PHA 5-Year and U.S. Department of Housing and Urban OMB No. 2577-0226

Annual Plan Office of Public and Indian Housing

Development Expires 4/30/2011

1.0

PHA Information

PHA Name: __Municipality of San Juan PHA Code; RQ006
PHA Type: [ Small [ High Performing [ standard [X] HCV (Section 8)

PHA Fiscal Year Beginning: (MM/YYYY):

2.0

Inventory (based on ACC units at time of FY beginning in ab@ve)
Number of PH units: Number of HCV units: _ 4,324

3.0

Submission Type
[ 5-Year and Annual Plan X Annual Plan Only [ 5-Year Plan Only

4.0

PHA Consortia [J PHA Consortia: (Check box if submitting a joint Piand complete table below.)

No. of Units in Each
Program

PH HCV

PHA Program(s) Included in the| Programs Not in the

Participating PHAs Code Consortia Consortia

PHA 1.

PHA 2:

PHA 3:

5.0

5-Year Plan.Complete items 5.1 and 5.2 only at 5-Year Plaratsd

5.1

Mission. State the PHA's Mission for serving the needs wiincome, very low-income, and extremely low incofamilies in the PHA's
jurisdiction for the next five years:

5.2

Goals and Objectives.Identify the PHA’s quantifiable goals and objeeswthat will enable the PHA to serve the needswifihcome and very
low-income, and extremely low-income families fbetnext five years. Include a report on the prsgithe PHA has made in meeting the goals|
and objectives described in the previous 5-Yean.Pla

6.0

PHA Plan Update
(a) Identify all PHA Plan elements that have besmised by the PHA since its last Annual Plan sgbion:

. Preferences and other changes to the Administrativelan
The PHA revised its admission preferences, whidhb&iestablished as follows (in order of ranking):

The Municipality of San Juan shall utilize locakfarences in the selection of applicants from tlaétimg list. Applicants will be
selected based on the preference category andtaeadd time of application within that categoApplicants will not be selected from
a subsequent category until all applicants in igaér ranked category have been exhausted. Thoevfob will be the preferences:

. Rank 1- Involuntary Displacement- An applicant has been involuntarily displaced &not currently living in standargd
replacement housing. Applicants shall be consitlareoluntarily displaced if they have vacated arstvacate their unit ag
a result of a disaster; governmental action; adiipran owner that is beyond the applicant’s abtityprevent; or a family
member has mobility or other impairment that metkesn unable to utilize the critical elements of timé.

. Rank 1- Abused and battered womeas certified by the City’s Office of Women’s Déoement.

. Rank 1- Persons with HIV/AIDS- As certified by the Hougi®pportunities for Persons with AIDS Program.

. Rank 2- Residents of the Municipality of San Juait is the policy of the Municipality of San Juémoffer a preference t
all residents of the City. To receive consideratimder this policy the applicants must demonstatk document that has
been residing in the Municipality of San Juan foleast one year.

All other applicants will receive a ranking of 3.

[%2]

Based on the above preferences, all families ifepgrce 1 will be offered housing before any fagsilin preference 2, and all familie:
in preference 2 will be offered housing before aiith preference 3. For applicants on the waitisgwith the same preference status,
the HA will select among applicants using the catd time.

(b) Identify the specific location(s) where thebpa may obtain copies of the 5-Year and Annual PPian. For a complete list of PHA Plan
elements, see Section 6.0 of the instructions.

Second Floor San Juan Integra Building
Ave. Ponce de Ledn #1205, Pda. 17 ¥, Santurce
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Hope VI, Mixed Finance Modernization or Development Demolition and/or Disposition, Conversion of Pubt Housing, Homeownership
Programs, and Project-based Vouchersinclude statements related to these programgaticable.

HOMEONWERSHIP PROGRAM

The PHA will continue the implementation of thenepwnership program in accordance with the admiige plan. The Municipality will not
limit the participation to the Program. Those théfill the requirements and are willing to becom@emeowners are invited to participate in the
Program.

During this program year program staff will reque€ME funds to obtain additional funding sourcedédfor downpayment and closing cost
assistance. In addition we will continue motivatthg Section 8 Tenants to become homeowner. Wemaiide orientation about the
requirements of the Homeownership program.

USE OF THE PROJECT-BASED VOUCHER PROGRAM

Intent to Use Project-Based Assistance

7.0
The PHA plan to “project-base” tenant-based Se@ioouchers in the coming year. It is the intemiod the PHA to provide fund to the following
projects:

91 units in the project LAGUNA VIEW, located at:
437 Chamires Street
San Juan, Puerto Rico 00924
90 Units at Sonia Margarita Project
Calle Eduardo Conde Final
Cantera
76 units at Rio Piedras Courtyard Project
Georgetti Street Rio Piedras
160 Units at Sabana Village Project
Calle Juan Pefa Reyes #977 Sabana Llana
8.0 Capital Improvements. Please complete Parts 8.1 through 8.3, as appicabl
8.1 Capital Fund Program Annual Statement/Performance ad Evaluation Report. As part of the PHA 5-Year and Annual Plan, annually
’ complete and submihe Capital Fund Program Annual Statement/Performarne Bvaluation Reporform HUD-50075.1, for each current and
open CFP grant and CFFP financing.

8.2 Capital Fund Program Five-Year Action Plan. As part of the submission of the Annual Plan, PAsst complete and submit tRapital Fund

: Program Five-Year Action Plafiorm HUD-50075.2and subsequent annual updates (on a rolling agisdrop current year, and add latest year
for a five year period). Large capital items mstncluded in the Five-Year Action Plan.

8.3 Capital Fund Financing Program (CFFP).

’ [ Check if the PHA proposes to use any portionsoCiapital Fund Program (CFP)/Replacement HousiotpFéRHF) to repay debt incurred to
finance capital improvements.

9.0 Housing Needs Based on information provided by the applicabtmsolidated Plan, information provided by HUD, arider generally available
data, make a reasonable effort to identify the imguseeds of the low-income, very low-income, artlenely low-income families who reside in
the jurisdiction served by the PHA, including elgidamilies, families with disabilities, and houséths of various races and ethnic groups, and
other families who are on the public housing anctiSe 8 tenant-based assistance waiting lists.idéetification of housing needs must address
issues of affordability, supply, quality, accedliji size of units, and location.

9.1 Strategy for Addressing Housing Needs Provide a brief description of the PHA's stratégr addressing the housing needs of familiehién t

jurisdiction and on the waiting list in the upcomiyear. Note: Small, Section 8 only, and High Performing RAs complete only for Annual
Plan submission with the 5-Year Plan.
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Additional Information . Describe the following, as well as any additianformation HUD has requested.

(a) Progress in Meeting Mission and Goals. Pmadrief statement of the PHA's progress in medtie mission and goals described in the 5-
Year Plan.

PHA Goal: Expand the supply of assisted housing:
The municipality’s efforts under this goal include:

*  The Municipality of San Juan kept searchingdpportunities to apply for additional rental vowstby a Proposal to the
Fair Share Allocation of Incremental Voucher FurgliiNOFA) as they become available.

HUD Strategic Goal: Increase the availability of dent, safe and affordable housing.
The municipality’s efforts under this goal include:

* All tenants were advised about the mobility andability options of the voucher program, as nekde

. The Program personnel assisted to seminars aidifgs, as they become available. They are m&tiv&d enhance
their public services.

.  Referrals are made to San Juan HOME programet@ive homeownership assistance..

HUD Strategic Goal: Improve community quality offé and economic vitality.
The municipality’s efforts under this goal include:

. Newspapers ad was posted recruiting landlordgtierSection 8 Program.

10.0 . Meeting with landlords were held to inform theboat the requirements of the program.
. Monitoring that the housing projects endorsedHh® Municipality must comply with laws regardindelly and persons
with disabilities.
. Supportive services are offered to the elderly families with disabilities through out referrats service agencies and
transportation, including food supply and housekegp
. Section 8 Tenants were given an awareness seminaow to manage emergencies and how to avoid'stabuse.
=  To ensure every family has access to the eductt@nrequire to match available jobs, some partiais were referred
to receive education services to obtain a High $tBiploma.
HUD Strategic Goal: Promote self-sufficiency andset development of families and individuals.
The municipality’s efforts under this goal include:
. All tenants were oriented about job training gridcement opportunities in the municipality anceredls were made to
designate agencies.
HUD Strategic Goal: Ensure Equal Opportunity in Haing for all Americans.
The municipality’s efforts under this goal include:
. Equal opportunity was offered to all participamgluding persons with disabilities.
. Equal opportunity brochures and other orientatimaterial were given to program participants.
. To comply with the Equal Housing Opportunitiesvland regulation the general public and the Sec8qgrarticipants
were oriented regarding this important subject.
(b) Significant Amendment and Substantial Deviaffidodification. Provide the PHA's definition ofitmificant amendment” and “substantial
deviation/modification”
No substantial deviation or modifications from theoriginal plan were made.
11.0 | Required Submission for HUD Field Office Review In addition to the PHA Plan template (HUD-500)#HAs must submit the following

documents. Items (a) through (g) may be submitiiéhd signature by mail or electronically with scaansignatures, but electronic submission ig
encouraged. Items (h) through (i) must be attaefectronically with the PHA PlanNote: Faxed copies of these documents will not be d@edeq
by the Field Office.

(a) Form HUD-50077PHA Certifications of Compliance with the PHA Plamsl Related Regulatiorf@hich includes all certifications relating
to Civil Rights)

(b) Form HUD-50070Certification for a Drug-Free Workplacg®HAs receiving CFP grants only)

(c) Form HUD-50071Certification of Payments to Influence Federal T8actions(PHAs receiving CFP grants only)

(d) Form SF-LLL,Disclosure of Lobbying Activitig®HAs receiving CFP grants only)

(e) Form SF-LLL-ADisclosure of Lobbying Activities Continuation Sh@HAs receiving CFP grants only)

() Resident Advisory Board (RAB) comments. Conmtseeceived from the RAB must be submitted byRR& as an attachment to the PHA
Plan. PHAs must also include a narrative desayiltieir analysis of the recommendations and thisides made on these recommendations.

(g) Challenged Elements

(h) Form HUD-50075.1Capital Fund Program Annual Statement/Performance Bvaluation RepoitPHAs receiving CFP grants ofly

(i) Form HUD-50075.2Capital Fund Program Five-Year Action PI§RHAS receiving CFP grants only)
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List of Persons Assisting the Meeting to Revise tH&lan Draft

(Attached next)

i lm REUNION REVISION BORRADOR PLAN ANUAL
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Dpaes |

EL YOCERO / vigrnes, 23 de enoro de 2009 79

Sc_nbre 300 autt_ns
en Pista Salinas

Hoyymariana, laPistade Salinas ten-
drd €] evento més grande de la histaria
donde la orden del dfa serdn los retos,
velocidad y [a consistencia en tiempo.

Por primeravez en lalsla estard el ani-
mador del programa internacional de
‘Pinks All Out’, Rich Christensen, en el
evente ‘Arm Drop Live’

Se dardn cita en competencia sobre
trescientos autos enfrentdndose con tiem-

pos constantes. También habrd un‘Super
8 Shootout’ donde podrdn participar autos
Pro-Modified, tres cuartos y Full Chas-
sis, Top Sportsman, Super Pro y Dragster
en esta categorfa se seleccionardn los 8
autos mas rapidos del dfa que tendran
un desafid sin cuartel en el 1/4 de milla.

Hoy las facilidades de la pista abrirdn -

desde las 2:00 p.m., el sdbado desde la
1:00p.m.

SAN JUAN. CIUDAD CAPITAL

anuncio publico

Direccién Fisica:
Jer. Piso

Direccion Postal:

a la 1:00 pm

El Municipio de San Juan ha preparado el Plan Anual (Plan de
Accién) 2009 del Programa Seccion 8. El borrador del plan y todos
los documentos asociado a este se encuentran disponibles para
ser examinados por ef plbfico general, organizacion sin fines de
lucro vy todos aquellos interesados, durante horas (aborables a
partit de ia fecha de pubiicacidn de este aviso.

Las personas interesadas -en emitir comentarios sobre el plan, los
podran presentar personalmente o por escrito en la Oficina del
Programa de Vivienda Subsidiada (Seccidn 8), localizada en:

Edificio San Juan Integra

Avenida Ponce de Ledn 1205'
Parada 171/2, Santurce, PR

PO BOX 362138 _____
SAN JUAN PR 00936

El Municipioc de San Juan invita a la ciudadanfa en general a
participar del cierre de comentarios al plan con la celebracion de:

La fecha de la vista plblica sera el ‘viernes 20 de marzo de 2009,

El lugar seleccionade es de facil acceso para pefrsonas con
impedimentos fisicos. De requerir asistencia especial, debe

Newspaper Ad Promoting and Announcing the Hearing Rcess

Page 6 of 9

formMHUD-50075(4/2008)



List of Persons Assisting to the Public Hearing

(Attached next)

H

sxrmmmesre. SUBSIDIADO

SANJUAN, CIUDAD CAPITA.L@

2 de abril de 2009

Sr. Marcos Molina, Gerente
Programa Seccién 8 (Hogar Subsidiado)
Municipio de San Juan

Estimado sefior Molina:

Durante el dia de hoy, lro de abril de 2009, se celebré la audiencia publica del Plan
Anual 2009 del Programa de Seccion 8 de nuestro municipio. En esta audiencia se
revisd detalladamente el Plan y se orienté a todos los presentes sobre el proceso. Dado
que se discutié el Plan y se discutieron mas aclararon las dudas/comentarios, la
Junta de Participantes endosa el Plan 2009.

Agradecemos la oportunidad que se les ha brindado a los beneficiarios del Programa
de Seccién 8 de participar en aquellas areas que buscan mejorar el programa y la
calidad de vida de todos los participantes.

Cordialmente,

JUNTA DE PARTICIPANTES
PROGRAMA SECCION 8- SAN JUAN

NOMBRE: FIRMA:

(//,«/z/ &S é;;u?w(éz %ﬁ

T Nolire Huorom

,;4»&% énig)\_,a W
Zever /o.mé/ s @ %
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Consultation Process: Comments from the Residentsd&isory Board or
Boards & Explanation of PHA Response

BEFORE THE PUBLIC HEARING:
No comments were received.
AFTER THE PUBLIC HEARING:

No comments were received.
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Membership of the Resident Advisory Board or Boards

List members of the Resident Advisory Board or Blear (If the list would be unreasonably long, list
organizations represented or otherwise provideszrggion sufficient to identify how members are
chosen.)

A Notice was posted in the PHA’'s Main Office’s Bullat Board, announcing the meeting to
designate the Participant Advisory Board and to issvthe Plan Draft.

All the head of the participants’ families, that armodel representatives of the Section 8 Program,
were invited to a meeting where they were invitedbecome part of the Participants’ Board. Those
who accepted are the designated members of the 8oar

They were appointed on 2009 and will be appointgaia by 2010.

In the PHA (Municipality of San Juan) the Mayortiee Executive Director (Section 8 — HCV -
Program). Governing Board is for Public Housindgn Tenant Based the Official in charged is the
Section 8, Federal Affairs or Housing Departmentedior or Coordinator. In the Municipality of
San Juan, Mr. Marcos Molina is the Manager for tBebsided Housing (Section 8) Program
Coordinator.

The Participant Advisory Board’s members for the RHare:

Carlos Gonzalez
Silvia Garcia
Leyri Cancel
Zoraida Rovira

PwonpE
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This information collection is authorized by Seant#l1 of the Quality Housing and Work Responsipiitt, which added a new section 5A to the U.S. silog Act
of 1937, as amended, which introduced 5-Year amuAhPHA Plans. The 5-Year and Annual PHA plansigiea ready source for interested parties to ébasic
PHA policies, rules, and requirements concerniegRRIA’'s operations, programs, and services, araritd€ HUD, families served by the PHA, and membéth®
public of the PHA’s mission and strategies for 8gg\the needs of low-income and very low-incomeifias This form is to be used by all PHA types $abmission
of the 5-Year and Annual Plans to HUD. Public réipg burden for this information collection is iesated to average 12.68 hours per response, imgutie time for
reviewing instructions, searching existing datarses, gathering and maintaining the data needeticampleting and reviewing the collection of infation. HUD
may not collect this information, and respondemngsret required to complete this form, unlesssptiiys a currently valid OMB Control Number.

Privacy Act Notice. The United States Department of Housing and Uibevelopment is authorized to solicit the inforratrequested in this form by virtue of Title
12, U.S. Code, Section 1701 et seq., and regutapioomulgated thereunder at Title 12, Code of Rddeegulations. Responses to the collection afrinftion are
required to obtain a benefit or to retain a benéfie information requested does not lend itgetfdnfidentiality

Instructions form HUD-50075

Applicability . This form is to be used by all Public HousingeAgies
(PHAs) with Fiscal Year beginning April 1, 2008 file submission of their
5-Year and Annual Plan in accordance with 24 CFR $G8. The previous
version may be used only through April 30, 2008.

1.0 PHA Information
Include the full PHA name, PHA code, PHA type, &idA Fiscal Year
Beginning (MM/YYYY).

2.0 Inventory
Under each program, enter the number of Annual @witons Contract
(ACC) Public Housing (PH) and Section 8 units (HCV)

3.0 Submission Type
Indicate whether this submission is for an Annuml Rive Year Plan, Annual
Plan only, or 5-Year Plan only.

4.0 PHA Consortia
Check box if submitting a Joint PHA Plan and cortgtée table.

5.0 Five-Year Plan
Identify the PHA’s Mission, Goals and/or Objecti@d4 CFR 903.6).
Complete only at 5-Year update.

5.1 Mission A statement of the mission of the public housiggncy
for serving the needs of low-income, very low-inegrand extremely
low-income families in the jurisdiction of the PHuring the years
covered under the plan

5.2 Goals and Objectivesldentify quantifiable goals and objectives
that will enable the PHA to serve the needs ofilowome, very low-
income, and extremely low-income families.

6.0 PHA Plan Update. In addition to the items captured in the Plan
template, PHAs must have the elements listed bedewily available to
the public. Additionally, a PHA must:

(a) Identify specifically which plan elements have beevised
since the PHA's prior plan submission.

(b) Identify where the 5-Year and Annual Plan may beioled by
the public. At a minimum, PHAs must post PHA Plans
including updates, at each Asset Management Pr@&4P)
and main office or central off ice of the PHA. Pslare
strongly encouraged to post complete PHA Planssoofficial
website. PHAs are also encouraged to provide essitient
council a copy of its 5-Year and Annual Plan.

PHA Plan Elements (24 CFR 903.7)

1. Eligibility, Selection and Admissions Policies, inading
Deconcentration and Wait List Procedures.Describe
the PHA's policies that govern resident or tenant
eligibility, selection and admission including adsion
preferences for both public housing and HCV and uni
assignment policies for public housing; and procesidor
maintaining waiting lists for admission to publieusing
and address any site-based waiting lists.

Financial Resources.A statement of financial resources,
including a listing by general categories, of thtAs
anticipated resources, such as PHA Operating, &apid
other anticipated Federal resources availablegdtiA,

as well as tenant rents and other income avaitable
support public housing or tenant-based assistafbe.
statement also should include the non-Federal sswt
funds supporting each Federal program, and state th
planned use for the resources.

Rent Determination. A statement of the policies of the
PHA governing rents charged for public housing Ei@V/
dwelling units.

Operation and Management.A statement of the rules,
standards, and policies of the PHA governing magmee
management of housing owned, assisted, or opebsted
the public housing agency (which shall include mees
necessary for the prevention or eradication of pest
infestation, including cockroaches), and managerment
the PHA and programs of the PHA.

Grievance Procedures.A description of the grievance
and informal hearing and review procedures thaPtHA
makes available to its residents and applicants.

Designated Housing for Elderly and Disabled Familis.
With respect to public housing projects owned,sied] or
operated by the PHA, describe any projects (oriquust
thereof), in the upcoming fiscal year, that the Pirés
designated or will apply for designation for occupaby
elderly and disabled families. The descriptionlisha
include the following information1) development name
and number2) designation type3) application status})
date the designation was approved, submitted aomgld
for submission, ands) the number of units affected.

Community Service and Self-Sufficiency.A description
of: (1) Any programs relating to services and amenities
provided or offered to assisted familie8) Any policies

or programs of the PHA for the enhancement of the
economic and social self-sufficiency of assistedilias,
including programs under Section 3 and FS$How the
PHA will comply with the requirements of community
service and treatment of income changes resultorg f
welfare program requirementéNote: applies to only
public housing).

Safety and Crime Prevention.For public housing only,
describe the PHA's plan for safety and crime préeerto
ensure the safety of the public housing residefite
statement must include: (i) A description of tteed for
measures to ensure the safety of public housindamess;
(i) A description of any crime prevention actieisi
conducted or to be conducted by the PHA; andAii)
description of the coordination between the PHA ted
appropriate police precincts for carrying out crime
prevention measures and activities.
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9. Pets. A statement describing the PHAs policies and
requirements pertaining to the ownership of pesuiblic
housing.

that the public housing agency plans to voluntardgvert;
2) An analysis of the projects or buildings requitede
converted; an@) A statement of the amount of assistance
received under this chapter to be used for resss&nce or
other housing assistance in connection with sudversion.
See guidance on HUD’s website at:
http://www.hud.gov/offices/pih/centers/sac/convensefm

10. Civil Rights Certification. A PHA will be considered in
compliance with the Civil Rights and AFFH Certifiimn
if: it can document that it examines its programd a
proposed programs to identify any impediments ito fa
housing choice within those programs; addressesetho (d)
impediments in a reasonable fashion in view of the
resources available; works with the local jurisdictto
implement any of the jurisdiction’s initiatives to
affirmatively further fair housing; and assurest tine
annual plan is consistent with any applicable Chdated (e)
Plan for its jurisdiction.

Homeownership A description of any homeownership
(including project number and unit count) admimsteby
the agency or for which the PHA has applied or aflply
for approval.

Project-based Voucherslf the PHA wishes to use the
project-based voucher program, a statement ofrhjeqied
number of project-based units and general locatoakshow
11. Fiscal Year Audit. The results of the most recent fiscal project basing would be consistent with its PHAPla
year audit for the PHA.

8.0 Capital Improvements. This section provides information on a PHA's
Capital Fund Program. With respect to public hoggirojects owned,
assisted, or operated by the public housing agenpian describing the
capital improvements necessary to ensure long{pysical and social
viability of the projects must be completed alorithwhe required
forms. Items identified in 8.1 through 8.3, mustdigned where

directed and transmitted electronically along wite PHA's Annual

12. Asset ManagementA statement of how the agency will
carry out its asset management functions with &spe
the public housing inventory of the agency, inahgdhow
the agency will plan for the long-term operatingpical
investment, rehabilitation, modernization, disgositand
other needs for such inventory.

13. Violence Against Women Act (VAWA). A description

Plan submission.

of: 1) Any activities, services, or programs provided or 8.1 Capital Fund Program Annual Statement/Performance ad
offered by an agency, either directly or in parshgy with Evaluation Report. PHAs must complete theapital Fund
other service providers, to child or adult victiofs Program Annual Statement/Performance and Evalud®eport
domestic violence, dating violence, sexual assault, (form HUD-50075.1), for each Capital Fund Progra&@#) to be
stalking;2) Any activities, services, or programs provided undertaken with the current year's CFP funds oh WEFP
or offered by a PHA that helps child and adultivst of proceeds. Additionally, the form shall be usedtffr following
domestic violence, dating violence, sexual assault, purposes:
stalking, to obtain or maintain housing; &8)dAny
activities, services, or programs provided or @ffeby a (&) To submit the initial budget for a new grant or GFF
public housing agency to prevent domestic violence,
dating violence, sexual assault, and stalkingp@nthance (b) Toreport on the Performance and Evaluation Rgpodress
victim safety in assisted families. on any open grants previously funded or CFFP; and
7.0 Hope VI, Mixed Finance Modernization or Develoment, (c) Torecord a budget revision on a previously applaygen
Demolition and/or Disposition, Conversion of PublidHousing, grant or CFFP, e.g., additions or deletions of wtekns,
Homeownership Programs, and Project-based Vouchers modification of budgeted amounts that have beeretaklen
since the submission of the last Annual Plan. Chgital
(a) Hope VI or Mixed Finance Modernization or Developmaeit. Fund Program Annual Statement/Performance and
1) A description of anyiousing (including project number (if Evaluation Report must be submitted annually.
known) and unit count) for which the PHA will apgtyr HOPE
VI or Mixed Finance Modernization or Developmenmigda) A Additionally, PHAs shall complete the Performanod a
timetable for the submission of applications opmsals. The Evaluation Report section (see footnote 2) ofGaeital Fund
application and approval process for Hope VI, Mikédance Program Annual Statement/Performance and Evalugfimm
Modernization or Development, is a separate pro@ss HUD-50075.1), at the following times:
guidance on HUD’s website at:
http://www.hud.gov/offices/pih/programs/ph/hope@émn.cfm 1. Atthe end of the program year; until the program i
completed or all funds are expended;
(b) Demolition and/or Disposition. With respect to public housing
projects owned by the PHA and subject to ACCs utiteAct: 2. When revisions to the Annual Statement are made,
(1) A description of anyousing (including project number and which do not require prior HUD approval, (e.g.,
unit numbers [or addresses]), and the number et units expenditures for emergency work, revisions resgltin
along with their sizes and accessibility featufes)hich the from the PHAs application of fungibility); and
PHA will apply or is currently pending for demaotiti or
disposition; and2) A timetable for the demolition or 3. Upon completion or termination of the activitiendied
disposition. The application and approval processliémolition in a specific capital fund program year.
and/or disposition is a separate process. Seemédan HUD's
website at: 8.2 Capital Fund Program Five-Year Action Plan
http://www.hud.gov/offices/pih/centers/sac/demopdimdex.c
fm PHAs must submit th€apital Fund Program Five-Year Action
Note: This statement must be submitted to the ebtteat Plan (form HUD-50075.2) for the entire PHA portfoliorfthe first
approved and/or pendingdemolition and/or disposition has year of participation in the CFP and annual uptiatesafter to
changed. eliminate the previous year and to add a new fiétar (rolling
basis) so that the form always covers the presesvykar period
(c) Conversion of Public Housing.With respect to public beginning with the current year.
housing owned by a PHAL) A description of any building
or buildings (including project number and unit nfuhat 8.3 Capital Fund Financing Program (CFFP). Separate, written

the PHA is required to convert to tenant-basedstssie or

HUD approval is required if the PHA proposes talgke any

Page 2 of 3
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portion of its CFP/RHF funds to repay debt incut@finance
capital improvements. The PHA must identify inAisnual and 5-
year capital plans the amount of the annual paysmemjuired to
service the debt. The PHA must also submit an arstatement
detailing the use of the CFFP proceeds. See gegdam HUD'’s

(c) PHAs must include or reference any applicable mamum
of agreement with HUD or any plan to improve perfance.
(Note: Standard and Troubled PHAs complete annuayi).

website at: 11.0 Required Submission for HUD Field Office Reew. In order to be a

http://www.hud.gov/offices/pih/programs/ph/capfucfis.cfm

9.0 Housing Needs.Provide a statement of the housing needs of fasnilie
residing in the jurisdiction served by the PHA @hel means by which
the PHA intends, to the maximum extent practicaiol@ddress those
needs(Note: Standard and Troubled PHAs complete annually; Small
and High Performers complete only for Annual Plabrsitted with the
5-Year Plan).

