unit (and a
safe cooling system, where present). The system must be in
proper operating condition. The system must be able to provide
adequate heat (and cooling if applicable), either directly or
indirectly, to each room, in order to assure a healthy living
environment appropriate to the climate.

e The dwelling unit must not contain unvented room heaters that
burn gas, oil, or kerosene. Electric heaters are acceptable.

d) lHlumination and electricity
Performance requirement:

Each room must have adequate natural or artificial illumination to permit
normal indoor activities and to support he health and safety of
occupants. The dwelling unit must have sufficient electrical sources so
occupants can use essential electrical appliances. The electrical fixtures
and wiring must ensure safety from fire.

Acceptability criteria:

e There must be at least one window in the living room and in each
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e)

sleeping room.

The kitchen area and the bathroom must have a permanent ceiling
or wall light fixture in proper operating condition. The kitchen area
must also have at least one electrical outlet in property operating
condition.

The living room and each bedroom must have at least two (2)
electrical outlets in proper operating condition. Permanent
overhead or wall-mounted light fixtures may count as one of the
required electrical outlets.

Structure and materials:

Performance requirement:

The dwelling unit must be structurally sound. The structure must
not present any threat to the health and safety of the occupants
and must protect the occupants from the environment.

Acceptability criteria:

f

Ceilings, walls, and floors must not have any serious defects such
as severe bugling or leaning, large holes, loose surface materials,
severe buckling, missing parts, or other serious damage.

The roof must be structurally sound and weathertight.

The exterior wall structure and surface must not have any serious
defects such as serious leaning, buckling, sagging, large holes, or
defects that may result in air infiltration or vermin infestation.
The condition and equipment of interior and exterior stairs, halls,
porches, walkways, etc., must not present a danger of tripping
and falling. For example, broken or missing steps or loose boards
are unacceptable.

Elevators must be working and safe.

Interior air quality.

Performance requirement.
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The dwelling unit must be free of pollutants in the air at levels that
threaten the health of the occupants.

Acceptability criteria:
e The dwelling unit must be free from dangerous levels of air

pollution from carbon monoxide, sewer gas, fuel gas, dust, and
other harmful pollutants.

e There must be adequate air circulation in the dwelling unit

e Bathroom areas must have one openable window or other
adequate exhaust system.

e Any room used for sleeping must have a least one window. If the
window is designed to be openable, the window must work.

Q) Water Supply.
Performance requirement.

e The water supply must be free from contamination.
Acceptability criteria.

e The dwelling unit must be served by an approvable public or
private water supply that is sanitary and free from contamination.

h) Lead-based paint
Performance requirement.

e The Lead Based Paint Poisoning Prevention Act (42 U.S.C. 4821-
4846), the Residential Lead-Based Paint Hazard Reduction Act of
1992 (42 U.S.C. 4851-4856) and implementing regulations as
part 35, subparts A, B, M, and R of this title apply to units assisted
under this part.

i) Access performance requirement.

e The dwelling unit must be able to be used and maintained without
unauthorized use of other private properties. The building must
provide an alternate means of exit in case of fire (such as fire
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stairs or egress through windows).
1)) Site and Neighborhood.
Performance requirement.

e The site and neighborhood must be reasonably free from
disturbing noises and reverberations and other dangers to the
health, safety, and general welfare of the occupants.

k) Sanitary condition.
Performance requirement.

¢ The dwelling unit and its equipment must be in sanitary condition.
Acceptability criteria.

e The dwelling unit and its equipment must be free of vermin and
rodent infestation.

)} Smoke detectors
Performance requirement

e Except as provided in paragraph (n)(2) of this section, each
dwelling unit must have at least one battery-operated or hard-
wired smoke detector in proper operating condition, on each level
of the dwelling unit, including basements but excepting crawl
spaces and unfinished attics. Smoke detectors must be installed
in accordance with and meet the requirements of the National Fire
Protection Association (NFPA) 74 (or its successor standards). If
the dwelling unit is occupied by any hearing-impaired persons as
specified in NFPA 74 (or successor standards).

e For units assisted prior to April 24,1993, owners who installed
battery-operated or hard-wired smoke detectors prior to April 24,
1993, in compliance with HUD” s smoke detector requirements,
including the regulations published on July 30, 1992, (57 FR
33846), will not be required subsequently to comply with any

additional requirements mandated by NFPA 74 (i.e., owner would
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not be required to install a smoke detector in a basement not used
for living purposes, nor would the owner be required to change
the location of the smoke detectors that have already been
installed on the other floors of the unit).

. - - - {Formatted: Indent: Left: 0.5", No bullets or numbering
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The Authority may impose variations to the HQS as long as the \\[Formatted: Underline

additional criteria are not likely to adversely affect the health or safety
of participant families or severely restrict housing services for families.
HUD approval is required for variations to the HQS. HUD approval is not
required if the variation are clarifications of HUD’s acceptability criteria
or performance standards. [24 CFR 982.401 (a)(4)].

e Thermal Environment

The Authority must define a “healthy living environment” for the local
climate. This may be done by establishing a temperature that the
heating system must be capable of maintaining, that is appropriate for
the climate.

The heating system must be capable of mainstreaming an interior
temperature of 50 degrees Fahrenheit between October 1 and May 1.
(Absence of a heating system when outside temperature is below 50
degrees Fahrenheit is listed as a “life-threatening” condition).

HUD gives the Authority discretion on adopting other local or state
ordinances. The Authority has adopted the following state or local code
specific requirements that elaborate on HUD standards:

e Carbon Monoxide Detector:

Effective July 1, 2011, California law requires at least one carbon
monoxide detector (CO2) alarm in all existing single-family dwellings
with either a fuel-burning heater, fuel-burning appliance, fireplaces or
an attached garage.

Effective July 1, 2013, all other single-family dwellings became required
to have at least one CO2 alarm.

The new law is referred to as the California Carbon Monoxide Poisoning
Prevention Act of 2010. This law makes significant changes to the
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building codes, the Transfer Disclosure Statement (TDS) and also
modifies the Seller's Smoke Alarm and Water Heater Bracing
certification statements.

The new rules require CO2 alarms/detectors in new construction and
alterations/remodels with a permit value of $1,000 or more. The new
CBC-R 2010 requirements are similar to the requirements for smoke
alarms. If multiple CO2 alarms are installed, they must be
interconnected. In new construction and remodels, they must be hard-
wired with battery back-up power where feasible. In remodels where
walls, ceiling finishes prevent and/or accessibility issues exist, then
battery only CO2 units are allowed. CO2 alarms are required outside
sleeping areas, there should be at least one alarm per level including
finished basements.

o Smoke detectors for persons with hearing disabilities

One (1) smoke detector for the hearing impaired will be required in the
household per the following criteria:

Must meet National Fire Protection Standard 74 (NFPAS) (or its
successor standard).

Must be located within the bedroom of the hearing-impaired person. If
existing smoke detectors are hardwired, the smoke detector designed
for the hearing-impaired must be hardwired to the primary smoke
detector. If the existing smoke detector system is NOT hardwired, the
hearing-impaired smoke detector must be installed within the bedroom.
It is not required to be hardwired but must have a battery back-up.

Hearing impaired smoke detectors must meet the following
qualifications:

o0 177 Candela strobe light

0 85 Decibel (dBA)

The Authority may accept landlord and tenant certification that the
appropriate criteria has been met.

¢ Doors cannot have double key dead bolt locks.

e The exterior doors to the dwelling unit must lock from the inside.
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«—FExterior doors are doors by which someone can enter or exit the
dwelling unit.

Security:

If window security bars or security screens are present on an
emergency exit window, they must be equipped with a quick release
system. The owner is responsible for ensuring that the family is
instructed on the use of the quick release system.

Bedrooms:
Bedrooms in basements, attics or garages are not allowed unless they
meet local code and HQS requirements and must have adequate

ventilation and emergency exit capability.

Verifications regarding local requirements may be requested.

| o Water Heater:

Water heaters must have a temperature-pressure relief valve and
discharge line (directed towards the floor or outside of the living area)
as a safeguard against buildup of steam if the water heater
malfunctions. Discharge pipes must be made of rigid pipe material (not
garden hose or thin plastic pipe). Water heaters shall be anchored,
braced or strapped to resist horizontal displacement due to earthquake
motion. Strapping shall be at points within the upper one-third and lower
one-third of the appliance’s vertical dimensions. At the lower point, the
strapping shall maintain a minimum distance of 4 inches above the
controls.

Pools:

Pools should not be empty or create unsafe conditions for the family.
The Authority may request that a fence be built around the pool or other
safety devices be installed to ensure the safety of small children.
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Fences:

For safety reasons, owners may be requested to install, repair or remove
a fence.

Mail Boxes:

Each unit must have its own official mailbox where the U.S. Postal
Service officially deliver mail to the physical addresses.

Utility Meters:

Each unit must have individual meters to measure the family’s
consumption if they are to be responsible for paying certain utilities,
such as gas, water and electricity. The owner will be responsible for
paying utilities for units with centralized meters.

Windows

Although 24 CFR 982.401(f) (2) (1) states “There must be at least one
window in the living room and in each sleeping room”, 24 CFR 982.401
(f)(1) Performance Requirement states “Each room must have adequate
natural or artificial illumination to permit normal indoor activities and to
support the health and safety of occupants.”

The 2013 California State Building Code (CBC) Section 1205.1 states
that “Every space intended for human occupancy shall be provided with
natural light by means of exterior glazed openings in accordance with
Section 1205.2 or shall be provided with artificial light in accordance
with 1205.3” which states: “Artificial light shall be provided that is
adequate to provide an average illumination of 10 foot-candles (107 lux)
over the area of the room at a height of 30 inches above the floor area.”

10-1.-FE.—— Types Of Inspections
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Initial Inspections : __ { Formatted: Font: Not Bold, Underline )
oo ‘[Formatted: Font: Not Bold, Underline ]

The Authority conducts initial inspections in response to a request from
the family to approve a unit for participation in the HCV program.

HUD has provided Authority’s with a waiver that changes traditional
initial inspection requirements during the waiver period, allowing for
owner certification that there are no life-threatening deficiencies that
exist at the unit to be assisted. The Authority must inspect the unit no
later than 1-year anniversary of the date of the owner’s certification.
Additionally, HUD is allowing Authorities to commence the Housing
Assistance Payment (HAP) contract prior to the unit passing initial
inspection (using self-certification method described above) Fhe
exterdedtobBeecember34+-—2623-

Annual/Biennial Inspections. - { Formatted: Font: Not Bold, Underline )
o ‘[Formatted: Underline ]

HUD requires the Authority to inspect each unit under lease at least
annually or biennially, depending on Authority Policy, to confirm that the
unit still meets HQS. The inspection may be conducted in conjunction
with the family's annual reexamination but also may be conducted
separately.
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Special Inspections/Interim Inspections : - { Formatted: Font: Not Bold, Underline

[24 CFR 982.405(g) an] and [24 CFR 983.103(e)]. ~~ { Formatted: Font: Not Bold, Underline

A special inspection may be requested by the owner, the family, or a
third party as a result of problems identified with a unit between annual
inspections.

Housing Quality Control Inspections. [24 CFR 982.405(b)1—and//{Formatted:Font:NotBoId,underline

Regulations require Authority’s to conduct supervisory quality control
inspections of a sampling of units under contract- by the Director of
Housing Programs or his/her designee -or other qualified individual to
evaluate the work of the inspector(s) and to ensure that inspections are
performed in compliance with the HQS.

At the discretion of the Authority, high performing units having a history
of passed HQS Inspections may be considered for biennial inspections.
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The Authority must obtain the services of an independent entity to
perform  HQS inspections in cases where an HCV family is receiving
assistance in an Authority-owned unit.

An Authority-owned unit is defined as a unit that is owned by the
Authority that administers the assistance under the consolidated Annual
Contributions Contract (ACC) (including a unit owned by an entity
substantially controlled by the Authority). The independent agency must
communicate the results of each inspection to the family and the
Authority. The independent agency must be approved by HUD, and may
be the unit of general local government for the Authority jurisdiction
(unless the Authority is itself the unit of general local government or an
agency of such government).

The Authority may not charge the family for unit inspections or re-
inspections [24 CFR 982.405(e)]. In the case of inspections of Authority-
owned units, the Authority may compensate the independent agency
from ongoing administrative fee for inspections performed. The
Authority and the independent agency may not charge the family any
fee or charge for the inspection.

The Authority may not charge the owner for the inspection of the unit
prior to the initial term of the lease or for a first inspection during
assisted occupancy of the unit. However, the Authority may charge a
reasonable fee to owners for re-inspections in two situations: when the
owner notifies the Authority that a repair has been made but the
deficiency has not been corrected, and when the time for repairs has
elapsed and the deficiency has not been corrected. Fees may not be
imposed for tenant-caused damages, for cases in which the inspector
could not gain access to the unit, or for new deficiencies discovered
during a reinspection.
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The owner may not pass the cost of a reinspection fee to the family.
Reinspection fees must be added to the Authority’s administrative fee
reserves and may only be used for activities related to the provision of
tenant-based assistance.

Authority Policy - {Formatted: Font: Not Bold

The Authority does not charge a fee for failed re-inspections.

10-z1.F. _Notice and Scheduling __— { Formatted: Underline

o \[ Formatted: Underline

The family must allow the Authority to inspect the unit at reasonable
times with reasonable notice [24 CFR 982.551(d)]. Failure to do so is
grounds for termination of assistance and a violation of the Obligations
of the Family.

Authority Policy

Both the family and the owner will be given reasonable notice of when
scheduling an inspection appointment. Except in the case of a life-
threatening emergency, reasonable notice is considered to be not less
than 48 hours. Inspections may be scheduled between 8:00 a.m. and
5:00 p.m. Generally, inspections will be conducted on business days
only. In the case of a life-threatening emergency, the Authority will give
as much notice as possible, given the nature of the emergency.
Notification may be by telephone, email, or U.S. Mail.

10-1.G. General HUD Requirements — HUD Performance Aand
Acceptability Standards [24 Cfr 982.40] __ -~ { Formatted: Font: Bold
Owner and Family Inspection Attendance « . { Formatted: Font: Not Bold, Underline

N ‘[Formatted: Indent: Left: -0.2"

HUD permits the Authority to set policy regarding family and owner
presence at the time of inspection.

Authority Policy:

When a family occupies the unit at the time of inspection an adult must
be present for the inspection. The presence of the owner or the owner's
representative is encouraged but is not required.

At initial inspection of a vacant unit, the Authority will inspect the unit in
the presence of the owner or owner's representative. The presence of a
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family representative is permitted, but is not required.

Modifications to Provide Accessibility,

A_ _ _ .

Under the Fair Housing Act of 1988, an owner must not refuse the
request of a family that contains a person with a disability to make any
reasonable modifications to the unit. The owner may require restoration
of the unit to its original condition of the modification(s) would interfere
with the owner or next occupant’s full enjoyment of the premises. Such
modifications are at the family’s expense.

The owner may not increase a customarily required security deposit.
The landlord may negotiate a restoration agreement that requires the
family to pay a reasonable amount in an interest-bearing escrow
account over a period of time. The interest in any such account accrues
to the benefit of the tenant. The owner may require reasonable
assurances that the quality of work will be acceptable and that any
required building permits will be obtained [24-CFT35.151c].

Modifications to units to provide access for a person with a disability
must meet all applicable HQS requirements and conform to the design,
construction, or alteration of facilities.

Any owner that intends to negotiate a restoration agreement or require
an escrow account must submit the agreement(s) to the Authority for
review.

The initial inspection is scheduled when a family submits a Request for
Tenancy Approval (RFTA) form. The information for the unit must pass
the rent reasonableness study before it is scheduled for the initial
inspection. Initial inspections are conducted when an assisted family is
seeking to lease a unit. The Authority will periodically review the average
time required for a family and owner to have a unit inspected from the
time the RFTA is submitted by the family and owner to the Authority.

The Authority will process the RFTA to determine whether the unit asking
contract rent is affordable to the family and inspect the unit to ensure it
satisfies the HQS criteria before executing a Housing Assistance Payment
contract. The Authority will notify the family and owner within fifteen (15)
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calendar days from receipt of the RFTA whether or not asking contract
rent amount was determined affordable for the family. Units found to be
affordable will be scheduled for the initial inspection. Both the owner and
the family will be notified within the 15 days. Units that are found not to
be affordable and fail rent reasonableness shall be notified that the rent
exceeds the family’s maximum burden for rent and make good faith
attempts to negotiate a lower contract rent amount suitable for the family.
If the Authority determines that it is unable to approve a unit within the
timeframe, or is unable to negotiate a lower approvable rent amount, the
RFTA and unit will be disapproved and a new RFTA issued to the family. With
the case file appropriately documented.

If the Authority determines after a review of files that the average time
for the Authority to process an RFTA for the family and owner and/or to
obtain an initial inspection is longer than fifteen (15) days, the Authority
will review staffing needs relevant to the HQS inspection.

I odof Hebititf I . L.
exterdedtobecember31+-—262%

The Authority may, but is not required to, approve assisted tenancy,
execute a Housing Assistance Payment (HAP) contract and commence
payment if the unit fails HQS inspection, but only if the deficiencies
identified are non-life-threatening. Further, the Authority may, but is not
required to, authorize occupancy if a unit passed an alternative
inspection in the last 24 months.

Authority Policy

The unit must pass the HQS inspection on or before the effective date
of the HAP contract for the HCV program unless otherwise waived by
HUD for a specific purpose. The Authority has discretion in if it will rely
on alternative inspections methods.

I hor | I . ‘ I
period-of-avatabilty-extended-to-Beecember33, 2021.
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10-1.K. Inspection Results:
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If the unit fails the inspection, the family and owner are notified of
the deficiencies by mail, email, or telephone (dependent if it must
be reinspected within 24-hours for health and safety deficiencies).

For all other deficiencies, the Authority allows 21-30 days for all other
repairs to be completed.

Authority Policy:

Verification that the deficiencies have been corrected may be done by
other means than an in-person re-inspection. If the family is not at home
on the date and time of an inspection appointment, the inspector may leave
a door hanger or card at the unit advising of the missed appointment(s)
The Authority appointment letter contains a warning that if a unit fails a
2nd reinspection for owner responsible repair items, the unit is subject to
abatement. During abatement the HAP may be withheld for a period not
to exceed thirty (30) days. If an Owner fails to repair the deficiencies
within the thirty (30) day period of abatement, the HAP contract will be
terminated and the family will be required to move. Families who fail to
move may become responsible for the contract rent when subsidy is
terminated.

The Authority conducts an inspection in accordance with HQS at least
annually, as required by SEMAP. Special inspections may be scheduled
between anniversary dates. HQS deficiencies, which cause a unit to fail,
must be corrected by the landlord, unless it is a deficiency for which the
tenant is responsible.
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If an adult family member cannot be present on the scheduled date, the
family should request that the Authority reschedule the inspection. The
Authority and family will agree on a new inspection date that generally
should take place within 5 business days of the originally- scheduled
date. The Authority may schedule an inspection more than 5 business
days after the original date for good cause.

If the family misses the first scheduled appointment without requesting
a new inspection date, the Authority will automatically schedule a second
inspection. If the family misses two scheduled inspections without
Authority approval, the Authority will consider the family to have violated
its obligation to make the unit available for inspection. This may result
in termination of the family’s assistance.
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10-1.L. Special Inspections [24 CER 982.405(a)] - { Formatted: Underline

If a participant or government official reports a life-threatening condition
which the owner would be required to repair within 24 hours, the
Authority must inspect the unit within 24 hours of notification.