9.1 Strategy for Addressing Housing NeedsProvide a description of
the PHA's strategy for addressing the housing neééamilies in
the jurisdiction and on the waiting list in the opaing year.

(Note: Standard and Troubled PHAs complete annually; Small
and High Performers complete only for Annual Plabrsitted
with the 5-Year Plan).

10.0 Additional Information. Describe the following, as well as any
additional information requested by HUD:

(@) Progress in Meeting Mission and Goals. HAs must
include (i) a statement of the PHAs progress intmgehe
mission and goals described in the 5-Year Planth@ basic
criteria the PHA will use for determining a sigondint
amendment from its 5-year Plan; and a significant
amendment or modification to its 5-Year Plan andal
Plan (Note: Standard and Troubled PHAs complete
annually; Small and High Performers complete only ér
Annual Plan submitted with the 5-Year Plan).

(b) Significant Amendment and Substantial
Deviation/Modification. PHA must provide the definition
of “significant amendment” and “substantial
deviation/modification”. (Note: Standard and Troubled
PHAs complete annually; Small and High Performers
complete only for Annual Plan submitted with the 5Year
Plan.)

complete package, PHAs must submit items (a) thrdgy with
signature by mail or electronically with scanneghsitures. Items (h)
and (i) shall be submitted electronically as aacitment to the PHA
Plan.

(&) Form HUD-50077PHA Certifications of Compliance with
the PHA Plans and Related Regulations

(b) Form HUD-50070Certification for a Drug-Free Workplace
(PHAs receiving CFP grants only)

(c) Form HUD-50071Certification of Payments to Influence
Federal Transaction§PHAs receiving CFP grants only)

(d) Form SF-LLL,Disclosure of Lobbying Activitig®HAs
receiving CFP grants only)

(e) Form SF-LLL-A,Disclosure of Lobbying Activities
Continuation ShedPHAs receiving CFP grants only)

(f) Resident Advisory Board (RAB) comments.

(g) Challenged Elements. Include any element(s) oPtHA
Plan that is challenged.

(h) Form HUD-50075.1Capital Fund Program Annual
Statement/Performance and Evaluation Rep@kiust be
attached electronically for PHAs receiving CFP grats
only). See instructions in 8.1.

(i) Form HUD-50075.2Capital Fund Program Five-Year
Action Plan(Must be attached electronically for PHAs
receiving CFP grants only). See instructions in 8.2.
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Appendix 1- Citizen Participation Process PHA Plan



List of Persons Assisting the Meeting to Revise tH&lan Draft

(Attached next)
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EL YOCERO / vigrnes, 23 de enoro de 2009 79

Newspaper Ad Promoting and Announcing the Hearing Rcess

Sc_nbre 300 autt_ns
en Pista Salinas

Hoyymariana, laPistade Salinas ten-
drd €] evento més grande de la histaria
donde la orden del dfa serdn los retos,
velocidad y [a consistencia en tiempo.

Por primeravez en lalsla estard el ani-
mador del programa internacional de
‘Pinks All Out’, Rich Christensen, en el
evente ‘Arm Drop Live’

Se dardn cita en competencia sobre
trescientos autos enfrentdndose con tiem-

pos constantes. También habrd un‘Super
8 Shootout’ donde podrdn participar autos
Pro-Modified, tres cuartos y Full Chas-
sis, Top Sportsman, Super Pro y Dragster
en esta categorfa se seleccionardn los 8
autos mas rapidos del dfa que tendran
un desafid sin cuartel en el 1/4 de milla.
Hoy las facilidades de la pista abrirdn -
desde las 2:00 p.m., el sdbado desde la
1:00p.m.

SAN JUAN. CIUDAD CAPITAL

anuncio publico

Direccién Fisica:
Jer. Piso

Direccion Postal:

a la 1:00 pm

El Municipio de San Juan ha preparado el Plan Anual (Plan de
Accién) 2009 del Programa Seccion 8. El borrador del plan y todos
los documentos asociado a este se encuentran disponibles para
ser examinados por ef plbfico general, organizacion sin fines de
lucro vy todos aquellos interesados, durante horas (aborables a
partit de ia fecha de pubiicacidn de este aviso.

Las personas interesadas -en emitir comentarios sobre el plan, los
podran presentar personalmente o por escrito en la Oficina del
Programa de Vivienda Subsidiada (Seccidn 8), localizada en:

Edificio San Juan Integra

Avenida Ponce de Ledn 1205'
Parada 171/2, Santurce, PR

PO BOX 362138
SAN JUAN PR 00936

El Municipioc de San Juan invita a la ciudadanfa en general a
participar del cierre de comentarios al plan con la celebracion de:

La fecha de la vista plblica sera el ‘viernes 20 de marzo de 2009,

El lugar seleccionade es de facil acceso para pefrsonas con
impedimentos fisicos. De requerir asistencia especial, debe




List of Persons Assisting to the Public Hearing

(Attached next)

H

sxrmmmesre. SUBSIDIADO

SANJUAN, CIUDAD CAPITA.L@

2 de abril de 2009

Sr. Marcos Molina, Gerente
Programa Seccién 8 (Hogar Subsidiado)
Municipio de San Juan

Estimado sefior Molina:

Durante el dia de hoy, lro de abril de 2009, se celebré la audiencia publica del Plan
Anual 2009 del Programa de Seccion 8 de nuestro municipio. En esta audiencia se
revisd detalladamente el Plan y se orienté a todos los presentes sobre el proceso. Dado
que se discutié el Plan y se discutieron mas aclararon las dudas/comentarios, la
Junta de Participantes endosa el Plan 2009.

Agradecemos la oportunidad que se les ha brindado a los beneficiarios del Programa
de Seccién 8 de participar en aquellas areas que buscan mejorar el programa y la
calidad de vida de todos los participantes.

Cordialmente,

JUNTA DE PARTICIPANTES
PROGRAMA SECCION 8- SAN JUAN

NOMBRE: FIRMA:
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Consultation Process: Comments from the Residentsd&isory Board or Boards &
Explanation of PHA Response

BEFORE THE PUBLIC HEARING:
No comments were received.
AFTER THE PUBLIC HEARING:

No comments were received.



Membership of the Resident Advisory Board or Boards

List members of the Resident Advisory Board or Blear (If the list would be unreasonably long, list
organizations represented or otherwise providesarg#ion sufficient to identify how members aresén.)

A Notice was posted in the PHA’s Main Office’s BulletBoard, announcing the meeting to designate the
Participant Advisory Board and to revise the Plamddt.

All the head of the participants’ families, that armodel representatives of the Section 8 Programeyev
invited to a meeting where they were invited to e part of the Participants’ Board. Those who apted
are the designated members of the Board.

They were appointed on 2009 and will be appointgaia by 2010.

In the PHA (Municipality of San Juan) the Mayortiee Executive Director (Section 8 — HCV - Program).
Governing Board is for Public Housing. In TenardasBd the Official in charged is the Section 8, Falde
Affairs or Housing Department Director or Coordimat In the Municipality of San Juan, Mr. Marcos hha

is the Manager for the Subsided Housing (Sectidar8ram Coordinator.

The Participant Advisory Board’s members for the RtHare:

Carlos Gonzalez
Silvia Garcia
Leyri Cancel
Zoraida Rovira

© NGO
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SECTION 1
STATEMENT OF POLICIES AND OBJECTIVES

General

The Section 8 Program was enacted as part of thsikipp and Community Development Act of
1974, which re-codified the U.S. Housing Act of I93he Act has been amended from time to
time, and its requirements, as they apply to thei@e 8 Tenant-Based Assistance Program, is
described in and implemented throughout this Adstiative Plan. The Section 8 rental assistance
programs are federally funded and administereth®Municipality of San Juan by the Municipality
of San Juan Housing Agency.

Administration of the Section 8 Program and thecfioms and responsibilities of the Housing
Agency (MSJHA) staff shall be in compliance with #SPersonnel Policy and the Department of
Housing and Urban Development's (HUD) Section 8uRemns as well as all Federal, State and
local Fair Housing Laws and Regulations.

Jurisdiction

The jurisdiction of the Municipality of San Juani$ing Agency includes the entire metropolitan
area of San Juan.

Housing Agency Mission Statement

The Municipality of San Juan Housing Agency’'s Missis to promote adequate and affordable
housing, economic opportunity and a suitable livemgironment free from discrimination for all
citizens of the Municipality of San Juan.

Program Goals [24 CFR 982.1]

MSJHA has the following goals for the program:

* To expand the supply of assisted housing and dppgny additional vouchers as they become
available.

* Improve the quality of assisted housing and ateaid maintain a Section 8 Management
Assessment score of 90%.

* Increase assisted housing choices by providing Iiobounseling to 100% of new families
entering the tenant based Section 8 Program.

* Promote self-sufficiency and asset developmergsited households by increasing the number
of active participants in the Section 8 Family Slfficiency Program and graduate 2% of FSS
participants annually.

MSJHA Section 8 Administrative Plan
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 Ensure equal opportunity and affirmatively furthé&ir housing objectives through
implementation of affirmative measures to ensupess to assisted housing regardless of race,
color, religion, national origin, sex, familial sta and disability.

Purpose Of The Plan [24 CFR 982.54]

The purpose of the Administrative Plan is to essabbolicies for carrying out Section 8 Housing
Assistance Programs in a manner consistent with iFdDirements and local goals and objectives
contained in MSJHA’s Agency Plan.

MSJHA is responsible for complying with all changesHUD regulations pertaining to these
programs. If such changes conflict with this PKHD regulations will have precedence.

Applicable regulations include:
e 24 CFR Part 5: General Program Requirements
* 24 CFR Part 8: Nondiscrimination
* 24 CFR Part 35: Lead Based Paint
* 24 CFR Part 100: Non-discrimination, Handicap
* 24 CFR Part 982: Section 8 Tenant-Based Assistance
» 24 CFR Part 985: SEMAP

Rules And Regqulations [24 CFR 982.52]

This Administrative Plan is set forth to define NH&Js local policies for operation of the housing
programs in the context of Federal laws and reguiat Such Federal regulations, HUD Memos,
Notices and guidelines, or other applicable lawggos all issues related to Section 8 not addressed
in this document.

Nondiscrimination and Accessibility [24 CER 982.541)(6)]

It is the policy of the Municipality of San Juan t#ing Agency to comply fully with all Federal,
State, and local nondiscrimination laws and witnriles and regulations governing Fair Housing
and Equal Opportunity in housing and employment.

MSJHA shall not deny any family or individual thgual opportunity to apply for or receive
assistance under the Section 8 Programs on the dfasice, color, sex, religion, creed, national or
ethnic origin, age, familial or marital status, taap or disability or sexual orientation.

To further its commitment to full compliance witlp@icable Civil Rights laws, MSIJHA will
provide Federal/State/local information to Vouchelders regarding unlawful discrimination and
any recourse available to families who believe theyvictims of a discriminatory act.

MSJHA Section 8 Administrative Plan
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Such information will be made available during thmily briefing session, and all applicable Fair
Housing Information and Discrimination Complaintris will be made a part of the Voucher
holder's briefing packet and available upon request

The Municipality of San Juan Housing Agency shall: n

a) Deny any family the opportunity to apply for hougimor deny any qualified applicant
the opportunity to lease housing suitable to iesdse

b) Provide housing which is different from that prosidothers;
C) Subject a person to segregation or disparate tegdfm

d) Restrict a person's access to any benefit enjoyethlers in connection with the housing
program;

e) Treat a person differently in determining eligityilor other requirements for admission;
f) Deny a person access to the same level of services.

Addressing Barriers to Equal Housing Opportunities

Except as otherwise provided in 24 CFR 8.21(c)81J4(a), 8.25, and 8.31, no individual with
disabilities shall be denied the benefits of, belwded from participation in, or otherwise be
subjected to discrimination because the HA's fiediare inaccessible to or unusable by persons
with disabilities. Posters and housing informatawa displayed in locations throughout the HA's
office in such a manner as to be easily readabla &t wheelchair.

In accordance with Section 504 and the Fair Housmgndments Act of 1988, the Municipality of
San Juan Housing Agency will make reasonable acamations to permit people with disabilities
to take full advantage of the Section 8 housingyams.

Office, Facility, and Program Accessibility

MSJHA will make every effort to assure that itsicdk; facilities and programs are accessible to
persons with a full range of disabilities. If affis, facilities and programs are not accessible,
alternate arrangements will be made, subject tamiaeie financial and administrative burden test.

Documents and presentations intended for use bicapfs and participants will be made available
in formats accessible for those with vision or mgarmpairments. At the point of initial contadtgt
Municipality of San Juan Housing Agency staff vaslk all applicants whether they need some form
of communication other than plain language papémwaternative forms of communication might
include: sign language interpretation, having makeexplained orally by staff, either in person or
by phone, large type materials, information on taged having someone (friend, relative or
advocate) accompany the applicant to receive preeand explain housing materigg CFR § 8.6).

Staff will be trained to provide examples, verbahd in written format, of complicated concepts
such as eligibility, rent computation, applicantsning, reasonable accommodations, and lease
compliance to enable applicants with learning @nttive disabilities to understand as much as
possible. (24 CFR 8.6).

MSJHA Section 8 Administrative Plan
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Providing Information to Applicants with Limited Co mprehension

Applicants and participants with limited writtenreprehension will be assisted by MSJHA staff.
Applicants and residents who desire to be assisyegderson(s) other than MSJHA staff are
welcomed to do so, however, the Municipality of Saan Housing Agency is not required to pay
this or any costs associated with this assistance.

Reasonable Accommodations (24CFR 100.202)

Reasonable accommodations shall include assistancpersons with disabilities in locating
appropriate accessible units, referrals to othemoanity agencies that provide such assistance and
intervention with property owners to negotiate pisgion to make reasonable modifications in
accordance with all provisions of the law.

A patrticipant with a disability must first ask farspecific change to a policy or practice as an
accommodation of their disability before MSJHA witkat a person differently than anyone else.
MSJHA's practices will be designed to provide aasges that persons with disabilities will be

given reasonable accommodations, upon requeshaatey may fully access and utilize the

housing program and related services. The avéilabf requesting an accommodation will be

made known by including notices on forms and lIstter

This policy is intended to afford persons with diieies an equal opportunity to obtain the same
result, to gain the same benefit, or to reach éineeslevel of achievement as those who do not have
disabilities and is applicable to all situationsci&ed in this Administrative Plan including wheen
family initiates contact with the HA, when the Hiéitiates contact with a family including when a
family applies, and when the HA schedules or redgles appointments of any kind.

To be eligible to request a reasonable accommaddtie requester must first certify (if apparemt) o
verify (if not apparent) that they are a persormwidisability under the following ADA definition:

= A physical or mental impairment that substantidiliyits one or more of the major life
activities of an individual; a record of such inpaént; or being regarded as having such an
impairment.

Rehabilitated former drug users and alcoholicsavered under the ADA. However, a current drug
user is not covered. In accordance with 5.403¢@ividuals are not considered disabled for
eligibility purposes solely on the basis of anygloun alcohol dependence. Individuals whose drug or
alcohol addiction is a material factor to theiradigity are excluded from the definition. Indivials

are considered disabled if disabling mental andgiglaylimitations would persist if drug or alcohol
abuse discontinued.

Once the person’s status as a qualified personandtisability is confirmed, MSJHA will require
that a professional third party competent to makesissessment, provides written verification that
the person needs the specific accommodation dileiodisability and the change is required for
them to have equal access to the housing program.

MSJHA Section 8 Administrative Plan
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Undue Burden

If MSJHA finds that the requested accommodatiorate® an undue administrative or financial
burden, the HA will either deny the request angfesent an alternate accommodation that will still
meet the need of the person.

An undue administrative burden is one that requadsndamental alteration of the essential
functions of MSJHA (i.e., waiving a family obligan).

An undue financial burden is one that when congidahe available resources of the agency as a
whole, the requested accommodation would posea&asdéwnancial hardship on MSJHA.

MSJHA will provide a written decision to the persmyuesting the accommodation withan
reasonable timdf a person is denied the accommodation or fealsthie alternative suggestions are
inadequate, they may request an informal hearimgwew the HA’s decision.

Reasonable accommodation will be made for persathsandisability that requires an advocate or
accessible offices. A designee will be allowedtovide some information, but only with the
permission of the person with the disability.

Translation Of Documents

The primary language of the Housing Agency of Saands Spanish and the Agency has bilingual
staff to assist non-Spanish speaking families amustates documents into other languages upon
request. Many standardized HUD documents areaitaibnly in English and MSJHA staff will
provide verbal translations as needed.

In determining whether it is feasible to providanslation of documents into other languages, the
HA will consider the following factors:

=  Number of applicants and participants in the jucisoh who do not speak English and speak
the other language.

= Availability of bi-lingual staff to provide trangi@n for non-English speaking families.

Privacy Rights [24 CFR 982.551 and 24CFR5.212]

Applicants and participants, including all adutigheir households, are required to sign the HUD
9886 Authorization for Release of Information. Teeument incorporates the Federal Privacy Act
Statement and describes the conditions under wHIdD and/or MSJHA will release family
information. MSJHA will not release other infornaatt except as otherwise specifically identified in
this Administrative Plan.

All applicant and participant files will be stor@da secure location, which is only accessible by
authorized staff. HA staff will not discuss familyformation contained in files unless there is a

MSJHA Section 8 Administrative Plan
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business reason to do so. Inappropriate discussii@mily information, or improper disclosure of
family information by staff will result in disciptary action.

Family Outreach

MSJHA will publicize the opening of the Section ®&am waiting list in a newspaper of general
circulation, minority media, and by other suitableans when there are insufficient applicants to
maintain full program utilization.

Owner Outreach (24 CFR 982.54(d)(5)

The Municipality of San Juan Housing Agency wilivé®p, implement and update an ongoing
marketing campaign designed to consistently attrawst property owners to the Section 8 Housing
Assistance Program. Components of this prograhudecbut are not limited to the following
activities:

= Establish and maintain a strong relationship wht Municipality of San Juan Real Estate
community, participating in local real estate asstoans and related networking functions.

= Conduct one seminar for property owners to infdnent of the program and its benefits.

= Create and update program materials designedactatew landlords particularly in areas of
low poverty.

MSJHA will maintain lists of available housing umgubmitted by owners in all neighborhoods
within the Housing Agency's jurisdiction to ensgreater mobility and housing choice to very low-
income households. The unit list will be providedall applicants in their briefing packet and to
program participants upon request.

MSJHA periodically evaluates the demographic disiion of assisted families to identify areas
within the jurisdiction where owner outreach shduddargeted. The purpose of these activities is to
provide more choice and better housing opportuitdamilies. Voucher holders are informed of a
broad range of areas where they may lease unitseitise HA'’s jurisdiction and given a list of
landlords or other parties who are willing to leasés or help families who desire to live outside
areas of poverty or minority concentration.

MSJHA Section 8 Administrative Plan
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SECTION 2
ELIGIBILITY FOR ADMISSION

General[24 CER Part 5, SubpartsB, D & E; Part 982, Subpart E]

This Chapter defines both HUD and MSJHA's critéoieadmission and denial of admission to the
program. The policy of MSJHA is to strive for olj@cty and consistency in applying these criteria
to evaluate the eligibility of families who applyrfhousing assistance. MSJHA staff will review all
information provided by the family carefully andthout regard to factors other than those defined in
this Chapter. Families will be provided the oppoityito explain their circumstances, to furnish
additional information, if needed, and to receineaplanation of the basis for any decision made by
the MSJHA pertaining to their eligibility.

Eligibility Factors (24CFR 982.201(b)

MSJHA will accept applications only from familie$iase head or spouse is at least 18 years of age
or an emancipated minor.

To be eligible for participation in the Section 8u$ing Assistance Program, an applicant must meet
the following criteria established by HUD:

= An applicant must be a "family"
= An applicant must be within the applicable Inconmiks
= An applicant must furnish Social Security Numbersall family members age six and older

= An applicant must furnish declaration of Citizemshi Eligible Immigrant Status and at least
one member of the applicant family must be eithet.&. citizen or have eligible
immigration status.

Placement on Waiting List

The Family's initial eligibility for placement ohe waiting list will be made in accordance with the
eligibility factors identified above. However, ahgity factors will not be verified before the faim

is placed on the waiting list. Placement on théiaglist will be based solely on the household’s
certification. Placement on the waiting list does indicate that the family is, in fact, eligildte
assistance. A determination of eligibility will beade when the family is selected from the waiting
list. Applicants will be placed on the waiting letcording to a) number of local preferences and b)
the date the complete application is received lgyRKA. Applicants with an Administrative
Preference take precedence on the list over ofipdicants.

Reasons for denial of placement on the waitingdistlenial of admission are addressed in the
"Denial or Termination of Assistance" further imsthdministrative Plan. These reasons for denial
constitute additional admission criteria.

MSJHA Section 8 Administrative Plan
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Family Composition [24 CER 982.201 (c)]

The applicant must qualify as a family as follows:

1. One or more persons sharing residency, whose inemgh@esources are available to meet the
family's needs who may not be related by blood riage or operation of law.

2. A single person family may be: an elderly persodisplaced person; a disabled person; or any
other single person.

3. A remaining household member who is a member chsaisted household whose original
head/spouse is no longer living in the rental uBiich remaining household members must have
been listed on the most recent HUD 50058 and |easst be of legal age and must be able to
carry out the terms of the lease and family obiayet. A live-in aid is not a remaining family
member. (A household member for whom a subsidynwtgaid because the household member
did not have eligible citizenship status will netdonsidered a remaining household member).

Children in Foster Care
A child who is temporarily away from home becaus@lacement in foster care is considered a
member of the family. This provision only pertaioghe foster child's temporary absence from the

home, and is not intended to artificially enlarge space available for other family members.

Head of Household

The head of household is the adult member of thesdimold who is designated by the family as
head, is wholly or partly responsible for paying tient, and has the legal capacity to enter into a
lease under State/local law.

Co-Head
The co-head of the household is any adult indiMideaignated by the household, who is equally
responsible for the lease with the Head of Houskh®family may have a spouse or co-head, but

not both. A co-head never qualifies as a dependent.

Live-in Attendants

A Family may include a live-in aide provided thath live-in aide:

» |sdetermined by MSJHA to be essential to the aadewell being of an elderly person, a
near-elderly person, or a person with disabilities,

= |s not obligated for the support of the persordejl

=  Would not be living in the unit except to providare for the person(s).

MSJHA Section 8 Administrative Plan
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The following distinct provisions apply to a live-aide:

= Income of the live-in aide will not be counted farposes of determining eligibility or
amount of housing assistance.

= Live-in aides are not subject to Non-Citizen Rudguirements.

= Live-in aides are not considered as a remaining Ineeiof the participant family and are
therefore not entitled to any continued housingséasce if the household member they
were aiding no longer participates in the program.

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

A Live in Aide may only reside in the unit with thgproval of the HA. Written verification will be
required. The verification provider must certifat a live-in aide is needed for the care of thalfa
member as described above.

At any time, the HA will refuse to approve a pautar person as a live-in aide or may withdraw such
approval if:

= The person commits fraud, bribery, or any otherwgror criminal act in connection
with any federal housing program;

= The person commits drug-related criminal activitywimlent criminal activity; or

= The person currently owes rent or other amountthéoHA or to another HA in
connection with Section 8 or public housing assistaunder the 1937 Act.

Split Households Prior to Voucher Issuance

When a family on the waiting list splits into twtherwise eligible families due to divorce or legal
separation, and the new families both claim theesplaacement on the waiting list, and there is no
court determination, MSJHA will determine the faynihit that retains the children as the applicant
family. If there are no children, MSJHA will reqaithe applicants to jointly agree to the continued
applicant or solicit a court decision.

Documentation of these factors is the respongjtmhiithe applicant families. If either or both bét
families do not provide appropriate documentatibay will be denied continued placement on the
waiting list for failure to supply information regsted by the HA.

Multi-generational Families

Families applying for assistance, which consistvaf or more generations living together, (such as a
mother, and a daughter with her own children), bdltreated as a single family unit and will be
entitled to only one housing voucher for assistance

Joint Custody of Children
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Children who are subject to a joint custody agredrbat live with one parent at least 51% of the
time will be considered members of the househ&@% of the time" is defined as 183 days of the
year, which do not have to run consecutively. Lefgalumentation must be provided for families
who claim joint custody or temporary guardianship.

When more than one applicant or participant fanslglaiming the same dependents as family
members, the family with primary custody at thedtiof the initial examination or reexamination
will be able to claim the dependents.

When both parents are on the Waiting List and laoghtrying to claim the child, the one parent
whose address is listed in the school recordsheilbllowed to claim the school age child as a
dependent.

MSJHA Policy related to Guest

A guest is a person temporarily staying in the with the consent of a member of the household
who has express or implied authority to so consant; adult not included on the HUD 50058 who
has been in the unit more than 30 consecutivewlilygeut MSJHA approval, or a total of 60 days in
a 12-month period, will be considered to be livimghe unit as an unauthorized household member.

Absence of evidence of any other address will Imsiclered verification that the visitor is a member
of the household. Statements from neighbors arnléolandlord will be considered in making the
determination. Any use of the unit address avigieor's current residence shall be construed as
permanent residence. The burden of proof thantfigidual is a visitor rests on the family. In the
absence of such proof, the individual will be cdesed an unauthorized member of the household
and the PHA will terminate assistance since pipg@raval was not requested for the addition. Ifthe
utilities are in the name of the visitor or anyeathinauthorized member.

A family may request an exception to this policyfalid reasons (e.g., care of a relative recoggerin
from a medical procedure is expected to last 3@ecutive days). An exception will not be made
unless the family can identify and provide docuragah of the residence to which the guest will
return to the original residence.

Other Criteria For Admissions[24 CER 982.552(b)]

MSJHA will apply the following additional criterf@r admission to the program. Violation of any
of the following will result in denial of admission

= The family must not have violated any family obtiga during a previous participation
in the Section 8 program for 3 years prior to fiekdibility determination.

= No family member has committed or has been acctrsed, bribery, or any other
corrupt or criminal act in connection with any femldhousing program within the last
three years prior to final eligibility determinatidor the first offense.

= The family must pay any outstanding debt owed taJM& or another HA in connection
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with Section 8 or public housing assistance unged®37 Act within 15 working days
of HA notice to repay.

= No member of the family may have engaged in drisged or violent criminal activity
for three years prior to final eligibility deternaition.

o To determine whether this has occurred, the HA etiéck criminal history for
all adults in the household to determine whethgrrmaamber of the family has
been arrested and/or convicted of violent or delgted criminal activity within
three years prior to final eligibility determinatio

= No family member may have been evicted from puidigsing for any reason during the
last three years prior to final eligibility detemation.

= No family member may have engaged in or threateamdive or violent behavior
toward HA personnel for three years prior to fiakdibility determination.

Persons evicted from other federally assisted hgusecause of an arrest and/or conviction for drug-
related criminal activity are ineligible for admiss to Section 8 programs for a three year period
beginning on the date of such eviction. Afterttivee-year period, the person must certify they are
no longer engaging in a drug-related criminal aigtisnd demonstrate successful completion of a
rehabilitation program.

The applicant may not misrepresent the informatimmhich eligibility or tenant rent is established.
In addition to denial of admission, MSJHA will retae family file/record to the proper authorities
for appropriate disposition.

Tenant Screening [24 CFR 982.307)]

MSJHA will not screen the applicant household &mily behavior or suitability of tenancy. At or
before MSJHA's approval of the tenancy, MSJHA wafbrm the owner that screening and selection
for tenancy is the responsibility of the owner.

The owner is responsible for screening familiesedasn their tenancy histories, including such
factors as:[24 CFR 982.307(a)(3)]

=  Payment of rent and utility bills;
= Caring for a unit and premises;
= Respecting the rights of other residents to thegfehenjoyment of their housing;

= Drug-related criminal activity or other criminaltaaty that is a threat to the health,
safety or property of others; and

=  Compliance with other essential conditions of teyan
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MSJHA will advise and assist families if they féleat the screening criteria applied by an owner
violate any basic Fair Housing Rights of the famiMSJHA will make referrals to the local Fair
Housing Agency and/or the appropriate HUD office.

Changesin Eligibility Prior To Effective Date Of The Contract

Admission to the Section 8 Program occurs at the that an initial Housing Assistance Payments
contract is executed with an owner for an eligiol@. Prior to that time, a family is considered a
applicant. After execution of the HAP contractamily is considered a participant. Therefore,
changes that occur during the period between isguaha voucher and lease up may affect the
family's eligibility.

Ineligible Families

Families who are determined to be ineligible wil botified in writing of the reason for this
determination and given an opportunity to requeshtormal hearing. The ineligible family will be
provided with 10 days to request the revision®tdse. The petition for review must be in writing.
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SECTION 3
APPLYING FOR ADMISSION

General [24 CER 982.204]

The policy of MSJHA is to ensure that all familigso express an interest in housing assistance are
given an equal opportunity to apply, and are tibatea fair and consistent manner. This Chapter
describes the policies and procedures for comgletminitial application for assistance, placement
and denial of placement on the waiting list, andtitions on who may apply. The primary purpose
of the intake function is to gather information abthe family, but MSJHA will also utilize this
process to provide information to the family sa #raaccurate and timely decision of eligibilityca

be made. Applicants will be pulled from the waitirgg in accordance with this Plan.

Local Preferenced CFR982.207]

The Municipality of San Juan shall utilize locaéfarences in the selection of applicants from the
waiting list. Applicants will be selected basedtba preference category and the date and time of
application within that category. Applicants witht be selected from a subsequent category until al
applicants in the higher ranked category have brkausted. The following will be the preferences:

* Rank 1- Involuntary Displacement — An applicant has been involuntarily displaced
and is not currently living in standard replacemientising. Applicants shall be
considered involuntarily displaced if they haveatad or must vacate their unit as a
result of a disaster; governmental action; actigrab owner that is beyond the
applicant’s ability to prevent; or a family memles mobility or other impairment
that makes them unable to utilize the critical edats of the unit.

* Rank 1- Abused and battered women- as certified by the City’s Office of Women’s
Development.

* Rank 1- Persons with HIV/AIDS- As certified by the Hougi®pportunities for
Persons with AIDS Program.

* Rank 2- Residents of the Municipality of San Juan- it is the policy of the
Municipality of San Juan to offer a preferenceltoesidents of the City. To receive
consideration under this policy the applicants nagshonstrate and document that
has been residing in the Municipality of San Juaret least one year.

All other applicants will receive a ranking of 3.

Based on the above preferences, all families ifeprace 1 will be offered housing before any

families in preference 2, and all families in prefece 2 will be offered housing before any with

preference 3. For applicants on the waiting lighwthe same preference status, the HA will select
among applicants using the date and time.

Not withstanding the above, if necessary to meetstiatutory requirement that 75% of newly
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admitted families in any fiscal year be familiesondre extremely low-income (unless a different
target is agreed to by HUD), the MSJHA retainsright to skip higher income families on the
waiting to reach extremely low-income families. §imeasure will only be taken if it appears the
goal will not otherwise be met. To ensure this geahet, the MSJHA will monitor incomes of
newly admitted families and the income of the faasilon the waiting list.

If there are not enough extremely low-income fagsilon the waiting list, we will conduct outreach
on a non-discriminatory basis to attract extrenlely-income families to reach the statutory
requirement.

The MSJHA may limit the number of applicants thatyngualify for any local preference. If the
waiting list is closed, the MSJHA will still accepte-applications involuntary displacement. Proof
of preference(s) will be required at the time gblagation in order to be placed on the waiting. list

Application Process

Families wishing to apply for the Section 8 Prograithbe required to complete an application for
housing assistance. Applications will be acceptaihd regular business hours at:

Edificio San Juan Integra

Ponce de Leon 1205

Parada 171/2, Santurce Puerto Rico
787-722-8088

Pre-Application

When the waiting list is open, any family askindptoplaced on the waiting list for Housing Choice
Voucher rental assistance will be given the oppotyuo submit a completed pre-application. No
family shall be prevented from submitting this fob@cause of apparent ineligibility.

The pre-application establishes the family’s datdtame of application for placement order on the
waiting list. The pre-application records any lquaference claimed by the applicant family, and
gathers information about the family’s eligibilitgr available Special Voucher Programs (e.g.,
FSS.).

The pre-application is to be filled out by the apght whenever possible. However, MSJHA staff
may complete the form on behalf of the applicamtrugquest as a reasonable accommodation for a
disability.

The purpose of the pre-application is to permitkifeto preliminarily assess family eligibility or
ineligibility and to determine placement on the tivay list. The pre-application will contain
guestions designed to obtain the following inforimrat

* Names of adult members and age of all members
» Sex and relationship of all members
» Street Address and phone numbers
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* Mailing Address (If PO Box or other permanent addje

* Amount(s) and source(s) of income received by Hoolsemembers

* Information regarding Disabilities to determine bfiations for allowances and deductions
» Information related to qualification for preferesce

» Social Security Numbers

* Race/ethnicity

» Citizenship/eligible immigration status

» Arrests/Convictions for Drug Related or Violent @mnal Activity

* Request for Specific Accommodation needed to fulijze program and services

* Date and time

Ineligible families will not be placed on the waiji list.

Pre-applications will not require an interview. Thirmation on the application will not be vertie
until the applicant has been selected for finagikliity determination. Final eligibility will be
determined when the full application process is gleted and all information is verified.

When the waiting list is open, completed pre-agians will be accepted from all applicants. The
MSJHA will later verify the information in the apphtions relevant to the applicant’s eligibility,
admission, and level of benefit. Applications ma@y made only in person. The completed
application will be dated and time stamped uponetsrn to the MSJHA.

Persons with disabilities who require a reasonatdemmaodation in completing an application may
call the MSJHA to make special arrangements to ¢etapheir application.

Applicant StatusWhile On Waiting List [CFR 982.204]

Applicants will be informed of the available logakferences at the time of application and may
claim a preference through signed certificationll pkeferences will be verified at the time of
admission. If the family no longer qualifies torear the top of the list, the family’'s name wii b
returned to the appropriate spot on the waiting¢late and time of the application).

If an applicant is determined to be ineligible lthea the information provided the MSJHA will
notify the family in writing (in an accessible foathupon request as a reasonable accommodation),
state the reason(s), and inform them of their riglgn informal review.

Applicants are required to inform MSJHA in writim§ changes in address. Applicants are also
required to respond to requests from MSJHA to updaormation on their application and to
determine their continued interest in assistatfdbe family fails to inform or respond to lettessnt

by the Municipality they will be removed from thaiting list. The Municipality will document in
file the reasons for the removal.
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Time Of Selection[24 CER 982.204]

As vouchers are available, families will be selddi®m the waiting list strictly in the order of
preferences as described above. At that time pagfgrence claimed by the applicant shall be
verified.

Requirement to Attend Interview

MSJHA will require the applicant household to att@m interview once they have been pulled from
the waiting list. MSJHA utilizes the full applican interview to discuss the family's circumstances
in greater detail, to clarify information, whichsilaeen provided by the famibnd to ensure that the
information is complete. The interview is also uasd vehicle to meet the informational needs of
the family by providing information about the amgliion and verification process, as well as to
advise the family of other HA services or programiich may be available.

Only the head of the family is required to attelmel interview and sign the housing application.

Applicants who fail to appear and want to rescheduhissed appointment must make the request to
reschedule no later than ten (10) days from thggrai appointment date. The request must be made
to the staff person who scheduled the appointnieikure to do so will result in rejection of the
application.

Reasonable accommodation will be made for persathsanisability who require an advocate or
accessible offices. A designee will be allowedadipipate in the interview process, but only with
permission of the person with a disability.

If an application is denied due to failure to attdre full application interview, the applicant wok
notified in writing and offered an opportunity tequest an informal review.

All adult members must sign the HUD Form 9886, Redeof Information; the application form; the
declarations and consents related to citizenshipigration status; and any other documents
required by MSJHA. Applicants will be requiredsign specific verification forms for information
which is not covered by the HUD form 9886. Failtmesign any consent forms will be cause for
denial of the application for failure to providecegsary certifications and release as requiredeby t
HA.

If the HA determines at or after the interview thdditional information or document(s) are needed,
the HA will request the document(s) or informatinnwriting. The family will be given thirty (30)
days to supply the information. the information is not supplied in this time peritide HA will
provide the family a notification of denial for &gance. No extensions will be given.
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Verification [24 CFR 982.201(e)]

Information provided by the applicant will be vegd, using the verification procedures found
further in this Plan. Family composition, inconadipwances and deductions, assets, full-time
student status, eligibility and rent calculatioctfas, and other pertinent information will be fied.
Verifications may not be more than 120 days olthattime of issuance of the Voucher.

Final Determination And Notification Of Eligibility [24 CFR 982.201]

After the verification process is completed, the Wl make afinal determination of eligibility.
This decision is based upon information providedhgyfamily, the verification completed by the
HA, and the current eligibility criteria in effedtthe family is determined to be eligible, the kAl

mail a notification of eligibility. A briefing willbe scheduled for the issuance of a voucher and the
family's orientation to the housing program.
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SECTION 4
M ANAGING THE WAITING LIST

General [24 CER Part 5, subpart D; 982.54(d)(1); 982.205982.206]

It is MSJHA's objective to ensure that families astected from the waiting list for admissions in
accordance with the policies in this AdministratRian. By maintaining an accurate waiting list,
MSJHA will ensure that an adequate pool of qualiplicants will be available so that program
funds are used in a timely manner.

Opening and Closing the Waiting List

The Municipality of San Juan Housing Agency willeopthe waiting list at periodic intervals as
determined based on need to assure that an adgupodief application is available to maintain
full program utilization and assist the maximum rinemof families based on available program
funding. An adequate pool is defined as 3,000viddials. The waiting list will be opened when
it reached 500 applicants or less.

The Waiting List will be open for 5 days or whematch 3,000 applicant (whatever come first),
after any of these goals are reached the PHA wusibend the taking of applications. This will
avoid both unnecessary application processing ermstdalse hopes to applicant families that
assistance would be available to them in the neard.

Suspension of application-taking will be publicyr@unced in the same manner as the public
notices for program availability, and once resunpedhlic notices will be made.

When MSJHA determines that the waiting list shdagapened, a notice will be published in a local
newspaper of general circulation and in any othataBle media. The notice will state the
limitations on who may apply for any available slahd provide information on where and when
families may apply for the program. MSJHA may deti@e that applications will only be accepted
from families who qualify for specific preferenagsder the local preference criteria stated funther
this plan.

The HA may open the waiting list for a specific éiperiod or may choose to accept applications on
certain days and times. The public notice willsfyethe time period in which applications will be
accepted. Under no circumstances will applicatiomsccepted when the waiting list is closed
unless the public notice indicates that MSJHA wdhtinuously accept applications for specific
identified preferences.

Waiting List [24 CFR 982.204]

MSJHA will maintain one waiting list for the Seati® Programs. Applicants will be selected from
the waiting lists in accordance with policies andame targeting requirements defined in this
Administrative Plan. Applicants may apply for mrenore programs in accordance with the criteria
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defined for each program.

MSJHA will maintain information that permits propeglection from the waiting list. The waiting
list contains the following information for eachpdipant listed:

= Applicant name, address and other contact infoomati

= Family unit size (number of bedrooms family quakffor under HA subsidy standards);
= Annual household income; and,

= Racial or ethnic designation of the head of houkkho

= Other admission criteria needed to determine eliyitior special programs.

= Preferences

Special Admissions [24 CFR 982.54(d)(e), 982.203]

If vouchers are received as the result of a spégraling for targeted groups of households the

MSJHA will admit these families under a Special Aslsion procedure. Special admissions families

will be admitted outside of the regular waiting lgocess and they are not required to be on the
program waiting list. MSJHA will maintain separaézords of these admissions.

The following are examples of types of program fagdhat are designated as special admissions:
= Vouchers received for demolition or dispositioragfublic housing project;
= Vouchers received for multifamily rental housingjects when HUD sells, forecloses or
demolishes the project;
= Vouchers received for “opt-out” of FHA insured midimily projects;

Targeted Funding (24 CFR 982.203)

Special programs are developed in coordination thigitHousing Choice Voucher Program such as
Shelter Plus Care and Victims of Domestic Violeg@nts to service certain family types or certain
family situations (Homeless, battered women, etast of these programs require that MSJHA
partner with a service agency in the community gvavides supportive service to the particular
family type. Admission to these programs is corgmgof compliance with the partner agency
requirements.

When HUD or other federal agencies grants fundimdeu these programs, families who meet the
requirements are referred by the partner agendyetplaced on the special vouchers under a
designated code for each special program type.

MSJHA will continue to receive referrals from patragencies until all designated vouchers have
been utilized. Upon 100% utilization, MSJHA willqeest that the partner agencies suspend
additional referrals until such time that any o thriginal designated vouchers are turned over and
again become available for issuance to applicakitghat time, MSJHA will contact the appropriate
partner agency and advise them of the availallitthe targeted voucher and a referral will be
accepted accordingly.
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The provisions for targeted funding identified herapply to any future programs to be so
designated by HUD.

Removal From Waiting List And Purging [24 CFR 982.D4(c)]

The Waiting List will be purged when necessary byailing to all applicants to ensure that the
waiting list is current and accurate. The mailing ask for confirmation of continued interest.

Any mailings to the applicant which require a resgowill state that failure to respond within 20
calendar days will result in the applicant’s naraag dropped from the waiting list. An extension
of 30 calendar days to respond will be grantedrejuested and needed as a reasonable
accommodation for a person with a disability. edtion of the disability will be required.

If the applicant did not respond to MSJHA's requesinformation or updates because of a family
member’s disability, MSJHA will reinstate the amgalnt in the family’s former position on the

waiting list, upon written verification of the falpimember’'s disability provided by a person

licensed to provide such verification.

If a letter is returned by the Post Office, thelaggmt will be removed without further notice, ahe
envelope and letter will be maintained in the fildail sent from MSJHA to an applicant will not be
forwarded. Mail returned to MSJHA, which is noé tfesult of post office error, will result in the
removal of an applicant from the waiting list.

Documentation of postal service error is the resjimiity of the applicant and must include a letter
from the Postmaster explaining the error which eduthe applicant's mail to be returned to
MSJHA. Applicants providing acceptable documentatioll be returned to the waiting list with
their original application date.

Mail sent from MSJHA to an applicant is considereceived. If an applicant claims to not have
received a mailing from MSJHA, MSJHA will:

» Verify the address on record; AND

* Verify mail was sent to the address on record

* If mail was sent to an incorrect address, the apptiwill be returned to the waiting list with

their original application date.

» If mail was sent to the correct address, the agptiomust submit a new application.
Families who wish to appeal the removal of thepleation from the waiting list must do so within
thirty (30) calendar days from the date the appbcawas removed An informal hearing will be
provided.
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SECTION 5
SUBSIDY STANDARDS

General [24 CER 982.54(d)(9)]

HUD guidelines require that MSJHA establish substdydards for the determination of family unit
size, and that such standards provide for a minincommitment of subsidy while avoiding
overcrowding. The standards used for the unit sedected by the family must be within the
minimum unit size requirements of HUD's Housing Ru&tandards. This Chapter explains the
subsidy standards, which will be used to deterrtheevoucher size to be issued to families when
they are selected from the waiting list, as wetha&sprocedures when a family composition changes,
or a family selects a unit size that is differewih the size of the voucher.

Determining Voucher Size [24 CFR 982.402]

The subsidy standards for determining vouchersiadl be applied in a manner consistent with Fair
Housing guidelines. The standards in this secetate to the number of bedrooms on which subsidy
will be paid, not the family's actual living arrargents. The following basic principles will prdvai
when applying subsidy standards:

= One bedroom will be generally be assigned for éachmembers of the family;

= Consideration will be given to factors such as farmharacteristics including sex, age, or
relationship, medical reasons and the presencdivd-&n aide.

= Adults of different generations, persons of theasge sex (other than significant other
persons), and unrelated adults will be allocatedparate bedroom.

= Foster children will be included in determining tusize only if they will be in the unit for
more than 6 months.

= Live-in attendants will be provided a separate bedr but no additional bedrooms will be
provided for the attendant’s family members.

= Space will be provided for a child who is awayckteol but who lives with the family during
school recesses.

= Space will not be provided for a family member,estthan a spouse, who will be absent
most of the time, such as a member who is awdyamtilitary.

= A single pregnant woman with no other family mensberll be treated as a two-person
family.

= Single person families shall be allocated one bmuro Unless an additional room is
necessary for medical reasons.

MSJHA Section 8 Administrative Plan

Page 21 of 138



= If the family selects a smaller unit than the salecated on the voucher, the voucher size
will be adjusted to reflect the actual size of timi the family selected.

= |f the family selects a larger unit that the siltecated on the voucher, the voucher size will
not be adjusted and will remain the same as lontp@$amily composition remains the
same.

Guidelines for Issuance of Vouchers

The voucher size issued will generally be baseti®following guidelines taking into consideration
the subsidy standards described above.

Voucher Size Minimum Number of Maximum Number of
Household Members Household Members

0 1 1

1 1 3

2 2 6

3 3 8

4 6 10

5 8 12

6 10 14

Exceptions To Subsidy Standards [24 CFR 982.403())]

MSJHA shall consider request for exceptions fromgtbsidy standards if the family makes such
request during the admission or reexamination. édoeption must be approved by the Section 8
Manager and the Housing Director in writing and tursvides sufficient justification based on
health or disability of family members, or othedividual circumstances that may warrant an
exception to the standards.

Changes in Voucher Size

The voucher size is determined prior to the admisriefing by comparing the family composition
to the MSJHA subsidy standards. If an applicantiireg a change in the voucher size, based on the
requirements of the subsidy standards, the abdeeereed guidelines will apply.

If MSJHA errs in the bedroom size designation, famaily will be issued a new voucher of the
appropriate size for the full period allocated mew program admissions. If the family makes a
request for an exception to the subsidy standagidsach request is granted, the family shall be
issued a new voucher for the time remaining ungeinitial issuance period.

If there is an addition to the household aftentbiecher has been issued, MSJHA will not increase
the voucher size, unless the addition to the haaldek due to birth, adoption or court-awarded
custody.

The members of the family residing in the unit mistapproved by MSJHA. The family must
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obtain approval of any additional family member dvefthe new member occupies the unit.
Additions to the household resulting from birthgpation, or court-awarded custody must be reported
to MSJHA, in writing, by the next annual recertton.

A family’s voucher size may be increased only atdhnual recertification. If there is an addition
the household once the annual recertification m®bas been completed, MSJHA will not increase
the voucher size until the next annual recertiiozat

MSJHA will decrease the family’s voucher size whearethere is a decrease in the family’s
household.

If a unit does not meet HQS space standards dame itacrease in family size, (unit too small), the
HA will issue a new voucher of the appropriate sarehe anniversary date of the current lease
agreement and assist the family in locating a blatanit.

Unit Size Selected [24 CFR 982.402(c)

The family may select a larger size unit than tisé¢d on the Voucher but the following criteria
shall apply:

= Subsidy Limitation: The family unit size as determined under thesgiybstandards for a
family assisted in the voucher program is basedhenadopted payment standards. The
payment standard for a family shall be bwer of

0 The payment standard amount for the family uni;sm
0 The payment standard amount for the unit size deloyehe family.

= Utility Allowance: The utility allowance used to calculate the gres# is based on the
actual size of the unit the family selects, regesdlof the size authorized on the family's
voucher.

= Housing Quality Standards The standards allow two persons per living/siegppom and
permit maximum occupancy levels (assuming a livoam is used as a living/sleeping area)
as shown in the table below. The levels may beede if a room in addition to bedrooms
and living room is used for sleeping.

Housing Quality Standards
Maximum Occupancy in Units Selected

Unit Size Maximum Occupants
0 2
1 2
2 4
3 6
4 8
5 10
6 12
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SECTION 6
TOTAL TENANT PAYMENT

General [24 CER Part 5, SubpartsE and F; 982.153982.551]

MSJHA will use the methods set forth in this Admstrative Plan to verify and determine that family
income at admission and at annual re-certificaigsocorrect. The accurate calculation of Annual
Income and Adjusted Income will ensure that farsikee not paying more or less money for rent
than their obligation under the Regulations.

This Chapter defines the allowable expenses andatieds to be subtracted from Annual Income
and how the presence or absence of household membgiaffect the Total Tenant Payment (TTP).
Income and TTP are calculated in accordance witGR2R Part 5, Subparts E and F, and further
instructions set forth in HUD Notices and Memorantlae formula for the calculation of TTP is
specific and not subject to interpretation. MSJslpAoblicies in this Chapter address those areas,
which allow MSJHA discretion to define terms andéwelop standards in order to assure consistent
application of the various factors that relaten® determination of TTP.

Minimum Rent [24 CFR 5.616]
Minimum rent refers to the Total Tenant Paymentiachlides the combined amount a family pays
towards rent and/or utilities when it is appliedheTestablished minimum rent for all vouchers

holders is $50.00.

A family may request an exception to the minimumtreased on financial hardship, which is
defined as follows:

= The family has lost eligibility or is awaiting ahgbility determination for Federal, State, or
local financial assistance;

= The family would be evicted as a result of the isipon of the minimum rent requirement;

= Theincome of the family has decreased becauseabed circumstances, including: loss of
employment; death in the family; and, other circtanses as determined by the HA or HUD.

= Homelessness or at risk of homelessness
= Battered or abuse women

MSJHA will notify all families subject to minimunents of their right to request a minimum rent

hardship exception. This notification will be inded in the change of rent notice issued by
MSJHA at each re-certification of income. “Subj@aminimum rent” means the minimum rent was

the greatest figure in the calculation of the ggstabf 30% of monthly-adjusted income, 10% of

monthly income or minimum rent.
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Requests for minimum rent exception must be maderiting within 10 days from the date of

notification of rent and must include documentatsiproof of financial hardship. MSJHA will use
its standard verification procedures to verify gimstances, which have resulted in financial
hardship.

Suspension of Minimum Rent

MSJHA will grant the minimum rent exception tofalinilies who request it, effective the first of the
following month. The minimum rent will be suspeddentil the HA determines whether the
hardship is: covered by statute; temporary or keng.

"Suspension” means that the HA must not use themam rent calculation until the MSJHA made
this decision. During the minimum rent suspengienod, the family will not be required to pay a
minimum rent and the housing assistance paymehbwihcreased accordingly.

If MSJHA determines that the minimum rent is novex@d by statute, MSJHA will impose a
minimum rent including payment for minimum rentrfrdhe time of suspension.

Temporary and long term are defined as follows:

=  Temporary Hardship - If MSJHA determines that the hardship is tempgrampinimum
rent will not be imposed for a period of up to &yslfrom the date of the family’s request.
At the end of the temporary suspension period remum rent will be imposed retroactively
to the time of suspension.

= Long-Term Duration Hardships [24 CFR 5.616(c)(3)] - If it is determined that teés a
gualifying long-term financial hardship, the HA mesempt the family from the minimum
rent requirements for as long as the hardship coes. The exemption from minimum rent
shall apply from the first day of the month followjithe family's request for exemption.

Definition Of Temporarily/Permanently Absent [24 CFR 982.54(d)(10), 982.551]

It is the responsibility of the head of househaldeport changes in family composition. MSJHA
will evaluate absences from the unit using thisgyol

MSJHA will compute all applicable income of eveayrfily member who is on the lease, including
those who are temporarily absent. In addition, M&3Hll count the income of the spouse or the
head of the household if that person is temporablsent, even if that person is not on the lease.

Income of persons permanently absent will not umtexd. If the spouse is temporarily absent and in
the military, all military pay and allowances (eptbazardous duty pay when exposed to hostile fire
and any other exceptions to military pay HUD mafjrag is counted as income.
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Temporarily Absent: Defined as away from the unit for more than 3¢sda

Permanently Absent Defined as away from the unit for 180 consecutlags except as
otherwise provided in this Chapter.

Medical Absence Defined as any family member that leaves the &looisl to enter a facility
such as hospital, nursing home, or rehabilitatiemter. MSJHA will seek advice from a
reliable medical source as to the likelihood amairtg of their return. If the verification
indicates that the family member will be permaneatinfined to a nursing home, the family
member will be considered permanently absentelfvégrification indicates that the family
member will return in less than 180 consecutivesdalye family member will not be
considered permanently absent. If the person etetermined to be permanently absentis
the sole member of the household, assistance witetminated in accordance with the
"Absence of Entire Family" policy.

Absence Due to Full-time Student StatusA student (other than head of household or
spouse) who attends school away from home but\tisthe family during school recesses
may, at the family's choice, be considered eitberporarily or permanently absent. If the
family decides that the member is permanently abgssrome of that member will not be
included in total household income, the member moll be included on the lease, and the
member will not be included for determination ofuéber size. When someone who has
been considered a family member attends school &imayhome, the person will continue
to be considered a family member unless informatiecomes available to the MSJHA
indicating that the student has established a aeplaousehold or the family declares that the
student has established a separate household.