If the reported condition is not life-threatening, the Authority must
inspect the unit within 15 days of notification.

Authority Policy - { Formatted: Font: Not Bold

During a special inspection, the Authority generally will inspect only
those deficiencies that were reported. However, the inspector will record
any additional HQS deficiencies that are observed and will require the
responsible party to make the necessary repairs.

If the annual inspection has been scheduled or is due within 90 days of
the date the special inspection is scheduled the Authority may elect to
conduct a full annual inspection.

Jime Standards for Repairs __ { Formatted: Font: Not Bold, Underline

Emergency items which endanger the family's health or safety must be
corrected within 24 hours of notification.

For non-emergency items, repairs must be made within 21-30 days. For
major repairs, Housing Program Director or his/her designee may
approve an extension beyond 30 days.

Rent Increases and Inspections __ { Formatted: Font: Not Bold, Underline

e j - { Formatted: Underline

Rent to owner increases will not be approved if the unit is in a failed
condition. Rent increases will not be approved within the initial contract
term. The units last inspection must have a passed HQS inspection. All
requests to increase the rent must undergo a rent reasonableness study
prior to the rent being approved. (See Rent Reasonableness in Chapter
8)
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ACCEPTABILITY CRITERIA AND EXCEPTIONS TO HQS __ { Formatted:

Font: Not Bold, Underline

The Authority adheres to HQS acceptability criteria and/or local building
and code enforcement requirements, whichever is the more stringent of
the two.

10-1.M. __Smoke Detectors for Persons With Hearing Disabilities 7%/{Formatted:

Underline

W ‘[ Formatted:

Font: 12 pt, Underline

Smoke detector(s) for the hearing impaired will be required in the \\\:\{\{Formaued:

Font: 12 pt, Underline

household per the following criteria: . Formatted:
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e Must meet National Fire Protection Association Standard 74 (or { Formatted

: Underline
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its successor standard).
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person. If existing smoke detectors are hardwired, the smoke
detector designed for the hearing impaired must be hardwired
to the primary smoke detector. If the existing smoke detector
system is not hardwired, the hearing-impaired smoke detector
must be installed within the bedroom. It is not required to be
hardwired but must have a battery back-up.

e Hearing impaired smoke detectors must meet the following
qualifications:
o0 177 candela strobe light
o 85 decibel (DBA)

The Authority may accept landlord or tenant certification that the
appropriate criteria has been met.

A _

Carbon monoxide detector

California Health and Safety Code 13260 requires that an owner or
owner’s agent of a dwelling unit intended for human occupancy that
rents or leases the dwelling unit to a tenant shall maintain carbon
monoxide devices in the dwelling unit.

Carbon Monoxide detectors shall be installed on every floor, including
the basement and outside each sleeping area.

The carbon monoxide device shall be operable at the time that the tenant
takes possession of the unit. A tenant shall be responsible for notifying
the owner or owner’s agent if the tenant becomes aware of an inoperable
or deficient carbon monoxide device within his or her unit. The owner or
owner’s agent shall correct any reported deficiencies or inoperability’s in
the carbon monoxide device.

California’s Carbon Monoxide Poisoning Prevention Act of 2010 requires
that all residential properties be equipped with a carbon monoxide
detector when the property has a fossil fuel burning heater such as a gas
stove, gas furnace, gas water heater or any other appliance, fireplace,
and/or attached garage. All single-family homes in the above-mentioned
structure types must be equipped with a detector on or before July 1,
2011.

All other multi-family residential units (apartments, duplex’s, etc.) must
be equipped with a carbon monoxide detector on or before January 1,
2013.
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Bedrooms :

A bedroom must have a floor area of not less than seventy (70) square
feet.

Bedrooms in basements or attics are not allowed unless they meet
local code requirements; must have adequate ventilation, emergency
exit capability and a smoke detector.

Minimum bedroom ceiling height is 7'6” or local code, whichever is
greater.

Sloping ceilings may not slope to lower than five feet in the 70 square foot
area.

Access to any required exits of a room or suite of rooms designated as
bedrooms for these purposes is permissible passing through a bathroom,
toilet room, or another bedroom, if all bedrooms or rooms used as
sleeping areas have an emergency exit.

Each bedroom must have a window present that can be opened.

¢ Rooms identified as bedroom must have a closet and a door for
privacy.

e Free standing closets may substitute built-in closets, if no
hazard is posed.

o If a closet is present, a clothes pole must be provided by the
owner.

e Closet doors are not required; will be considered a tenant
preference.

e Closet door guides will not be required if it does not pose a
potential safety risk.

Cabinets

If present, cabinet drawers and doors must be intact, with proper door
hinges and on tracks.

A_ _ _ -

In areas where tile is broken or grout is missing, it must be repaired or
replaced if it poses any hazard.
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Doors cannot have double key dead bolt locks. The exterior doors of the
dwelling unit must be lockable. Exterior doors are doors by which
someone can enter or exit the dwelling unit.

All exterior doors must be weathertight to avoid any air or water
infiltration, have no holes larger than the size of a quarter (coin), have
all trim intact, and have a threshold.

All interior doors must have a doorknob and all trim intact. Tenant must
have keys.

Doors must be present on all bedrooms and rooms used for
sleeping and bathrooms. Doors need not be present on the master
bedroom bathroom.

All exterior doors must have single cylinder deadbolt locks, front and
back doors, which includes the garage door. Garage door to the interior
of the unit must have self-closing hinge and be solid (no windows).

Fences:

For safety reasons, owners may be requested to install, repair or remove
a fence.

All wood floors must be sanded to a smooth surface and sealed. Any
loose or warped boards must be re-secured and made level. If they
cannot be leveled, they must be replaced.

All floors must be in a finished state, including common hallways and
balconies.

Ao ,;

GFCI outlets must work properly. If 3-prong, must be grounded.
No open light sockets allowed.

Globes on interior lights are not required.
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All yards must conform to neighborhood standards. Single family units
or duplexes must have one operating outside water faucet.

Mail Boxes

Each unit must have its own official mailbox where the U.S. Postal
Service officially delivers mail to the physical addresses.

A _

Miscellaneous

The existence of any unused and abandoned open pipe, well, or
excavation, building foundation, or buildings which are abandoned, or
boarded up, partially destroyed, or unfinished and not properly secured
on the property is prohibited.

The keeping and storage of property owned by the owner on the
property may be allowable if:

Property is in storage shed that is locked.

Accessible to the Owner without disturbing tenant.

Storage shed detached from the unit.

No hazardous materials can be stored in the shed.

Allowable if detached garage; however, all of the above applies

and in addition,

e The Authority will require signed statement from participant
that they are aware and allowing owner permission to store
belongings in the detached garage.

e The keeping and storage of an inoperable, dismantled, or not

currently registered automobile, trailer, house trailer, boat or

vehicle or major part thereof within the view of persons on
the public streets or other properties adjacent to said premises
is prohibited.

Tenant may not park vehicles on the lawn.

Fireplaces must have a “cap”/spark arrester. The Authority may require
at the time of inspection that the chimney be cleaned and/or inspected.

Modifications

Modifications or adaptations to a unit due to a disability must meet all
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applicable HQS and building codes.

Extension for repair items not required by HQS will be granted for
modifications/adaptations to the unit if agreed to by the tenant and
landlord. Authority will allow execution of the Authority contract if unit
meets all requirements and the modifications do not affect the livability
of the unit.

Swimming pools are allowed in single family and multi-family units, as
long as they are properly secured and must be clean and sanitary to avoid
health hazards. Swimming pools are defined as pools that are more than
2 feet in depth. Included but not limited to: Wading/swimming pools,
below or above ground pools, ponds requiring filters. They must be
properly secured with a fence that separates it from the remainder of the
yard, have a self-locking gate, fence must be at least 4 feet high and
recommended pool gate alarm.

Community swimming pools, such as those in an apartment complex,
must be at all times clean and sanitary, to avoid health hazards. In
addition, pool must be secured with a fence/security gate at times when
pool is not open. Management must take all other signs and safety
precautions adhering to pool regulations.

The Authority may fail unsanitary conditions were exposed food,
garbage, and excrement exist to a degree where health may be
endangered.

Trash bags will not be considered "adequate covered facilities” in buildings
with four or more units.

Private water supply systems (wells) may be required to be tested.
Septic tanks will require leech lines.

Excessive grease buildup on the stove or overhead is considered a fail
item due to fire hazard.

The accumulation of waste paper, hay, grass, dirt, straw, weeds, litter
or combustible trash upon the premises or in front of said premises or
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upon any roof or building, entrance way, court, or yard is a condition
detrimental to health, safety, or general welfare is prohibited.

If window security bars or security screens are present on an emergency
exit window, they must be equipped with a quick release system. The
owner is responsible for ensuring that the family is instructed on the use
of the quick release system.

All sinks and commode water lines must have shut off valves, unless
faucets are wall mounted.

A _ -

Must have acceptable splashguard. Worn splashguards are
unacceptable.

Toilet Seats

Cracked toilet seats and tank lids must be replaced. Toilet tank lid must
fit properly

Each unit must have individual meters to measure the family’s
consumption if they are to be responsible for paying certain utilities,
such as gas, water and electricity. The owner will be responsible for
paying utilities for units with centralized meters.

Windows

A _

All window sashes must be in good condition, solid and intact, and fit
properly in the window frame. Damaged or deteriorated sashes must be
replaced.

Windows must be weather-stripped as needed to ensure a watertight
seal.

Any room for sleeping must have a window.
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Units may be required to have an air conditioning unit or
evaporative cooler supplied by the owner. However, if the tenant’s
preference is not to have an air-cooling device, the unit will then be
required to have screens on all exterior doors and windows at the time
of the initial and annual inspection. (Windows must open). In all other
initial and annual inspections, the unit will require one screen at one
window per room. All screens must be in place on all second story
and higher windows at all times.

Window screens must be in good condition. (Applies only if screens
are present or a required per HQS.)

Water Heater

A_ _ _ -

Water heaters must have a temperature-pressure relief valve and
discharge line (directed towards the floor or outside of the living area)
as a safeguard against buildup of steam if the water heater malfunctions.
Discharge pipes must be made of rigid pipe material (not garden hose
or thin plastic pipe). Water heaters shall be anchored, braced or
strapped to resist horizontal displacement due to earthquake motion.
Strapping shall be at points within the upper one-third and lower one-
third of the appliance’s vertical dimensions. At the lower point, the
strapping shall maintain a minimum distance of 4 inches above the
controls.

In areas where plaster or drywall is sagging, severely cracked or
otherwise damaged, it must be repaired or replaced.

Any exterior or interior surfaces with peeling or chipping paint on units
built prior to 1978 must be scraped and painted with two coats of
unleaded paint or other suitable material, according to lead-based paint
abatement regulations. If the peeling or chipping paint is excessive on
units built 1978 and after, scraping and repainting will also be required.

Any exterior or interior surfaces with graffiti must be painted with as
many coats of unleaded paint or other suitable material to cover all the
graffiti.

All walls in a tub or shower area must be covered with ceramic tile
or other material that is impervious to water to prevent water damage
and eventual deterioration.
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Any exterior vents must be covered to prevent rodents from entering
the unit.

Visible mold/mildew must be eliminated

Tenant Preference Items

HUD requires the Authority to enforce minimum HQS but also requires
that certain judgment about acceptability be left to the family.

Emergency items that are identified through an inspection or verified by
another public agency which endanger the family’s health or safety must
be corrected by within twenty-four (24) hours of notification.

The following items are considered of an emergency nature and must
be corrected by the owner or tenant (whoever is responsible) within
twenty-four (24) hours of notice by the Authority:

¢ Any condition that jeopardizes the security of the unit.

e Major plumbing leaks or flooding, waterlogged ceiling or floor
in imminent danger of falling.

e Natural gas leak or fumes.

e Electrical problem which could result in shock or fire.

e Absence of a working heating system when outside
temperature is below 50 degrees Fahrenheit on the day of
inspection. If there is a weather forecast predicating
temperatures to be below 50 degrees Fahrenheit at any point
within 48 hours of the actual time of inspection, the absence of
a working heating system will be addressed immediately as a
health and safety issue on a case-by-case basis.

e Utilities not in service, including no running hot water.

e Broken glass where someone could be injured.

e Conditions that present imminent possibility of injury.

e Obstacles that prevent safe entrance or exit from the unit.

e Absence of any functioning toilet in the unit.

¢ Inoperable smoke detector.

¢ Inoperable carbon monoxide detector.

e Window bars in bedrooms with no release mechanism.

e Combustible materials near the gas water heater or gas
furnace.
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The Authority may give a short extension (not more than 72 additional
hours) whenever the responsible party cannot be notified or it is
impossible to correct the repair within the twenty- four (24) hour period.

In those cases where there is leaking gas or potential of fire or other
threat to public safety, and the responsible party cannot be notified or it
is impossible to, make the repair, proper authorities will be notified by
the Authority.

If the emergency repair item(s) are not corrected in the time period
required by the Authority and the owner is responsible, the HAP will be
abated and the HAP Contract will be terminated.

If the emergency repair item(s) are not corrected in the time period
required by the Authority, and it is an HQS breach which is a family
obligation, the Authority will terminate the assistance to the family.
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10-1.0. Additional Local Requirements - { Formatted: Underline
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The Authority may impose variations to the HQS as long as the additional
criteria are not likely to adversely affect the health or safety of
participant families or severely restrict housing choices for families. HUD
approval is required for variations to the HQS. HUD approval is not
required if the variations are clarifications of HUD's acceptability criteria
or performance standards
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Thermal Environment __ { Formatted: Font: Not Bold, Underline
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The Authority must define a “healthy living environment” for the local
climate. This may be done by establishing a temperature that the
heating system must be capable of maintaining, that is appropriate for
the local climate.

Authority Policy

The heating system must be capable of maintaining an interior
temperature of 50degrees Fahrenheit between October 1 and May 1.

| 10-1.P.S: _Life-Threatening Conditions [24 CFR 982.404(a)] - { Formatted: Underline

HUD requires the Authority to define life-threatening conditions and to
notify the owner or the family (whichever is responsible) of the
corrections required. The responsible party must correct life-
threatening conditions within 24 hours of Authority notification.

y == {Formatted: Line spacing: single

Emergency items that are identified through an inspection or verified by
a public agency which endanger the family’s health or safety must be
corrected within twenty-four (24) hours of notification.

The following items are considered of an emergency nature and + -~ { Formatted: Space After: 0 pt

must be corrected by the responsible party within twenty-four (24)

hours of notice by the Authority.

<— — — 7| Formatted: Indent: Hanging: 0.7", Right: -0.1", Space
After: 0 pt, Line spacing: single

10-1.0. HUD_ _Definition _of Non-Life-Threatening _and__Life-

T { Formatted: Underline

e

Threatening Conditions

For the purposes of implementing 8 8(0)(8)(A)(ii), HUD is defining a non-
life-threatening condition as any condition that would fail to meet the
housing quality standards under 24 CFR 982.401 and is not a life-
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threatening condition. Further, for the purposes of this implementation
notice, HUD is defining life-threatening conditions as follows:

Gas (natural or liquid petroleum) leak or fumes.

A life-threatening condition under this standard is one of the
following: (a) A fuel storage vessel, fluid line, valve, or connection
that supplies fuel to a HVAC unit is leaking; or (b) a strong gas odor
detected with potential for explosion or fire, or that results in health
risk if inhaled,

Electrical hazards that could result in shock or fire. A life-threatening
condition under this standard is one of the following: (a) A light fixture
is readily accessible, is not securely mounted to the ceiling or wall,
and electrical connections or wires are exposed; (b) a light fixture is
hanging by its wires; (c) a light fixture has a missing or broken bulb,
and the open socket is readily accessible to the tenant during the day
to day use of the unit; (d) a receptacle (outlet) or switch is missing or
broken and electrical connections or wires are exposed; (e) a
receptacle (outlet) or switch has a missing or damaged cover plate
and electrical connections or wires are exposed; (f) an open circuit
breaker position is not appropriately blanked off in a panel board, main
panel board, or other electrical box that contains circuit breakers or
fuses; (g) a cover is missing from any electrical device box, panel box,
switch gear box, control panel, etc., and there are exposed electrical
connections; (h) any nicks, abrasions, or fraying of the insulation that
expose conducting wire; (i) exposed bare wires or electrical
connections; (j) any condition that results in openings in electrical
panels or electrical control device enclosures; (k) water leaking or
ponding near any electrical device; or (I) any condition that poses a
serious risk of electrocution or fire and poses an immediate life-
threatening condition.

Inoperable or missing smoke detector and/or carbon monoxide
detector A life-threatening condition under this standard is one of the
following: (a) the smoke detector is missing; or (b) the smoke detector
does not function as it should.

Interior air quality. A life-threatening condition under this standard is
one of the following: (a) the carbon monoxide detector is missing; or
(b) the carbon monoxide detector does not function as it should.
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Gas/oil fired water heater or heating, ventilation, or cooling system
with missing, damaged, improper, or misaligned chimney or venting.
A life-Start Printed Page 5460threatening condition under this
standard is one of the following: (a) The chimney or venting system
on a fuel fired water heater is misaligned, negatively pitched, or
damaged, which may cause improper or dangerous venting of gases;
(b) a gas dryer vent is missing, damaged, or is visually determined to
be inoperable, or the dryer exhaust is not vented to the outside; (c) a
fuel fired space heater is not properly vented or lacks available
combustion air; (d) a non-vented space heater is present; (e) safety
devices on a fuel fired space heater are missing or damaged; or (f)
the chimney or venting system on a fuel fired heating, ventilation, or
cooling system is misaligned, negatively pitched, or damaged which
may cause improper or dangerous venting of gases.

e Lack of alternative means of exit in case of fire or blocked egress A
life-threatening condition under this standard is one of the following:
(a) Any of the components that affect the function of the fire escape
are missing or damaged; (b) stored items or other barriers restrict or
prevent the use of the fire escape in the event of an emergency; or
(c) the building's emergency exit is blocked or impeded, thus limiting
the ability of occupants to exit in a fire or other emergency.

Other interior hazards. A life-threatening condition under this standard
is a fire extinguisher (where required) that is missing, damaged,
discharged, overcharged, or expired.

Deteriorated paint, as defined by 24 CFR 35.110, in a unit built before

1978 that is to be occupied by a family with a child under 6 years of
age. This is a life-threatening condition only for the purpose of a
condition that would prevent a family from moving into the unit. All
lead hazard reduction requirements in 24 CFR part 35, including the
timeline for lead hazard reduction procedures,

Other condition subsequently identified by HUD as life threatening in
a notice published in the Federal Register. HUD will notify PHAs if such
changes are made. Any other condition identified by the administering
PHA as life-threatening in the PHA's administrative plan prior to this
notice taking effect.
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e Provide adequate space and security for the family

e Have at least one bedroom or living/sleeping room for each two
persons

e A unit that does not meet these HQS space standards is defined

as overcrowded.

e A living room may be used as sleeping (bedroom) space, but
no more than two persons may occupy the space]. A bedroom
or living/sleeping room must have at least:

¢ One window

e Two electrical outlets in proper operating condition (permanent
overhead or wall-mounted light fixtures may count as one of
the required electrical outlets)

o If the Authority determines that a unit is overcrowded because

of an increase in family size or a change in family composition,
the Authority must issue the family a new voucher, and the
family and Authority must try to find an acceptable unit as soon
as possible. If an acceptable unit is available for rental by the
family, the Authority must terminate the HAP contract in
accordance with its terms.