Absence Due to Incarceration If the sole member is incarcerated for more tth&0
consecutive days, s/he will be considered permbredvgent. Any member of the household,
other than the sole member, will be considered paantly absent if s/he is incarcerated for
three (3) consecutive months. The HA will determirtée reason for incarceration is for
drug-related or violent criminal activity. Appropte action regarding assistance will be
taken in accordance with the provisions in thisipla

Absence of Children Due to Placement in Foster Cardf the family includes a child or
children temporarily absent from the home due sx@inent in foster care, MSJHA will
determine from the appropriate agency when thedildren will be returned to the home.
If the time period is to be greater than six (6)nths from the date of removal of the
children, the Voucher size will be reduced. If efliidren are removed from the home
permanently, the voucher size will be reduced soatance with the subsidy standards.

Absence of Entire Family Defined as situations when the family is absesnfthe unit,
but has not moved out of the unit. "Absence" melaaisno family member is residing in the
unit. In order to determine if the family is abs&nin the unit, MSJHA may write letters to
the family at the unit, telephone the family at timé, interview neighbors, verify if utilities
are in service, and check with the post officemifias are required both to notify MSJHA
before they move out of a unit and to give MSJiHfeimation about any family absence
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from the unit.

o Families must notify MSJHA at least 30 days befoming out of the unit or no less
than 15 days after leaving the unit if they arengdio be absent from the unit for
more than 30 consecutive days.

o If it is determined that the family is absent fréine unit, MSJHA will continue
assistance payments for the period of time estohthtd the family will be absent but
not more than six months provided that the famalyeggproper notice to MSJHA. If
the family did not provide proper notice, than s&sice will be terminated at the end
of the month following 30 days after notificatiohabsence.

0 In cases where the family has moved out of the, uMtSIJHA will terminate
assistance in accordance with appropriate ternoingtiocedures contained in this
Plan.

= Caretaker for Children: Defined as a person placed in an assisted urahgppropriate
certified service agency that is acting as the llggeardian for children on the lease
agreement. The following criteria will apply tcebe situations.

o If an appropriate agency has determined that anathdt is to be brought into the
assisted unit to care for the children for an imdef period, MSJHA will treat that
adult as a visitor for the first 120 days.

o If by the end of 120 days, court-awarded custodiegal guardianship has been
awarded to the caretaker, the Voucher will be feansd to the caretaker.

o If the appropriate agency cannot confirm the gwarship status of the caretaker,
MSJHA will transfer the voucher to the caretakeraotemporary basis with the
condition that the caretaker must release the \@uihthe original parent(s) are
awarded custody at a later date.

= Absence Due to Court Order If a member of the household is subject to atomater that
restricts him/her from the home for more than ti{g&enonths, the person will be considered
permanently absent.

Visitors

Any adult not included on the HUD 50058 who hasnbaethe unit more than fourteen (14)
consecutive days without MSJHA approval, or altotdourteen (14) days in a 12-month period,
will be considered to be living in the unit as arauthorized household member.
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Statements from neighbors and/or the landlordiveiitonsidered in making the determination. Use
of the unit address as the visitor's current regiddor any purpose that is not explicitly tempgprar
shall be construed as permanent residence.

The burden of proof that the individual is a visitests on the family. MSJHA may request lease
agreements, utility bills or other such documentatdentifying an address other than the assisted
unit as the permanent residence of the individaajuestion. In the absence of such proof, the
individual will be considered an unauthorized menddehe household and the HA will terminate
assistance since prior approval was not requestdtié addition.

Minors and college students who were part of thalfabut who now live away from home during
the school year and are no longer on the leaseviséyor up to 120 days per year without being
considered a member of the household.

In a joint custody arrangement, if the minor isha household less than 51 days per year, the minor
will be considered to be an eligible visitor and adamily member.

Reporting Changes in Family Composition

Reporting changes in household composition is aclfasnily obligation under the voucher
agreement between MSJHA and the assisted famit/farnily obligations require approval to add
any other family member as an occupant of theamdtto inform MSJHA of the birth, adoption or
court-awarded custody of a child within 15 daysnaive-in.

The family must request prior approval from MSJHAdditional household members in writing.
In addition, the family must comply with the terwfstheir lease agreement with the owner which
may require the family to obtain prior written appal from the owner when there are changes in
family composition other than birth, adoption oudcawarded custody. An interim reexamination
will be conducted for any additions to the housdhol

If the family does not obtain prior written appriweny person the family has permitted to move in
will be considered an unauthorized household member
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SECTION 7
VERIFICATION PROCEDURES

General [24 CER Part 5, SubpartsB, D, E and F; 982.158;24CFR Part 5.617]

All factors affecting eligibility for the Section Brogram and calculation of total tenant payment,
tenant rent and housing assistance will be veribgdMSIJHA. HA staff will obtain written
verification from independent sources whenever iptsand will document tenant files whenever
third party verifications are not possible as toyhird party verification was impossible to obtain

Applicants and program participants must provide &nd complete information upon request by
MSJHA. Verification requirements are designed tawtagn program integrity. This section explains
the procedures and standards for verification@iine, assets, allowable deductions, family status,
and changes in family composition. MSJHA will obtproper authorization from the family before
requesting information from independent sources.

Methods Of Verification And Time Allowed [24 CFR 98.516]

All required information will be verified using tbe methods of verification in the following order:

= Third-Party Written — This method requires a written document to béteghe source of
the verification and a written response to be rexivia facsimile or mail service. Hand
carried third party verifications are not acceptabVerifications received electronically
directly from the source are also considered thady written verifications.

= Third-Party Oral — This method requires an authorization form sigmethe applicant or
participant to be sent to the source of the veiiom and a MSJHA staff member verifies by
telephone the required information and records sufohmation on the required verification
forms.

= Review of Documents- This method is used for documents that are ltanged by the
applicant or participant and copied at the MSJHAcefor reviewed by staff with the
information recorded and certified by staff on thguisite forms.

= Self-certification or self-declaration forms from the applicants or participants- When
verification cannot be made by third-party verifioa or review of documents, families will
be required to submit a self-certification. Sedftdication means a statement under penalty
of perjury are not acceptable methods of verifarati

MSJHA will allow two (2) weeks for return of thirdarty verifications and two (2) weeks to obtain
other types of verifications before going to thetnmethod identified above. The file must be
documented as to why third party written verifioatwas not used.

Verifications may not be more than 120 days olthattime of issuance of a voucher to a program
applicant or a program participant. Therefore-aertification must be completed prior to issuance
of a voucher for any program move in which the tastertification was completed more than a 120
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days prior to issuance of the voucher.

Up-Front Income Verification Techniques

Even when applicant/participant interviews are ¢tlighly conducted, families may not disclose all

sources of income. MSJHA will make every effortlevelop and implement use of up-front income
verification methods to assist in accurately deteimg household income. Resources available for
up-front income verification include the following:

» TASS - TASS matches Social Security (SS) and Suppleah&eicurity Income (SSI) to
comparable tenant data from MTCS and TRACS databaseD provides internet-based
access to SS and SSI benefit information. EachtmdSJIHA will access the TASS
database and extract the information on individudide have unreported or underreported
SS or SSI benefits.

» SWICA (State Wage Information Collection Agencies} The Puerto Rico Department of
Labor and the Puerto Rico Treasury departmentaanes of information on employers and
reported wages. SWICA'’s can disclose wage infoonaand whether an individual is
receiving, has received, or has made applicationriemployment compensation, and the
amount of any such compensation.

* Credit Bureau Credit (CBA) Reports — The CBA credit profile is derived from the
Experian consumer credit database. The crediti@mdntains public record information,
credit relationships, inquiries and demographionmfation. MSJHA will utilize a credit
report for all new applicants and annually for egelnticipant as a way of screening for
underreported or unreported income. Families mastable to provide MSJHA will
documentation of income for all open credit acceutayment by other persons outside the
assisted household will be considered income inraemce with the provisions of regular
contributions and gifts described elsewhere in Bh&s.

* The Work Number — The Work Number is an automated services thatipes\controlled
access to a national database of employment aothimeecords. State and Federal agencies
can have automated access to this information gedwthe employer’s records are part of the
Work Number.

* Internal Revenue Service (IRS) Letter 1722 Known as a tax account listing, this
document shows the applicant/participants filiredust, exemptions claimed, adjusted gross
income, taxable income and taxed paid. Individaalsobtain their own listing by calling
the IRS. MSJHA will inform families with applicabltaxable income identified through
other sources, that they must provide this docurergn annual basis.

Projecting Annual Income When Upfront Income Verification (UIV) Data is Available

The Municipality of San Juan Housing Agency williaé the following HUD criteria to consistently

MSJHA Section 8 Administrative Plan

Page 30 of 138



and uniformly resolve income discrepancies betwenup-front income verification data and
information provided by the applicant/participaktUD defines aubstantial differencas one that
is $200 or more per month.
* UIV Income Data is Not Substantially Different than Tenant-Provided Income
Information

MSJHA will utilize only the UIV verification docunmgs and will not secure™party
verifications when there is no substantial diffeerbetween UIV and tenant-reported
income. The following guidelines will be utilizéd calculate annual income:

» If UIV income data is less thaurrent tenant-provided documentation, MSJHA will use
tenant-provided documents to calculate anticipatedial income.

» If UIV income data is more thasurrent tenant-provided documentation, MSJHA will
use UIV income data to calculate anticipated animeameunlessthe family provides
the HA with documentation of a change in circumeéan(i.e. change in employment,
reduction in hours, etc.). Upon receipt of atable tenant-provided documentation of
a change in circumstances, the HA will use tenaotided documents to calculate
anticipated annual income.

* UIV Income Data is Substantially Different than Terant-Provided Income Information

In cases where UIV income data is substantiallfetght than tenant-reported income,
MSJHA shall utilize the following guidelines:

» The HA shall request written third party verificat from the discrepant income source,
in accordance with the criteria described in tei®n of this plan (24 CFR 5.236(3)(i).

» The HA should review historical income data for pattrns of employment, paid
benefits, and/or receipt of other income, when thelA can not readily anticipate
income, such as in cases of seasonal employmentstable working hours, and
suspected fraud.

» The HA must analyze all data (UIV data, third party verification and other
documents/information provided by the family) and dtempt to resolve the income
discrepancy.

» The HA will use the most current verified income dé&a (and historical income data
if appropriate) to calculate anticipated annual in@me.

If MSJHA is unable to anticipate annual income gsourrent information due to historical
fluctuations in income, MSJHA will average amoumgseived/earned to anticipate annual income.

If the tenant disputes UIV Social Security (SSpamental Security Income (SSI) benefit data, the
tenant shall provide a current, original SocialB&g Administration (SSA) notice or benefit letter
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within 10 business days of the HA interview date.

Resources for Historical Income Data

The following documents serve as resources foohestl income data if such data is needed in
determining annual income based on a substantfateince between UIV and reported income.

» Social Security Earnings Statement (summary ofgyeasnings for each year that the
participant has worked in his/her lifetime) maydi#ained from the Social Security
Administration. Request for this document may lmned via mail or online at

www.ssa.gov

» Two years of earnings may be obtained from the Sigtem or local State Wage
Information Collection Agency (SWICA). This infoation is not available to HAs in
States that the local SWICA has entered into ameagent with HUD to obtain wage and
unemployment compensation data.

» Last eight (8) amounts of Social Security bengdd#l to a participant (or household
member) may be obtained from the TASS or UIV system

Request of Information to State Agencies

Every four years the Municipality will request ass¢o State Agencies to verify information from
program participants. The Municipality will undgke the following procedure:

* A letter will be sent to State Agencies requestangess to program participant’s income
and/or benefit information. A sample letter wid kept on file.
» According[

Release Of Information [24 CFR 5.230]

All adult family members will be required to sigretHUD 9886 Release of Information/Privacy Act
form. In addition, family members will be requir¢al sign specific authorization forms when
information is needed that is not covered by thdoHarm 9886. Family refusal to cooperate with
the HUD prescribed verification system will resuit denial of admission or termination of
assistance based on violation of the family obigyato supply any information and to sign consent
forms.

HUD Income Discrepancy Program

HUD is precluded from disclosing information frohetinternal Revenue Service (IRS) to MSJHA.
However, if HUD receives information from federaktreturn data indicating a discrepancy in the
income reported by the family, HUD will notify tifamily of the discrepancy. The family is
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required to disclose this information to the HA @2BR 5.240). HUD's letter to the family will also
notify the family that HUD has notified the HA irriting that the family has been advised to contact
the HA. HUD will send the HA a list of families whave received "income discrepancy"” letters.

When the HA receives notification from HUD thataily has been sent an "income discrepancy”
letter, the HA, after 40 days following the datenofification, will contact the tenant by mail, asi

the family to promptly furnish any letter or otheotice by HUD concerning the amount or
verification of family income.

When the family provides the required informatitie HA will verify the accuracy of the income
information received from the family, review thédnm re-certification policy, identify unreported
income, charge retroactive rent as appropriatechadge the amount of rent or terminate assistance,
as appropriate, based on the information.

If the participant fails to respond to MSJHA, MSJMAl ask HUD to send a second letter. After an
additional 40 days, MSJHA will send a letter to llead of household, warning of the consequences
if the family fails to contact the HA within two e&s.

If the tenant claims a letter from HUD was not reed, MSJHA will ask HUD to send a second
letter with a verified address for the tenant. eA#O days, the HA will contact the tenant family.
After an additional 40 days, the HA will set up aeting with the family to complete IRS forms
4506 and 8821.

If the tenant family fails to meet with the HA oilMnot sign the IRS forms, the HA will send a
warning letter to the head of household, notifytimg family that termination proceedings will begin
within one week if the tenant fails to meet witle tHA and/or sign forms.

If tenant does receive a discrepancy letter fronDiHThe HA will set up a meeting with the family.
If the family fails to attend the meeting, the HAllweschedule the meeting. If the family fails to
attend the second meeting, the HA will send a teatron warning. The family must bring the
original HUD discrepancy letter to the HA.

If tenant disagrees with the tax data containetiénHUD discrepancy letter, the HA will ask the
tenant to provide documented proof that the taa datncorrect. If the tenant does not provide
documented proof, the HA will obtain proof to vgrithe Federal tax data using third party
verification.

Items To Be Verified [24 CFR 982.516]

The following information must be verified to detene initial program eligibility, to calculate tdta
tenant payment, tenant rent and housing assistarttat each annual re-certification of income.

= Allincome not specifically excluded by the regidast.

= Full-time student status including High School €ti$ who are 18 or over.

= Current assets including assets disposed of ferthesn fair market value in preceding two
years.

= Childcare expense where it allows an adult famigmber to be employed or to further
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his/her education.

Total medical expenses of all family members indahwlds whose head or spouse is elderly
or disabled.

Disability assistance expenses to include onlydlomsts associated with attendant care or
auxiliary apparatus for a disabled member of thalfg which allow an adult family member

to be employed.

Disability for determination of allowances or detiaos.

U.S. citizenship/eligible immigrant status

Social Security Numbers for all family members o¥gears of age or older who have been
issued a social security number.

Family/Marital status when needed for head or cadhaefinition.

Verification of Reduction in Benefits for Noncomgatice

MSJHA will obtain written verification from the wialre agency stating that the family’s benefits
have been reduced for fraud or noncomplidreferedenying the family’s request for rent reduction.

Verification Of Income, Assetsand Allowances[24 CER 982.516]

Verification will be conducted using the followipgocedures:

Employment Income - Verification forms request the employer to spetie Dates of
employment; Amount and frequency of pay; date ef st pay increase; likelihood of
change of employment status and effective dataykaown salary increase during the next
12 months; year to date earnings; estimated indmmeovertime, tips, bonus pay expected
during next 12 months.

0 Acceptable methods of verification include, in tbigler: UIV SWICA statements;
employment verification form completed by the enyplo check stubs or earning
statements, which indicate the employee's grosdgayiency of pay or year to date
earnings; W-2 forms plus income tax return formspme tax returns signed by the
family must be used for verifying self-employmemtome, or income from tips and
other gratuities.

o Applicants and program participants may be reqdestsign an authorization for
release of information from the Internal Revenuerige for further verification of
income.

0 In cases where there are questions about thetyadidnformation provided by the
family, MSJHA will require the most recent federatome tax statements.

Social Security, Pensions, Supplementary Securitm¢ome (SSI), Disability Income -
Acceptable methods of verification include, in tbigler: UIV TASS statements; benefit
verification form completed by agency providing tienefits; award or benefit notification
letters prepared and signed by the providing agexmyputer report electronically obtained
or in hard copy.
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Unemployment Compensation Acceptable methods of verification include, in thider:
UIV SW”ICA statements; verification form completbg the unemployment compensation
agency, computer report electronically obtainethdrard copy, from unemployment office
stating payment dates and amounts; payment stubs.

Welfare Payments or General AssistanceAcceptable methods of verification include, in
this order: UIV on-line statements from State Wafgystems; verification form completed

by payment provider; written statement from paynyoatvider indicating the amount of

grant/payment, start date of payments, and ant@ibehanges in payment in the next 12
months; computer-generated Notice of Action; corapgenerated list of recipients from

Welfare Department.

Alimony or Child Support Payments -Acceptable methods of verification include, in this
order: UIV on-line statements from Child Supporelages; copy of a separation or
settlement agreement or a divorce decree statimgiahnand type of support and payment
schedules; a notarized letter from the person geti@ support; copy of latest check and/or
payment stubs from Court Trustee. HA must recoeddate, amount, and number of the
check.

o |If payments are irregular, the family must providecopy of the separation or
settlement agreement, or a divorce decree stdtengrhount and type of support and
payment schedules; a statement from the agenaymnisifgpe for enforcing payments
to show that the family has filed for enforcemeatnotarized affidavit from the
family indicating the amount(s) received; a writtstatement from an attorney
certifying that a collection or enforcement actias been filed.

Net Income from a Businesstorder to verify the net income from a businessMSJHA
will view IRS and financial documents from prior years and use this information to
anticipate the income for the next 12 months. Accégble methods of verification
include: IRS Form 1040, including: Schedule C (Smé&Business); Schedule E (Rental
Property Income); Schedule F (Farm Income); if acderated depreciation was used on
the tax return or financial statement, an accountatis calculation of depreciation
expense, computed using straight-line depreciatiomules; audited or unaudited
financial statement(s) of the business; credit repbor loan application; Documents
such as manifests, appointment books, cash booksnk statements, and receipts will
be used as a guide for the prior six months (or Iesr period if not in business for six
months) to project income for the next 12 months. fie family will be advised to
maintain these documents in the future if they areot available.

Recurring Contributions - The family must furnish a notarized statement wizichtains
the following information: the person who providde gifts; the value of the gifts; the
regularity (dates) of the gifts; the purpose of gifes and the

Zero Income Status -Families claiming to have no income will be reqdite execute
verification forms to determine that forms of ina®such as unemployment benefits, TANF,
SSI, are not being received by the household. MSdH also request information from the
Department of Labor. A credit report will also bsed if information is received that
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indicates the family has an unreported income sutdouseholds processed with zero
income must complete a detailed survival stateragntally.

Full-time Student Status -Only the first $480 of the earned income of fulhéi students,
other than head, co-head, or spouse, will be cduntgards family income. Financial aid,
scholarships and grants received by full time sttgl@re not counted towards family
income. Verification of full time student statusclndes: written verification from the
registrar's office or other school official; schoetords indicating enroliment for sufficient
number of credits to be considered a full-time stidy the educational institution. For
university students be considered full time thewhie enrolled with 9 or more credits per
semester.

Savings Account Interest Income and Dividends Acceptable methods of verification
include, in this order: account statements, padshocertificates of deposit, or HA
verification forms completed by the financial imgtion and broker's statements showing
value of stocks or bonds and the earnings creththmily. Earnings can be obtained from
current newspaper quotations or oral broker'sicatibn; IRS Form 1099 from the financial
institution, provided that the HA must adjust theormation to project earnings expected for
the next 12 months.

Interest Income from Mortgages or Similar Arrangements - Acceptable methods of
verification include, in this order: a letter fran accountant, attorney, real estate broker, the
buyer, or a financial institution stating interdse for next 12 months. (A copy of the check
paid by the buyer to the family is not sufficiemiess a breakdown of interest and principal
is shown.); amortization schedule showing intei@sthe 12 months following the effective
date of the certification or re-certification.

Net Rental Income from Property Owned by Family -Acceptable methods of verification
include, in this order: IRS Form 1040 with Schedt@&ental Income); copies of latest rent
receipts, leases, or other documentation of reruams; documentation of allowable
operating expenses of the property: tax statemesisrance invoices, bills for reasonable
maintenance and utilities, and bank statementmorta&zation schedules showing monthly
interest expense; lessee's written statement wregifgnt payments to the family and family's
self-certification as to net income realized.

Family Assets -MSJHA will require information necessary to detammnthe current cash
value of the family’s assets, (the net amount #mailfy would receive if the asset were
converted to cash). Acceptable verification mayjude any of the following: verification
forms, letters, or documents from a financial tos$ton or broker; passbooks, checking
account statements, certificates of deposit, booidBnancial statements completed by a
financial institution or broker; quotes from a $tdaoker or realty agent as to net amount
family would receive if they liquidated securitiesreal estate; real estate tax statements if
the approximate current market value can be deduoedassessment; financial statements
for business assets; copies of closing documentsvisg the selling price and the
distribution of the sales proceeds; appraisalseasqgnal property held as an investment.
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Assets Disposed of for Less than Fair Market ValugEMV) - For all certifications and re-
certifications, MSJHA will obtain the family's cértation as to whether any member has
disposed of assets for less than fair market \@luiag the two years preceding the effective
date of the certification or re-certification. tife family certifies that they have disposed of
assets for less than fair market value, verificat® required that shows: (a) all assets
disposed of for less than FMV, (b) the date theyevdesposed of, (c) the amount the family
received, and (d) the market value of the assetheatime of disposition. Third party
verification will be obtained wherever possible.

Child Care Expenses- Written notarized verification from the personavteceives the
payments is required. Verifications must spediiy thild care provider's name, address,
telephone numbethe names of the children cared for, the numbéoofs the child care
occurs, the rate of pay, and the typical yearly amgaid, including school and vacation
periods.

Medical Expenses All expense claims will be verified by one or marethe methods:
written verification by a doctor, hospital or climpersonnel, dentist, pharmacist, of (a) the
anticipated medical costs to be incurred by thalfeamd regular payments due on medical
bills; and (b) extent to which those expenses Wwél reimbursed by insurance or a
government agency; written confirmation by the masice company or employer of health
insurance premiums to be paid by the family; wnitenfirmation from the Social Security
Administration of Medicare premiums to be paid hg family over the next 12 months.

Assistance to Persons with Disabilitief24 CFR 5.611(c)] - Written certification from a
reliable, knowledgeable professional that the pevgith disabilities requires the services of
an attendant and/or the use of auxiliary apparatyeermit him/her to be employed or to
function sufficiently independently to enable arestiiamily member to be employed.
Family's certification as to whether they receigenbursement for any of the expenses of
disability assistance and the amount of any reiggment received.

Attendant Care: Attendant's written certification of amount rees from the family,
frequency of receipt, and hours of care providedtification of family and attendant and/or
copies of canceled checks family used to make paisne

Auxiliary Apparatus : Receipts for purchases or proof of monthly paysieand
maintenance expenses for auxiliary apparatuselcdale where the person with disabilities
is employed, a statement from the employer thatathaliary apparatus is necessary for
employment is needed.

Verifying Non-Financial Factors [24 CFR 5.617(b)(2)

In order to prevent program abuse, MSJHA will reg@pplicants to furnish verification of legal
identity for all family members. The following datents will be considered acceptable verification
of legal identity for adults. If a document submitby a family is illegible or otherwise questioleab
more than one of these documents may be requiedficate of birth, naturalization papers; church
issued baptismal certificate; U.S. military disge(DD 214); or U.S. passport.

MSJHA Section 8 Administrative Plan

Page 37 of 138



Documents considered acceptable for the verifinaifdegal identity for minors may be one or more
of the following: certificate of birth; adoption pers; or custody agreements.

Familial Relationships

Certification will normally be considered sufficieverification of family relationships. In cases
where reasonable doubt exists, the family may kedaso provide verification. Verification of
divorce status will be a certified copy of the de®decree, signed by a Court Officer. Verification
of a separation may be a copy of court-ordered tea@mce or other legal records. Verification of
marriage status is a marriage certificate.

Verification of Permanent Absence of Family Member

If the family reports an adult member who was failgnea member of the household permanently
absent, the following information must be presetederification prior to removing any household
member from the assisted household: legal evideidi&orce action; evidence of legal separation;
order of protection/restraining order obtained bg tamily member against another; lease or rental
agreement showing the individual listed as the nmexrolb another household; a document from a
Court or correctional facility stating how long yheill be incarcerated.

Verification of Disability

Verification of disability must be receipt of SSISSA disability payments under Section 223 of the
Social Security Act or 102(7) of the Developmemaabilities Assistance and Bill of Rights Act
(42 U.S.C. 6001(7) or verified by appropriate diagfician such as physician, psychiatrist,
psychologist, therapist, rehab specialist, or saehsocial worker, using the HUD language as the
verification format.

Verification of Social Security Numbers [24 CER 5.26]

Social security numbers must be provided as a tionaf eligibility for all family members age six
and over if they have been issued a number. Vatiin of Social Security numbers will be done
through a Social Security Card issued by the S&ealurity Administration. If a family member
cannot produce a Social Security Card, only thiwfohg documents showing his or her Social
Security Number may be used for verification. Tamily is also required to certify in writing that
the document(s) submitted in lieu of the SocialusigeCard information provided is/are complete
and accurate: driver's license; identification ceasued by a Federal, State or local agency;
identification card issued by a medical insuranamgany or provider (including Medicare and
Medicaid); an identification card issued by an esgpl or trade union; an identification card issued
by a medical insurance company; earnings statenmemayroll stubs; IRS Form 1099; benefit
award letters from government agencies

New family members ages six and older will be reggito produce their Social Security Card or
provide the substitute documentation described @logether with their certification that the

substitute information provided is complete anduaate. This information is to be provided at the
time the change in family composition is reported.
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If an applicant or participant is able to discldse Social Security Number but cannot meet the
documentation requirements, the applicant or ppeit must sign a certification to that effect
provided by the HA. The applicant/participant anfly member will have an additional thirty (30)
days to provide proof of the Social Security Numlfehey fail to provide this documentation, the
family's assistance will be terminated.

In the case of an individual at least 62 yeargief the HA may grant an extension for an additional
60 days to a total of 120 days. If, at the endhaf time, the elderly individual has not provided
documentation, the family's assistance will be teated. If the family member states they have not
been issued a number, the family member will beired to sign a certification to this effect.
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SECTION 8
VOUCHER | SSUANCE AND BRIEFINGS

General (24CFR982.301982.302]

MSJHA'’s goals and objectives are designed to astaefamilies selected to participate are
equipped with the tools necessary to locate anpaéalbke housing unit; that families are provided
sufficient knowledge and information regarding phegram; and, how to achieve maximum benefit
while complying with program requirements. Whemgiglility has been determined, MSJHA will
conduct a mandatory briefing to ensure that fasikieow how the program works.

The briefing will provide a broad description of & and family responsibilities, program

procedures, and how to lease a unit. The famillyaisb receive a briefing packet, which provides
more detailed information about the program inalgdihe benefits of moving outside areas of
poverty and minority concentration. This Chaptesaldes how briefings will be conducted, the
information that will be provided to families, arnlde policies for how changes in the family
composition will be handled.

Issuance Of Vouchers [24 CFR 982.204(d), 982.54 @)

When funding is available, MSJHA will issue voucht applicants whose final eligibility has been
determined. MSJHA will strive to maintain 100%iattion of all program funds. Program capacity
will be closely monitored to determine successs,agerage lease up time, and monthly turnover.
This statistical information will serve as the Isasi determine the number of vouchers to be issued
on an ongoing basis to achieve the 100% utilizatabe.

Vouchers will be over-issued based on the averageess rates from the previous fiscal year. All
vouchers, which are over-issued, will be honoresha¥it results in being over-leased for a given
period of time. In the case of over-leasing, MSJiAadjust future issuance of vouchers in order
not to exceed the budget limitations over the effithcal year. The Municipality will not exceeeth
ABA and the total number of vouchers establishetHbyD in the annual baseline.

Briefing Types And Required Attendance [24 CFR98231]

Initial Applicant Briefing

A full program briefing will be conducted for apgdint families who are determined to be eligible
for assistance. All briefings will be conductedSpanish and will utilize audio-visual aids to assi
applicants with limited comprehension or secondleage needs. Other reasonable accommodations
will be provided to individuals who are disablecbomotification to MSJHA. While we recognize
the inconvenience to the family, children will iz permitted at the briefing session in order to
ensure an informative learning environment thaltméet the needs of all applicants. Briefings will
be conducted in individual or group meetings.
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The purpose of the briefing is to explain how thhegoam works and distribute the required
documents in the voucher packet to applicantss Wil enable families to utilize the program to
their advantage, and prepare them to discuss thsiktp Choice Voucher Program with potential
owners and property managers.

MSJHA will not issue a voucher to an applicant fignuinless the household representative has
attended a briefing and signed the voucher fornpligants who provide prior notice of inability to
attend a briefing will automatically be scheduledthe next briefing. Applicants who fail to attend
two (2) scheduled briefings will be denied admisdiased on failure to supply information needed
for certification.

Briefing Packet [24 CFR 982.301(b)]

The documents and information provided in the brgepacket for the voucher program include the
following required items:

= HUD approved voucher form indicating the term ad ttoucher;

= MSJHA's policy for requesting extensions of the shoer;

= A description of the method used to calculate tsing assistance payment for a family;

= Payment standards and utility allowance schedule(s)

= Explanation of the maximum allowable rent for arsisted unit including the rent
reasonableness standard and affordability standards

=  Owner and family responsibilities;

= Portability procedures and an explanation of howigbility works;

= HUD required tenancy addendum,;

= HUD approved Request for Tenancy Approval (RTApfor

= Owner disclosure of lead based paint;

= A statement of the MSJHA policy on providing infation about families to prospective
owners;

= HUD required information on lead-based paint;

= Applicants rights to a review of MSJHA decisionsgdgparticipants rights to informal
hearings;

= Requirements for reporting changes in income amdlyacomposition;

= Information on security deposits and legal refesealices;

= Fair Housing rights and a housing discriminatiomptaint form;

= Available information related to prospective rentaits;

= |Information about the Family Self-sufficiency Pragr; and,

= Information about the Section 8 Homeownership Runogr

Housing Opportunity and Mobility
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MSJHA will provide mobility counseling to assistgigants and program participants with
assistance in locating to areas of low poverty.aAalysis of unit location will be conducted by zip
code and census tract and, compared with censaisdaoverty levels. This data will be geocoded
and tracked on a annual basis to determine moverSeecific effort will be made to identify
property owners in those census tracts that ambtble city-wide poverty level.

Security Deposit Requirements [24 CFR 982.313]

The payment of a security deposit is an issuetlstbetween the owner and the voucher holder. The
Section 8 program does not assist with securitpsiépayments and the Housing Choice Voucher
Program does not provide for any special claimgagments for unpaid rent, damages or vacancy
loss to the owner.

The owner is not required to, but may collect ausgc deposit from the assisted household in
accordance with local market practices. Secugpaogits charged by owners may not exceed those
charged to unassisted households nor exceed thenomaxprescribed by state or local law.

Term Of Voucher [24 CER 982.303, 982.54(d)(11)]

During the briefing session, each household wiissaed a voucher, which represents a contractual
agreement between MSJHA and the Family, specifyiagights and responsibilities of each party.
It does not constitute admission to the progrard tha family remains an applicant, until such time
that a lease and contract become effective.

The voucher is valid for a period of sixty calendays from the date of issuance. The family must
submit a Request Tenancy Approval (RTA) within sihéy-day period or request an extension in
accordance with the extension provisions outlineldw.

If the Voucher has expired, and has not been egtkrttie family will be denied assistance. The
family will not be entitled to a review or hearint the family is currently assisted, they may esm
as a participant in their unit if there is an assldease/contract in effect.

Extensions of the Voucher

Extensions will be granted only if the family prdes a written documented record to MSJHA
indicating property owners contacted, units visitod the reasons why these units were
unacceptable. Extensions will be granted for #ogesf an additional 30 days.

The family must submit an acceptable RTA withinéléension period or assistance will be denied.
The family will not be entitled to a review or aanmg.

MSJHA will extend the voucher term up to 120 daysf the beginning of the initial term if the
family needs and makes a written request for aansxdn as a reasonable accommodation to make
the program accessible to and usable by a famiinibee with a disability, provided that such

MSJHA Section 8 Administrative Plan

Page 42 of 138



request is made prior to the expiration of theahierm of the voucher.

Voucher Issuance Determination For Split Household§24 CFR 982.315]

In those instances when a family assisted undeséution 8 program becomes divided into two
otherwise eligible families due to divorce, leggbaration, or the division of the family, and tleen
families cannot agree as to which new family umiiidd continue to receive the assistance, and there
is no determination by a court, MSJHA will issue troucher to the family member who retains
custody of the greatest number of minor childréihen no minors are presents the PHA will
conduct a lottery system in which the winner walhrain as the voucher holder.

Transfer and Retention Of Voucher [24 CFR 982.315]

Assistance may only be transferred to someone dtharthe designated head of household or co-
head of household if the head or co-head involuplaaves the household. No household member
may voluntarily assign the assistance to anotheiséloold member. Assistance will only be
transferred if a remaining member of the houselwédsole member or legally obtains custody of
the remaining minor members of the household. dadnsidered the remaining member of the
assisted family, the person must have been prdyiapproved by MSJHA to be living in the unit,
identified on the HUD 50058 at the most recentadHication and be listed on the most recent lease
agreement with the owner.

A live-in attendant, by definition, will not be csidered a remaining member of the family and will
not be entitled to any continued assistance ip#mson who they were assisting ceases to receive
assistance for any reason. A minor child may tayconsidered as a remaining member of the
household if a court has awarded emancipated rstatus to the minor. A reduction in family size
may require a corresponding reduction in the voutdmaily unit size.
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SECTION 9
APPROVAL OF TENANCY AND CONTRACT EXECUTION

General [24 CER 982.302]

MSJHA'’s program operations are designed to utdizailable resources in a manner that is efficient
and provides eligible families timely assistancedahon the number of units that have been
budgeted. Program objectives include maximizing HURds by providing assistance to as many
eligible families and for as many eligible unitsths budget will allow.

After families are issued a voucher, they may sefimca unit anywhere within the metropolitan area
of San Juan. The family must find an eligible wmter the program rules, with an owner/landlord
who is willing to enter into a Housing Assistanayfents Contract with MSJHA. This Chapter

defines the types of eligible housing, MSJHA's pi&s, which pertain to initial inspections, lease
requirements, owner disapproval, and the procesdiRgpquests Tenancy Approval (RTA).

Request For Approval Of Tenancy [24 CFR 982.302, 28305(b)]

The Request for Approval of Tenancy (RFAT) mussbkemitted by the family during the term of
the voucher. The family must submit the RTA in them and manner required by MSJHA as

follows:

All corresponding blanks on the RTA form must byfaompleted and legible, including the
age of the building and the most recent rent clihrge

The form must be signed by both the owner and vewbblder;

The RTA addendum must be completed indicating tiveers federal tax identification number
or social security number, the census tract otuithieand other requested information;

The family may not submit more than one RTA athaeti

The HA will review the RTA documents to determinkether or not they are approvable based on
the following criteria:

= The unit is an eligible type of housing under thegoam;

= The rentto owner plus tenant paid utilities doatsaxceed the applicable payment standard
for the bedroom size of the voucher issued to &mailf/; or the rent requested meets the
affordability test (does not exceed 40% of the lebotds monthly adjusted income); and,

= The rentis reasonable in comparison to unasdigednits in the same location.

If MSJHA cannot approve the RTA based on any ottheve, MSJHA staff will contact the owner
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to determine if they are willing to negotiate withierms that would be approvable under the
program requirements. If the owner and MSJHA able to reach acceptable terms, the voucher
holder will be notified within 5 days and advisédtthe unit is not acceptable. The voucher holder
will have the remaining period on their voucheloiwate an acceptable unit. The voucher time will
not be suspended or “tolled” during this period.

Eligible Types Of Housing [24 CFR 982.353]

Any of the following types of housing are eligildéebe considered for assistance under the Housing
Choice Voucher Program:

= All structure types: single family, duplex, mulashily, low rise or high-rise;

= Manufactured homes where the assisted family |easasiobile home and the pad;

= Manufactured homes where the assisted family oilvasrtobile home and leases the pad;

=  Group Homes or shared housing;

= Congregate and Assisted Living facilities (only gelter rent is assisted);

= Single Room Occupancy facilities;

= Units owned (but not subsidized) by the HA;

= Units being purchased by the assisted family inoatance with the Section 8
Homeownership criteria;

= A cooperative housing development in which the fanowns shares would still be
considered a lease arrangement under the vouabgnapn.

Lease Review [24 CFR 982.308]

The family and owner must submit a standard fogsdéecommonly used in the Municipality of San
Juan and that is used for the owner’s unassisteshte at the premises. The terms and conditions of
the lease must be consistent with State and lagal [The lease must specify what utilities and
appliances are to be supplied by the owner, and wthiéies and appliances are to be supplied by th
family.

The initial term of the lease agreement must beafoninimum of 12 months unless MSJHA
determines that a shorter term will improve housapgortunities for the assisted household.
Owners may elect to execute a lease for an indefaxtension of the initial term (the endless lgase
which will allow the owner the ability to terminatenancy during the lease only by instituting a
court action. However, owners may elect fixedirdef extensions of the initial lease, such asyear
to-year. This option allows the owner to termin@eancy without cause at the end of the initial
term or any subsequent term.

The HUD prescribed tenancy addendum, which is la¢t¢o the Housing Assistance Payments
contract, as Part C, will always take precedeneg amy other terms and conditions in the owner’s
lease with the tenant. House rules of the owney beaattached to the lease as an addendum,
provided they do not violate any fair housing psosns and do not conflict with the HUD tenancy
addendum.
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Actions Before Lease Term

All of the following must always be completed be&fdhe beginning of the initial term of the lease
for a unit: the unit has been inspected and mdletsquirements of the federal Housing Quality
Standards; the landlord and the tenant have exételease, the rent on the lease agreement is
consistent with the rent approved by MSJHA, antlihes the HUD-prescribed tenancy addendum;
and MSJHA has approved leasing of the unit in ataace with program requirements.

Separate Agreements

Families and owners will be advised of the prolobiof illegal side payments for additional rent, o
for items normally included in the rent of unassisfamilies, or for items not shown on the
approved lease. However, owners and families magde separate agreements for services,
appliances (other than range and refrigeratorpémer items that are not included in the leadeaf t
agreement is in writing and approved by MSJHA.

The family is not liable under the lease for unpaidrges for items covered by separate agreements
and nonpayment of these agreements cannot befoaesgction. Any appliances, services or other
items, which are routinely provided to unassistathifies as part of the lease (such as air
conditioning, dishwasher or garage) or are perminarstalled in the unit, cannot be put under
separate agreement and must be included in the.|8SJHA will only approve a separate
agreement if the family has the option of not mtilg the service, appliance or other item.

Information To Owners [24 CFR 982.307(b), 982.54((7)]

Upon written request from a prospective propertynery MSIJHA will provide the following
information about a program applicant and/or pgodiot.

= Current address as reflected in the file;
= Names, ages and relationship of household members;
= Former address if reflected in the file;

MSJHA will inform owners that it is the responsityilof the landlord to determine the suitability of
prospective tenants. Owners will be encouragedctees applicants for rent payment history,
payment of utility bills, eviction history, respewj the rights of other residents, damage to units,
drug-related criminal activity or other criminakiaty that is a threat to the health, safety aparty

of others, and compliance with other essential ttamd of tenancy.

A statement of the MSJHA's policy on release obmfation to prospective landlords will be

included in the briefing packet, which is providedhe family.

Contract Execution Process [24 CFR 982.305(c)]

The Housing Assistance Payments Contract will egred by MSIJHA upon approval of the RTA
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and a passing inspection indicating that the gnit compliance with all Federal Housing Quality
Standards. Owners will be required to come tdMBdHA Section 8 office for contract signing for
all new units placed under contract for the firste. Owners will be notified of the contract siggi
date and MSJHA will make every effort to coordinatatract-signing appointments at the same
time for multiple units.

Owners will be required to provide proof of ownepsfor the assisted unit in a form acceptable to
MSJHA. The HAP contract will be executed in thenmer indicated on the proof of ownership. If
the owner has assigned an agent to represent ther pitien appropriate documentation must be
provided prior to execution of the HAP contract.

Unless their lease was effective prior to Junel998, a family may not lease properties owned by a
parent, child, grandparent, grandchild, sisterrother of any family member. MSJHA will waive
this restriction as a reasonable accommodatioa family member who is a person with a disability
upon receiving acceptable documentation of thewahg: verification of the disability, if not
already on file, and a statement explaining hovimgrfrom the relative is necessary to assist the
disabled family member.
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SECTION 10
HOUSING QUALITY STANDARDS AND INSPECTIONS

General [24 CER 982.401]

The Housing Quality Standards (HQS) are federaldsteds established by HUD that serve to
measure the minimum quality of housing acceptablthé Section 8 Housing Programs. HQS
standards are utilized to inspect housing unitstél occupancy and during the term of the Hogsin
Assistance Payments contract. HQS standards &pgiye building and premises, as well as the
unit. Newly leased units must pass the HQS ingpediefore the beginning date of the HAP
contract. MSJHA will inspect each unit under cantrat least annually. MSJHA will also maintain
a quality control inspection program, which willirspect a sample of all inspections in accordance
with SEMAP regulation to assure consistency of exgment of HQS.

This Chapter describes MSJHA's procedures for peiftg HQS and other types of inspections, and
standards for the timeliness of repairs. It alqola@xks the responsibilities of the owner and fagily
and the consequences of non-compliance with HQ&rexgents for both families and owners.

Guidelines/Types Of Inspections [24 CFR 982.401(6982.405]

Effort will be made at all times to encourage oventr provide housing above HQS minimum
standards. However, MSJHA will not promote anyitoldal acceptability criteria, which is likely
to adversely restrict housing choice.

If the tenant is responsible for supplying the stamd/or the refrigerator, MSJHA will complete the
initial inspection without the stove and refrigeran the unit, provided that the family certifidmst
the appliances will be placed in the unit and dlin proper working order.

The following types of inspections will be condwttes required:

= Annual - an inspection conducted on a property priotdaea-certification date;

= Re-inspection- an inspection of a property which failed itsaal inspection;

= 24-Hour Re-inspection— an inspection on a property which had a faitiegn considered a
24-hour emergency situation;

= RTA/Initial - inspection on a property which the tenant hdscsed and is requesting
approval of a new unit;

= Complaint - inspection on a property which has been reqddsyethe resident or other
involved party due to perceived problems with theperty;

= Courtesy - inspection requested on a property which isyebt part of the HAP program
but is being considered, by the landlord, for ggyttion in the program;

= Abatement Cure - inspection on property where abatement has coroetkbut is still
within the thirty-day window prior to termination;

» Re-instatement inspection- inspection in which the contract was terminated a
determination has been made to re-instate theamintr

= QA (Quality Assurance)— sample re-inspection by a supervisor or oth#raized person
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of units previously inspected,;

= QA Re-inspection- re-inspection on a failed QA,;

= Vacate Inspection- a move out inspection conducted because the romrentitled to a
special claim.

Timing of HQS Inspection

The family must allow the HA to inspect the unitrafisonable times with reasonable notice.
Reasonable hours to conduct an inspection are bat®@®0 a.m. and 5:00 p.m. Notice will be
provided to the family and the owner via first dasail a minimum of five (5) days prior to the firs
attempt for an inspection. The family and/or tianer can be notified by telephone or by a posted
notice on the main entrance of the unit of a sclesbike-inspection.

Two attempts will be made for all inspection typHsccess to the unit cannot be obtained afeer th
second attempt, the unit will be considered in nompliance with the HQS standards and
appropriate action will be taken based on the icspe type. Responsibility for access for annual
inspections and any related required re-inspectstine responsibility of the assisted househott an
failure to provide access is a violation of the ilgrabligations under the voucher contract.

Access for all other inspection types is the respmlity of the owner. The landlord must correitt a
HQS deficiencies, which cause a unit to fail, usliéss a fail for which the tenant is responsible.
Both the owner and the tenant must be preseneangpection.

Time Standards for Repairs

The owner must correct emergency items, which egelattie family’s health or safety, within 24
hours from the initial inspection. Non-emergengyairs must be made within 30 days from the date
of an initial inspection or re-inspection. If aitfails to comply with HQS at an initial inspeatior
re-inspection, the applicant will be notified tontiaue their search for housing within the timerfea
remaining on the voucher. If a unit fails to coynpith HQS at any other inspection, actions will be
taken as described below.

Modifications

MSJHA will strictly use the federal Housing QualByandards for acceptance of units under the
Housing Choice Voucher Program. Any modificationadaptations to a unit to permit a reasonable
accommodation for a person with a disability mueetrall applicable HQS requirements.

Emergency Repair Items [24 CFR 982.404(a)]

The following items shall be defined as emergenay must be corrected within 24 hours of the
initial inspection:

= Lack of an operable smoke detector;
= Ceiling damage reflecting imminent danger of fajlin
= Major plumbing leaks or flooding;
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= Natural gas leaks or fumes;

= Electrical problems which could result in shocKioe;

= Utilities not in service

* Lack of operable toilet (if is the only availabletle unit)

If the emergency repair item(s) are not correctethe time period required and the owner is
responsible for the repair, the housing assistpagenent will be abated in accordance with the
procedures outlined further in this plan.

If the emergency repair item(s) are not correctedhe time period required, and the assisted
household caused the damage, a notice of pendmgnegion will be issued to the to the family in
accordance with the termination procedures outlimetther in this plan.

Abatement and Contract Termination

Failure for a unit under contract to pass a reentipn will result in abatement of the Housing
Assistance Payment. Abatement means that a daHggion of the Housing Assistance Payment
will be deducted from any future payments for edaf that the unit is not in compliance with the
HQS standards. A notice of abatement will be setite owner informing them that abatement will
commence effective the first of the month followiting date of notification of abatement. The
abatement period will not extend beyond 30 days.

If the owner has not made the required repairsiduhe abatement period, the Housing Assistance
Payments contract will be terminated in accordavittethe provisions in the contract. The assisted
family will be notified of the termination and witke advised to secure program move documents to
commence search for a new housing unit. Oncenairtation notice has been issued, the HAP
contract will not be re-instated even if the lamdlproceeds to make repairs.

Determination Of Responsibility for Repairs [24 CFR982.404, 982.54(d)(14)]

The following HQS deficiencies are the respondipiif the family:

=  Tenant-paid utilities not in service;

= Failure to provide or maintain family-supplied appktes;

= Documented damage to the unit or premises causatitwysehold member or guest beyond
which is obvious as beyond normal wear and tear,

= Placement of large items of trash or inoperablecket anywhere on the assisted unit
premises;

= Failure to maintain lawn and surrounding areassihgle-family structure.

= Vermin Infestation caused by the tenant.

“Normal wear and tear” is defined as items which loa charged against the tenant security deposit
under state law or court practice.

All other HQS violations shall be the responsiitif the owner. If the family is responsible for
deficiencies but the owner carries out the reptiespwner will be encouraged to bill the family fo
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the cost of the repairs and the family's file Jw#l noted.
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Conseqguences If Family Is Responsible [24 CFR 9824(b)]

If emergency or non-emergency violations of HQSdetermined to be the responsibility of the
family, the HA will require the family to make amgpair(s) or corrections within 24 hours for
emergency items and 30 days for non-emergency itértige repair(s) or correction(s) are not made
in this time period, the HA will terminate assistaro the family, after providing an opportunity fo
an informal hearing. The owner's rent will not deated for items which are the family's
responsibility. If the tenant is responsible aodrections are not made, the HAP contract will
terminate when assistance is terminated.
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SECTION 11
RENT AND PAYMENT STANDARDS

General [24 CER 982.502982.503982.504 982.505982.505]]

It is MSJHA's responsibility to ensure that Paym8tandards are sufficient to assure maximum
program utilization, to provide program applicaat&l participants with adequate housing choice
and to assure that the rents charged by ownehng ditte of initial lease up and at each annual re-
certification are reasonable based upon unasststegbarable units in the rental market. This

Chapter explains MSJHA'’s procedures for determomatrf rent-reasonableness, payments to
owners, adjustments to the Payment Standards eabaddjustments.

Initial Rent To Owner

MSJHA will review the following items to determiifethe rent requested by the owner meets the
program requirements as follows:

= The requested rent plus the cost of tenant paldiegi(calculated on the most recent
program utility allowance schedule) cannot excéedapplicable payment standard; or,

= Total tenant payment cannot exceed 40% of thetaddmsmily’s monthly-adjusted income.

» The rent to owner must be reasonable in compatgsnt for other comparable unassisted
units.

Making Payments To Owners [24 CFR 982.451]

Once the HAP Contract is executed, MSJHA will comogeprocessing payments to the landlord. A
contract action form will be completed by each eas&er for all contract actions processed
throughout the month. A HAP register and detaitambnciliation process will be used each month
as a basis for monitoring the accuracy and tims$ired payments.

Rent Reasonableness Determinations [24 CFR 982.507]

A annual rent reasonableness test will be conduotddtermine if the requested rent is reasonable
in comparison to rent for other comparable unasgighits in the market. Rent reasonable tests will
be conducted for the following:

= An initial rent requested on the RTA form;

= Prior to any increase in the rent to owner;

= |f there is a five percent decrease in the publisi®R 60 days before the contract
anniversary;

= |f directed by HUD; and,
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» Based on a need identified by MSJHA.

At all times during the assisted tenancy, the t@otvner may not exceed the reasonable rent as most
recently determined or re-determined by MSJHA. dWwaer will be advised that by accepting each
monthly housing assistance payment s/he will befgiag that the rent to owner is not more than
rent charged by the owner for comparable unassistislin the premises. If requested, the owner
must provide MSJHA with information on rents chat ¢y the owner for other units in the premises
or elsewhere.

Rent reasonable data will be gathered from vaisousces which maintain a master database for all
rental properties in the Municipality of San JuaBupplemental data may be gathered from
newspapers, realtors, professional associationstiied reliable sources. The market areas for rent
reasonableness are zip codes and census traciis $ath Juan.

The following items will be used for rent reasort@ss documentation:

= Location;

= Number of Bedrooms and bathrooms;
= Other identifiable amenities;

= Type and age of structure; and

= Tenant paid utilities.

A search will be conducted in the MSJHA rent readvde database to identify comparable units by
the factors identified above. A minimum of two damn units will be identified and the
corresponding data will be recorded on the rergaeableness form.

This data will be compared with the requested fenthe assisted unit. If the requested rent is
greater than the comparable units selected, MSJHAe&gotiate with the owner to reach an agreed
upon rent amount that meets the rent reasonalile tethe rent is less than the comparables,
MSJHA will approve the rent increase.

Payment Standards For The Voucher Program [24 CFR&2.503]

The Payment Standard is used to calculate thegassistance payment for a family and is based
on Fair Market Rents (FMR) published by HUD on anwal basis for the Municipality of San Juan.
MSJHA will establish the payment standards betw&@and 110% of the published fair market
rents. The section 8 manager will prepared a memdocument the adoption of the new payment
standards.

MSJHA will review the appropriateness of the Paytr@iandard annually when the new FMR is
published. In determining whether a change is reedd&8JHA will consider all available resources
including special requests to HUD to increase tit#liphed FMR from the 4bpercentile of the area
median to the S0percentile or other methods, if warranted, to esswaximum housing choice for
program applicants and participants and to enceuwagtinued movement to areas of low poverty.
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When reviewing the payment standard on an annsad MdSIHA will also consider the available
budget authority and determine if a reduction ipnpant standards is needed including an amount
below 90% of the published FMR, to assist a maximmumber of households up to MSJHA’s
baseline allocation. If it is determined that payinstandards below 90% of FMR is needed, a
waiver will be secured from HUD with correspondjagtification.

Case by case reviews of a higher payment standadidbe/ considered as a reasonable
accommodation for a family that includes a persah disabilities. If appropriate, MSIJHA will
make a request to HUD to use a higher payment atdraf the FMR.
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SECTION 12
RE-CERTIFICATIONS

General - [24 CER 982.516]

MSJHA will reexamine the income and household cosition of all assisted families at least
annually. Families will be provided accurate anrara interim rent adjustments. Re-certifications
and interim examinations of income will be processea manner that ensures families are given
reasonable notice of rent increases. This Chapferas MSJHA's policy for conducting annual re-
certifications and coordinating annual activitiéslso explains the interim reporting requirements
for families, and the standards for timely repagtin

Annual Activities [24 CFR 982.516, 982.405]

There are three activities that must be completedroannual basis as follows:

= Re-certification of Income and Family Composition
= HQS Inspection
= Determination of rent reasonableness for any régqdesnt increase.

Annual Re-certification [24 CFR 982.516]

MSJHA will maintain an automated re-certificatioadking system and households will be notified
by mail of the date and time for scheduled appoami® a minimum of 90 days in advance of the
anniversary date of their lease and Housing Assist®ayments contract. A listing of all required
documentation necessary for the annual re-cettidicavill be provided to the family with the
notification of scheduled appointment. This infotroa includes all documentation necessary to
verify income, assets, allowances and deductiarsyakith any additions or deletions of household
members.