10-1.P._Inspection Results and Reinspections Ffor Units Under HAP< . _ - { Formatted: Underiine
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The owner and the family will be notified in writing of the results of all
inspections. When an inspection identifies HQS failures, the Authority
will determine (a) whether or not the failure is a life- threatening
condition and (b) whether the family or owner is responsible.

Authority Policy

When life-threatening conditions are identified, the Authority will
immediately notify both parties by telephone, fax or email. The notice
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will specify who is responsible for correcting the violation. The corrective
actions must be taken within 24 hours of the Authority’s notice.

When failures that are not life-threatening are identified, the Authority
will send the owner and the family a written notification of the inspection
results within 5 business days of the inspection. The written notice will
specify who is responsible for correcting the violation, and the time
frame within which the failure must be corrected. Generally, not more
than 30 days will be allowed for the correction.

The notice of inspection results will inform the owner that if life-
threatening conditions are not corrected within 24 hours, and non-life-
threatening conditions are not corrected within the specified time frame
(or any Authority approved extension), the owner’s HAP will be abated
in accordance with Authority Policy.

Likewise, in the case of family caused deficiencies, the notice will inform
the family that if corrections are not made within the specified time
frame (or any Authority-approved extension, if applicable) the family’s
assistance be terminated

Extensions: __ { Formatted: Font: Not Bold, Underline
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For conditions that are life-threatening, the Authority cannot grant an
extension to the 24-hour corrective action period. For conditions that
are not life-threatening, the Authority may grant an exception to the
required time frames for correcting the violation, if the Authority
determines that an extension is appropriate.

Authority Policy

Extensions will be granted in cases where the Authority has determined
that the owner has made a good faith effort to correct the deficiencies
and is unable to do so for reasons beyond the owner’s control such as:

e There is an unavoidable delay in completing repairs due to
difficulties in obtaining parts contracting for services.
e The repairs are expensive (such as exterior painting or roof
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repair) and the owner needs time to obtain the funds.

e The repairs must be delayed due to climate conditions.

e A reasonable accommodation is needed because the family
includes a family member with disability

e Other extenuating circumstances may be considered by the
Authority on a case by case basis.

The extension will be made for a period of time not to exceed ninety
(90) days. At the end of that time, at the Authority's discretion, if the
work is not completed or substantially completed, the Authority will
begin the abatement.

The Authority will conduct a reinspection immediately following the end
of the corrective period for life threatening violations.

At the Authority’s discretion and when sufficient evidence supports that
the unit has met previous yearly requirements set forth by the Authority,
an Owner may be approved to self-certify to the repairs of non-life-
threatening violations that they are responsible for unless they have had
an abatement of an assisted unit within the last twelve (12) months.

If requested, the executed certification form must be completed and
received by the Authority within 30 days of failed inspection date.

Failure to submit the fully executed self-certification form will result in
abatement of the HAP Payment.

The Authority will send the owner notice of abatement. If the HAP
payment is abated, the owner will not be eligible for a self-certification
and the Authority will reinspect the unit to lift the abatement.

At the Authority’s discretion and when sufficient evidence supports that
the unit has met previous yearly requirement(s) Tenants may be
approved to self-certify to the repairs of non-life-threatening violations
that they are responsible for.

The executed certification form must be completed and received by the
Authority within 30 days of failed inspection date.
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Failure to submit the fully executed self- certification form may result in
termination of the family’s assistance.

- { Formatted: Underline

If a Authority is notified by a public health department or other medical
health care provider, or verifies information from a source other than a
public health department or medical health care provider, that a child of
less than 6 years of age, living in an HCV-assisted unit has been
identified as having an elevated blood lead level, the Authority must
complete an environmental investigation of the dwelling unit within 15
calendar days after being notified by a public health department or other
medical health care provider. The environmental investigation must be
completed in accordance with program requirements, and the result of
the environmental investigation must be immediately provided to the
owner of the dwelling unit. In cases where the public health department
has already completed an evaluation of the unit, this information must
be provided to the owner.

Within 30 days after receiving the environmental investigation report
from the Authority, or the evaluation from the public health department,
the owner is required to complete the reduction of identified lead-based
paint hazards in accordance with the lead-based paint regulations [24
CFR 35.1325 and 35.1330]. If the owner does not complete the “hazard
reduction” as required, the dwelling unit is in violation of HQS and the
Authority will take action in accordance with Section 8-11.G. Authority
reporting requirements, and data collection and record keeping
responsibilities related to children with an elevated blood lead level are
discussed in Chapter 16.

Family Responsibilities

The family is responsible for correcting the following HQS deficiencies:

Housing Authority of the County of Merced FY 21/22
Housing Quality Standards & Inspections

Page 10-44

j - { Formatted: Underline

- { Formatted: Underline

P { Formatted: Font: Not Bold, Underline




. Tenant-paid utilities not in service;

. Failure to provide or maintain appliances owned by the
family;
. Damage to the unit or premises caused by a household

member or guest beyond normal wear and tear that results
in a breach of the HQS. "Normal wear and tear" are defined
as items which could not be charged against the tenant's
security deposit under state law or court practice.

Owner Responsibilities:, - { Formatted

: Font: Not Bold, Underline
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The owner is responsible for all HQS violations not listed as a family
responsibility above, even if the violation is caused by the family's living
habits (e.g., vermin infestation). However, if the family's actions
constitute a serious or repeated lease violation the owner may take legal
action to evict the family.

Consequences if Owner is Responsible (Non- Emergency Items) - { Formatted:

Font: Not Bold, Underline
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When it has been determined that a unit on the program fails to meet \\[Formatted:
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HQS, and the owner is responsible for completing the necessary
repair(s) in the time period specified by the Authority, the HAP to the
owner will be abated.

Enforcing Owner Compliance, | Formatted:

Font: Not Bold, Underline
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If the owner fails to maintain the dwelling unit in accordance with HQS,
the Authority must take prompt and vigorous action to enforce the owner
obligations.

HAP_Abatement, - {Formatted:
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If an owner fails to correct HQS deficiencies by the time specified by the ‘{Formatted
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Authority, HUD requires the Authority to abate housing assistance
payments no later than the first of the month following the specified
correction period (including any approved extension) [24 CFR 985.3(f)].
No retroactive payments will be made to the owner for the period of time
the rent was abated. Owner rents are not abated as a result of HQS
failures that are the family's responsibility.
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Authority Policy

The Authority will make all HAP abatements effective the first of the
month following the expiration of the Authority specified correction
period (including any extension).

The Authority will inspect abated units within 5 business days of the
owner's notification that the work has been completed. Payment will
resume effective on the day the unit passes inspection.

During any abatement period the family continues to be responsible for
their share of the rent. The owner must not seek payment from the
family for abated amounts and may not use the abatement as cause for
eviction.

HAP Contract Termination

The Authority must decide how long any abatement period will continue
before the HAP contract will be terminated. The Authority should not
terminate the contract until the family finds another unit, provided the
family does so in a reasonable time and must give the owner reasonable
notice of the termination. The Authority will issue a voucher to permit
the family to move to another unit as described.

Authority Policy

The maximum length of time that HAP may be abated is 60 days. The
tenant will be issued a voucher after 30 days of HAP abatement, unless
the tenant requests to move sooner. However, if the owner completes
corrections and notifies the Authority before the termination date of the
HAP contract, the Authority may rescind the termination notice if (a) the
family still resides in the unit and wishes to remain in the unit and (b)
the unit passes inspection.

Reasonable notice of HAP contract termination by the Authority is 30
days.
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10-1.0. Lead-Based Paint and HOS [24 CER Part 35]

Childhood lead poisoning has serious negative consequences on
childhood growth and development. The U.S. Centers for Disease
Control and Prevention (CDC) has consistently affirmed that
deteriorated lead-based paint and lead-contaminated dust are the most
hazardous sources of lead exposure in children. Lead-based paint can
be found in homes built before 1978, with an increased prevalence in
very old homes with original painted windows, doors, and trim (Jacobs
et al., 2002; Cox et al., 2015). In 2012, the CDC lowered its reference
level for lead in the blood of children under age 6 to 5 micrograms of
lead per deciliter of blood, and provided guidance for health
departments and medical professionals at
www.cdc.gov/nceh/lead/acclpp/cdc_response_lead_exposure_recs.pdf.
On January 13, 2017, HUD amended the LSHR to align it with CDC’s
updated guidance.

Consistent with CDC’s guidance, HUD is now using the reference level
of 5 micrograms per deciliter to identify children with an EBLL. This new
level is the blood lead level of the highest 2.5 percent of U.S. children
ages 1 to 5 years. CDC may revise this level in the future, and if so,
HUD will update its EBLL as used under the LSHR, via the notice and
comment process, as provided by the definition of EBLL in the
amendment (24 CFR 35.110).

However, if a state or local government establishes more protective
standards in response to lead in children’s blood, LSHR’s section 35.150
directs PHAs to follow those standards

The Lead-Based Paint Poisoning Prevention Act as amended (42 U.S.C.
4821-4846), the Residential Lead-Based Paint Hazard Reduction Act of
1992 and PIH Notice 2017-18 requirements apply to the housing choice
voucher program and project-based voucher program.

A_ _ _ -

10-1.R. Key Definitions:

assisted and federally-owned “target” housing, which includes units
assisted under Sections 8 and 9 of the United States Housing Act of
1937, as amended.

indicated in the applicable section, is responsible for complying with
applicable requirements.
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Elevated Blood-Lead Level (EBLL): means-a confirmed concentration of - { Formatted: Font: Not Bold, Underline

lead in whole blood of a child under age 6 equal to or greater that the
concentration in the most recent guidance published by the U.S.
Department of Health and Human Services (HHS) on recommending
that an environmental intervention be conducted.

A confirmed concentration is one that is measured by a venous (from a
vein) blood draw, and not a finger prick/quick capillary screening test.

Environmental Intervention Blood lLead Level (EIBLL):—means—a _

confirmed concentration of lead in whole blood equal to or greater than
20 ug/dl (micrograms of lead per deciliter) for a single test or 15 to 19
ug/dl in two tests taken at least 3 months apart.

Environmental Investigation: means-a risk assessment with additional

questions for the family regarding other sources of lead exposure (e.g.,
water, pottery, daycare settings), and testing of other potential sources
of lead exposure.

in a 0-bedroom dwelling unit or in a dwelling unit reserved or designated
for the elderly and/or persons with disabilities. If a resident woman is
known to be pregnant, there is actual knowledge that child will reside in
the dwelling unit.

Index Unit :means a unit where a child with an elevated blood lead level

_ - { Formatted:

dwelling units. For the purposes of the LSHR, all buildings with assisted |

units or servicing those buildings (e.g., garages, toolsheds, etc.)
associated with the property are covered by the requirements.

6 resides or is expected to reside in a multiunit property that has an
index unit. The child’s age is considered as of the date the
Environmental Investigating in the index unit and associated common
areas is completed.

housing for the elderly or persons with disabilities or any 0-bedroom
dwelling (unless a child of less than 6 years of age resides or is expected
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to reside in such housing). In the case of jurisdictions which banned
the sale or use of lead-based paint prior to 1978, HUD may designate
an earlier date.

Summary of Changes and Requirements:

for complying with its requirements under a particular assistance
program. Under some subparts of the LSHR, just the property owner is
responsible, under some subparts, just the PHA, and under other
subparts, the owner is responsible for certain activities, and the PHA,
for others. Specifically:

e For the PBV project-based assistance program, the owner is the
designated party and is responsible for all the activities regarding
EBLL response.

e For HCV tenant-based rental assistance program, while the PHA is
the designated party, the LSHR provides that the owner is
responsible for certain EBLL response activities and the PHA other
EBLL response activities.

e The update to the LSHR revised the type of evaluation that must
be performed for the housing unit of a child with an EBLL, and
added risk assessment requirements covering certain other units,
and new reporting requirements. Under the new regulations, the
evaluation for the child’s unit must be an environmental
investigation.

e For Housing Choice Voucher (HCV) units, when a child under 6 is
identified with an EBLL, the PHA or the owner, as described below,
must take certain steps. (For a more detailed explanation, please
refer to section 6.) For the HCV program, the regulations identify
the PHA as the designated party for ensuring compliance with all
the regulations. This includes the same steps as for public
housing, except that the owner is responsible for some of the
steps, and the PHA, other steps. In addition, for several steps, as
described below, the PHA may wish to collaborate with the owner
to expedite implementation.

The Owner is responsible for:

« Initial notification of a confirmed case to HUD: Notifying the HUD

field office and the HUD Office of Lead Hazard Control and Healthy
Homes of the case — that is, the child’s address — within 5 business
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days. The PHA may wish to collaborate with the owner on this
notification process, such as by agreeing with the owner to be
notified of the case by the owner and to forward the notification
to the two HUD offices.

e Initial notification of the public health department, when ,/{Formatted= Font: Not Bold, Underline

necessary: When the owner is notified of the case by any medical
health care professional other than the public health department,
the owner shall notify the public health department of the name
and address of the child within 5 business days. The PHA may wish
to collaborate with the owner on this notification process, such as
by agreeing with the owner to inform the public health
department.

e Verification of the case, when necessary: When the owner receives __ - { Formatted: Font: Not Bold, Underline

information from a person who is not a medical health care
provider that a case may have occurred, the owner should
immediately convey the information to the PHA so the PHA may
notify the public health department, if the PHA has indicated, or
indicates at this time, that it wishes to collaborate with the owner
on implementation of the rule, as described below.

lead-based paint hazards in the index unit and common areas
servicing that unit that were identified by the environmental
investigation conducted by the PHA within 30 calendar days, using
a certified lead-based paint abatement firm or certified lead
renovation firm. Work shall include occupant protection, and
clearance of the unit and common areas servicing that unit by an
independent certified risk assessor or a trained dust sampling
technician working under the risk assessor in accordance with
section 35.1340.

« Notification to other residents: As already required by the LSHR, - { Formatted: Font: Not Bold, Underiine

in a multiunit property, the owner must notify all residents of lead
evaluation and hazard control activities.

”””””””””””””””””””””” Underline
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The PHA is responsible for:

e \Verification of the case, when notification is not from a medical - { Formatted: Font: Not Bold, Underline

health care provider: The PHA may wish to collaborate with the
owner on this verification of an EBLL case, such as by agreeing
with the owner to receive the information about the possible case.
The PHA shall immediately verify the information with the public
health department or other medical health care provider.

e Environmental Investigation: Conducting an environmental __ -~ { Formatted: Font: Not Bold, Underline

investigation of the child’s unit and the common areas servicing
that unit in accordance with Chapter 16 of the HUD Guidelines, as
described in section 6 below. If lead-based paint hazards are
found in the child’s unit (the index unit) in a multiunit property,
see section 9 below regarding risk assessments to be conducted
in other covered units with a child under age 6 and the common
areas servicing those units.

e Monitoring_of owner’s_compliance_with LSHR: Monitoring the - { Formatted: Font: Not Bold, Underline
owner’s compliance with the LSHR in accordance with the Housing
Assistance Payments (HAP) contract between the PHA and the
owner. PHAs can perform oversight of this in conjunction with
periodic Housing Quality Standards (HQS) inspections, but not at
a frequency less than annually if there was deteriorated paint or
known lead-based paint hazards identified in the child’s unit or
common areas servicing that unit. This includes such actions as
(see above) monitoring the owner’s: o Notifying HUD of a
confirmed case:

r's - - ‘[Formatted: Normal, No bullets or numbering

o Notifying the public health department when any other
medical health care professional notified the owner of the
case;

o Verifying the case when the owner receives information
from a person who is not a medical health care provider that
a case may have occurred; Ensuring that any required lead
hazard control (including passing clearance) is complete;
Ensuring that residents of other units in a multiunit property
were notified of lead evaluation and hazard control
activities; and Ensuring that ongoing maintenance of paint
is conducted in accordance with sections 35.1220 and
35.1355(a).Control: Ensuring the owner completes and
clears the control of lead-based paint hazards identified in
the Environmental Investigation of the index unit and the
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common areas servicing that unit. If lead-based paint
hazards are found in the index unit in a multiunit property,
and the risk assessments in other covered units with a child
under age 6 and the common areas servicing those units
identified lead-based paint hazards, control those lead-
based paint hazards as described in below.

The PHA may wish to collaborate with the owner on the response,
including providing the names of qualified and certified lead hazard
control contractors, providing for the clearance examination, and
ensuring notification to other residents in a multi-unit property.

The following table summarizes the responsibilities of PHAs and HCV
rental property owners for compliance when a child in the HCV program
is identified with an EBLL.

Responding to EBLLs, Environmental Investigations, and Lead Hazard

- { Formatted: Font: Not Bold, Underline

Control Verification

A _ -

The first step a PHA or owner, as applicable, based on the type of
assistance, or the PHA on behalf of the owner, if they have decided to
collaborate in that way, must take when learning of a child with an EBLL
from a parent, guardian, or other person or entity that is not a medical
health care provider is to verify the results, and determine whether it is
a confirmed EBLL. In accordance with Chapter 16 of the HUD Guidelines,
a confirmed EBLL is one measured through a venous (i.e., from a vein)
blood draw, or two capillary blood specimens, drawn within 12 weeks of
each other, both with elevated lead concentration. If the parent or
guardian suspects that a child under 6 has an EBLL based on a single
finger print, they should see a medical health care provider to obtain
confirmation.

PHAs and owners can verify the report with the local health department
or the child’s medical health care provider. For the HCV and PBV
programs, the owner may wish to collaborate with the PHA to notify the
PHA of the EBLL within 5 days so that the PHA can notify the public
health department or the child’s medical health care provider.

If the parent or guardian provides the PHA or owner, as applicable, with
a written EBLL diagnosis from a medical healthcare professional, or the
public health department notifies the PHA or owner, as applicable, of the
case, no additional verification is needed.
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If an EBLL has been reported but not verified, the PHA or owner shall
make at least 2 attempts to verify the information with the medical
health care provider or health department. If the PHA’s verification
attempts fail, the PHA must inform the Field Office, which must attempt
its own verification and/or inform OLHCHH, which will attempt the
verification.

Once an EBLL has been verified, the PHA (for public housing) or owner
(for PBV or HCV housing), as applicable, must notify their field office
representative and OLHCHH within 5 business days. Notifications to
OLHCHH must be by done via email to LeadRegulations@hud.gov. The
PHA may wish to collaborate with the owner on this notification process,
such as by agreeing with the owner to be notified of the results and then
forwarding them to the Field Office and OLHCHH.

In the notification to their field office representative and OLHCHH, the
PHA or owner, as applicable, must provide:

e PHA code and name, if the PHA is providing the notification, or
Owner’s name and address, if the owner is;

e Date of EBLL test result;

e Program (public housing, HCV, project-based vouchers);

e Unit address and, if the housing is in a multi-unit property or
development, the development name; and

e Whether the PHA or owner has notified the public health
department of the EBLL, or been notified by the health
department, and the date of that notification.

Information emailed to HUD should not include the child’s name or blood
result. This information is considered personally identifiable information
(PIl), and is also confidential medical information which shall be
maintained in accordance with the PHA’s policy for private medical
information. If the PHA must transmit PIl, it shall be done in a secure
manner or in an encrypted email. For more information on Privacy
Protection Guidelines for PHAs, see PIH-2015-06.

Next, the PHA or owner, as applicable, based on the type of assistance,
or the PHA on behalf of the owner, if they have decided to collaborate
in that way (see section 5, above), must next ensure that a certified
Lead-Based Paint Risk Assessor performs an “environmental
investigation,” as defined above, in the child’s home and any common
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areas that service the unit.