The head of household and spouse or co-head anege@do be present at the re-certification
interview. If the head of household is unable terad the interview the appointment will be

rescheduled. The written notification must staéch family members are required to attend the
interview. The family may call to request anothgp@ntment date.

If the family does not appear for the recertifioatinterview, MSJHA will reschedule a second
appointment. If the family fails to appear for gexond appointment, MSJHA will:

= Send family notice of termination and offer themigiormal hearing

Exceptions to these policies may be made if thelyamable to document an emergency situation
that prevented them from canceling or attendingaghygointment or if requested as a reasonable
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accommodation for a family with a disability.

Priority for appointment dates and times will beagi to assisted household’s whose head or co-head
is employed full time during normal working hours.

If the family does not appear for the re-certifioatinterview, and has not rescheduled or made prio
arrangements, the caseworker will issue a notiterofination of assistance, notifying the family of
their right to an informal hearing. However, iktfamily schedules and maintains an appointment
prior to the expiration date of the time limit tequest a hearing, the termination action will be
suspended.

If the outcome of the annual re-certification résuth an increase in the tenant rent, a thirty-day
notice will be mailed to the family prior to thehmduled effective date of the annual re-certifarati

If less than thirty days are remaining before fitheduled effective date of the annual re-
certification, the tenant rent increase will besefive on the first of the month following a thidgy
notice.

If there has been a misrepresentation or a matanasion by the family, or if the family causes a
delay in the reexamination processing, there vélblretroactive increase in rent to the scheduled
effective date of the annual re-certification.

If tenant rent decreases, it will be effective ba &nniversary date. If the family causes a deday s
that the processing of the reexamination is notgeta by the anniversary date, the rent decrease
will be effective on the first day of the monthlking completion of the reexamination processing
by MSJHA.

Interim Re-certifications [24 CFR 982.516]

Program participants are required to report alhgesa in household composition between annual re-
certifications. This includes additions due tolnigdoption and court-awarded custody. The family
must obtain HA approval prior for all additionsttee household prior to adding that person to the
lease agreement.

If any new family member is added, an interim reiieation will be conducted to include any
income of the new family member.

If a family reports zero income at the time of @mmual re-certification and later obtains an income
an interim re-certification will be conducted. Hewer, if a family has a change in income between
annual re-certification, it is not required to ported and no interim re-certification will be
conducted.

Participants may choose to report a decrease amaa@nd other changes, which would reduce the
amount of tenant rent, such as an increase in afioes or deductions. If these changes are reported
and it will result in a change in tenant rent, ateiim re-certification will be completed.
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Changes in rent for interim re-certification witd@ome effective the first of the month following th
month in which the change was reported if it i®aerdase and the first of the month after which the
change occurred if it is an increase.

Income Changes Resulting From Welfare Program Requements (24 CFR 5.615)

Decreases in income resulting from changes or disagance of welfare benefits will be processed
as follows:

=  Tenant rent will not be decreased if welfare aaarst is reduced because of fraud, failure to

participate in an economic self-sufficiency programmoncompliance with a work activities
requirement.

= Tenant rent will be decreased if welfare assistamoeduced because of the expiration of a
lifetime time limit on receiving benefits or a stion where the family has complied with
welfare program requirements but cannot or ha®btatined employment.
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SECTION 13
PROGRAM M OVES AND PORTABILITY

General - [24 CFER 982.314982.353982.355(a)]

HUD regulations permit families to move with contea assistance to another unit within MSJHA'’s
jurisdiction, or to a unit outside of MSJHA's judistion under the program portability provisions.
The regulations also allow discretion to develojgoes, which define any limitations or restrictsn
on moves. This Chapter defines the procedures éwes) both within and outside of MSJHA'’s
jurisdiction, and the policies for restriction alirditations on moves.

Permissible Moves

Families will not be permitted to move during théial year of occupancy. Assisted households
will only be provided with program move documents & voluntary move at the time of their
scheduled annual re-certification process. Evéortewill be made by MSJHA to coordinate
program moves with all regularly scheduled annatiVies.

Program move documents for mandatory moves maypsieed at times other than annual re-
certification for the following reasons:

= The Housing Assistance Contract is terminated byWN¥sfor the owner’s failure to comply
with HQS or other terms of the contract;

= The owner has given the family a notice to vacatéas commenced an action to evict the
family through no fault of their own;

= A household member is newly diagnosed with a diggbwhich requires a reasonable
accommodation.

Prior to issuance of program move documents; tilyanust present a notice of intent to move
form signed by the owner and the family indicatingt the family is current with all rent payments,
has caused no damages beyond normal wear andrdas, otherwise in compliance with all terms
and conditions of the lease agreement. Upon recétpis form, program move documents and a
program move briefing will be provided to the faybly their assigned caseworker. If the scheduled
annual re-certification was completed more thand&® prior to the program move, a complete re-
certification will be conducted prior to issuandééhe program move briefing packet. The annual re-
certification date will be changed to coincide witle lease-up date for the new assisted unit.

The Family will be allowed only one move during legezogram year.

Portability [24 CFR 982.353]
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Portability applies to families moving out of otarVISJHA's jurisdiction within the United States
and its territories from another geographic loaatio

Within the limitations of the regulations and tpicy, a participant family has the right to recei
tenant-based voucher assistance to lease a uniharg/in the United States where a Public Housing
Authority operates a tenant-based assistance progra

However, an applicant must reside within the juagdn of the Municipality of San Juan Housing
Agency for one year prior to exercising the pottgboption. The family must be income eligible
under the income limits of the jurisdiction to whithey intend to port during the initial 12-month
period after admission to the program. HouseheltlsMSJHA vouchers will only be authorized to
port to jurisdictions in which the payment standaaice equal of less than the payment standards in
effect at MSJHA at the time of the request to pBamilies will not be permitted to move more than
once in a 12-month period unless the family andenkave signed a mutual agreement releasing the
family from the lease.

If a family requests portability, the location whdhey intend to port must be identified in the
request. MSJHA will contact the “receiving” HAtimat jurisdiction and advise them of the family’s
intent. A voucher and corresponding portabilitgaiments will be issued to the family.

MSJHA will absorb all incoming portable familiesopided there is funding available. A MSJHA
voucher will be issued to the incoming family foetperiod of time remaining on the voucher issued
by the initial HA. MSJHA will notify the initial A of their action to absorb the voucher. All
incoming voucher holders must attend a new admissgrogram briefing. If funding is not
available, MSJHA will administer the voucher on &klof the initial HA.

MSJHA will not permit families to exercise portatyilif the family is in violation of any family
obligations under their Housing Choice Vouchethé family owes any money to MSJHA, or, if the
family has vacated the assisted unit in violatibthe lease agreement.

Billing Procedures

The receiving HA is responsible for billing MSJH&rf100% of the Housing Assistance Payment
and 80% of the Administrative Fee (at MSJHA's rébe each "Portability” Voucher leased as of the
first day of the month. MSJHA will not issue paymentil an invoice is received by the receiving
HA within the time limits established by HUD. Ldi#lings will not be processed for payment and
the Receiving HA will be so notified. Payment begloyear one will only continue if MSJHA
receives the HUD 50058 form indicating that an ahme-certification has been completed in
accordance with program requirements.
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SECTION 14
CONTRACT TERMINATIONS

General [24CFR 982.311982.314]

The Housing Assistance Payments (HAP) Contrabiesontract between the owner and MSJHA,
which defines the responsibilities of both partiBisis Chapter describes the circumstances under
which the contract can be terminated by MSJHA anthhe owner, and the policies and procedures
for such terminations.

Contract Termination [24 CFR 982.311]

The term of the HAP Contract is the same as tha tdrthe lease. The HAP Contract may be
terminated by the HA, or by the owner, or may te@e automatically if the tenant vacates the
contract unit. No future subsidy payments on edfahe family will be made to the owner after the
month in which the contract is terminated. Howetee, owner may retain the housing assistance
payment for the month in which the unit was vacated

If the family continues to occupy the unit aftee t8ection 8 contract is terminated, the family is
responsible for the family share of the rent duth&oowner.

After a contract termination, if the family meeke tcriteria for a program move, the family may
lease-up in another unit. The contract for the new may begin during the month in which the

family vacated the previous unit and prorated hagiassistance will be paid from the effective date
of the new contract.

Termination Of Tenancy By The Owner: Evictions (24CFR 982.310, 982.455]

If the owner wishes to terminate the lease, thesswarequired to provide proper notice as stated i
the lease. During the term of the lease, the owmegy not terminate the tenancy except for the
following grounds.

= Serious or repeated violations of the lease, inotydut not limited to failure to pay rent or
other amounts due under the lease, or repeateaativiolof the terms and conditions of the
lease;

= Other good cause in accordance with 24 CFR 982.310

The owner must provide the tenant a written nosipecifying the grounds for termination of
tenancy, at or before the commencement of theiewieiction. The notice may be included in, or
may be combined with, any owner eviction noticehetenant. The owner eviction notice means a
notice to vacate, or a complaint, or other inpigading used under State or local law to commence
an eviction action.
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If the owner has begun eviction and the family ourgs to reside in the unit, MSJHA will continue

to make housing assistance payments to the owtiethenowner has obtained a court judgment or
other process allowing the owner to evict the téaad the tenant has vacated the assisted unit. By
receipt of the housing assistance payment, the ogargéfies that the tenant is still in the unitet

rent is reasonable and she/he is in compliancetivticontract. The landlord has 30 days from the
due date of the contract to initiate the evictioogess and must present evidence of such acfion. |
the landlord does not present the eviction evidéme#A will not make further payment on behalf
of the participant.

If an eviction is not due to a serious or repeatethtion of the lease, and if the HA has no other
grounds for termination of assistance, MSJHA giiue a program move packet so that the family
can move with continued assistance.

Termination Of The Contract By MSJHA [24 CER 982.401(a), 982.453, 982.454, 982.552(a)(3)]

The HAP contract terminates automatically whenfémaily vacates the unit regardless of cause.
The HAP contract will also terminate if the assisg to the family is terminated; funding is no
longer available under the ACC contract with HUD180 days have passed since the last housing
assistance payment to the owner.

Notification will be provided to the owner and tie@ant in accordance with the requirements of the
HAP contract when action is taken by MSJHA to terae the contract. The effective termination
date will be the end of the month following the rtfoim which the notification was provided to the
owner.
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SECTION 15
DENIAL OR TERMINATION OF ASSISTANCE

General [24 CFR 5.902,5.903,5.905,982.4,982.54 982.552,982.553]

MSJHA will deny or terminate assistance for a fgrhgcause of the family's action or failure to act.
Families are provided with a written descriptiortlué Family Obligations under the program, the
grounds under which the HA can deny or terminasestence, and procedures for informal hearings.
This Chapter describes when MSJHA is requirecetoydr terminate assistance, and the policies
for the denial of a new commitment of assistancktha grounds for termination of assistance under
an outstanding HAP contract.

Denial/Termination [24 CFR 982.54, 982.552, 982.5b3
If denial or termination is based upon behavioultesy from a disability, MSJHA will delay the
denial or termination in order to determine if #9& an accommodation, which would negate the
behavior resulting from the disability.
Denial of assistance for an applicant may inclugea all of the following:
= Denial for placement on the waiting list;
= Denying a voucher or withdrawing a voucher;
= Refusing to enter into a HAP contract or approvenancy;
= Refusing to process or provide assistance undéalgbty procedures;
Termination of assistance for a participant majuide any or all of the following:
= Refusing to enter into a HAP contract or approvenancy;
= Terminating housing assistance payments under @tanding HAP contract;
= Refusing to process or provide assistance undéalgbty procedures.
Mandatory Denial and Termination [24 CFR 982.552(b)10)(d)]
In accordance with federal regulations, MSJHA ndesty assistance to applicants, and terminate

assistance for participants for the following re@so

= If any member of the family fails to sign and subriUD or HA required consent forms for
obtaining information;

= If no member of the family is a U.S. citizen ormgdble immigrant;

= |f the family is under contract and 180 days haepsed since the last housing assistance
payment was made;
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= Persons convicted of manufacturing or producingam@hetamine in violation of any
Federal or State law;

= A participant family is evicted from housing asetstinder the program for serious violation
of the lease;

= Any household member is currently engaging in dlagse of a drug;

= A household member’s illegal drug use or a pattdritiegal drug use may threaten the
health, safety, or right to peaceful enjoymenthaf premises by other residents.

= A member of the household is subject to a lifetregstration requirement under a State sex
offender registration program.

Grounds for Denial or Termination of Assistance[24 CFR 982.552(c)]

In addition to the above mandatory reasons foral@md/or termination of assistance, MSJHA will
deny program assistance to an applicant or termiassistance to a participant for any of the
following reasons:

=  The family violates any family obligation under ghegram as listed in 24 CFR 982.551;

= |f any member of the family commits fraud, brib@ryany other corrupt or criminal act in
connection with any federal housing program;

= The family currently owes rent or other amountsI®JHA or to another HA in connection
with Section 8 or public housing assistance uniderl©37 Act;

= The family has not reimbursed any HA for amounis p@aan owner under a HAP contract
for rent, damages to the unit, or other amountsdauyethe family under the lease;

= The family participating in an FSS program failsctamply, without good cause, with the
family’s FSS contract of participation;

= The family has engaged in or threatened abusiveiadent behavior toward MSJHA
personnel;

o "Abusive or violent behavior towards HA personngltiudes verbal as well as
physical abuse or violence. Use of expletivesdhafenerally considered insulting,
racial epithets, or other language, written or,dtedt is customarily used to insult or
intimidate, may be cause for termination or denial.

o '"Threatening" refers to oral or written threatpbysical gestures that communicate
an intent to abuse or commit violence.

o Actual physical abuse or violence will always basmfor termination.

= A member of the family’s drug or alcohol abuseiifgres with the health, safety or peaceful
enjoyment of other project residents;

= If any member of the family commits drug-relatedrenal activity, or violent criminal
activity;
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Drug - means a controlled substance as defined in sebfidrof the Controlled Substances Act
(21 U.S.C. 802).

Drug-related criminal activity - is the illegal manufacture, sale, distributiose or possession with
intent to manufacture, sell, distribute or use r’ticlled substance.

Violent criminal activity - includes any criminal activity that has as ohé@selements the use,
attempted use, or threatened use of physical foyaest a person or property.

Covered person- means a tenant, any member of the tenant’s holgsea guest or another person
under the tenant’s control.

Guest means a person temporarily staying in the unit tighconsent of a tenant or other member
of the household who has express or implied authtwiso consent on behalf of the tenant. The
requirements of part 982 apply to a guest as saatkf

Other person under the tenant’s control -means that the person, although not staying asst gu
(as defined in this chapter) in the unit, is, orsved the time of the activity in question, on the
premises because of an invitation from the tenaotieer member of the household who has express
or implied authority to so consent on behalf oftéreant. Absent evidence to the contrary, a person
temporarily and infrequently on the premises sdi@lyegitimate commercial purposes is noter

the tenant’s control.

Standard for Violation - MSJHA will deny participation in the program to #ipants and terminate
assistance to participants in cases where themeasonable cause to believe that a household
member is illegally using a drug or if the persbnses alcohol in a way that may interfere with the
health, safety or right to peaceful enjoyment & nemises by other residents, including cases
where the HA determines that there is a patteritegfl use of a drug or a pattern of alcohol abuse
MSJHA will consider the use of a controlled substaar alcohol to be a pattern if there is more than
one incident during the previous 12 months.

"Engaged in or engaging in" violent criminal activity - means any act within the past 3 years by
an applicant or participant or household membeck/hivolved criminal activity that has as one of
its elements the use, attempted use, or threateseedf physical force substantial enough to cause,
or be reasonably likely to cause, serious bodilyrinor property damage, which resulted in the
arrest and/or conviction of the applicant, paréeip or household member.

The existence of the above-referenced behaviornyyhmusehold member, regardless of the
applicant or participant’s knowledge of the behavahall be grounds for denial or termination of
assistance.

Denial of Assistance for Sex Offenders

OHFA will deny admission if any member of the hdusld is subject to a lifetime registration
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requirement under a State sex offender registrgiogram.

Sex offenders, not subject to lifetime registratiml be denied assistance for the entire period
they are subject to registration as a sex offender.

Family Obligations [24 CFR982.551]

All obligations of the family are explicitly stat@sh the Housing Choice Voucher form which serves
as the contractual document between MSJHA and anogarticipants.

These obligations are discussed in detail with @wgparticipants at the mandatory briefing
sessions prior to admission to the program. Viotabf any of these family obligations will be
grounds for termination of assistance.

Notice of Termination of Assistance

MSJHA will provide a written notice of intent torteinate housing assistance, which will include
the following information:

= The family obligation that has been violated;

= The specific action(s) which occurred in violatinthe family obligation;

= The effective date of the proposed termination,

= The family's right, if they disagree, to requestlaformal Hearing to be held prior to
termination of assistance; and,

= The date by which a request for an informal heanmgt be received by the HA.

The HA will simultaneously provide written noticétbe contract termination to the owner so that it
will coincide with the Termination of Assistancehd Notice to the owner will not include any
details regarding the reason for termination oist@sce.

Required Evidence

MSJHA will pursue fact-finding efforts as needecdbtain evidence for termination of assistance.
Pending termination actions will be based on tiieiong rules of evidence:

= Preponderance of evidendge defined as evidence which is of greater wemhtnore
convincing than the evidence which is offered ipagition to it; that is, evidence which as a
whole shows that the fact sought to be proved isermpmbable than not. The intent is not to
prove criminal liability, but to establish that thet(s) occurred. Preponderance of evidence
may not be determined by the number of witnessegdbthe greater weight of all evidence.
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= Credible evidencenay be obtained from police and/or court recofsstimony from
neighbors, when combined with other factual evigezan be considered credible evidence.
Other credible evidence includes documentatiorrad daids or arrest warrants.

Confidentiality of Criminal Records
MSJHA will make every reasonable effort to enstieg iny criminal record received is maintained
confidentially, not misused or improperly dissent@th and destroyed once the purpose for which it

was requested is accomplished.

Housing Authority Discretion [24 CFR 982.552(c)]

In deciding whether to deny or terminate assisté®ecause of action or failure to act by members of
the family, the MSJHA will consider all of the ainmstances in each case, including the seriousness
of the case. MSJHA will use its discretion in reviieg the extent of participation or culpability of
individual family members and the length of timecs the violation occurred.

MSJHA will also review the family’s more recent twsy and record of compliance, and the effects
that denial or termination of assistance may hamatber family members who were not involved in
the action or failure to act.

Lease Violations

The following criteria will be used to decide ifarious or repeated violation of the lease williles
in termination of assistance:

= If the owner terminates tenancy through court actow serious or repeated violation of the
lease;

= |f the owner notifies the family of termination tdnancy for serious or repeated lease
violations, and the family moves from the unit ptio the completion of court action, and
there are police reports, neighborhood complaintdiwer third party information, that has
been verified by the HA.

= Nonpayment of rent will always be considered acsexiviolation of the lease.

Notification of Eviction

If the family requests program move documents amehéction is pending, MSJHA will not issue
program move papers. However, if the program npapers are issued because MSJHA was not
informed of the pending eviction, a new tenancyl wdt be approved. The voucher will be
withdrawn until such time that a determination iad® as to the household’s violation of family
obligations.
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Proposed Additions to the Family

MSJHA will deny a family's request to add additibfzanily members who are:

= Persons who have been evicted from public housing;

= Persons who have previously violated a family dadilan listed in 24CFR 982.51 of the
HUD regulations;

= Persons who have been part of a family whose assisthas been terminated under the
Section 8 program,;

= Persons who commit drug-related criminal activityimlent criminal activity;

= Persons who commit fraud, bribery or any otherwgairor criminal act in connection with
any federal housing program,;

= Persons who currently owe rent or other amoumt433dHA or to another HA in connection
with Section 8 or public housing assistance uniderl©37 Act; or

= Persons who have engaged in or threatened abusiwvélent behavior toward HA
personnel.

Limitation on Profit-making Activity in Unit

Families are encouraged to use the assisted unédal profit making ventures provided that the
owner and MSJHA have approved such use at the dimeitial lease up and such use is in
compliance with all State and local laws and ordaes. However, if the business activity results in
the inability of the family to use any of the ardi living areas, such as a bedroom, utilized for a
business which is not available for sleeping, itl We considered a violation of the family
obligations and appropriate action will be takérthe Municipality determines that the use of the
unit as a business is not incidental to its usa dwelling unit, it will be considered a program
violation. In addition if the MSJHA determines tiize business is not legal (all State and Municipa
permits are required), it will be considered a paog violation.

Missed Appointments And Deadlineg24 CFR 982.551, 982.552 (c)]

It is a Family Obligation to supply information, @omentation, and certification as needed for the
HA to fulfill its responsibilities. The HA schedweppointments and sets deadlines in order to
obtain the required information. The Obligatiorsoalequire that the family allow the HA to inspect
the unit, and appointments are made for this p@wpo3wo attempts will be made for all
reexamination actions. If the family fails to appdo the second appointment, or to supply
information required by a deadline without notifyithe HA, a Notice of Termination of Assistance
will be sent.

Two attempts will be made for all inspection typHsccess to the unit cannot be obtained afeer th
second attempt, the unit will be considered in nompliance with the HQS standards and
appropriate action will be taken based on the icspe type. Responsibility for access for annual
inspections and any related required re-inspectstine responsibility of the assisted househott an
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failure to provide access is a violation of the ilgrabligations under the voucher contract.

The family will be given information about the reigument to keep appointments and the number of
times appointments will be rescheduled, as spékdifiehis Plan. Appointments will be scheduled
and time requirements will be imposed for the failog events and circumstances: Eligibility for
Admissions; Verification Procedures; CertificatelMber Issuance and Briefings; Housing Quality
Standards and Inspections; Re-certifications; appleals.

The only acceptable reasons for missing appointsmarfailing to provide information by deadlines
are the following

* Medical emergency - physician’s statement required

* Family emergency - must be medical (physician’sest&nt required) or death related
(obituary required)

* Employment obligations (excuse for missed appointsienly) — must provide letter from
employer

Procedure when Appointments are Missed or Informatn not Provided

For most purposes in this Plan, the family willdreen two opportunities before being issued a
Notice of Termination or Denial for breach of a fhnobligation.

After issuance of the termination notice, if thenfly offers to correct the breach within the time
allowed requesting a hearing, the notice will lsemeded if the family offers to cure and the family
does not have a history of non-compliance.

If a tenant request to move to another unit adddattend to two appointments the request will be
denied and the tenant will be obligated to stapatsame unit.

If a landlord fails to attend to two appointmenssaayment will be abated and the participanttvall
ordered to move to another unit. The landlord tal’e an opportunity to an informal hearing.
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PROHIBITION AGAINST DENIAL OF ASSISTANCE TO VICTIMS OF DOMESTIC
VIOLENCE, DATING VIOLENCE, AND STALKING [Pub.L. 109 -162]

The Violence against Women Reauthorization AcO8f2(VAWA) prohibits denial of admission to
an otherwise qualified applicant on the basis tihatapplicant is or has been a victim of domestic
violence, dating violence, or stalking. Specifigalbection 606(1) of VAWA adds the following
provision to Section 8 of the U.S. Housing Act &3Z, which lists contract provisions and
requirements for the housing choice voucher program

» That an applicant or participant is or has beetaw of domestic violence, dating violence,
or stalking is not an appropriate reason for deoigirogram assistance or for denial of
admission, if the applicant otherwise qualifiesdssistance or admission.

Definitions
As used in VAWA:

* The term domestic violence includes felony or misdanor crimes of violence committed
by a current or former spouse of the victim, byespn with whom the victim shares a child
in common, by a person who is cohabitating witlhas cohabitated with the victim as a
spouse, by a person similarly situated to a spotige victim under the domestic or family
violence laws of the jurisdiction receiving granbmnes, or by any other person against an
adult or youth victim who is protected from thatgmn’s acts under the domestic or family
violence laws of the jurisdiction.

* The term dating violence means violence committed person who is or has been in a
social relationship of a romantic or intimate natwith the victim; and where the existence
of such a relationship shall be determined baseddammsideration of the following factors:

0 The length of the relationship

0 The type of relationship

o The frequency of interaction between the personsived in the relationship
* The term stalking means:

o Tofollow, pursue, or repeatedly commit acts wité intent to kill, injure, harass, or
intimidate; or

o To place under surveillance with the intent to,kitljure, harass, or intimidate
another person; and
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o0 Inthe course of, or as a result of, such followmgysuit, surveillance, or repeatedly
committed acts, to place a person in reasonabl®félae death of, or serious bodily
injury to, or to cause substantial emotional har(il) that person, (2) a member of
the immediate family of that person, or (3) thelug®or intimate partner of that
person.

* The term immediate family member means, with relsfgea person:

0 A spouse, parent, brother or sister, or child af frerson, or an individual to whom
that person stands in the position or place ofrargaor

o Any other person living in the household of thatsp@ and related to that person by
blood and marriage.

Notification and Victim Documentation
MSJHA VAWA Policy

The MSJHA acknowledges that a victim of domestatence, dating violence, or stalking may have
an unfavorable history that would warrant deniatlemthe PHA'’s policies. Therefore, if the
MSJHA makes a determination to deny admission &pgticant family, the PHA will include in its
notice of denial a statement of the protectionragadenial provided by VAWA and will offer the
applicant the opportunity to provide documentatabfirming that the cause of the unfavorable
history is that a member of the applicant familgiidias been a victim of domestic violence, dating
violence, or stalking. The documentation must ideltwo elements:

» A ssigned statement by the victim that providesrthme of the perpetrator and certifies that
the incidents in question are bona fide incidefitsctual or threatened domestic violence,
dating violence, or stalking, and

* One of the following:
0 A police or court record documenting the actuahoeatened abuse, or

0 A statement signed by an employee, agent, or vedurdf a victim service provider;
an attorney; a medical professional; or anothemkadgeable professional from
whom the victim has sought assistance in addresisengctual or threatened abuse.
The professional must attest under penalty of pgthat the incidents in question
are bona fide incidents of abuse, and the victirstraign or attest to the statement.

The applicant must submit the required documemntatith her or his request for an informal review
or must request an extension in writing at thaetiththe applicant so requests, the MSJHA will
grant an extension of 10 business days, and wsliggme scheduling the applicant’s informal review
until after it has received the documentation ergktension period has elapsed. If after reviewing
the documentation provided by the applicant the Elet#&rmines the family is eligible for assistance,
no informal review will be scheduled and the PHAIl wiroceed with admission of the applicant
family.
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Perpetrator Removal or Documentation of Rehabilitaton

In cases where an applicant family includes thepgteator as well as the victim of domestic
violence, dating violence, or stalking, the PHAIwiloceed as above but will require, in addition,
either (a) that the perpetrator be removed fronagh@icant household and not reside in the assisted
housing unit or (b) that the family provide docurtation that the perpetrator has successfully
completed, or is successfully undergoing, rehabitin or treatment.

If the family elects the second option, the docutaigon must be signed by an employee or agent of
a domestic violence service provider or by a madcather knowledgeable professional from
whom the perpetrator has sought or is receiving@sge in addressing the abuse. The signer must
attest under penalty of perjury to his or her behat the rehabilitation was successfully compulete
or is progressing successfully. The victim and p@gior must also sign or attest to the
documentation. This additional documentation mestubmitted within the same time frame as the
documentation required above from the victim.

PHA Confidentiality Requirements

All information provided to the PHA regarding dortiesvziolence, dating violence, or stalking,
including the fact that an individual is a victilhsuch violence or stalking, must be retained in
confidence and may neither be entered into anyedhdatabase nor provided to any related entity,
except to the extent that the disclosure (a) is@stpd or consented to by the individual in writing
(b) is required for use in an eviction proceedmg(c) is otherwise required by applicable law.

Relationship with the Office of Integral Developmef\Women

The following activities, services, or programs previded by the PHA in partnership with the
Office Integral Development of Women (ODIM) to hatpild and adult victims of domestic
violence, dating violence, sexual assault, or stglknaintain housing.

The Office for the Integral Development of Womeri)(®1) was created by virtue of Ordinance 49,
Series 1984-1985, with the name of the Office foorién’s Affair. On December 21, 2001,
Ordinance 51, of Series 2001-2002, was approvéis Ordinance established the Regulations of
ODIM. The new Regulations created a new orgaromatistructure that facilitates the offering of
more effective services.

The mission of the Office for the Integral Develagmof Women is to procure the development of
women that reside in the municipality of San Jyamomote awareness of their rights, and the
development and implantation of a public policyttisapports equal opportunities and end
discrimination against women.

The office provides transitory housing for womeadhef households who are victims/survivors of
domestic violence, our targeted population, andgral services to prepare participants for the
achievement of personal and socioeconomic indepeedeThese services will assist the social,
psychological, legal, educational, and protectieeds of the residents and their children. The
program also provide day care services for childtbe municipality’'s Head Start Program is
committed to provide three teachers for the progatay care centers), support for attendance to
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Head Start Program, health and transportationsesviApplicants will be able to participate in the
transitory housing program and supportive servitgsg a period of two to three years. During
that time women will receive support to overcomartsocioeconomic disadvantages so that they
can recover their self-esteem and become empowetakle charge of their lives. At the end of this
period, applicants should have completed theinasual acquired skills to be permanently employed
and will be enabled to acquire permanent houshey; will also have developed their strengths to
manage personal life situations and the upbringfrigeir children. Special attention will be given
to women that after a crisis situation and afterifareceived emergency shelter services have
become head of their households and are in nedraditory housing and support services.

The services provided are managed by a group@fdisciplinary individuals, composed of social
workers, psychologists, assistant teachers andjiateeed nurse. This team offer individual
guidance and advice aiming to promote solutiongrédlems and situations caused by domestic
violence. Also, there is a group of attorneys thidltoffer legal advice and representation to each
applicant that needs it and meets the eligibikguirements.

ODIM also count with the assistance of a helplielpline for guidance and counseling of victims
of domestic violence (787-724-1596). The helpbffer the following services, crisis intervention
services; guidance and coordination services, Rdsreday, 7 days a week, considering the outmost
confidentiality.

A support group is available weekly. This groupeingith surviving victims of domestic violence
to help them develop social skills that will fataie them in breaking the cycle of violence and to
become empowered.

ODIM promote the development of activities that emte, inform and guides women of the

municipality of San Juan. The International Dathaf\Working Woman, Women and Finances Day,
Breastfeeding Week, Breast Cancer Awareness Mbiatimore Violence against Women Day and
Take our Daughters to Work Day, are some of the@lpeentioned activities.
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SECTION 16
OWNER PROHIBITIONS AND RESTRICTIONS

General [24 CFR 982.54982.306982.453]

It is the policy of MSJHA to recruit owners to panpate in the Voucher program. MSJHA will
provide owners with prompt and professional servicerder to attract an adequate supply of
available housing for rent under the Section 8 mnog Federal regulations define when MSJHA
must prohibit an owner from participating in thegram, and when MSJHA has the discretion to
disapprove or otherwise restrict the participatodrowners in certain categories. This Chapter
describes the criteria for owner disapproval, dredvarious penalties for owner violations.

Disapproval Of Owner [24 CFR 982.306, 982.54(d)(8)]

Owners patrticipate in the Section 8 Program at avill do not have a right of participation. For
purposes of this section, "owner" includes a ppakimanagement agent or any other party acting on
behalf of an owner.

MSJHA will prohibit the participation of propertywmers for any of the following reasons:

= The owner has been debarred, suspended, or stdoglimited denial of participation under
24 CFR part 24,

= Anadministrative or judicial action has been ig&d against the owner for violation of the
Fair Housing Act or other federal equal opporturgtgyuirements and such action is pending
investigation and/or resolution;

= A court or administrative agency has determinettbeowner has violated the Fair Housing
Act or other federal equal opportunity requiremgnts

= The owner has violated obligations under a houssgjstance payments contract under
Section 8 of the 1937 Act (42 U.S.C. 1437f);

= The owner has committed or has been accused df, foailoery or any other corrupt act in
connection with any federal housing program;

= The owner has engaged in drug-related criminaVii¢ior any violent criminal activity;

= The owner has a history or practice of non-comphkanith HQS for units leased under the
Section 8 programs or any other federal housingrara;

= The owner has a history or practice of failingaioninate tenancy of tenants of units assisted
under Section 8 or any other federally assistegdihgyprogram for activity by the tenant, any
member of the household, a guest or another persder the control of any member of the
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household that:
0 Threatens the right to peaceful enjoyment of tleerises by other residents;
0 Threatens the health or safety of other residemtef owner employees or other
persons engaged in management of the housing.;
o Threatens the health or safety of, or the righpéaceful enjoyment of their
residences, by persons residing in the immediaiaity of the premises;
o0 Isinvolved in drug-related criminal activity orolent criminal activity;

= The owner has not paid State or local real esttest fines, other fees or assessments.

= The owner has failed to comply with regulationg thortgage or note, or the regulatory
agreement for projects with mortgages insured bypHidloans made by HUD.

= In cases where the owner and tenant bear the satmeime, MSJHA may, at its discretion,
require the family and/or owner to certify whethiesy are related to each other in any way.

Restriction of Immediate Family Members

MSJHA is prohibited from approving a Housing Assigte Contract with an owner that is the
parent, child, grandparent, grandchild, sister mther of any member of the household to be
assisted. However, this provision may be waive@ asasonable accommodation for a family
member who is a person with a disability, provitieat the assisted household has made reasonable
efforts to locate other suitable housing and has lhesuccessful.

In cases where the owner and tenant bear the setnedme, MSJHA will require the family and
owner to certify whether they are not related tcheather in any way. Failure to disclose
relationship will be considered fraud and grounaistérmination of tenancy and prohibition of
future program participation by the owner.

Owner Restrictions And Penalties [ 24 CFR 982.453]

If an owner has committed fraud or abuse or istguwif frequent or serious contract violations,
MSJHA will restrict the owner from future particigan in the program for a period of time
commensurate with the seriousness of the offens&]HV may also terminate any additional
Housing Assistance Contracts with the owner.

Before imposing any penalty against an owner thentlAreview all relevant factors pertaining to

the case, and will consider such factors as theedgs/mecord of compliance and the number of
violations.

Proof of Ownership
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Landlords will be required to provide proof of owsleip prior to execution of a Housing Assistance
Contract. Acceptable documentation may includesal Estate Act of Sale; the property deed or
title; or other acceptable legal documentationilitytoills, insurance documents or other such
documents will not be considered sufficient evideatownership.

Landlords will also be required to provide proofpaflyment of all business license fees and other
debt owed to the Municipality of San Juan prioexecution of a HAP contract. Failure to provide
proof of payment will result in cancellation of theposed action. If the tenant have moved irgo th
unit prior to MSJHA approval of the HAP contratte tenant will be responsible for the full amount
of the rent.

The Housing Assistance Payments Contract will leeeted in the format as indicated on the proof
of ownership. Ownership by more than one individudl require execution of all parties or
appropriate legal documentation such as powertoifragy, which designates a single individual to
act on behalf of all owners.

Designation of a management agent or other payéebeiapproved with appropriate legal
documentation signed and notarized by all owneth®@property.

MSJHA will approve the assignment and transfertdPg® contract to a new owner at the request of
an owner of record. The change of ownership valpbbocessed upon written request accompanied
by appropriate documentation showing the transfditle and recorded deed or a last will and
testament identifying an executor, along with aldeartificate for the owner of record. A change
in ownership requires execution of a new lease rdidm. The MSJHA may deny approval of
assignment of the contract, for any of the readietes] in Section A. of this chapter. The MSJHA
will process a change of ownership only upon thetevwr request of the new owner and only if
accompanied by the following:

* A copy of a document showing the transfer of tileg/or
* A copy of the recorded deed; and;
* The Federal Identification Number or Social Seguniimber of the new owner.
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SECTION 17
OWNER OR FAMILY DEBTS

General (24 CER 982.552)

This chapter describes the MSJHA's policies forrde®very of monies, which have been overpaid
for families, and to owners. It describes the me#hitat will be utilized for collection of moniesd
the guidelines for different types of debts. tthe HA's policy to meet the informational needs of
owners and families, and to communicate the progrdes in order to avoid owner and family
debts. Before a debt is assessed against a fanolymer, the file must contain documentation to
support the HA's claim that the debt is owed. Tleenfiust further contain written documentation of
the method of calculation, in a clear format foriegv by the owner; the family or other interested
parties.

When families or owners owe money to the HA, thewdihmake every effort to collect it. The HA

will use a variety of collection tools to recovetads including, but not limited to Requests for jum
sum payments; Civil suits; Payment agreements; exbants; Reductions in HAP to owner;
Collection agencies; Credit bureaus; and, Income¢#-off programs.

Payment Agreement For Families [24 CFR 982.552 (e4vii)]

A Payment Agreement as used in this Plan is a dentientered into between the HA and a person
who owes a debt to the HA. It is similar to a presairy note, but contains more details regarding the
nature of the debt, the terms of payment, any appobvisions of the agreement, and the remedies
available to the HA upon default of the agreement.

The following terms will guide the execution ofepayment agreement with a program participant.

=  The maximum amount for which the HA will enter ird@ayment agreement with a family
is not to exceed the difference between tenantaiethtc0% of monthly-adjusted income.

=  The maximum length of time the HA will enter intpayment agreement with a family is for
12 months.

Payment Agreements - Late Payments

A payment will be considered to be in arrears & playment has not been received by the close of
the business day on which the payment was due.

If the due date is on a weekend or holiday, thedate will be at the close of the next business day

If the family's payment agreement is in arrearg] #me family has not contacted or made
arrangements with the HA, the HA will require thenily to pay the balance in full or terminate the
housing assistance

If the family requests a move to another unit aasldpayment agreement in place and the payment
agreement is not in arrears, the family will beuieed to pay the balance in full prior to the isst&a
of a voucher.
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If the family requests a move to another unit amdhiarrears on a payment agreement for the
payment of an owner claim, the family will be regai to pay the balance in full, or be terminated
from the program.

DebtsDue To Misrepresentations/Non-ReportingOf Information [24 CER 982.163]

HUD's definition of program fraud and abuse isragka act or pattern of actions that:

Constitutes false statement, omission, or conceadlofe substantive fact, made with intent
to deceive or mislead, and that results in payrok&ection 8 program funds in violation of
Section 8 program requirements.

Family Error/Late Reporting

Families who owe money to the HA due to the familgilure to report increases in income will be
required to repay in accordance with the guidelimethe Payment Agreement Section of this
Chapter.

Program Fraud

Families who owe money to the HA due to programdraill be required to repay in accordance
with the guidelines in the Payment Agreement Saaticthis Chapter.

If a family owes an amount, which equals or excédds000 as a result of program fraud, the case
will be referred to the Inspector General. Whengrapriate, the HA will refer the case for criminal
prosecution.

Owner Debts To The HA [24 CER 982.453(b)]

If the HA determines that the owner has retainegshng assistance payments the owner is not
entitled to, the HA may reclaim the amounts frotufa housing assistance or claim payments owed
the owner for any units under contract.

If future housing assistance or claim paymentsregficient to reclaim the amounts owed, the HA
will require the owner to pay the amount in fultin 30 days; pursue collections through the local
court system; and restrict the owner from futurgip@ation.

Writing Off Debts

Debts owed to the Section 8 Program from progrartiggaants or owners will be reviewed each
year jointly with the Section 8 staff and the Ficarstaff to determine if such debts are valid and
collectible. Debts will be written off if:

= The debtor's whereabouts are unknown and the slehbie than 3 years old;
= A determination is made that the debtor is judgnpeadf;

= The debtor is deceased;
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= The debtor is confined to an institution indefityter for more than 3 years; or,
= The amount is less than $300.00 and the debtootdéenlocated.

Failure to comply with the terms of a payment agreset will result in the cancellation of assistance.
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SECTION 18
COMPLAINTS AND APPEALS

General [24 CER 982.401]

The informal hearing requirements defined in HUutation are applicable to participating families
who disagree with an action, decision, or inactbthe HA. This chapter describes the policies,
procedures and standards to be used when famsi&grde with a HA decision. The procedures and
requirements are explained for preference deniatimgs, informal reviews and hearings. It is the
policy of the HA to ensure that all families hatie benefit of all protections due to them under the
law.

General Complaints

MSJHA will respond promptly to complaints from fdies, owners, employees, and members of the
public. All complaints will be documented. Howey®SJHA does not require that complaints
regarding HQS violations be put in writing. HQS qaaints may be reported by telephone.

Complaints from families: If a family disagrees with an action or inactafrihe HA or owner, the
family must first contact their caseworker. If@mplaint is not resolved, it will be referred teth
Section 8 Manager.

Complaints from owners If an owner disagrees with an action or inactbthe HA or a family,
the owner must also contact the assigned supenisitie complaint is not resolved, it should also
be referred to the Section 8 Manager.

Complaints from staff: If a staff person reports an owner or family efthiolating or not complying
with program rules, the complaiwill be referred tdheir assigned supervisor.

Complaints from the general public Complaints or referrals from persons in the comityun
regard to the HA, a family or an owner will be meéel to an assigned supervisor.

Informal Review Procedures For Applicants [24 CFR 82.54(d)(12), 982.554]

Reviews are provided for applicants who are deassistance before the effective date of the HAP
contract. The exception is that when an applicartteinied assistance for citizenship or eligible
immigrant status, the applicant is entitled tor#ormal hearing.

When the HA determines that an applicant is inklegfor the program, the family must be notified
of their ineligibility in writing. The notice mustontain:

= The reason(s) they are ineligible;

= The procedure for requesting a review if the agplicloes not agree with the
decision; and,

= The time limit for requesting a review.
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When denying admission for criminal activity aswhdy a criminal record, the HA will provide
the subject of the record and the applicant witbg@y of the criminal record upon which the decision
to deny was based.

The HA must provide applicants with the opportuiidiyan informal review of decisions
denying the following actions:

= Listing on or removal from the waiting list;

Issuance of a voucher;

Participation in the program; and,

Assistance under portability procedures.

Informal reviews are not required and will not wevpded for established policies and procedures
and HA determinations such as:

Discretionary administrative determinations by it

= General policy issues or class grievances

= A determination of the family unit size under thA Bubsidy standards
= Refusal to extend or suspend a voucher

= A HA determination not to grant approval of theaeay

= Determination that unit is not in compliance witQ8

= Determination that unit is not in accordance witQ@$idue to family size or
composition

Procedure for Review

A request for an informal review must be receivedhe close of the business day, no later than 10
days from the date of the HA's notification of ddrof assistance. The informal review will be
scheduled within 15 days from the date the reqsesiceived.

The person who made or approved the decision ugdiEw, nor a subordinate of such person can
conduct the informal review. All reviews will bereducted by a departmental supervisor other than
the person who rendered the original decision.

In order to expedite the review and provide imprbservice to customers, MSJHA will encourage
the review to be conducted by telephone if accéptalthe applicant. The applicant will be given
the option of presenting oral or written objectiomshe decision. Both the HA and the family may
present evidence and witnesses. The family magiua#orney or other representative to assist them
at their own expense.

MSJHA Section 8 Administrative Plan
Page 81 of 138



All requests for a review, supporting documentatenmd the final decision will be retained in the
family's file.

Informal Hearing Procedures[24 CER 982.555(a-1) 982.54(d)(13)]

Hearings are only available to program participamarticipants are households in which a HAP
contract has been executed. Prior to executioheoHAP contract, all households are considered
applicants and are only entitled to a review asnlesd above.

Hearing procedures will be provided to familieshe briefing packet at the time of issuance of the
voucher.

MSJHA will provide participants with prompt notio¢ determinations, which will include:
= The proposed action or decision of the HA;
= The date the proposed action or decision will {alkee;
= The family's right to an explanation of the basisthe HA's decision.
= The procedures for requesting a hearing if thelfadisputes the action or decision;
= The time limit for requesting the hearing.
When terminating assistance for criminal activgyghown by a criminal record, the HA will provide
the subject of the record and the tenant/partitipéh a copy of the criminal record upon which the
decision to terminate was based
MSJHA will provide participants with the opportunfor an informal hearing for decisions related
to any of the following determinations. The oppaity for an informal hearing will be provided

before termination of assistance.

= Determination of the family's annual or adjustedome and the computation of the
housing assistance payment;

= Determination to terminate assistance for any measad,

= Determinations to terminate a family’s FSS contragthhold supportive services, or
propose forfeiture of the family's escrow account.

Informal hearings are not required for establispelities and procedures and HA determinations
such as:

= Discretionary administrative determinations by
= General policy issues or class grievances

= Establishment of the HA schedule of utility alloweas for families in the program
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= A HA determination not to approve an extensionuspgnsion of a voucher term
= A HA determination not to approve a unit or lease

= A HA determination that an assisted unit is notampliance with HQS (HA must
provide hearing for family breach of HQS becausat tis a family obligation
determination)

= A HA determination that the unit is not in accordanvith HQS because of the family
size

= A HA determination to exercise or not exercise agit or remedy against the owner
under a HAP contract

Notification of Hearing

It is MSJHA's objective to resolve disputes atlivgest level possible, and to make every effort to
avoid the most severe remedies. However, if tm®ipossible, the HA will ensure that participants
will receive all of the protections and rights affed by the law and the regulations.

When the HA receives a request for an informalingaga hearing shall be scheduled within 30 to 60
days. The notification of hearing will contain:

= The date and time of the hearing;
= The location where the hearing will be held;

= The family's right to bring evidence, witnessegjaleor other representation at the
family's expense;

= The right to view any documents or evidence irpthgsession of the HA upon which the
HA based the proposed action and, at the famikperse, to obtain a copy of such
documents prior to the hearing.

= The right to view any documents or evidence inpihesession of the HA that will use at
the hearing.

Requests for documents or evidence must be recbwetth party no later than 15 days before the
scheduled hearing date.

Hearing Procedures

After a hearing date is confirmed, the family maguest to reschedule only upon showing "good
cause,” which is defined as an unavoidable conflitich seriously affects the health, safety or
welfare of the family. If a family does not appata scheduled hearing and has not resched@ded th
hearing in advance, the family must contact the within 24 hours, excluding weekends and
holidays. The HA will reschedule the hearing ofiyhe family can show good cause for thidure

to appear
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Families have the right to:
= Present written or oral objections to the HA's deteation;

=  Examine the documents in the file which are thasbfm the HA's action, and all
documents submitted to the Hearing Officer;

= Copy any relevant documents at their expense;
= Present any information or witnesses pertinenhiéagsue of the hearing;

= Request that HA staff be available or presenteah#aring to answer questions pertinent
to the case; and

= Be represented by legal counsel, advocate, or mg®d representatives at their own
expense.

In addition to other rights contained in this Clepthe HA has a right to:
= Present evidence and any information pertinerteéagdsue of the hearing;

= Be notified if the family intends to be represenitgdegal counsel, advocate, or another
party;

= Examine and copy any documents to be used by thigfprior to the hearing;
= Have its attorney present; and
= Have staff persons and other witnesses familidn thi¢ case present.

The informal hearing will be conducted at the LeBalision of the Municipality of San Juan
Department of Housing.

The HA may appoint hearing officers who are manaffem other departments in the government
of the jurisdiction or are professional mediatararbitrators, employed by the Bar Association or a
mediation, dispute resolution, or arbitration seevi

The hearing shall concern only the issues for wilhehfamily has received the opportunity for
hearing. Evidence presented at the hearing magrsdered without regard to admissibility under
the rules of evidence applicable to judicial prategs.

No documents may be presented which have not regidpd to the other party before the hearing
if requested by the other party. "Documents” inekidecords and regulations.

The Hearing Officer may ask the family for addigbmformation and/or might adjourn the hearing
in order to reconvene at a later date, before reg@hdecision.

If the family misses an appointment or deadlineeoed by the Hearing Officer, the action of the HA
shall take effect and another hearing will not kented.
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The Hearing Officer will determine whether the antiinaction or decision of the HA is legal in
accordance with HUD regulations and this Administea Plan based upon the evidence and
testimony provided at the hearing. Factual deteations relating to the individual circumstances of
the family will be based on a preponderance okthidence presented at the hearing.

A notice of the hearing findings shall be providedriting to the HA and the family within 10 days
and shall include:

= A clear summary of the decision and reasons fod#ugsion;
= |f the decision involves money owed, the amountaiwe
= The date the decision goes into effect.

The HA is not bound by hearing decisions:

=  Which concern matters in which the HA is not regdito provide an opportunity for a
hearing

=  Which conflict with or contradict to HUD regulatistor requirements;
= Which conflict with or contradict Federal, Statelacal laws; or
=  Which exceed the authority of the person condudtweghearing.

The HA shall send a letter to the participant dlétermines the HA is not bound by the Hearing
Officer's determination within 10 days. The letdball include the HA's reasons for the decision.

All requests for a hearing, supporting documentatend a copy of the final decision will be
retained in the family's file.

Provisions For "Restrictions On AssistancelTo Non-Citizens" [24 CER Part 5, Subpart E]

Assistance to the family may not be delayed, deoie¢drminated on the basis of immigration status
at any time prior to the receipt of the decisiortlom INS appeal.

Assistance to a family may not be terminated orietenvhile the HA hearing is pending but
assistance to an applicant may be delayed pendengA hearing.

INS Determination of Ineligibility

If a family member claims to be an eligible immigrand the INS SAVE system and manual search
do not verify the claim, the HA notifies the applit or participant within ten days of their rigbt t
appeal to the INS within thirty days or to requastnformal hearing with the HA either in lieu af 0
subsequent to the INS appeal.

If the family appeals to the INS, they must give HWA a copy of the appeal and proof of mailing or
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the HA may proceed to deny or terminate. The tier@opl to request an appeal may be extended by
the HA for good cause.

The request for a HA hearing must be made withimtéen days of receipt of the notice offering the
hearing or, if an appeal was made to the INS, witburteen days of receipt of that notice.

After receipt of a request for an informal hearitftgg hearing is conducted as described in this
chapter for both applicants and participants. dftiiearing officer decides that the individual i$ no
eligible, and there are no other eligible familymieers the HA will:

= Deny the applicant family
= Defer termination if the family is a participantdaqualifies for deferral
= Terminate the participant if the family does noalify for deferral

If there are eligible members in the family, the WA offer to prorate assistance or give the famil
the option to remove the ineligible members.

All other complaints related to eligible citizenAmgrant status shall be handled as follows:

= If any family member fails to provide documentatmmcertification as required by the
regulation, that member is treated as ineligilblell Family members fail to provide, the
family will be denied or terminated for failure poovide.

= Participants whose termination is carried out aéerporary deferral may not request a
hearing since they had an opportunity for a hegoigy to the termination.

= Participants whose assistance is pro-rated (elthsed on their statement that some
members are ineligible or due to failure to veafigible immigration status for some
members after exercising their appeal and heaigih¢srdescribed above) are entitled to
a hearing based on the right to a hearing regad#éitegminations of tenant rent and Total
Tenant Payment.

= Families denied or terminated for fraud in conr@ctivith the non-citizens rule are
entitled to a review or hearing in the same wayeasinations for any other type of
fraud.

Mitigating Circumstances For Individuals With Didéhles [24 CFR 982.204, 982.552(¢)]

When applicants are denied placement on the wdishgr the HA is terminating assistance, the
family will be informed that presence of a disalitnay be considered as a mitigating circumstance
during the informal review process. Such circumets shall be considered when making the final
determination of the review or hearing.
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SECTION 19
SPECIAL HOUSING TYPES

General [24 CFR 982.601]

MSJHA will permit the use of all types of speciausing arrangements in the Housing Choice
Voucher Program. Special housing arrangementsideckuch housing alternatives as shared
housing, congregate housing, assisted living, c@tppe housing and other housing choices that
meet the needs of program participants. Familigsehaose whether to rent housing that qualifies
as a special housing type or to rent other elidgiiglesing in accordance with requirements of the
program.

MSJHA will not set aside any program funding frdme Housing Choice Voucher Program for use
in special housing types. However, MSJHA will adisier any vouchers it may receive from HUD
as the result of a national set aside for specaiam types.

Single Room Occupancy [24 CFR 982.602]

Single room occupancy (SRO) refers to a housingthat generally lacks a kitchen and may have a
shared bathroom. A single person may use a Ho@hogce Voucher to reside in an SRO housing
unit.

A separate lease and housing assistance paymerdcatonill be executed for each assisted person
residing in an SRO. The HA will ensure that allGGRnits approved for the program are in
compliance with all of the Housing Quality Standafdr SROs as regulated in 24 CFR 982.605.

Congregate Housing [24 CFR 982.606]

Congregate housing normally refers to a housinglonated in a home or building that shares a
central kitchen facility. The facility may havessbd bathrooms or may offer individual bathroom
facilities for each living unit. A warm up kitchevith a small counter and microwave may also be
included in the unit.

An elderly person or a person with disabilities mese their Housing voucher to reside in a
congregate housing unit. The HA may also apprdeedly member or live-in aide to reside with
the elderly person or person with disabilities.eTHhA will approve a live-in aide if needed as a
reasonable accommodation so that the programdsyeeacessible to and usable by persons with
disabilities.

A separate lease and HAP contract will be exedategiach assisted family residing in a congregate
housing unit. Unless there is a live-in aide, plagment standard for a family that resides in a
congregate housing unit is the zero-bedroom paymetamdard on the HA payment standard
schedule. However, if there are two or more roomthe unit (not including kitchen or sanitary
facilities), the payment standard for a family thedides in a congregate housing unit is the one
bedroom payment standard amount.
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The HA will ensure that all congregate housing siappproved for the program are in compliance
with all of the Housing Quality Standards for coeggite housing as regulated in 24 CFR 982.609.