The environmental investigation must be completed within 15 calendar
days after verification or notification by a public health department or
other medical health care provider. PHAs and owners can find certified
lead risk assessment firms through either their state lead licensing
agency or EPA’s website at www.epa.gov/lead.

In some cities and counties, the local public health department will
evaluate the child’s home for lead-based paint hazards and other
possible sources of lead exposure when a child is found with an EBLL.
In these instances, the PHA or owner, as applicable, is not required to
perform an additional environmental investigation, and can rely on the
results of the health department’s evaluation.

After receiving the results of an environmental investigation (or an
evaluation report from the health department), the PHA must notify
their assigned HUD field office contact within 10 business days and the
family of the results withinl5 calendar days. The notifications must
include the date the investigation was completed. If the evaluation was
completed in a multiunit property, the PHA must also notify all residents
that an evaluation was completed in accordance with section 35.125.
This must be done by letter or notice delivered to each occupied dwelling
unit affected by the evaluation, and not by central posting. The LSHR
prohibits, for the protection of the privacy of the child and the child’s
family or guardians, notice of environmental investigation being posted
to any centrally located common area. (See section 35.125(c)(4)(iii).)

If lead-based paint hazards are identified by the environmental
investigation, the hazards must be addressed within 30 calendar days
of receiving the results. This means performing any necessary lead-
based paint hazard control work in the unit and common areas servicing
the unit, and conducting a clearance examination on the unit and
common areas when the work is complete. The work must be performed
by a certified lead abatement or lead renovation firm, with the clearance
examination performed by a certified risk assessor or clearance
sampling technician as described in section 35.1340.

The party that does the hazard control work and the clearance
examination depends on the assistance program:
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In the HCV and PBV programs, the owner is responsible for completing
the hazard control work and conducting the clearance examination. The
PHA may wish to collaborate with the owner on conducting the clearance
examination, as described in section 5, above.

The HUD field office must be notified of the lead hazard control work
that was completed and the results of the clearance examination within
10 business days of passing clearance. The party that does this
notification depends on the assistance program:

In the HCV and PBV programs, the owner is responsible for notifying the
HUD field office. The PHA may wish to collaborate with the owner on
notifying the HUD field office, as described in section 5, above.

The table below summarizes the timelines for environmental
investigations, lead hazard control work, clearance, and field office
notifications when the PHA learns a child has an EBLL.

Index Units

,,,,,,,,, A -

In a case where the child discovered to have an EBLL lives in a multiunit
property, the child’s home is considered the “index unit” under the new
regulations. As described in section 9 below, if the index unit is found to
contain lead-based paint hazards, additional evaluation is required for
other assisted target housing units in the property where children under
age 6 reside (known as other “covered units”). Note that a multiunit
property can include multiple buildings, and all buildings are covered if
they meet the definition of target housing. This requirement already
existed for public housing under 35.1130(f). Under this new rule, the
requirement has been extended to the HCV and PBV programs.

Index Units Recently Tested

,,,,,,,,,,,,,,,,,,,,, A _____

An index unit may not need a full environmental investigation under the
following scenarios:

e An environmental investigation was performed by the health
department or another party between the time that the child’s
blood was last sampled and the date that the PHA, designated
party or owner (as applicable) was notified of the EBLL. If a
risk assessment was performed, a certified risk assessment
firm can be brought in to conduct the elements of an
environmental investigation that go beyond the requirements
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of a risk assessment. o If a risk assessment was performed on
the unit prior to the date that the child’s blood was last
sampled, the results of the risk assessment cannot be relied
on, and a full environmental investigation must be performed.

e If the unit is scheduled for redevelopment or demolition, and
the tenants are expected to be relocated within 45 calendar
days. In this scenario, the PHA does not have to perform the
environmental investigation if the family is relocated within 15
calendar days. In this scenario, the PHA may not know if the
index unit contains lead-based paint hazards. Without test
results, the PHA would have to presume all covered units
contain lead-based paint hazards.

e Allowing the family to move from the index unit would not
exempt any other covered unit in the property from the need
for a risk assessment, unless those units are also scheduled for
redevelopment or demolition and relocation is scheduled within
45 days.

e If the PHA chooses to perform an environmental investigation
in the index unit anyway, and finds there are no lead-based
paint hazards, additional testing or expedited relocation of
families in covered units would not be necessary.

Other Covered Units of the Property (and Common Areas Servicing

__ { Formatted: Font: Not Bold, Underline

If the environmental investigation indicates there are lead-based paint
hazards in the index unit or common areas servicing that unit, any other
assisted units in the property with a child under age 6 residing (“Other
Covered Units”) must receive a risk assessment, as must common areas
servicing those units. This includes other assisted units designated as
housing for the elderly and/or persons with disabilities where a child
under age 6 resides or is expected to reside. The party that conducts
the risk assessments depends on the assistance program:

In the HCV and PBV programs, the owner is responsible for conducting
the risk assessments. The PHA may wish to collaborate with the owner
on conducting the risk assessments, as described above.

The risk assessments of the other covered units must be conducted
within 30 calendar days of receiving the results of the environmental
investigation for a property with 20 other covered units or fewer, and
within 60 calendar days for a property with more than 20 other covered
units.
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While a PHA or owner may, for its own strategic reasons, choose to
conduct risk assessments on all the other assisted dwelling units with a
child under age 6 (or even all the other assisted dwelling units or all the
other dwelling units), random sampling of other covered dwelling units
to be assessed is permissible in properties with more than 20 covered
dwelling units for pre-1960 properties, and more than 10 covered
dwelling units for 1960-1977 properties. HUD’s sampling protocol can
be found in Table 7.3 of the Guidelines, on page 7-38. For example, for
a 1925 multiunit property in which there are 47 other covered units
(with certain characteristics identified in the table) shows that at least
31 units are to be sampled randomly.

If the evaluation was completed in a multiunit property, all assisted
residents must be notified that an evaluation was completed. The party
that conducts the resident notification depends on the assistance
program:

e In the HCV and PBV programs, the owner is responsible for
notifying the assisted residents. The PHA may wish to
collaborate with the owner on notifying the assisted residents,
as described above.

All lead-based paint hazards identified by the risk assessments must be
controlled. As under the original LSHR, if a random sampling of units
and/or common areas is used in the risk assessment, if lead-based paint
hazards were found in that sample, all units and/or common areas
represented by the random sampling must have corresponding building
components that have lead-based paint hazards in sampled and un-
sampled units controlled, because the components in un-sampled units
are presumed to have lead-based paint hazards.

The table below summarizes the timelines for risk assessments, lead
hazard work, and clearance for other covered dwelling units depending
on the number of units in the property.

A covered dwelling unit is exempt from needing a risk assessment under
the following scenarios:

e The property has been certified by a State- or EPA-certified
lead inspector as lead-based paint free or all lead-based paint
has been identified and removed through abatement, and
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clearance has been achieved. Lead-based paint free means
that the housing has been found to be lead-based paint free by
a State- or EPA-certified lead inspector in accordance with
Chapter 7 of the Guidelines. This exemption would not be
applicable to units that have undergone lead abatement
through enclosure or encapsulation, because they still contain
lead-based paint behind the enclosure or encapsulant.

e The dwelling unit is scheduled for demolition. While units
scheduled for redevelopment are generally not exempt,
language in the preamble to the Final Rule permits exemption
of a dwelling unit for redevelopment where start of construction
and completion of tenant relocation is to occur within 45
calendar days (i.e., the sum of the 15-day period for
conducting the environmental investigation and the 30-day
period for conducting lead hazard control in the unit). In that
scenario, the dwelling unit does not need a risk assessment;
however, the family must be relocated out of the unit within 15
calendar days.

A covered dwelling unit may be exempted from needing a risk
assessment if one was recently performed and hazards were
already controlled.

Specifically:

e The PHA or owner conducted a risk assessment of the covered
dwelling unit in question and the common areas servicing that
unit, and any necessary interim controls on identified lead-
based paint hazards were performed, including passing
clearance. The risk assessment and controls must have been
performed between the date the child’s blood was last sampled
and the date the owner received the notification of the elevated
blood lead level; and

e The PHA or owner has documentation of compliance with
evaluation, notification, lead disclosure, ongoing lead-based
paint maintenance, and lead-based paint management
requirements under this part throughout the 12 months
preceding the date the owner received the environmental
investigation report; and Certified documentation is provided
to the HUD field office to this effect, including copies of the risk
assessment and the results, and a copy of the clearance exam.
The party that provides this documentation depends on the
assistance program:
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e In the HCV and PBV programs, the owner is responsible for
providing the documentation to the HUD field office. The PHA
may wish to collaborate with the owner on providing the
documentation, as described in section 5, above.

Monitoring and Enforcement

A _

HUD may request documentation of compliance with the LSHR at any
time, for the HCV, PBV, and public housing programs.

A _

HCV and PBV Program

PHAs are responsible for ensuring compliance with the regulations, and,
for the HCV programs, funding initial lead evaluations, but the HCV or
PBV owner has certain requirements that the PHA must oversee in
accordance with their housing assistance payment contract with the
owner, including:

e The owner is responsible for promptly notifying the HUD field
office and the Office of Lead Hazard Control and Healthy Homes
of EBLL cases, although the PHA may wish to collaborate with
the owner on this notification, as described in section 5, above.

e The owner is responsible for performing the lead hazard control
work, and for incorporating ongoing lead-based paint
maintenance activities into regular building operations (see
section 35.1355(a)), including conducting a visual assessment
for deteriorated paint, dust-lead hazards, bare soil, and the
failure of any hazard reduction measures at unit turnover and
every twelve months.

The PHA can assist owners in finding certified contractors, or in obtaining
training and submitting the documentation to become certified to
perform lead hazard control work themselves. See the EPA lead website,
www.epa.gov/lead. PHAs can also opt to have a certified risk assessor
on staff with the PHA becoming a certified risk assessment firm, where
required, or available via contract (the PHA does not have to become a
certified risk assessment firm). PHAs must also ensure units that had
lead-based paint hazards identified receive annual and turnover visual
assessments to ensure that the interim controls have not failed and that
there is no new deteriorated paint. The party that conducts the visual
assessments depends on the assistance program:
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e In the HCV and PBV programs, the owner is responsible for
conducting the visual assessments. The PHA may wish to
collaborate with the owner on conducting the visual
assessments, as described in section 5, above.

If the required evaluation and lead hazard control work is not completed
for the index unit or other covered units within the established
timeframes, the dwelling unit(s) shall be considered out of compliance
with HQS. Enforcement may include suspension, reduction, or
termination of housing assistance payments (HAP). If the owner does
not meet the requirements after enforcement, the unit is not in
compliance with HQS, and the PHA must terminate the HAP contract and
assist the family in finding a unit that will meet HQS and is lead-safe. A
lead safe unit is one that is either built after 1977, or one built before
1978 that has had a risk assessment, control of any lead-based paint
hazards identified, and met clearance. PHAs should follow the existing
regulations at section 982.404 for HQS enforcement of the HCV and PBV
programs before the family moves in. (If the owner or PHA, as
applicable, is unable to comply with the deadline for lead hazard control
work due to weather conditions, the PHA can allow additional time in
accordance with section 35.115(a) (12).)

See the Non-Reporting segment below for guidance on instances when
the owner has not reported an EBLL case to HUD or the public health
department, either directly or through the PHA, or when the PHA, after
being notified of an EBLL case by the owner, has not reported the case
to HUD or the public health department, when required.

If a person becomes aware of an EBLL case where the owner or PHA did
not report the EBLL to HUD or the public health department when
required, the person should report the case to the OLHCHH at
LeadRegulations@hud.gov, and to the Office of the Inspector General
via the OIG Hotline at www.hudoig.gov/hotline. Under the Whistleblower
Protection Act, it is illegal for HUD, PHAs, HCV property owners, and PBV
property owners to retaliate against their employees and personal
service contractors for disclosing a case to the OIG. See 5 U.S.C. §
2302; 41 U.S.C. 8 4712.

Preparing for Full Compliance ,

Preparations for PHAs managing HCV housing should include:
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Ensuring that HQS inspectors have completed training in visual
assessment for deteriorated paint posted at
www.hud.gov/offices/lead/training/visualassessment/h00101.
htm and are performing this enhanced visual inspection at
initial and periodic inspections in target housing dwelling units
when a family has a child under age six. (HQS inspectors who
are certified lead risk assessors do not need the visual
assessment training above; the subject is covered in their risk
assessment course.)

Determining whether lead evaluations will be performed by
trained, certified staff or through a contract. If staff are to be
certified, the PHA’s obtaining certification as a firm in the
discipline(s) in which the staff will be certified.

Confirming a current contact person at the local or state health
department for communication and data sharing.

Informing residents of target housing of the risks of lead-based
paint and encouraging them to have young children tested for
lead in their blood. Notify residents of how to promptly report
EBLLs to the PHA. This may include written notice in the leasing
package, and/or at the next regular reexamination.

Informing and engaging HCV owners about lead safety and
their obligations under the LSHR, including the Lead Disclosure
Rule. Note that for project-based vouchers (PBV) the rules
regarding lead-based paint are different from those applying to
tenant-based vouchers. PHAs with project-based vouchers in
their HCV programs should ensure that those PBV dwelling
units with vouchers for a property valued at over $5,000 per
unit per year have already received a risk assessment and
hazard control as outlined in 24 CFR 35, Subpart H, 35.700 et
seq.; if the PBV vouchers are for no more than $5,000 per unit
per year, the units should have already received a visual
assessment for deteriorated paint and paint stabilization as
outlined in 24 CFR 35, Subpart H.

Data Sharing with Public Health Departments

,,,,,,,,,,,,,,,,,,,,,,,,,,,,, A ___

At least quarterly, the PHA must provide an updated list of their HCV
property target housing addresses to the health department so that the
health department may evaluate whether they have information about
incidences of EBLL cases in assisted housing. If the health department
does not want, or is unable, to receive this data, the PHA should
document this for HUD compliance reviews. PHAs should also attempt
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quarterly to obtain the names and addresses of children under age 6
with an EBLL that live in their owned or managed housing from the
health department. If a match occurs, the PHA shall comply with all
requirements of the LSHR and this guidance.

If a health department agrees to share EBLL information, the PHA must
ensure that this information is protected and maintained as confidential,
and is used only for the public health protection of children and their
families from lead exposure.

PBV units, while funded through the Tenant-Based Rental
Assistance/HCV Program appropriations, are regulated under the Lead
Safe Housing Rule (LSHR) as a project-based assistance under 24 CFR
Part 35, Subpart H. Under Subpart H, owners of target housing
properties receiving more than $5,000 annually per unit in project-
based assistance are required to ensure that target housing receives a
lead risk assessment by a certified risk assessor, regardless of whether
there is a child under age 6 in residence, and that occupants are notified
of the results of the risk assessment.

Owners must ensure that lead-based paint hazards identified by the risk
assessment receive interim controls by a certified renovation or
abatement firm, that clearance by a certified risk assessor is passed
before re-occupancy occurs, and that assisted occupants are notified of
the results of the hazard reduction activity. Owners must monitor and
maintain any remaining lead-based paint and the hazard controls, with
annual visual assessments and a reevaluation with dust testing every
two years by a certified risk assessor.

Owners in the PBV program are also responsible for complying with
notification and response for a child with an EBLL under Section 35.730.
Because the comprehensive requirements of Subpart H may not be
broadly understood by all PHAs and owners participating in the PBV
program, HUD plans to issue additional guidance to assist them in
complying with the requirements.

For the PBV project-based assistance program, the owner is the
designated party and is responsible for all the activities regarding EBLL
response.
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For project-based vouchers, when a child under 6 is identified with an
EBLL, the owner must take the following steps. (For a more detailed
explanation, please refer to section 6.) For several steps, as described
below, the PHA may wish to collaborate with the owner to expedite
implementation.

The owner is responsible for:

Notifying the HUD field office and the HUD Office of Lead Hazard Control
and Healthy Homes of the case — that is, the child’s address — within 5
business days. The PHA may wish to collaborate with the owner on this
notification process, such as by agreeing with the owner to be notified
of the case by the owner and to forward the notification to the two HUD
offices.

Initial notification of a confirmed case to public health department, when
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necessary

When the owner is notified of the case by any medical health care
professional other than the public health department, the owner shall
notify the public health department of the name and address of the child
within 5 business days. The PHA may wish to collaborate with the owner
on this notification process, such as by agreeing with the owner to
inform the public health department.

Verification of the case, when necessary.

When the owner receives information from a person who is not a medical
health care provider that a case may have occurred, the owner shall
immediately convey the information to the public health department,
asking that department to verify the information to determine whether
the child has an EBLL. The PHA may wish to collaborate with the owner
on this verification process, such as by agreeing with the owner to
receive the information, convey the information to the public health
department and ask for that department’s verification, and convey the
result of the verification to the owner for further action if the case is
confirmed or closing out the action if not.

Environmental Investigation.
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Within 15 calendar days, conducting an environmental investigation of
the child’s unit and the common areas servicing that unit in accordance
with Chapter 16 of the HUD Guidelines, as described in section 6 below.
The PHA may wish to collaborate with the owner on this evaluation
process, such as by agreeing with the owner to conduct the
environmental investigation. If lead-based paint hazards are found in
the child’s unit (the index unit) in a multiunit property, see section 9
below regarding risk assessments to be conducted within 30 or 60
calendar days in other covered units with a child under age 6 and the
common areas servicing those units depending on the number of units.

A_ _ -

Control.

The owner must control (and clear) any lead-based paint hazards
identified by the environmental investigation within 30 calendar days
using a certified lead-based paint abatement firm or certified lead
renovation firm, including having the unit and common area pass a post-
work dust clearance exam in accordance with section 35.1340. If lead-
based paint hazards are found in the index unit in a multiunit property,
and the risk assessments in other covered units with a child under age
6 and the common areas servicing those units identified lead-based
paint hazards, control those lead-based paint hazards within 30 or 90
days depending on the number of units as described in section 9 below.

Notification to other residents.

A _

As already required by the LSHR, in a multiunit property, the owner
must notify all residents of lead evaluation and hazard control activities.

Follow-up notification.

The owner must notify the HUD Field Office of the results of the
environmental investigation and then of the lead hazard control work
within 10 business days of the deadline for each activity. The PHA may
wish to collaborate with the owner on this notification process, such as
by agreeing with the owner to be notified of the results and then forward
them to the Field Office.

As already required by the LSHR in sections 35.715(c) and 35.720(b),
after the work passes clearance, the owner must ensure that the unit
and common areas are maintained as lead-safe for continued
occupancy, which includes no deteriorated paint or failed lead hazard
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control methods. The requirements for ongoing LBP maintenance are in
section 35.1355(a).

As already required by the LSHR in section 35.715(c), if the PBV is for
more than $5,000 per unit per year, the owner must generally conduct
periodic reevaluations every two years, using a certified lead risk
assessor, and respond to them. The reevaluations shall be for:
deteriorated paint surfaces unless they are known not to be lead-based
paint, deteriorated or failed interim controls of lead-based paint hazards
or encapsulation or enclosure treatments, dust-lead hazards, and soil-
lead hazards in newly-bare soil. Exceptions from the reevaluation
requirement are in section 35.1355(b)(1) and (4); the requirements for
responding to the reevaluations are in section 35.1355(c).

The PHA is responsible for:

a2 22U I T

Monitoring of owner’s compliance with LSHR.

Monitoring the PBV owner’s compliance with the LSHR in accordance
with the Housing Assistance Payments (HAP) contract between the PHA
and the owner. This includes such actions as (see above) monitoring the
owner’s compliance in: o Notifying HUD of a confirmed case;

Notifying the public health department when any other medical health
care professional notified the owner of the case;

Verifying the case when the owner receives information from a person
who is not a medical health care provider that a case may have
occurred;

Ensuring that any required lead hazard control (including passing
clearance) is complete;

Ensuring that residents of other units in a multiunit property were
notified of lead evaluation and hazard control activities; and

Ensuring that ongoing maintenance of paint is conducted.

The PHA may wish to collaborate with the owner on this monitoring,
such as in ways described above.

Housing Assistance Payments Contract monitoring.
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For the owner to allow the resident family to return to full occupancy of
their housing unit, the owner must notify the family of the completion
of work and passing of clearance. Because the PHA will be monitoring
the owner’s compliance with the LSHR in accordance with the HAP
contract between the PHA and the owner, the PHA may wish to
collaborate with the owner on this monitoring process, such as by
agreeing to have the owner inform the PHA that the lead hazard control
(including passing clearance) is complete, and providing documentation.

Lead Hazard Control.

Ensuring the owner completes and clears the control of lead-based paint
hazards identified in the Environmental Investigation of the index unit
and the common area servicing that unit. If lead-based paint hazards
are found in the index unit in a multiunit property, and the risk
assessments in other covered units with a child under age 6 and the
common areas servicing those units identified lead-based paint hazards,
control those lead-based paint hazards as described in section 9 below.

Units with identified lead-based paint hazards must have annual re-
examinations for deteriorated paint and/or failed hazard control. This
can be done in conjunction with periodic HQS inspections, but not at a
frequency less than annually if there was deteriorated paint or known
lead-based paint hazards identified in the child’s unit or common areas
servicing that unit.
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CHAPTER 11
OWNER RENTS, RENT REASONABLENESS,
AND PAYMENT STANDARDS

[24 CFR 982.503, 982.504, 982.505, 982.507]

OVERVIEW

Except in the case of certain Low-Income Housing Tax Credit (LIHTC)- and
HOME-assisted units, no HAP contract can be approved until the Authority has
determined that the rent for the unit is reasonable. The purpose of the rent
reasonableness test is to ensure that a fair rent is paid for each unit rented
under the HCV program.

HUD regulations define a reasonable rent as one that does not exceed the rent
charged for comparable, unassisted units in the same market area. HUD also
requires that owners not charge more for assisted units than for comparable
units on the premises. This part explains the method used to determine
whether a unit’s rent is reasonable.

Rent Reasonableness Determinations HUD: issued a PIH Notice August 21,
2020 PIH 2020-19 Rent Reasonableness — Defining Assisted Units for the
Housing Choice Voucher and Project-Based Voucher Programs.

In determining whether rents are reasonable, the Authority must always
ensure that the rent to owner for a unit in which an HCV assisted or PBV
assisted family will reside does not exceed the rent to owner for comparable
unassisted units on the premises. By accepting each monthly housing
assistance payment, the owner certifies that the contract rent is not more than
the rent charged by the owner for comparable units in the premises.
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CHAPTER 1

11-1.A. Authority-Owned Units [24 CFR 982.352(b)]

In cases where an HCV family is receiving assistance in an Authority-owned
unit, the Authority must obtain the services of an independent entity to
determine rent reasonableness in accordance with program requirements, and
to assist the family in negotiating the contract rent when the family requests
assistance. An Authority-owned unit is defined as a unit that is owned by the
Authority that administers the assistance under the consolidated Annual
Contributions Contract (ACC) (including a unit owned by an entity
substantially controlled by the Authority). The independent agency must
communicate the results of the rent reasonableness determination to the
family and the Authority. The independent agency must be approved by HUD,
and may be the unit of general local government for the Authority jurisdiction
(unless the Authority is itself the unit of general local government or an agency
of such government

11--1.B. When Rent Reasonableness Determinations are Required

The Authority must make a rent reasonableness determination at initial
occupancy and whenever the owner requests a rent adjustment.
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agree on the amount of the_initial contract rent for a_the unit._The initial rent
must not exceed the families maximum approved rent burden.

In cases where the Authority owns the unit, Fhe-Authority(erindependent
ageney i-the-case-of-Authority-ewned-units)will_-assist-, if applicable, may

require the determination or rent negotiations be conducted by an outside
agent or designee to determine if the rent is reasonable and to assist the

family with the negotiations, -upen—+reguest:
Initial Lease:

At—Prior _to initial occupancy the Authority must determine whether the
proposed rent is reasonable before approving a unit for_the family to lease.
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HAP-eentractis—sighed: Once the rent is determined reasonable, the unit will
be scheduled for an initial inspection to determine it meets HQS for occupancy
and assistance by the Authority.

During the initial term of the lease, Fthe owner must not change the rent

amount. during—the—initalJease—term. Subsequent requests for rent

adjustments must be consistent with the lease between the owner and the
family.

Rent increases will not be approved unless the unit has passed and there are
no outstanding fail any—fafled items identified by the most recent HQS

inspection. -have-been-corrected-and-the-units-mostrecentinspectionpassed

Authority Policy

The Authority will determine in a timely manner, whether-the-_if the requested
rent increase is reasonable. The Owner/Landlord will be -notified in a timely
manner _if the requested amount is reasonable and approved or if it is not

reasonable and can be neqotlated wrthm—l—@—busmess—days—ef—weewmg—the

11--1.C. Authority and Hud- Initiated Rent Reasonableness

= {Formatted: Underline

Determinations

HUD requires the Authority to make a determination of rent reasonableness
(even if the owner has not requested a change) if there is a 10 percent
decrease in the fair market rent that goes into effect at least 60 days before
the contract anniversary date. HUD also may direct the Authority to make—=a
determinationdecide at any other time. The Authority may decide that a new
determination of rent reasonableness is needed at any time.
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Authority Policy

In addition to the instances described above, the Authority will decide of rent
reasonableness at any time after the initial occupancy period if:

(1) the Authority determines that the initial rent reasonableness
determination was in error; or

- - {Formatted: Indent: Left: 1"

(2) the Authority determines that the information provided by the owner
about the unit or other units on the same premises was incorrect.

for unassisted units at the property must also offer them to HCV/PBV \{Formattgd: Bulleted + Level: 1 + Aligned at: 0.25" +
participants (24 CFR 982.507 and 983.305). The Authority must use the Indent at: 0.5

actual amount of rent for such unassisted units (that is the rent with the
concession) in determining the reasonable rent amount. (Example: an
HCV family is looking to rent a unit in Property A. The rent to owner is
generally $800 month, but the owner offers a rent credit (a rent
concession) of $100 during the first two months of occupancy. During
the initial lease term, the rent amount that the Authority must use for
determining the reasonable rent is $700 for two months (1400) and
$800 for the remaining ten months’ at ($8000) in a 12-mopnth period.,
per $783 per month for 12 months;-

e Units occupied by certain employees of the property manaqement*;/\/{Formatted= Font: Not Bold, Underline

company:_In some rental markets it is common practice for certain \TFormatted: Bulleted + Level: 1 + Aligned at: 0.25" +
7777777777777777777777777777777777777777777777 ~ Indent at: 0.5"

employees of the property management company (e.g., a resident .
‘[ Formatted: Font: (Default) Verdana, 12 pt

manager) to reside in the property rent-free or at a significantly reduced
rent as part of their employment compensation. Under such limited
circumstances, the rent for these units does not represent the rent that
is charged or would be charged for a comparable unassisted unit and
the Authority must not take them into account in making rent
reasonableness determination;-

moving into a multifamily property, the Authority may choose to only . \‘{Formatted: Bulleted + Level: 1 + Aligned at: 0.25" +
consider the most recent rentals in determining the rents that the owner . \ndentat: 05

is charging for comparable unassisted units. In some markets, new { Formatted: Font: (Defaul) Verdana, 12 pt
families routinely pay higher rents that longer time families in
comparable units may be paying (often due to local rent stabilization
programs or ordinances that limit rent increases for existing families)-;
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rents that are reasonable for units occupied by families under voucher
HAP contracts, the Authority must take into consideration any rent-
setting policies by the owner for existing families. Any increases in rent
over time for HCV/PBV-assisted families must be similar to increase
charged to unassisted families who have lived in their units for
approximately the same amount of time. In other words, rents for
existing HCVPBV-assisted families may not exceed the rents charged to
unassisted families in comparable units who have been in a property for
approximately the same amount of time.

Rent to Owner in the HCV Program:

The rent to owner is not only limited by rent reasonableness,—Fthe Authority
must also demonstrate that the rent to owner is reasonable in comparison to
rent for other eemparable-similar unassisted units_in the area.

Fhre-enly—otheriLimitation on rent to owner_at initial lease is the maximum
allowable rent burden—atinitial-eceupaney{(24-CHR-982:508)—Aat the time a
family initially receives tenant-based assistance and any fera new occupancy
of a dwelling unit, whether it is a new admission or continued assistance (new
move in){in-place-ernot), whether the tenant is an existing occupant or not.
era-move-to—a—differentunit: The family share may not exceed 40 percent of
the family’s monthly adjusted income.

When raising the rent, the owner must give at least a 60-day written notice to the
tenant and provide_the Authority a copy of the notice served to Autheritythe
tenant.

11--1.D. Maklnq Pavments to Owners [24 CER 982.451]

The Authority will issue payments to landlords wiaby —direct deposit.-As—a
reqguirementThe Authority requiress;—aH landlords wil-be—+reguired-to enroll in
Direct Deposit by Electronic Funds Transfer (EFT) as the primary method of
payment. In the event # an owner opts not to receive their payment by EFT,
they or their designee must pick up the check_in person at the Authority.
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Electronic payments will be disbursed on the first working day of the start of
each month and-or _at the next scheduled mid-menth—check disbursement.
Manual €checks that are not received; will not be replaced until a written
request has been received from the payee. The Authority will not submit a
stop payment on the check until 10 days have elapsed from the date the check
was issued.

Excess Payments

The total of rent paid by the tenant plus the HAP to the owner may not be
more than the rent to owner. The owner must immediately return any excess
payment to the Authority.

Owners who do not return excess payments will be subject to penalties as
outlined in this Administrative Plan. The Authority will seek to recoup
overpayment(s) made to the landlord.

Late Payments to Owners

The Authority must make the HAP payments-to the owner promptly and in
accordance with the HAP contract.

The Authority will_not pay a late fee to the owner for any HAP that is not
received by the owner by the 5% business day of the month, unless-f late fees
were imposed by any lender and_proof is submitted by -if+reguestedby the
owner. The Authority will not be obligated to pay any late payment penalty if
HUB-it is determineds that the late payment is due to factors beyond the
Authority’s control, such as a delay in the receipt of program funds from HUD.
Any such late fee to be paid by the Authority will be equal to, but not greater
than, the established amount of late fee charged to their tenant for late
payment.

Initial HAP Payment:

Payments to owners on all new contracts will be processed electronically within
sixty (60) days of a passed HQS inspection, providing that all documents have
been executed under program guidelines.

If_HAP-Heusing-Assistance—Payments-is are not paid promptly when due, or
within-after-the first two calendar months_(60 days) of the initial HAP contract
term, the Authority shall pay the owner penalties if all of the following
circumstances apply:

1. Such penalties are in accordance with generally accepted practices
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and law, as applicable in the local housing market, governing
penalties for late payment of rent by a tenant;

ke - - - {Formatted: Indent: Left: 0.75", No bullets or numbering

2. It is the owner’s practice to charge such penalties for assisted and
unassisted tenants; and,_
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- { Formatted: Character scale: 100%
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3. The owner also charges such penalties against the tenant for late
payment of family rent to owner.

The Authority will use administrative fee income or the administrative fee
reserve as its only source for late payment penalty. The Authority will not use
any program funds for the payment of late fee penalties to the owner.

Factors to Consider

HUD requires Heusing-Authoeritiesthe Authority to take into consideration the
factors listed below when determining rent comparability. The Authority may
use these factors to make upward or downward adjustments to the rents of
comparableisert units when the units are not identical to the HEVprogram-
assisted unit:-
Location and age;
e Unit size including the number of rooms and square footage of
rooms;
e The type of unit including construction type (e.g., single family,
duplex, garden, low-rise, high-rise);
e The quality of the units including the quality of the original
construction, maintenance and improvements made;
e Amenities, services, and utilities included in the rent.

Units that Must Not Be Used as Comparable

Comparable units must represent unrestricted market rents. Therefore, units
that receive some form of federal, state, or local assistance that imposes rent
restrictions cannot be considered_as comparable units.

These include units assisted by HUD through any of the following programs:

e -Section 8 pProject-bBased assistance;;

e Section 236 and Section 221(d)(3):

¢ -Below Market Interest Rate (BMIR) projects;;

Housing Authority of the County of Merced FY 24/2222/23
Owner Rents, Rent Reasonableness &
Payment Standards
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¢ HOME; or

e Community Development Block Grant (CDBG) program- assisted units

in which the rents are subsidized;
e uUnits subsidized through federal, state, or local tax credits;

e uUnits subsidized by the Department of Agriculture;

e —fRural housing programs;; and

e aUnits that are rent-controlled by local ordinance. b {Formatted: Bulleted + Level: 1 + Aligned at: 0.31" +

Indent at: 0.56"

ettt i —e { Formatted: Underline

Rents Charged for Other Units on the Premises

The Request for Tenancy Approval (HUD-52517) requires owners to provide
information, ein the form-itself, about the rent charged for other unassisted
comparable units on the premises, if the premises include more than 4 units.

By accepting the Authority payment each month, the owner certifies that the
rent is not more than the rent charged for comparable unassisted units on the
premises. If asked to do so, the owner must give the Authority information
regarding rents charged for other units on the premises.

11--1.E. Rent Reasonableness Determinations [24 CFR982.507] = .

The Authority will determine and document on a case-by-case basis that the
approved rent is reasonable in comparison to rent for other comparable
unassisted units in the market. The Authority must ensure that the rents paid
for HCV assisted units do not exceed the rents for comparable units that are
not assisted under a Federal, State, or local government program.

See Chapter 10 for additional guidelines to determining rent reasonableness.

The following are considered to be assisted units and will not be considered
when determining rent reasonableness:

¢ Units where the rent and/or rent increases are controlled or restricted
by law or court order

e In cases of a property undergoing a Housing Conversion Action, units
occupied by tenants on the date of the eligibility event who do not
receive vouchers are considered assisted if the owner chooses to
continue below market rents to those families by offering lower rents
or other rent concessions to the impacted families

The Authority will not approve a lease until it is determined that the initial rent

Housing Authority of the County of Merced FY 24/2222/23
Owner Rents, Rent Reasonableness &
Payment Standards
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to owner is a reasonable rent.

The Authority must re-determine the reasonable rent before any increase in
the rent to owner and/or if directed by HUD.

Rent Reasonableness Methodology, _ — { Formatted: Font: Not Bold, Underline

o ‘[ Formatted: Underline

Information is gathered on rental units in the Authority’s market area, and
each unit is rated using the Authority’s rent reasonableness system. The
Authority maintains an automated database which includes data on unassisted
units for use by staff in making rent reasonableness determinations and to
identify the rents for units of like size and type within the same market area.
Each defined factor of the items listed above on the unit to be assisted will be
compared, using a point adjustment system, to those factors of comparable
unassisted units in the database.

The average will be adjusted up or down based on the dollar value of all HUD
required comparable items in comparison with the total database.

PART+H

11--+1.AF. Payment Standards [24 CFR 982.503] j - { Formatted: Underline

N [ Formatted: Underline

The payment standard sets the maximum subsidy payment a family can _{ Formatted: Underiine

receive from the Authority each month. Payment standards are based on Fair { Formatted: Underine
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Market Rents (FMRs) published annually by HUD. FMRs are set at a percentile
within the rent distribution of standard quality rental housing units in each
FMR area. For most jurisdictions FMRs are set at the 40th percentile of rents
in the market area.

The Authority must establish a payment standard schedule that establishes
payment standard amounts for each FMR area within the Authority’s
jurisdiction, and for each unit size within each of the FMR areas. For each unit
size, the Authority may establish a single payment standard amount for the
whole FMR area or may set different payment standards for different parts of
the FMR area. Unless HUD grants an exception, the Authority is required to
establish a payment standard within a “basic range” established by HUD —
between 90 and 110 percent of the published FMR for each unit size.

Housing Authority of the County of Merced FY 24/2222/23
Owner Rents, Rent Reasonableness &
Payment Standards

Page 11-9



When HUD updates its FMRs, the Authority must update its payment standards
if the standards are no longer within the basic range {24-6FR-982-503(b)}-.

HUD may require the Authority to make further adjustments if it determines
that rent burdens for assisted families in the Authority’s jurisdiction are
unacceptably high.

Authority Policy

The Authority will review the appropriateness of the payment standards on an
annual basis when the new FMR is published, and at other times as determined
necessary.

The Authority will consider the following factors when determining whether an
adjustment should be made to the payment standard schedule:

Funding Availability,

The Authority will review the budget to determine the impact projected subsidy
adjustments will have on funding available for the program and the number
of families served. The Authority will compare the number of families who
could be served under revised payment standard amounts with the number
assisted under current payment standard amounts.

Rent Burden of Participating Families

Rent burden will be determined by identifying the percentage of families, for
each unit size, that are paying more than 30 percent of their monthly adjusted
income as the family share. When 40 percent or more of families, for any
given unit size, are paying more than 30 percent of adjusted monthly income
as the family share, the Authority will consider increasing the payment
standard. In evaluating rent burdens, the Authority will not include families
renting a larger unit than their family unit size.

Housing Authority of the County of Merced FY 24/2222/23
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Payment Standards
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The Authority will review the quality of units selected by participant families
when making the determination of the percent of income families are paying
for housing, to ensure that payment standard increases are only made when
needed to reach the mid-range of the market.

- { Formatted: Font: Not Bold, Underline
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The Authority may review a sample of the units to determine how often owners
are increasing or decreasing rents and the average percent of
increases/decreases by bedroom size.

Unit Availabilit = { Formatted: Font: Not Bold, Underline

The Authority will review the availability of units for each unit size, particularly
in areas with low concentrations of poor and minority families.

11-1+.8G, Applying Payment Standards [24 CFR 982.505; 982.503(b)]. _ - { Formatted: Underline
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The Authority’s schedule of payment standards is used to calculate housing { Formatted: Underline

assistance payments for HCV families. Formatted: Underline
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This section covers the application of the Authority’s payment standards.

Payment standard is defined as “the maximum monthly assistance payment _ _ - { Formatted: Underiine

for a family assisted in the voucher program (before deducting the total tenant
payment by the family)”

The payment standard for a family is the lower of:
o {3-the payment standard for the family unit size, which is defined as
the appropriate number of bedrooms for the family under the
Authority’s subsidy standards: or

o 2y the payment standard for the size of the dwelling unit rented by« - - {Formattem Bulleted + Level: 1 + Aligned at: 0.31" +

3 Indent at: 0.56"
the family.
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If the Authority has established an exception payment standard for a
designated part of a zip code area or FMR area and a family’s unit is located
in the exception area, the Authority must use the appropriate payment
standard for the exception area.

The Authority is required to pay a monthly housing assistance payment (HAP)
for a family that is:
e -tThe lower of (1) the payment standard for the family minus the

family’s TTP; or

e (2) the gross rent for the family’s unit minus the TTP. e {IFodrmtatttedS gglleted + Level: 1 + Aligned at: 0.31" +
ndent at: 0.56"

If during the term of the HAP contract for a family’s unit, the owner lowers
the rent, the Authority will recalculate the HAP using the lower of the initial
payment standard or the gross rent for the unit.

Exception Payment Standards [982.503(c)] - { Formatted: Font: Not Bold, Underline

The Authority must request HUD approval to establish payment standards that
are higher than the basic range. At HUD’s sole discretion, HUD may approve
a payment standard amount that is higher than the basic range for a
designated part of the FMR area. HUD may approve an exception payment
standard amount (in accordance with program requirements) for all units, or
for all units of a given size, leased by program families in the exception area.
Any Authority with jurisdiction in the exception area may use the HUD-
approved exception payment standard amount. The total population of all
HUD-approved exception areas in an FMR area may not include more than 50
percent of the population of the FMR area.

Authority Policy

A family that requires a reasonable accommodation may request a higher
payment standard at any time. The Authority may approve a payment
standard up to 110% of the applicable FMR as a reasonable accommodation.
The family must document the need for the exception.

In order to approve an exception, or request an exception (over 1210%) the
Authority must receive approval from HUD, and the Authority must determine

Housing Authority of the County of Merced FY 24/2222/23
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that:

e There is a shortage of affordable units that would be appropriate for
the family;

e The family's TTP would otherwise exceed 40 percent of adjusted
monthly income; and

e The rent for the unit is reasonable.

-—+H-c&- Adjustments To Payment Standards [24 CFR 982.503

11-1/H
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Payment standards may be adjusted, within HUD regulatory limitations, to \{Formaued.

: Underline

increase HAP in order to keep the family’s rents affordable. The Authority will
not raise payment standards solely to make “high end” units available to
voucher holders. The Authority may use some or all of the measures below in
making its determination whether an adjustment should be made to the
payment standards.

11-1+-B-.J. Changes In Payment Standards And Utility Allowances ) - { Formatted:

Underline
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In order to calculate the family share of the rent and HAP amount correctly, * { Formatted:

Normal, Allow hanging punctuation

changes in payment standards, subsidy standards, or utility allowances may
need to be updated and included in the Authority’s calculations.

Specific policies governing how subsidy standards, payment standards, and
utility allowances are applied are discussed below.

- { Formatted:

Underline

Payment Standards and Calculations [24 CFR 982.505] ] /{Formatted:

Font: Not Bold, Underline

The family share of the rent and HAP calculations must use the correct
payment standard for the family, taking into consideration the family unit size,
the size of unit, and the area in which the unit is located.

When the Authority changes its payment standards or the family’s situation
changes, new payment standards are applied at the following times:

o If the Authority’s payment standard amount changes during the term
of the HAP contract, the date on which the new standard is applied
depends on whether the standard has increased or decreased:

e If the payment standard amount has increased, the increased

payment standard will be applied at the first annual reexamination
Housing Authority of the County of Merced FY 24/2222/23
Owner Rents, Rent Reasonableness &
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following the effective date of the increase in the payment standard.

e If the payment standard amount has decreased, during the term of
a HAP contract, the Authority is not required to reduce the payment
standard as the HAP contract remains in effect. At the family’s second
annual reexamination, the Authority may, but is not required to,
apply the decreased payment standard or may gradually implement
the reduced payment standard (See Chapter 6 for the Authority’s
policy on decreases in the payment standard).

+—If the family moves to a new unit, or a new HAP contract is executed- - - { Formatted: Line spacing: Exactly 12.7 pt

due to changes in the lease (even if the family remains in place) the
current payment standard applicable to the family will be used when
the new HAP contract is processed.

<= — — 7| Formatted: List Paragraph, Indent: Left: 0.75", Don't allow
hanging punctuation, Don't adjust space between Latin and
Asian text, Don't adjust space between Asian text and
numbers, Tab stops: 1.25", Left
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Where the owner is requesting a change the amount of the rent to owner, the
owner must serve the tenant proper notice and provide a copy of the same
notice to the Authority at least 60 days before any such changes go into effect
[24 CFR 982.308(g)(4)]. The Authority will agree to such an increase only if
the amount of the rent to owner is considered reasonable according to the
rent reasonableness standards. If the requested rent is not found to be
reasonable, the owner must either reduce the requested rent increase, or
terminate the tenancy in accordance with the terms of the lease.

Time to Locate Housing, ~_ { Formatted: Font: Not Bold, Underiine
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The Authority will consider the percentage of families that are unable to locate
suitable housing before the voucher expires and whether families are leaving
the jurisdiction to find affordable housing.

Decrease in the Payment Standard [24 CFR 982.505] - '[ Formatted: Font: Not Bold, Underline
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If an Authority changes its payment standard schedule, resulting in a lower
payment standard amount, during the term of a HAP contract, the Authority
is not required to reduce the payment standard used to calculate subsidy for
families under HAP contract as long as the HAP contract remains in effect.

If the Authority does choose to reduce the payment standard for families
currently under HAP contract, the initial reduction to the payment standard

may not be applied any earlier than the effective date of the family’s second
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regular reexamination following the effective date of the decrease in the
payment standard amount. At that point, the Authority may either reduce the
payment standard to the current amount in effect on the Authority’s payment
standard schedule, or may reduce the payment standard to another amount
that is higher than the normally applicable amount on the schedule. The
Authority may also establish different policies for designated areas within their
jurisdiction.

In any case, the Authority must provide the family with at least 12 months’
notice that the payment standard is being reduced before the effective date
of the change. The Authority’s policy on decreases in the payment standard
during the term of the HAP contract apply to all families under HAP contract
at the time of the effective date of the decrease in the payment standard
within the designated area.

Irrespective of any increase or decrease in the payment standard, if the family
unit size increases or decreases during the HAP contract term, the new family
unit size must be used to determine the payment standard for the family
beginning at the family’s first regular reexamination following the change in
family unit size.

Reasonable Accommodation

If a family requires a higher payment standard as a reasonable
accommodation for a family member who is a person with disabilities, the
Authority is allowed to establish a higher payment standard for the family of
not more than 110 percent of the published FMR.

Increases in Payment Standard

If the payment standard is increased during the term of the HAP contract, the
increased payment standard will be used to calculate the monthly housing
assistance payment for the family beginning on the effective date of the
family’s first regular reexamination on or after the effective date of the
increase in the payment standard.

Housing Authority of the County of Merced FY 24/2222/23
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Families requiring or requesting interim reexaminations will not have their HAP
payments calculated using the higher payment standard until their next
annual reexamination.

Financial Feasibility, __ { Formatted: Font: Not Bold, Underline
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Before increasing the payment standard, the Authority may review the budget
and budget reserve to determine the impact projected subsidy increases would
have on funding available for the program and number of families served.

For this purpose, the Authority will compare the number of families who could
be served under a higher payment standard with the number assisted under
current payment standards.
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CHAPTER 12

RECERTIFICATIONS [24 CFR 982.516]

OVERVIEW

In accordance with HUD requirements, the Authority will recertify the income
and household composition of all families at least_once annually.

+amites-willbeprovided-The Authority will provide families with accurate annual
and interim rent adjustments_according to reported or verified information.

—Re-certifieationsexaminations (annual and interim) —examinations—will be
processed in a timely manner that ensures families are given reasonable notice
of an increase in their rent_portion.—4nereases: Ala

Annual activities will be coordinated in accordance with HUD regulations. It is
a HUD requirement that families report all changes in household composition
and income.

This chapter defines the Authority's policy for conducting_-arrauat

re-examinations eertifications and-coordinating—annualfor annual and interim
activities, —t-alse-explains-the-interimreportingrequirements-forfamilies;-and
the-standards-for-timely-reporting.-
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CHAPTER 12
TTPARTE

12-1.A. annual activities [24 CFR 982.516]

There are two (2) activities the Authority must conduct on an annual basis.
These activities will be coordinated whenever possible:

1. Recertification of income and family composition
2. HQS inspection

At each annual anniversary date of the HAP contract, the Authority may adjust
the rent to owner at the request of the owner. The rent must be reasonable
(as determined by the Authority in accordance with 982.503).

The Authority produces a monthly listing of units under contract to ensure that
timely reviews of rent to owner, housing quality standards, and factors related
to total tenant payment (TTP) can be made.

Moves between Reexaminations

At the discretion of the Authority when families move to another dwelling unit,
an interim “transfer” recertification may be required (unless a recertification
has occurred in the last one hundred twenty (120) days).

The transfer will be reported to HUD as an “other change of unit”. The
anniversary date will remain the same annually, it does not change when a
family moves from one unit to the next and determines the date the annual
recertification is due each year.

Reexamination Notice to the Family,

The Authority will maintain a recertification report tracking system and notify
the family when the annual recertification is due. Notification may be done
electronically (email / online portal) or by mailing.

At the Authority’s discretion, recertification’s may be conducted by mail, in
person appointment or submitted online. If by appointment, the family will be
notified of the date and time of the scheduled appointment. Families may be
notified of an upcoming annual recertification due by email register or U.S. mail
approximately ninety (90) days in advance of the anniversary date. The
Authority may require recertifications be submitted through the online resident
portal.

If requested as an accommodation by a person with a disability, the Authority
will provide the notice in an accessible format and/or previde—assistaneeaid
Housing Authority of the County of Merced FY 24/2222/23
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with completing the_online renewal.-Rersonal-Beclaration-Packet-and-al-other
forms.

a — — ‘[Formatted: Tab stops: 5.79", Left

The Authority is required to wilt conduct third party verification to request
required documents if a family is unable to provide.

The Authority is required to complete annual recertifications for families before
the anniversary effective date. This includes notifying the family of their rent
change at least thirty (30) days before the scheduled date of change in family
rent.

Persons with Disabilities: Persons with disabilities who are unable to complete<«

s

the recertification paperwork by mail may request as an accommodation, to
have the annual recertification conducted at the person’s home, or other means
when the accommodation requested meets the need presented by the
disability.

Collection of Information [24 CFR 982.516(f)]

The Authority has established appropriate recertification procedures necessary
to ensure that the income data provided by families is complete and accurate.
The Authority will require the family to complete a full Personal Declaration
Housing Authority of the County of Merced FY 24/2222/23
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packet for all annual recertifications.

A _ L _____

When an annual interview is scheduled, all adult household members witmay
be required to attend the recertification appointment interview. If the head of
household is unable to attend the interview, the spouse or co-head may
recertify for the family.

Failure to attend a regularly scheduled appointment may result in termination of
housing assistance if the family fails to notify the Authority in advance that they
need to reschedule. The family must contact the Authority to request another
appointment date prior to missing a scheduled appointment.

If the family fails to attend or respond (for recertifications by mail), the Authority
will make a second attempt to reschedule the appointment or mail a second
and final notice to complete the annual recertification.

If the family fails to attend or misses a second scheduled appointment, and has
not communicated with the Authority, the Authority will send the family a Notice
of Proposed Termination advising they are in violation of program family
obligations and give the family an option to request an informal hearing.

If the letter is returned to the Authority with a forwarding address, the
Authority will contact the family to confirm the address. When a letter is
returned by the Post Office with a forwarding address, the Authority must
follow up to determine a family has not moved without notice. The Authority
will make no more than two attempts to contact the family before mailing a
Notice of Proposed Termination letter.

Exceptions may be made by the Director of Housing Programs or his or her
designee, if the family is able to document an emergency situation that
prevented them from canceling or attending the appointment or if requested
as a reasonable accommodation for a person with a disability.

Documents Required from the Family,

The Authority will enclose instructions for the family on what to provide with
the recertification. Items requested may include but are not limited to the
following (if applicable):

¢ Online completion of the Personal Declaration Forms to be completed
by head of household and all adult members of the household 18
years of age and older;
Housing Authority of the County of Merced FY 24/2222/23
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e 3-6 most current and consecutive paystub;
Current SSI/SSA Award letter;
Unemployment Printout (For members claiming zero income, a
Statement of Facts and/or Certificate of No Income form may be
required);
Current pension award statement(s);
Bank Statements for all members and accounts (3 most
current/consecutive);
Child Support award statement;
Three (3) current /consecutive months of rent receipts (if landlord
does not provide receipts, money order stub, cancelled check stub,
or letter from landlord is sufficient):

o Verification of Immigration Status (if applicable) at each annual
reexamination;

e Photo I.D. for each adult member.

Other required forms included with the packet:

Authorization fFor The Release of Information;
Form HUD 92006;

Medical Marijuana Form;

VAWA form;

Form HUD 9886

Verification Methods, - { Formatted: Font: Not Bold, Underline

The Authority is required to perform verification of information provided by the
family and will follow the verification procedures described in Chapter 7
Verification Procedures of this Administrative Plan. Verifications for
reexaminations must be less than one hundred twenty (120) days old.
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College Student Redetermination 0Sf Eligibility,

For Head of Households that are a college student within a household must
provide documentation that the student does or does not anticipate receiving
financial support from the student’s parent(s) or guardian(s) and if applicable,
the amount of support anticipated to be received.

Each college student receiving an athletic scholarship must provide verification
of amounts applied to housing costs.

The Authority must verify, via independent third-party verification, all amounts
anticipated to be received outside of the family during the twelve (12) month
period following admission and the effective date of the annual reexamination.

This may be achieved by requesting a copy of the college student’s Form
1040EZ, 1040, or 1040A tax returns for the prior year. The Authority may also,
if practicable, review the college student’s parents or guardians tax returns.
The college student must supply information requested by the Authority
necessary in the administration of (CFR 982.551) of the program.

The full amount of financial assistance from federal and state grants loans,
academic scholarships, and work study program wages that are paid directly
to the student or the educational institution are not included in the
determination of annual or adjusted income (24 CFR 5.609 (c)(6)). Amounts
paid directly to the student for living expenses will be included as income. This
excludes any financial assistance received for mandatory fees and charges in
addition to tuition.

Tenant Rent Increase

If the tenant rent portion increases, the Authority will notify the family by
providing a thirty (30) day notice of change to rent portion. This notice is mailed
to the family thirty (30) days prior to the scheduled effective date of the
recertification.

If less than thirty (30) days are remaining before the scheduled effective date
Housing Authority of the County of Merced FY 24/2222/23
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of the annual recertification due to delay by the Authority, the family’s increase
in rent portion will be made effective on the first of the month following the
family being notified.

If there is an increase in the family’s rent portion and less than thirty (30)
days are remaining before the scheduled effective date of the annual
recertification and there has been a misrepresentation or a material omission
by the family, or if the family causes a delay in the reexamination process, the
family will be responsible to pay such increase retroactive to or on the effective
date of the recertification.

Tenant Rent Decreases

If the tenant rent decreases, it will be effective on anniversary date. If the
family causes a delay so that the processing of the reexamination is not
complete by the anniversary date, rent change will be effective on the first day
of the month following completion of the reexamination processing by the

Authority. Ne-back-HAP-payments-will-be-issued.

Reporting Interim Changes [24 CFR 982.516]

Program participants must report all changes in the household within thirty
(30) days of the change taking effect between annual reexaminations. This
includes changes to income and household composition such as removal of or
additions to the household including due to birth, adoption and court-awarded
custody. The family must obtain Authority prior approval to all other additions
to the household.

Additions to Household Member

The Authority will not issue a larger voucher due to additions of family
members other than by birth, adoption, marriage, or court-awarded custody
of a current approved family member. Exceptions may be approved as an
accommodation if requested for a person with a disability.

When a new family member any income received by that family member will
count towards the total family income. The Authority will conduct a
reexamination to determine such additional income and will make the
appropriate adjustments in the housing assistance payment and family unit
size.

The U.S. citizenship/eligible immigrant status of additional family members
must be declared and verified as required at first interim or regular
recertification after moving into the unit.

Housing Authority of the County of Merced FY 24/2222/23
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If the non-citizenship category of the family changes due to a member
becoming a legal non-citizen or whatever the circumstances, a recertification
will be conducted to adjust the rent according to the new family category,
even if income and family composition remains unchanged. Certain
classifications of immigration status require the Authority to pro-rate a family’s
subsidy if certain criteria isare not met.

Interims:

An interim reexamination does not affect the date of the annual recertification.
Families claiming zero income will be reviewed the Authority every ninety (90)
days for an interim reexamination to be completed.

Any changes reported by participants other than those listed in this section will
be noted in the participant file and electronic computer file by the staff person
but will not be processed between regularly scheduled annual re- certifications.

HNFERHI-REEAMINATHONS
Families are required to report all increases in income and/or assets within
thirty (30) days of the increase.

The Authority is not required to, but may, conduct interim reexaminations when
the increase is less than $200.00 of the monthly adjusted income.

(Participants in the Family Self-Sufficiency (FSS) program are exempt from
this rule as increases in income will generate a change in their escrow balance.
The Authority will review all reported increases in total household income.)

DECREASES IN INCOME,

Participants may report a decrease in income and other changes which would
reduce the amount of tenant rent, such as an increase in allowances or
deductions. The Authority must calculate the change if a decrease in income is
reported.

Decreases in the tenant portion of the rent will be made effective the first day
Housing Authority of the County of Merced FY 24/2222/23
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of the month following the month in which the change was reported, if the
change was reported in writing on before the fifteenth (15™) day of the month.
If reported after the fifteenth (15%") day of the month, the effective date of the
tenant portion of rent may be effective on the first day of the second month
after the change was reported.

If the Authority makes a calculation error at admission to the program or at an
annual reexamination, an interim reexamination will be conducted if necessary
to correct the error, but the family will not be charged retroactively. Families
will be given decreases, when applicable retroactive to when the decrease for
the change would have been effective if calculated correctly.

12-1.B. Income _Changes _Resulting +from Welfare Program
Requirements

“The Authority will not reduce the family share of rent for families whose welfare
assistance is reduced due to a specified welfare benefit reduction in benefits by
the welfare agency specifically because of:

e Fraud in connection with the welfare program; or
e Failure to participate in an economic self-sufficiency program
¢ Noncompliance with a work activities requirement

However, the Authority will reduce the rent if the welfare assistance reduction
is a result of:

e The expiration of a lifetime time limit on receiving benefits

e A situation where the family has complied with welfare program
requirements but cannot or has not obtained employment.

o The family member has complied with welfare program requirements,
but the durational time limit, such as a cap on the length of the time
a family can receive benefits, causes the family to lose their welfare
benefits.

The Authority will notify affected families that they have the right to an
informal hearing regarding these requirements.

Definition of “Imputed Welfare Income”

The amount of annual income, not actually received by a family, as a result of
a specified welfare benefit reduction, that is included in the family’s income for
purposes of determining rent.

The amount of imputed welfare income is determined by the Authority, based

Housing Authority of the County of Merced FY 24/2222/23
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on written information supplied to the Authority by the welfare agency,
including:

The amount of the benefit reduction

The term of the benefit reduction

The reason for the reduction

Subsequent changes in the term or amount of the benefit reduction.

The family’s annual income will include the imputed welfare income, as
determined at the family's annual or interim reexamination, during the term
of the welfare benefits reduction (as specified by the welfare agency). The
amount of imputed welfare income will be offset by the amount of additional
income the family receives that commences after the sanction was imposed.
When additional income from other sources is at least equal to the imputed
welfare income, the imputed welfare income will be reduced to zero.

If the family claims the amount of imputed welfare income has been calculated
incorrectly, Authority will review the calculation for accuracy. If the imputed
welfare income amount is correct, the Authority will provide a written notice to
the family that includes:

e A brief explanation of how the amount of imputed welfare income was
determined;

e A statement that the family may request an informal hearing if they
do not agree with the Authority determination.

The Authority will obtain written verification from the welfare agency (Merced
County Human Services Agency) stating that the family’s benefits have been
reduced for fraud or noncompliance before denying the family’s request for
rent reduction. The Authority will rely on the welfare agency’s written notice
to the Authority regarding welfare sanctions.

The welfare agency, at the request of the Authority, will inform the Authority
of the:

¢ Amount and term of specified welfare benefit reduction for the family;
e Reason for the reduction; and
e Subsequent changes in term or amount of reduction.

If the family disputes the amount of imputed income and the Authority denies
the family’s request to modify the amount, the Authority will provide the tenant
with a notice of denial, which will include:

Housing Authority of the County of Merced FY 24/2222/23
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e An explanation for the Authority’s determination of the amount of
imputed welfare income.

e A statement that the tenant may request an informal hearing.

¢ A statement that the information received from the welfare agency
cannot be disputed at the informal hearing, and the issue to be
examined at the informal hearing will be the Authority’s determination
of the amount of imputed welfare income, not the welfare agency’s
determination to sanction the welfare benefits.

The Authority has taken an active approach in creating an effective working
relationship between the Authority and the local welfare agency for the
purpose of targeting economic self-sufficiency programs throughout the
community that are available to Housing Choice Voucher (HCV) participants.

The Authority and the local welfare agency have mutually agreed to exchange
information regarding any economic self-sufficiency and/or other appropriate
programs or services that would benefit HCV participants.

12-1.C. Disallowance ©0of Earned Income From Rent Determinations

The_Earned Income Disallowance (EID) is designed to promote self-sufficiency
for families with disabilities in the HCV program who meet the definition of a
“qualified family” as described in 24 CFR 5.617 and 24 CFR 960.255. The EID
benefit is limited to a lifetime_of 24-month period for the qualifying family
member. Once a family member is determined eligible for the EID, the 24-
calendar month period will start. If the family member discontinues the
employment that initially qualified the family for the EID, the 24-calendar
month period continues.

During the first 12—calendar month period, the Authority must exclude all
increased income resulting from the qualifying employment of the family
member. After the first 12—calendar month period, the Authority must exclude
from annual income of the family at least 50 percent of the increase in earned
income of such family member as a result of employment over the family
member’s income before the qualifying event (i.e., the family member’s
baseline income). At the end of the 24 months, the EID ends regardless of
how many months were “used.”

A disabled family qualified for the earned income exclusion is a family that is
receiving tenant- based rental assistance under the Housing Choice Voucher
Program and must meet one or more of the following conditions:

Housing Authority of the County of Merced FY 24/2222/23
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¢ Whose annual income increases as a result of employment of a family
member who is a person with disabilities and who was previously
unemployed for one or more years prior to employment;

¢ Whose annual income increases as a result of increased earnings by
a family member who is a person with disabilities during participation
in any economic self-sufficiency or other job training program; or

e Whose annual income increases, as a result of new employment or
increased earnings of a family member during or within six (6)
months after receiving assistance, benefits or services under any
State program for TANF provided that the total amount over a six-
month period is at least $500. The qualifying TANF assistance may
consist of any amount of monthly income maintenance, and/or at
least $500 in such TANF benefits and services as one-time payments,
wage subsidies and transportation assistance.

The HUD definition of “previously unemployed” includes a person with
disabilities who has earned in the previous twelve (12) months no more than
the equivalent earnings for working ten (10) hours per week for fifty (50)
weeks at the minimum wage. Minimum wage is the prevailing minimum wage
in the State or locality.

The HUD definition of an economic self-sufficiency program is: any program
designed to encourage, assist, train or facilitate economic independence of
assisted families or to provide work for such families. Such programs may
include job training, employment counseling, work placement, basic skills
training, education, English proficiency, workfare, financial or household
management, apprenticeship, or any other program necessary to ready a
participant to work (such as substance abuse or mental health treatment).

Amounts to be excluded are any earned income increases of a family member
who is a person with disabilities during participation in an economic self-
sufficiency or job training program and not increases that occur after
participation, unless the training provides assistance, training or mentoring
after employment.

The amount of TANF received in the six-month period includes monthly income
and such benefits and services as one-time payments, wage subsidies and
transportation assistance.

The amount that is subject to the disallowance is the amount of increase in
income of a family member who is a person with disabilities. The incremental
increase in income is calculated by comparing the amount of the disabled
family member's income before the beginning of qualifying employment or
increase in earned income to the amount of such income after the beginning
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of employment or increase in earned income.

At the end of the 24 months, the EID ends regardless of how many months
were “used”.

Qualifying increases are any earned income increases of a family member who
is a person with disabilities during participation in an economic self-sufficiency
or job training program and not increases that occur after participation in such
programs. The amount that is subject to the disallowance is the amount of
incremental increase in income of a family member who is a person with
disabilities. The incremental increase in income is calculated by comparing the
amount of the disabled family member’s income before the beginning of
qualifying employment or increase in earned income to the amount of such
income after the beginning of employment or increase in earned income.

Tracking the Earned Income Exclusion,

The earned income exclusion will be reported on the HUD 50058 form.
Documentation will be included in the family’s file to show the reason for the
reduced increase in rent.

Such documentation will include:

e Date the increase in earned income was reported by the family

¢ Name of the family member whose earned income increased

¢ Reason (new employment, participation in job training program, within
6 months after receiving TANF) for the increase in earned income (refer
to Section B above)

Housing Authority of the County of Merced FY 24/2222/23
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¢ Amount of the increase in earned income (amount to be excluded)

e Date the increase in income is first excluded from annual income

e Date(s) earned income ended and resumed during the initial
cumulative twelve (12) month period of exclusion (if any)

o Date the family member has received a total of twelve (12) months
of the initial exclusion
Date the twelve (12) month phase-in period began
Date(s) earned income ended and resumed during the second twelve
(12) month period (phase-in) of exclusion (if any)

e Date the family member has received a total of twelve (12) months
of the phase-in exclusion

e Ending date of the maximum twenty-four (24) months, disallowance

period.

The Authority will maintain a tracking system to ensure correct application of
the earned income disallowance.

The amount deducted for child care necessary to permit employment shall not
exceed the amount of employment income that is included in annual income.
Therefore, for families entitled to the earned income disallowance, the
amounts of the full and phase-in exclusions from income shall not be used in
determining the cap for child care deductions.

12--1.D. Notification of Results Of Reexaminations

The HUD form 50058 will be completed and transmitted as required by HUD
no later than 60 calendar days from the effective date of any action recorded.
. The Notice of Rent Change is mailed to the owner and the tenant. Signatures
are not required by the Authority on the Notice of Rent Change. If the family
disagrees with the rent adjustment, they may request an informal hearing as
stated on the bottom of the Notice of Rent Change.
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12.1.E. Timely Reporting ©of Changes +in Income (AND ASSETS) [24 - { Formatted: Underline

CFR 982.516(c)]

The Authority requires that families report interim changes (in writing) in the
family composition and/or income to the Authority within thirty (30) days of
when the change occurs. Any information, document or signature needed from
the family, which is needed to verify the change, must be provided upon
request by the Authority.

If the change is not reported (in writing) within the required time period, or if
the family fails to provide documentation or signatures, it will be considered
untimely reporting.

Procedures when the Change is Reported in a Timely Manner,

The Authority will notify the family and the owner of any change in the Housing
Assistance Payment to be effective according to the following guidelines:

at least thirty (30) day notice. An increase in a monthly adjusted income of
$200 or less will not result in a change in the tenant’s portion.

in which the change is reported, if the change was reported in writing on or
before the fifteenth (15™") day of the month. If reported after the fifteenth
(15™) day of the month, the effective date of the tenant portion of rent will be
effective on the first day of the second month after the change was reported.

The change will not be made until the verifications have been received.thire-

party-verification-isreceived:
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12--1.F. Continuance €of Assistance Ffor “Mixed” Families [24 CFR

Under the Non-citizens Rule, “mixed” families are families that include at least
one citizen or eligible immigrant and any number of ineligible members.

The non-citizens rule was implemented prior to November 29, 1996, and
“mixed” families who were participants as of June 19, 1995, shall continue
receiving full assistance if they meet all of the following criteria:

e The Authority implemented the Non-Citizen Rule prior to November
29, 1996; and

e The head of household or spouse is a U.S. citizen or has eligible
immigrant status; and

e All members of the family other than the head, the spouse, parents
of the head or the spouse, and children of the head or spouse are
citizens or eligible immigrants. The family may change the head of
household to qualify under this provision.

o “Mixed” families who qualify for continued assistance after November
29, 1996, may receive prorated assistance only.

If any participant deliberately misrepresents the information on which
eligibility or tenant rent is established, the Authority may terminate assistance
and may refer the family file/record to the proper authorities for appropriate
disposition.
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CHAPTER 13
MOVES WITH CONTINUED ASSISTANCE/PORTABILITY

[24 CFR 982.314 CFR 982.353, 982.354, 982.355(a)]

OVERVIEW

HUD regulations permit families to move with continued assistance to another
unit within the Authority's jurisdiction, or to a unit outside of the Authority's
jurisdiction under portability procedures. The regulations also allow the
Authority the discretion to develop policies, which define any limitations or
restrictions on moves. This chapter defines the procedures for moves, both
within and outside of, the Authority's jurisdiction, and the policies for restriction
and limitations on moves.

Housing Authority of the County of Merced FY 22/23
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13-1.A. Allowable Moves

A family may move to a new unit with continued assistance if:

e The assisted lease for the old unit has terminated because the
Authority has terminated the HAP contract for owner breach, or the
lease was terminated by mutual agreement of the owner and the
family.

e The owner has given the family a notice to vacate, or has commenced
an action to evict the tenant, or has obtained a court judgment or
other process allowing the owner to evict the family (unless
assistance to the family will be terminated).

e The family has given proper notice of lease termination (and if the
family has a right to terminate the lease on notice to owner) for owner
breach or otherwise.

The Authority will consider protections to victims and/or affiliated individuals
of domestic violence in accordance with VAWA 2010 and VAWA 2013.

13-1.B. Restrictions on Moves [24 CFER 982.354, 982.552(a)]

Families will not be permitted to move more than once in a 12-month period.

The Authority will deny permission to move if there is insufficient funding for
continued assistance. The Authority must provide written notification to the
local HUD office within ten (10) business-days of determining it is necessary
to deny moves to a higher-cost unit based on insufficient funding.

The Director of Housing Programs and his or her designee may make
exceptions to these restrictions if there is an emergency reason for the move
over which the participant has no control. Consistent with applicable civil rights
laws and regulations, the Authority will deny permission to move if:

e The family has been issued a Notice of Proposed Termination due to
a violation of any Family Obligations, Grounds for Termination, or has
violated any rules and regulations under the Housing Choice Voucher
Program.

e The family owes the Authority money and is in arrears or has
defaulted on a repayment agreement.

e The family violates any policies and procedures set forth in this
Administrative Plan.

e If the Authority determines that no subsidy would be paid at the new
unit, the Authority will not enter into a HAP contract on behalf of the
family.

e The family has moved or been issued a voucher within the last twelve

Housing Authority of the County of Merced FY 22/23
Moves with Continued Assistance
Portability

Page 13-2



(12) months.

If the family or a member of the family, is or has been the victim of domestic
violence, dating violence, sexual assault, or stalking, as provided in 24 CFR
part 5, subpart L (Protection for Victims of Domestic Violence, Dating Violence,
Sexual Assault, or Stalking), and the move is needed to protect the health or
safety of the family or family member, or if any family member has been the
victim of a sexual assault that occurred on the premises during the 90-
calendar-day period preceding the family's request to move. A Housing
Authority may not terminate assistance if the family, with or without prior
notification to the Housing Authority, moves out of a unit in violation of the
lease, if such move occurs to protect the health or safety of a family member
who is or has been the victim of domestic violence, dating violence, sexual
assault, or stalking and who reasonably believed he or she was threatened
with imminent harm from further violence if he or she remained in the dwelling
unit. However, any family member that has been the victim of a sexual assault
that occurred on the premises during the 90-calendar-day period preceding
the family's move or request to move is not required to believe that he or she
was threatened with imminent harm from further violence if he or she
remained in the dwelling unit.

Families will not be permitted to move during the initial year of assisted
occupancy.

13-1.C. Procedure For Moves [24 CFR 982.354]

Issuance of Voucher,

Subject to the restrictions on moves and at the discretion of the Authority, if
the family has not been recertified within the last one hundred twenty (120)
days, the Authority may issue the voucher to move after conducting the
recertification and receiving the proper Intent to Vacate Notice signed by the
owner and the tenant

If the family does not locate a new unit, they may remain in the current unit
so long as the owner permits.

The annual recertification date will not be changed to coincide with the new
lease-up date.

Notice Requirements

Briefing sessions emphasize the family's responsibility to give the owner and+
the Authority proper written notice of any intent to move.

The family must give the owner the required number of day’s written notice
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of intent to vacate specified in the lease and must give a copy to the Authority
simultaneously.

Time of Contract Change

A move within the same building or project, or between buildings owned by
the same owner, will be processed like any other move except that there will
be no overlapping assistance.

In a move, assistance stops at the at the end of the month in which the tenant
ceased to occupy, unless proper notice was given to end a lease mid-month.
Assistance will start on the new unit on the effective date of the lease and
contract. Assistance payments may overlap for the month in which the family
moves.

13-1.D. Portability [24 CFR 982.353]

Portability applies to families moving out of or into the Authority's jurisdiction
within the United States and its territories.

13-1.E. Outgoing Portability [24 CFR 982.353, 982.355]

Within the limitations of the regulations and this policy, a participant family
has the right to receive tenant-based voucher assistance to lease a unit outside
the Authority’s jurisdiction, anywhere in the United States, in the jurisdiction
of an Authority with a tenant-based program. When a family requests to move
outside of the Authority's jurisdiction, the request must specify the area to
which the family wants to move.

The initial Authority must promptly notify the receiving Authority to expect the
incoming family. This means the initial Authority contacts the receiving Housing
Authority on the family’s behalf, typically by telephone, fax or electronic mail.
Simply referring the family to HUD or a website for information on the receiving
Authority’s address does not fulfill the responsibilities of the initial Authority
under the program regulations. The initial Authority must also advise the
family how to contact and request assistance from the Authority (i.e. the name
and telephone number of the staff person responsible for working with
incoming portability families, and any procedures related to appointments for
voucher issuance the Authority has shared with the initial Authority). The
revised HUD Form 52665 now contains a line that the initial Authority uses to
identify the Authority to which the initial Authority is referring the family.

If there is more than one Authority in the area in which the family has selected

Housing Authority of the County of Merced FY 22/23
Moves with Continued Assistance
Portability

Page 13-4

- { Formatted: Font: Not Bold, Underline

- { Formatted: Underline

- [ Formatted: Underline

- { Formatted: Underline

- \[ Formatted: Underline




a unit, the family will select the receiving Authority.

The initial Housing Authority must not provide such portable assistance for a
participant if the family has moved out of the assisted unit in violation of the
lease except as provided for in this subsection. If the family moves out in
violation of the lease in order to protect the health or safety of a person who
is or has been the victim of domestic violence, dating violence, sexual assault,
or stalking and who reasonably believes him or herself to be threatened with
imminent harm from further violence by remaining in the dwelling unit (or any
family member has been the victim of a sexual assault that occurred on the
premises during the 90-calendar-day period preceding the family's move or
request to move), and has otherwise complied with all other obligations under
the Section 8 program, the family may receive a voucher from the initial
Housing Authority and move to another jurisdiction under the Housing Choice
Voucher Program.

The portability restrictions do not apply when the family or a member of the
family is or has been the victim of domestic violence, dating violence, sexual
assault, or stalking, as provided in 24 CFR Part 5, Subpart L (Protection for
Victims of Domestic Violence, Dating Violence, Sexual Assault, or Stalking),
and the move is needed to protect the health or safety of the family or family
member, or any family member who has been the victim of a sexual assault
that occurred on the premises during the 90-calendar-day period preceding
the family's request to move.

Receiving Authority Processing Responsibilities / Restrictions on Portability

If the head or spouse did not have a domicile (legal residence) in the
Authority's jurisdiction at the date of their initial application for assistance, the
family will not be permitted to exercise portability upon initial issuance of a
voucher, unless the Authority approves such move. (NOTE: legal domicile is
defined by local government.)

For a portable family that was not already receiving assistance in the
Authority’s tenant-based program, the Authority must determine whether the
family is eligible for admission under the receiving Authority’s program.
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Participants, _______________________ . ___

After an applicant has leased-up in the jurisdiction of the initial housing
agency, they cannot exercise portability during the first year of assisted
occupancy, except in the following circumstances:

e The receiving and initial Authority's agree to allow the move
e The family’s move relates to an opportunity for education, job training
or employment

The Authority will not permit families to exercise portability for the following
reasons:

o If the family is in violation of a family obligation
e If the family owes money to the Authority
¢ If the family has moved out of its assisted unit in violation of the lease

13-1.F. Incoming Portability [24 CFR 982.355

Absorption or Administration

The Authority will accept a family with a valid voucher from another jurisdiction
and administer or absorb the voucher. HUD may determine in certain instances
that a Housing Authority is not required to accept incoming portables, such as
Housing Authority declared disaster area. However, the Housing Authority
must have approval in writing from HUD before refusing any incoming
portables. If administering, the family will be issued a “portability” voucher by
the Housing Authority. The term of the voucher will not expire before the
expiration date of any initial Housing Authority voucher. The family must
submit a Request for Lease Approval for an eligible unit to the receiving
Housing Authority during the term of the receiving Housing Authority voucher.
The receiving Housing Authority may grant extensions in accordance with this
Administrative Plan. However, if the family decides not to lease-up in the
Authority's jurisdiction, they must contact the initial Housing Authority to
request an extension.

Once the receiving Housing Authority determined, the initial Housing Authority
must contact the receiving Housing Authority, via email or other confirmed
delivery method, prior to approving the family’s request to move in order to
determine whether the voucher will be absorbed or billed by the receiving
Housing Authority. The receiving Housing Authority must advise the initial
Housing Authority in writing, via email, or other confirmed delivery method, of
its decision. If the receiving Housing Authority notifies the initial Housing
Authority that it will absorb the voucher, the receiving Housing Authority
cannot reverse its decision at a later date without consent of the initial Housing
Authority.
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The Authority may absorb all incoming portable families provided that there is
funding available.

When the Authority does not absorb the incoming voucher, it will administer
the initial Housing Authority voucher and the receiving Housing Authority
policies will prevail.

For admission to the program, a family must be income eligible in the area
where the family initially leases a unit with assistance under the program.

The receiving Housing Authority does not re-determine eligibility for a portable
family that was already receiving assistance in the initial Housing Authority
Housing Choice Voucher Program.

The Authority will issue a “portability” voucher according to its own subsidy
standards. If the family has a change in family composition, which would
change the voucher size, the receiving Housing Authority will change to the
proper size based on its own subsidy standards. The term of the receiving
Housing Authority voucher may not expire before 30 calendar days from the
expiration of the initial Housing Authority voucher. If the voucher expires
before the family arrives at the receiving Housing Authority, the receiving
Housing Authority must contact the initial Housing Authority to determine if it
will extend the voucher. Once the receiving Housing Authority issues the
portable family a voucher, the receiving Housing Authority’s policies on
extensions of the voucher term apply. The receiving Housing Authority must
notify the initial Housing Authority of any extensions granted to the term of
the voucher.

Income and Total Tenant Payment of Incoming Portables [982.353(d)]

As the receiving Authority, the Authority will conduct a recertification interview
but only verify the information provided if the documents are missing or are
over one hundred twenty (120) days old, whichever is applicable, or there has
been a change in the family's circumstances.

If the Authority conducts a recertification of the family, it will not cause a delay
in the issuance of a voucher.

If the family's income is such that a $0 subsidy amount is determined prior to
lease-up in the Authority's jurisdiction, the Authority will refuse to enter into a
contract on behalf of the family at $0 assistance.

Housing Authority of the County of Merced FY 22/23
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A briefing will be mandatory for all portability families.

When the family submits a Request for Tenancy Approval (RFTA), it will be
processed using the Authority's policies. If the family does not submit an RFTA
or does not execute a lease, the initial Housing Authority will be notified within
sixty (60) days by the Authority.

If the family leases up successfully, the Authority will notify the initial Housing
Authority within 90 days and the billing process will commence.

The Authority will notify the initial Housing Authority if the family fails to submit
an RFTA for an eligible unit within the term of the voucher.

If the Authority denies assistance to the family, the Authority will notify the
initial Authority within sixty (60) days and the family will be offered a review
or hearing.

The Authority will notify the family of its responsibility to contact the initial
Housing Authority if the family wishes to move outside the Authority's
jurisdiction under continued portability.

The Authority will perform all program functions applicable to the tenant-based
assistance program, such as:

e Annual reexaminations of family income and composition.

¢ Annual/Biennial inspection of the unit.

¢ Interim examinations when requested or deemed necessary by the
Authority.

Terminations

The Authority will notify the initial Housing Authority in writing of any
termination of assistance within sixty (60) days of the termination. If an
informal hearing is required and is requested by the family, the hearing will be
conducted by the Authority, using the regular hearing procedures included in
this Administrative Plan. A copy of the hearing decision will be furnished to the
initial Housing Authority.

The initial Authority will be responsible for collecting amounts owed by the
family for claims paid and for monitoring repayment. If the initial Housing
Authority notifies the Authority that the family is in arrears or the family has
refused to sign a repayment agreement, the Authority will terminate
Housing Authority of the County of Merced FY 22/23
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assistance to the family.

The receiving Housing Authority will be required to submit hearing
determinations to the Authority within thirty (30) days.

As receiving Housing Authority, the Authority will require the documents listed
on the HUD portability billing form from the initial Authority:

e A copy of the family’s voucher, with issue and expiration dates,
formally acknowledging the family’s ability to move under portability.
The most recent HUD Form 50058 and verifications of:

Current information related to eligibility including EIV printout
The administrative fee schedule for billing purposes.

Form HUD-52665, Family Portability Information, Housing Choice
Voucher Program.

As the receiving Housing Authority, the Authority will bill the initial Authority
monthly for Housing Assistance Payments. The billing cycle for other amounts,
including administrative fees and special claims, will be monthly unless
requested otherwise by the initial Authority.

The Authority will bill one hundred percent (100%) of the Housing Assistance
Payment, one hundred percent (100%) of special claims and the lesser of
eighty percent (80%) of the of the administrative fee of the initial Housing
Authority or one hundred percent (100%) of the receiving Housing Authority’s
ongoing administrative fee for each “portability” voucher leased as of the first
day of the month. If administrative fees are prorated for the HCV program, the
proration will apply to the amount of the administrative fee for which the
receiving Housing Authority may bill.

The Authority will notify the initial Housing Authority of changes in subsidy
amounts and will expect the initial Housing Authority to notify the Authority of
changes in the administrative fee amount to be billed.

A

Summary of Portability Billing Deadlines

The following summarizes the relevant deadlines under the portability billing
procedures.

Housing Authority of the County of Merced FY 22/23
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o No later than ten (10) working days following the date the HAP
contract was executed and;
o __In the time that it will be received, no later than ninety (90) days

following the expiration date of the family’s voucher issued by the
initial Housing Authority;-

=) “ ‘[Formatted:
: Font: Not Bold, No underline

e . L Lo . *""{ Formatted:
e Payment of Subsequent Billing Amounts: The initial Housing

Authority is responsible for ensuring that subsequent billing amounts
are received no later than the fifth (5™) working day of each month
for which the monthly billing amount is due;,

— —

Nofification of Change in Billing Amount or Other Action: The

Authority notifies the initial Housing Authority of any change in the
billing amount as soon as possible (preferably before the effective
date to avoid retroactive adjustments) but under no circumstance any
later than ten (10) working days following the effective date of the
change.
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CHAPTER 14
CONTRACT TERMINATIONS [24 CFR 982.311(b)(c)]

OVERVIEW

The Housing Assistance Payment (HAP) Contract is the contract between the
Owner and the Authority which defines the responsibilities of both parties. This
chapter describes the circumstances under which the contract can be
terminated by the Authority and the owner, and the policies and procedures
for such terminations.

- - - ‘{ Formatted: Left, Space Before: O pt, After: 10 pt, Line

spacing: Multiple 1.15 li, Widow/Orphan control

14-1.A. CONTRACT TERMINATION [24 CFR 982.311] - {Formatted: Font: (Default) Verdana, 12 pt, Bold, Underline

+4—+—+——When Assistance Is Paid: ,

Payments under HAP contract:

Housing Assistance Payments (HAP) is paid to an owner in accordance with
the terms of the HAP contract. HAP may only be paid to the owner during the
lease term, and while the family is residing in the unit.

Termination of payment:

when the lease is terminated by the owner in accordance with the lease.
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However, if the owner has commenced the process to evict the tenant, and if
the family continues to reside in the unit, the Authority must continue to
make housing assistance payments to the owner in accordance with the HAP
contract until the owner has obtained a court judgment or other process
allowing the owner to evict the tenant. The Authority may continue such
payments until the family moves from or is evicted from the unit.

Fermination-of payment:-Other reasons for termination. Housing assistance __ _ - {Formatted:

Font: Not Bold, Underline

payments terminate if: "~ { Formatted:

Font: Not Bold, Underline

(1) The lease terminates;
(2) The HAP contract terminates; or

(3) The Authority terminates assistance for the family.

The owner must reimburse the Authority for any overpayment of HAP received
from the Authority for any period after the contract termination date.
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tenancy of the family for nonpayment of the Authority housing assistance
payment.
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satisfying the standard of proof used for a criminal conviction. (See part 5,
subpart J, of this title for provisions concerning access to criminal records.)
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repeated violation of the terms and conditions of the lease, for violation of
applicable Federal, State, or local law, or for other good cause such as:

In the case of an owner who is an immediate successor in interest pursuant to
foreclosure (during the term of the lease) and is vacating the property prior to
sale shall not constitute other good cause, except that the owner may
terminate the tenancy effective on the date of transfer of the unit to the new
owner if the owner:

¢ Will occupy the unit as a primary residence; and

. Has provided the tenant a notice to vacate at least ninety (90) days

before the effective date of such notice.

Foreclosed properties where Authority voucher recipients reside must comply
with Sections 702 and 703 of the PTFA. If the immediate successor-in-interest
or new owner will use the unit as a primary residence, the lease can be
terminated effective on the date of the sale, however, the tenant is still entitled
to a minimum of ninety (90) days’ notice to vacate.

14-1.E. Termination of the Contract by “Authority” [24 CFR 982.453]
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The term of the HAP contract terminates when the lease terminates, when the
Authority terminates program assistance for the family, and when the owner
has breached the HAP contract.

The Authority will also terminate the contract if:

e The family is in violation of any of their family obligations.

o The family is required to move from a unit when the unit does not
meet the HQS space standards because of an increase in family size
or a change in the family composition.

e The contract will terminate automatically if one hundred eighty (180)
days have passed since the last housing assistance payment to the
owner.

The single family member is deceased.
Funding is no longer available under the Annual Contributions
Contract (ACC).
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S82455-Automatic termination of HAP Contract [24 CFR 982.454];

If the Authority determines that the necessary action to reduce HAP costs
within the funding level is to terminate HAP contracts, it may take action to
terminate the HAP contracts based on one or more of the following criteria:

e Households with a zero ($0) HAP Contract starting with the families
closest to the 180 days:
Households with a current HAP Contract less than $100 per month;
Households whose participants have violated program requirements
as evidenced by repayment agreements or signed counseling
documents;

e HAP contracts with gross rents that exceed the new payment
standards and offer landlords new contracts under the current
subsidy standards and payment standards;

e Households on the program the longest with the lowest HAP.

Elderly and disabled families will be excluded from the criteria referenced
above for terminating HAP Contracts due to insufficient funding.
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CHAPTER 15

DENIAL OR TERMINATION OF ASSISTANCE
[24 CFR 5.903, 5.905, 982.54, 24 CFR 982.552, 982.553]

OVERVIEW

HUD regulations outline mandatory and discretionary grounds for which the
Authority must and/or may deny or terminate assistance and provides
circumstances that an Owner may terminate the tenancy of a family under the
HCV program.

The Authority may deny or terminate assistance for a family for actions that
violate HUD regulations or Authority policy(s) and failure to comply with family
obligations under the HCV program.

This chapter describes the policies that govern mandatory and discretionary
termination and denials of assistance and defines when the Authority is
required to deny or terminate and provides families with a written description
of the family obligations under the program, the grounds under which the
Authority can deny or terminate assistance, and the Authority’s informal
review/hearing procedures.
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The Authority MUST terminate assistance for certain actions and inactions of
the family and when the family no longer requires assistance due to increases
in family income. HUD permits the Authority to terminate assistance for
certain other actions or inactions of the family. In addition, a family may
decide to withdraw from the program and terminate their HCV assistance at
any time by notifying the Authority.

15-1.B. Zero ($0) Assistance Tenants [24 CFR 982.455(a)]

As a family’s income increases, the amount of the housing assistance payment
decreases. If the amount of assistance provided by the Authority is reduced
to zero, the family's assistance terminates automatically 180 days after the
last HAP payment.

The family may remain in the unit at $0 assistance for up to one hundred
eighty (180) days after the last HAP. If the family is still in the unit after one
hundred eighty (180) days, the assistance will be terminated. If, within the
one hundred eighty (180) day timeframe, an owner rent increase in the total
tenant payment causes the family to be eligible for a housing assistance
payment, the Authority will resume assistance payments for the family.
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In order for a family to move to another unit during the one hundred eighty
(180) days, the rent for the new unit would have to be high enough to
necessitate a HAP.

Authority Policy

If a participating family receiving zero assistance experiences a change in
circumstances that would result in a HAP payment to the owner, the family
must notify the Authority of the change and request an interim reexamination
before the expiration of the 180-day period.

15-1.C. Family Chooses Fto Terminate Assistance __ -~ { Formatted: Underiine

== ‘[Formatted: Underline

The family may request that the Authority terminate housing assistance
payments on behalf of the family at any time.

Authority Policy

The request to terminate assistance should be made in writing and signed by

the head of household, and spouse or cohead if applicable.
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15-1.D. Mandatory Termination ©of Assistance
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HUD requires the Authority to terminate assistance in the following - { Formatted: Font: Not Bold, No underline

The Authority must terminate assistance whenever a family is evicted from a
unit assisted under the HCV program for a serious or repeated violation of the
lease. Incidents of actual or threatened domestic violence, dating violence,
sexual assault, or stalking may not be construed as serious or repeated
violations of the lease by the victim or threatened victim of such violence or
stalking.

Authority Policy

If the owner wishes to terminate the lease, the owner must provide proper
notice as follows:
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e 90 Day Notice — No Cause «

During the term of the lease, the owner may not terminate the tenancy except
for any of the following:

= Serious or repeated violations of the lease, including but not limited

to failure to pay rent or other amounts due under the lease, or
repeated violation of the terms and conditions of the lease;

N~ { Formatted: Underline

h Formatted: Bulleted + Level: 1 + Aligned at: 0.75" +
Indent at: 1"

- - “«— - - { Formatted: Indent: Left: 0.75", No bullets or numbering

= _Violations of Federal, State or local law that imposes obligations on
the tenant in connection with the occupancy or use of the premises-;

- “«— - - ‘[ Formatted: Indent: Left: 0.75", No bullets or numbering

= _Any drug-related or criminal activity on or off the premises by a
covered person that threatens the health, safety or right to peaceful
enjoyment of the premises by the other residents, persons residing

in the immediate vicinity of the premises, or property management
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= Criminal activity by the tenant, any member of the household, a
guest or another person under the tenant's control that threatens the
health, safety or right to peaceful enjoyment of the premises by the
other residents, or persons residing in the immediate vicinity of the
premises or any drug-related criminal activity on or near the
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premises:’
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= _Any violent criminal activity by a covered person on or near the

premises-;
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= A tenant who is a fugitive felon or parole violator.

During the initial term of the lease, the owner may not terminate the tenancy
for “other good cause” unless the owner is terminating the tenancy because
of something the family did or failed to do. Other good cause, after the initial
term of the lease, includes but is not limited to:

= Tenant history of disturbance of neighbors, destruction of property,

or behavior resulting in damage to the premise;

- S, -«

= Business or economic reason for regaining possession;

- -

= Owner’s desire to repossess the unit for personal use;

- -

= Tenant’s refusal to accept offer of a new lease;

- -

= The owner must give ninety (90) days written notice of termination
and must have good cause to terminate the tenancy during the first
year. The owner’'s notice must state the reason for

terminatiotermination;

- H-. -
If after the initial term of the lease, the owner may terminate tenancy +

without cause. The notice may be included in, or may be combined with, any
owner eviction notices to the tenant. The owner eviction notice means a
notice to vacate, or a complaint under State or local law to commence an
eviction action.

During the initial term, the Authority requires that the owner specify the
section of the lease that has been violated and cite some or all of the ways in
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which the tenant has violated that section as documentation for the Authority’s
decision regarding termination of assistance. Housing Assistance Payments
(HAP) are paid to the owner under the terms of the HAP Contract. If the owner
has begun eviction and the family continues to reside in the unit, the Authority
must continue to make housing assistance payments to the owner until the
owner has obtained a court judgment or other process allowing the owner to
evict the tenant.

The Authority will continue housing assistance payments until the family
moves or is evicted from the unit. If the action is finalized in court, the owner
must provide the Authority with the documentation, including notice of the
lock-out date. The Authority must continue making housing assistance
payments to the owner in accordance with the contract as long as the tenant
continues to occupy the unit and the contract is not violated. By endorsing the
monthly check from the Authority, the owner certifies that the tenant is still
in the unit, the rent is reasonable and they are in compliance with the contract.
If an eviction is not due to a serious or repeated violation of the lease, and if
the Authority has no other grounds for termination of assistance, the Authority
may issue a new voucher so that the family can move with continued
assistance.

Failure to Provide Consent [24 CFR 982.552(b)(3)] _ { Formatted:
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The Authority must terminate assistance if any family member fails to sign
and submit any consent form they are required to sign for a regular or interim
reexamination.
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The Authority must terminate assistance if:
(1) a family fails to submit required documentation within the required
timeframe concerning any family member’s citizenship or immigration status;

(2) a family submits evidence of citizenship and eligible immigration status in
a timely manner, but United States Citizenship and Immigration Services
(USCIS) primary and secondary verification does not verify eligible
immigration status of the family; or (3) a family member, as determined by
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the Authority, has knowingly permitted another individual who is not eligible
for assistance to reside (on a permanent basis) in the unit; or-

Fer-(3) abeve;—such termination must be for a period of at least 24 months.
This does not apply to ineligible noncitizens already in the household where
the family’s assistance has been prorated.
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The Authority must terminate assistance if a participant family fails to disclose
the complete and accurate social security numbers of each household member
and the documentation necessary to verify each social security number.

However, if the family is otherwise eligible for continued program assistance,
and the Authority determines that the family’s failure to meet the SSN
disclosure and documentation requirements was due to circumstances that
could not have been foreseen and were outside of the family’s control, the
Authority may defer the family’s termination and provide the opportunity to
comply with the requirement within a period not to exceed 90 calendar days
from the date the Authority determined the family to be noncompliant.

Authority Policy

The Authority will defer the family’s termination and provide the family with
the opportunity to comply with the requirement for a period of 90 calendar
days for circumstances beyond the participant’s control such as delayed
processing of the SSN application by the SSA, natural disaster, fire, death in
the family, or other emergency, if there is a reasonable likelihood that the
participant will be able to disclose an SSN by the deadline.

The Authority must terminate assistance if any household member has ever
been convicted of the manufacture or production of methamphetamine on the
premises of federally-assisted housing.
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Lifetime Registered Sex Offenders
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Should the Authority discover that a member of an assisted household was
subject to a lifetime registration requirement at admission and was
erroneously admitted after June 25, 2001, the Authority must immediately
terminate assistance for the household member.

In this situation, the Authority must offer the family the opportunity to remove
the ineligible family member from the household. If the family is unwilling to
remove that individual from the household, the Authority must terminate
assistance for the household.

A

If a student enrolled at an institution of higher education is under the age of
24, is not a veteran, is not married, does not have dependent children, is not
residing with his/her parents in an HCV assisted household, and is not a person
with disabilities receiving HCV assistance as of November 30, 2005, the
Authority must the terminate the student’s assistance if, at the time of
reexamination, either the student’s income or the income of the student’s
parents (if applicable) exceeds the applicable income limit.

If a participant household consists of both eligible and ineligible students, the
eligible students shall not be terminated, but must be issued a voucher to
move with continued assistance in accordance with program regulations and
Authority policies, or must be given the opportunity to lease in place if the
terminated ineligible student members elect to move out of the assisted unit.

Death of the Sole Family Member [24 CFR 982.311(d)]

single member households.

15-1.E. Mandatory Policies and Other Authorized Terminations

A -

HUD requires the Authority to establish policies that permit the Authority toﬁ
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terminate assistance if the Authority determines that:

¢ Any household member is currently engaged in any illegal use of a
drug, or has a pattern of illegal drug use that interferes with the
health, safety, or right to peaceful enjoyment of the premises by
other residents;

e Any household member’s abuse or pattern of abuse of alcohol may
threaten the health, safety, or right to peaceful enjoyment of the
premises by other residents;

e Any household member has violated the family’s obligation not to
engage in any drug- related criminal activity;

e Any household member has violated the family’s obligation not to
engage in violent criminal activity;

e Use of lllegal Drugs and Alcohol Abuse. « — ~ { Formatted: Line spacing: single

Authority Policy

The Authority will terminate a family’s assistance if any household member is
currently engaged in any illegal use of a drug, or has a pattern of illegal drug
use that interferes with the health, safety, or right to peaceful enjoyment of
the premises by other residents.

The Authority will terminate assistance if any household member’s abuse or
pattern of abuse of alcohol threatens the health, safety, or right to peaceful
enjoyment of the premises by other residents.

Currently engaged in is defined as any use of illegal drugs during the previous _ - { Formatted: Font: Not Italic

six months.

The Authority will consider all credible evidence, including but not limited to,
any record of arrests, convictions, or eviction of household members related
to the use of illegal drugs or abuse of alcohol.

A record of arrest(s) will not be used as the basis for the termination or proof
that the participant engaged in disqualifying criminal activity.

In making its decision to terminate assistance, the Authority will consider
alternatives and other factors. Upon consideration of such alternatives and
factors, the Authority may, on a case-by-case basis, choose not to terminate
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assistance.

Other Authorized Reasons for Termination of Assistance [24 CFR 982.552(c),
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HUD permits the Authority to terminate assistance under a number of other
circumstances. It is left to the discretion of the Authority whether such
circumstances in general warrant consideration for the termination of
assistance. The Violence against Women Act of 2013 explicitly prohibits
Authorities from considering incidents of, or criminal activity directly related
to, domestic violence, dating violence, sexual assault, or stalking as reasons
for terminating the assistance of a victim of such abuse.

Additionally, per the alternative requirements listed in the Federal Register
notice dated December 29, 2014, Authorities are no longer permitted to
terminate