Group Homes [24 CFR 982.610, 982.612]

A group home is defined as a facility that is lised, certified, or otherwise approved in writing by
the State, or the State's licensing departmenthirexclusive residential use of two to twelve
persons who are elderly or persons with disalslitieis more common to see group homes used for
persons with disabilities than for elderly persons.

An elderly person or a person with disabilities mag their Housing Voucher to reside in a State-
approved group home. If approved by the HA, a liveaside may reside with a person with
disabilities. The HA must approve a live-in aifleeeded as a reasonable accommodation so that
the program is readily accessible to and usabfeebgons with disabilities. However, MSJHA will
not approve assistance for a person to live iroaghome if file documentation indicates that the
person is in need of continual medical or nursiagec

Except for a live-in aide, all residents of a grdwygme must be elderly persons or persons with
disabilities. No more than twelve persons may esich group home. This limit covers all persons
who reside in the unit, including assisted and siséed residents and any live-in aide.

There will be a separate HAP contract and leasedon assisted person living in a group home. For
a group home the term "pro-rata portion" means\tach is derived by dividing the number of
persons in the assisted household by the total auoflvesidents (assisted and unassisted) residing
in the group home. The number of persons in thstasshousehold equals one assisted person plus
any HA-approved live-in Aide.

The rent to owner for an assisted person may regezkthe pro-rata portion of the reasonable rent
for the group home. The reasonable rent for atoame is determined in accordance with
982.503. In determining reasonable rent the HA wahsider whether sanitary facilities, and
facilities for food preparation and service, arenamon facilities or private.

Unless there is a live-in aide, the family uniiesizll be determined as a zero bedroom. If theee i
live-in aide, the live-in aide will be counted ietdrmining the family unit size.

The payment standard for a person who residegrioup home is the lower of the payment standard
for the family unit size; or the pro-rata portiditioe payment standard amount on the HA payment
standard schedule for the group home size (totalen of bedrooms in the group home).

The utility allowance for each assisted persordiegiin a group home is the pro-rata portion of the
utility allowance for the group home unit size. eTHA will ensure that all group home units

approved for the program are in compliance withoélhe Housing Quality Standards for group
homes as regulated in 24 CFR 982.614.
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Shared Housing [24 CFR 982.615]

Shared housing is a single housing unit occupieshse than one household. The unit normally
consists of both common space for shared use Wy lhmiseholds and separate private space
(sleeping and bathing quarters) for each househgld.assisted family may use their Housing
Voucher to reside in shared housing. In sharedihguan assisted family may share a unit with
another resident or residents of a unit. The uay tre a house or an apartment.

The HA may approve a live-in aide to reside witfamily in order to care for a person with a
disability. The HA must approve a live-in aide @eded as a reasonable accommodation so that the
program is readily accessible to and usable byopersvith disabilities. Other persons who are
assisted or not assisted under the tenant-basgthpranay reside in a shared housing unit.

The owner of a shared housing unit may also rasitlee unit. A resident owner may enter into a
HAP contract with the HA. However, housing assiseamay not be paid on behalf of an owner. The
HA will not approve assistance for a person or farthat is related by blood or marriage to a
resident owner. There will be a separate housssgstance payment contract and lease for each
assisted family residing in a shared housing unit.

For shared housing, the term "pro-rata portion"msdée ratio derived by dividing the number of
bedrooms in the private space available for occoypby a family by the total number of bedrooms
in the unit. For example, for a family entitledaccupy three bedrooms in a five bedroom unit, the
ratio would be 3/5.

The rent to owner to owner for the family may rateed the pro-rata portion of the reasonable rent
for the shared housing dwelling unit.

For a family that resides in a shared housingtheippayment standard is the lower of the payment
standard amount on the HA payment standard schimtdhe family unit size or the pro-rata portion
of the payment standard amount on the HA paymentsird for the shared housing unit size.

The utility allowance for an assisted family liviligshared housing is the pro-rata portion of the
utility allowance for the shared housing unit. THA will ensure that all shared housing units
approved for the program are in compliance wittoathe Housing Quality Standards for shared
housing as regulated in 24 CFR 982.618.

Cooperative Housing [24 CFR 982.619]

A cooperative refers to a type of housing in wraahndividual has an ownership interest, normally
shares or a percentage, in the overall propertyos are always designated on the ownership
documents as cooperative housing and the HA wilfiom that a property is so designated prior to

processing a voucher under this housing arrangement

The HA will approve a family living in cooperativusing if it is determined that assistance under
the program will help maintain affordability of theoperative unit for low-income families The HA
will not approve assistance for a family in coopigeahousing until the HA has also determined that
the cooperative has adopted requirements to maimantinued affordability for low-income
families after transfer of a cooperative membaeitarest in a cooperative unit (such as a saleeof th
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resident's share in a cooperative corporation).

For cooperative housing, the rent to owner is tloatimly carrying charge under the occupancy
agreement/lease between the member and the cagperat

The carrying charge consists of the amount assésseel member by the cooperative for occupancy
of the housing. It includes the member's shara@tboperatives debt service, operating expenses,
and necessary payments to cooperative reserve. fidod®ver, the carrying charge does not include
down-payments or other payments to purchase thgecative unit, or to amortize a loan to the
family for this purpose. Gross rent is the carrysh@rge plus any tenant paid utility.

The lease and other appropriate documents willlstip that the monthly carrying charge is subject
to Section 8 limitations on rent to owner. The pawmnstandard is applied in accordance with
standard procedures for applicability of paymeanhdards described earlier in this plan. Utility
allowances are also applied in accordance withdstahprocedures.

The HA will ensure that all cooperative housingtsimipproved for the program are in compliance
with all of the Housing Quality Standards outlingd the "Housing Quality Standards and
Inspections” chapter, and regulated by 24 CFR @82.4

Manufactured Homes [24 CFR 982.620]

A manufactured home is a structure that is builagrermanent chassis, is designed for use as a
principal residence but is movable, is not anchtwexdfoundation but does have tie downs. The HA
will permit a family to lease a manufactured home space with assistance under the program. The
HA will also provide assistance for a family thatres the manufactured home and leases only the
space.

A manufactured home must meet all the HQS requintsneutlined in the "Housing Quality
Standards and Inspections” chapter and regulatgd ByR 982.401. In addition the manufactured
home also must meet the following requirements:

= A manufactured home must be placed on the sitestalde manner, and must be free from
hazards such as sliding or wind damage.

= Atie-down device that distributes and transfeeslttads imposed by the unit to appropriate
ground anchors to resist wind overturning and sjdnust securely anchor a manufactured
home.

Manufactured Home Space Rental [24 CFR 982.622]

Rent to owner for a manufactured home space wilide payment for maintenance services that the
owner must provide to the tenant under the leastihéospace. Rent to owner does not include the
cost of utilities and trash collection for the meaatured home.

However, the owner may charge the family a sep&eatéor the cost of utilities or trash collection
provided by the owner.
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During the assisted tenancy, the rent to ownetifiemanufactured home space may not exceed a
reasonable rent as determined by the HA. The Hwi approve a lease for a manufactured home
space until the HA has determined that the inigat to owner for the space is a reasonable rént. A
least annually during the assisted tenancy, thendlxe-determine that the rent is reasonable.

The HA will determine whether the rent to ownerdananufactured home space is a reasonable rent
in comparison to rents for other comparable martufad home spaces. The HA will consider the
size and location of the space and any servicesxandenance provided by the owner in accordance
with the lease.

By accepting each monthly housing assistance payimuen the HA, the owner of the manufactured
home space certifies that the rent to owner fosffeee is not more than rent charged by the owner
for unassisted rental of comparable spaces inahee snanufactured home park or elsewhere. If
requested by the HA, the owner must provide theitfdrmation on rents for other manufactured
home space.

The FMR for a manufactured home space will be datexd by HUD and published annually. The
initial rent to owner for leasing a manufacturedigosspace may not exceed the published FMR for a
manufactured home space. The FMR for rental ofraufaatured home space is generally 40 percent
of the published FMR for a two-bedroom unit.

During the term of a voucher tenancy, the amoutit@imonthly housing assistance payment for a
family will equal the lesser of:

= The payment standard minus the total tenant payroent

= The rent paid for rental of the real property onchithe manufactured home owned by the
family is located (the space rent) minus the tt@aant payment.

The space rent is the sum of the following as detexd by the HA:
= Rent to owner for the manufactured home space;
= Owner maintenance and management charges for délee;sp
= The utility allowance for tenant paid utilities.

The HA will establish utility allowances for manafared home space rental. For the first twelve
months of the initial lease term only, the allonasevill include a reasonable amount for utility
hook-up charges payable by the family, if the fgradtually incurs the expenses because of a move.

Allowances for utility hook-up charges do not apfaya family that leases a manufactured home
space in place. Utility allowances for manufaatun®me space will not be applied to cover the
costs of digging a well or installation of a seystem.
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SECTION 20
PROGRAM INTEGRITY

General [24 CER 792.101 to 792.204, 982.54]

The US Department of Housing and Urban Developroenservatively estimates that 200 million
dollars is paid annually to program participantovidsify or omit material facts in order to gain
more rental assistance than they are entitleddernhe law. HUD further estimates that 12% of all
HUD-assisted families are either totally ineligide are receiving benefits which exceed theirllega
entitlement.

MSJHA is committed to assuring that the properlle¥benefits is paid to all participating familjes
and that housing resources reach only income-&idémilies so that program integrity can be
maintained. The HA will take all steps necessargrevent fraud, waste, and mismanagement so
that program resources are utilized judicioushhisTchapter outlines MSJHA'’s policies for the
prevention, detection and investigation of progetuse and fraud.

Criteria For Investigation Of Suspected Abuse And Faud

Under no circumstances will the HA undertake aruingor an audit of a participating family
arbitrarily. The HA's expectation is that partidipg families will comply with HUD requirements,
provisions of the voucher, and other program rulég HA staff will make every effort (formally
and informally) to orient and educate all familiesorder to avoid unintentional violations.
However, the HA has a responsibility to HUD, to @@mmunity, and to eligible families in need of
housing assistance, to monitor participants andeosvior compliance and, when indicators of
possible abuse come to the HA' s attention, tostigate such claims.

The HA will initiate an investigation of a partiepng family only in the event of one or more & th
following circumstances:

Referrals, Complaints, or Tips.The HA will follow up on referrals from other agaes,
companies or persons which are received by maielephone or in person, which allege
that a family is in non-compliance with, or otheseviolating the family obligations or any
other program rules. Such follow-up will be madevpding that the referral contains at least
one item of information that is independently viabfe. A copy of the allegation will be
retained in the family's file.

Internal File Review. A follow-up will be made if HA staff discovers (asfunction of a
certification or recertification, an interim redetenation, or a quality control review),
information or facts which conflict with previoutefdata, the HA's knowledge of the family,
or is discrepant with statements made by the family

Verification of Documentation. A follow-up will be made if the HA receives indepkent
verification or documentation which conflicts wipresentations in the family's file (such
as public record information or credit bureau régpaeports from other agencies).
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Steps To Prevent Program Abuse And Fraud

The HA management and staff will utilize variousthwoels and practices (listed below) to prevent
program abuse, non-compliance, and willful violatioof program rules by applicants and

participating families. This policy objective isgstablish confidence and trust in the managenyent b
emphasizing education as the primary means torobtanpliance by families.

Program Orientation SessionMandatory orientation sessions will be conductethb HA
staff for all prospective program participantsheitprior to or upon issuance of a voucher.
At the conclusion of all Program Orientation Sessjahe family representative will be
required to sign a "Program Briefing Certificate"donfirm that all rules and pertinent
regulations were explained to them.

Review and explanation of FormsStaff will explain all required forms and revietet
contents of all (re)certification documents priorsignature.

Use of Instructive Signs and Warningslinstructive signs will be conspicuously posted in
common areas and interview areas to reinforce damg® with program rules and to warn
about penalties for fraud and abuse

The HA Staff will maintain a high level of awaresés indicators of possible abuse and fraud by
assisted families.

Quality Control File Reviews. Prior to initial certification, and at the compdtet of all
subsequent re-certifications, a sample of partidifises will be reviewed by a supervisor.
Such reviews shall include, but are not limited to:

* Assurance that verification of all income and deduns is present.

» Changes in reported Social Security Numbers orsdateirth.

* Authenticity of file documents.

» All forms are correctly dated and signed.

Observation. The HA Management and Occupancy Staff (to inclodpection personnel)
will maintain high awareness of circumstances winay indicate program abuse or fraud,
such as unauthorized persons residing in the holgahd unreported income.

Public Record Bulletinsmay be reviewed by Management and Staff.

State Wage Data Record Keepers(TASS and HUD EIV)t available inquiries to State
Wage and Employment record keeping agencies asrazgtl under Public Law 100-628,
the Stewart B. McKinley Homeless Assistance Amenasiéct of 1988, may be made
annually in order to detect unreported wages omoh@yment compensation benefits

Credit Bureau Inquiries. Credit Bureau inquiries are made (with proper augation by
the participant) to all program participants.
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Handling Of Allegations Of Possible Abuse And Fraud

The HA staff will encourage all participating fares to report suspected abuse to their assigned
caseworker. The caseworker will be responsibledaducting a preliminary review of allegations to
determine their validityAll such referrals, as well as referrals from conmitywymembers and other
agencies, will be thoroughly documented and placede participant's file.

All allegations, complaints and tips will be cadgfievaluated in order to determine if they warrant
follow-up. MSJHA will not follow up on allegationshich are vague or otherwise non-specific.
Caseworkers will be responsible for referring caséleir assigned supervisor if it is determired t
be a valid allegation and supervisors will be resae for following up or referring the case to
MSJHA'’s Quality Control Section. They will onlywiew allegations, which contain one or more
independently verifiable facts.

File Review.An internal file review will be conducted to detene: If the subject of the
allegation is a client of the HA and, if so, to eletine whether or not the information
reported has been previously disclosed by the fartilvill then be determined if the HA is
the most appropriate authority to do a follow-um(enso than police or social services). Any
file documentation of past behavior as well asaworating complaints will be evaluated.

Conclusion of Preliminary Review.If at the conclusion of the preliminary file rewi¢here
is/are fact(s) contained in the allegation whichftot with file data, and the fact(s) are
independently verifiable, the Director of Housuaij initiate an investigation to determine if
the allegation is true or false.

Overpayments To Owners

If a landlord has been overpaid as a result ofdfratisrepresentation or violation of the Contract,
MSJHA may terminate the Contract and will make gweffort to recover any overpayments.
Payments otherwise due to the owner may be dedfroradther contracts in order to repay the HA
or the tenant, as applicable.

Investigation of Allegations Of Abuse And Fraud

If the HA determines that an allegation is refeiethe MSJHA Investigation Section, or a person
designated to monitor the program compliance waifiduct the investigation. The steps taken will
depend upon the nature of the allegation and mayde, but are not limited to, the items listed
below. In all cases, the HA will secure the writserthorization from the program participant for the
release of information.

» Credit Bureau Inquiriesn cases involving previously unreported incomarses, a CBI
inquiry may be made to determine if there is finahactivity that conflicts with the
reported income of the family.

» Verification of Credit In cases where the financial activity conflictghafile data, a
Verification of Creditform may be mailed to the creditor in order toedetine the
unreported income source.
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» Employers and Ex-EmployerEmployers or ex-employers may be contacted tibyver
wages which may have been previously undisclosexdigneported.

* Neighbors/WitnessedNeighbors and/or other witnesses may be intemtewho are
believed to have direct or indirect knowledge aft$gpertaining to the HA's review.

» Other Agencieslnvestigators, caseworkers or representativeshefr benefit agencies
may be contacted.

» Public Recordsif relevant, the HA will review public recordsgian any jurisdictional
courthouse. Examples of public records which maghieeked are: real estate, marriage,
divorce, uniform commercial code financing statetagwoter registration, judgments,
court or police records, state wage records, ytétords and postal records.

* Interviews with Head of Household or Family Memberse HA will discuss the
allegation (or details thereof) with the Head ofudehold or family member by
scheduling an appointment at the appropriate HAc@ffThe HA staff person who
conducts such interviews will maintain a high stmadbf courtesy and professionalism.
Under no circumstances will management toleratanmhatory language, accusation, or
any unprofessional conduct or language. If possani@dditional staff person will attend
such interviews.

Documents, Evidence And Statements Obtained By TH&A

Documents and other evidence obtained by the HMduhe course of an investigation will be
considered "work product” and will either be kapthe participant's file, or in a separate "work
file." In either case, the participant's file oonk file shall be kept in a locked file cabinet.cBu
cases under review will not be discussed among tdK @nless they are involved in the process, or
have information, which may assist in the invesiara

Conclusion Of The Investigative Review

At the conclusion of the investigative review, tegiewer will report the findings to the Section 8
Program Director. It will then be determined whetaeiolation has occurred, a violation has not
occurred, or if the facts are inconclusive.

Evaluation Of The Findings

If it is determined that a program violation haswred, the HA will review the facts to determine:
* The type of violation (procedural, non-complianicaud);
* Whether the violation was intentional or unintenab
* What amount of money (if any) is owed by the family

» If the family is eligible for continued occupancy.
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Action Procedures For Violations Which Have Been Deumented

Once a program violation has been documented, gheill propose the most appropriate remedy
based upon the type and severity of the violation.

1.

Procedural Non-complianceThis category applies when the family "fails tddserve a
procedure or requirement of the HA, but does natapresent a material fact, and there is
no retroactive assistance payments owed by thdyfami

(@) Warning Notice to the Family.In such cases a notice will be sent to the family,
which contains the following:

* A description of the non-compliance and the procedpolicy or obligation
which was violated;

» The date by which the violation must be correctgdhe procedure complied
with;

» The action which will be taken by the HA if the pedlure or obligation is not
complied with by the date specified by the PH; and,

* The consequences of repeated (similar) violations.

Procedural Non-compliance - Overpaid Assistanc&/hen the family owes money to the
HA for failure to report changes in income or ass#die HA will issue a Notification of
Overpayment of Assistance. This Notice will contia following:

* A description of the violation and the date(s);
* Any amounts owed to the HA;
» A ten day response period; and,

* Theright to disagree and to request an informatihg with instructions for the
request of such hearing.

Participant Fails to Comply with HA's Notidéthe Participant fails to comply with the HAlstice,

and a family obligation has been violated, the Hif\ itiate termination of assistance.

Participant Complies with HA's Notic&Vhen a family complies with the HA's notice, staff

person responsible will meet with him/her to discasd explain the Family Obligation or program
rule which was violated. The staff person will cdetp a Participant Counseling Report, give one
copy to the family and retain a copy in the farsilfe.

3.

Intentional Misrepresentations.When a participant falsifies, misstates, omitstberwise
misrepresents a material fact which results (orld/bave resulted) in an overpayment of
housing assistance by the HA, the HA will evaluatesther or not: the participant had
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knowledge that his/her actions were wrong, ang#rgcipant willfully violated the family
obligations or the law.

Knowledge that the action or inaction was wromfis will be evaluated by determining if the
participant was made aware of program requirenaraprohibitions. The participant's signature on
various certification, briefing certificate, Persdmeclaration and Things You Should Know are
adequate to establish knowledge of wrong-doing.

The participant willfully violated the lawAny of the following circumstances will be considd
adequate to demonstrate willful intent:

(@) An admission by the participant of the misrspreation.

(b) That the act was done repeatedly.

(© If a false name or Social Security Number wsedu

(d) If there were admissions to others of the dlegrtion or omission.

(e) That the participant omitted material facts ebhivere known to him/her (e.g.,
employment of self or other household member).

() That the participant falsified, forged or aktdrdocuments.

(9) That the participant uttered and certifiedtdesments at an interim (re)determination
which were later independently verified to be false

4. Dispositions of Cases Involving Misrepresentatis. In all cases of misrepresentations
involving efforts to recover monies owed, the HAyparsue, depending upon its evaluation
of the criteria stated above, one or more of thiewiong actions:

(@) Criminal Prosecutiorif the HA has established criminal intent, and tiase meets
the criteria for prosecution, the HA will notify HXs RIGI, and terminate rental
assistance.

(b)  Administrative RemediesThe HA will terminate assistance and execute an
administrative repayment agreement in accordanttethhe¢ HA's Repayment Policy

5. The Case Conference for Serious Violations andistepresentationsWhen the HA has
established that material misrepresentation(s) lnacerred, a Case Conference will be
scheduled with the family representative and theskéf person who is most knowledgeable
about the circumstances of the case.

This conference will take place prior to any pragabaction by the HA. The purpose of such
conference is to review the information and evidembtained by the HA with the
participant, and to provide the participant an oppaty to explain any document findings
which conflict with representations in the familyle. Any documents or mitigating
circumstances presented by the family will be takmconsideration by the HA. The family
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will be given 10 days to furnish any mitigating @ence.

A secondary purpose of the Participant Conferesite assist the HA in determining the
course of action most appropriate for the caserRwithe final determination of the
proposed action, the HA will consider:

e The duration of the violation and number of falsgements.
» The family's ability to understand the rules.

* The family's willingness to cooperate, and to atecepponsibility for his/her
actions

e The amount of money involved.

* The family's past history

* Whether or not criminal intent has been established
* The number of false statements.

6. Notification to Participant of Proposed Action.The HA will notify the family of
the proposed action no later thandHys after the case conference by certified mail.
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SECTION?21
SECTION 8 MANAGEMENT ASSESSMENTPROGRAM

General

The U. S. Department of Housing and Urban Develognmeplemented the Section 8 Management
Assessment Program (SEMAP) on October 13, 1998rt@ s1s a management tool for objectively
measuring program compliance, identifying manageroapabilities and deficiencies, as well as
improving risk assessment for potential progranbjgms. SEMAP also provides local housing
agencies with a structured self-assessment systeavéluating the tenant-based rental assistance
programs.

Performance Indicators

The following performance indicators have beenldstaed to help meet HUD’s overall goal of
getting the right Section 8 families in the rigimits at the right cost. Effective delivery of raht
assistance and family-self-sufficiency goals i@ ateasured. The individual indicators and their
assigned points are presented below.

Performance Indicator Total Possible Points
1. Selection from the Waiting List 15
2. Rent Reasonableness 20
3. Adjusted Income 20
4. Utility Allowance 5
5. HQS Quality Control 5
6. HQS Enforcement 10
7. Expanding Housing Opportunity 5
8. Payment Standards 5
9. Annual Reexaminations 10
10. Tenant Rent Calculations 5
11. PreContract HQS Inspections 5
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12. Annual Inspections 10
13. Lease-Up 20
14. FSS Escrowing and % of Families 5
with Escrow Accounts S
15. Deconcentration Bonus 5
TOTAL POSSIBLE POINTS 150

High Performer: 90+% Standard Performer: 61-8%b
Troubled: <=60%

Certification Period

MSJHA is required to submit a certification to HUD by August 29th of each year for the
period from July 1st through June 30th(MSJHA's fiscal year).

The SEMAP Certification Process

The certification for each of the performance iadlcs is supported by documentation from the
following sources:

¢ Family files and MIS (CCS) computer records
¢ Multi-Family Tenant Characteristic System (MTCS)
¢ Management files, marketing materials, studies,samdeys.

Family Files and CCS Computer Records
A random sample of family files and CCS Computer Reords along with management files,

marketing materials, studies and surveys were reweed to support the following SEMAP
indicators:
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¢ Indicator 1: Selection from the Waiting List

¢ Indicator 2: Rent Reasonableness

¢ Indicator 3: Adjusted Income

¢ Indicator 4: Utility Allowance Schedule

¢ Indicator 5: HQS Quality Control

¢ Indicator 6: HQS Enforcement

¢ Indicator 7: Expanding Housing Opportunities
¢ Indicator 8: Payment Standards

¢ Indicator 15: De-concentration (Bonus)

MTCS Data

The Multi-Tenant Characteristic System (MTCS) coeputerized tracking and monitoring system
used by HUD to track family data in both the Satt®and public housing programs. Family

information is electronically submitted to MTCS upmompletion of a HUD 50058 Family Report.

The following SEMAP indicators are evaluated basednformation from the MTCS database.

Summary by Indicator

¢ Indicator 9: Annual Reexaminations

¢ Indicator 10: Tenant Rent Calculations

¢ Indicator 11.: Pre-Contract HQS

¢ Indicator 12: Annual Inspections

¢ Indicator 13: Lease-Up

¢ Indicator 14: FSS Enrollment and Escrow Account

Indicator 1: Selection from the Waiting List

The purpose of this indicator is to determine whethe local housing agency has written admission
policies in its Administrative Plan and to confinvhether the agency follows their admission
policies when selecting applicants from the waitiay The Administrative Plan must be formally
adopted by the Housing Authority and must be sutiechito HUD.

Verification Process

HUD will rate this indicator on the SEMAP certifigan. An agency can earn either all or none of the
15 points for this indicator. To earn all 15 pojritse review must confirm that the agency has
written admissions policies in it AdministrativeaRland at least 98% of the families in the sample
were selected from the waiting list in accordandé whese policies and met the selection criteria
that determined their places on the waiting list treir order of selection.
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Indicator 2: Rent Reasonableness

The purpose of this indicator is to determine whethe housing agency has implemented a written,
reasonable method for determining and documenkiagént charged for each unit leased. The
method used must ensure that the rent chargedssmable based on current rents for comparable
unassisted units at the time of initial leasingewlthere is any increase in the rent to owneraand
the HAP contract anniversary if there is a 5 perdecrease in the published FMR in effect 60 days
before the HAP contract anniversary.

Verification Process

This indicator will be rated by HUD on the HA’s SR certification. An agency can earn a
maximum of 20 points for this indicator if the rewi confirms that:

¢ The HA has a reasonable method it follows to detgmeasonable rent which considers
location, size, type, quality, and age of the yrdisd the amenities, housing services, and
maintenance and utilities provided by the owned an

¢ A random sample of tenant files demonstrates thatént reasonable system was used and
documented in 98% of the files sampled for inik&se-up, any rent increase to owner, and if
there is a 5% decrease in the published FMR inceB@ days prior to the HAP contract
anniversary.

Fifteen points can be earned if the review confitina the above criterion is met in 8098 6f the
units sampled for the review. Zero points are edththe rent reasonableness method is used and
documented in less than 80% of the random sanipkethiat are reviewed.

Indicator 3: Adjusted Income

The purpose of this indicator is to determine whethe housing agency has verified and correctly
determined adjusted annual income for each asdetaty at the time of admission; and at annual
reexamination.

Verification Process

This indicator will be rated by HUD on the SEMARtd&ation. An agency can earn a maximum of
20 points for this indicator if the review confirrtigat based on a random sample in at least 90% of
the families:

The HA obtains 3rd party verification of reporteafily income, the value of assets totaling
more than $5000, expenses related to deductiomsdrmual income and other factors that
affect the determination of adjusted income, antherHA documents in tenant files why

third party verification was not available;
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The HA properly attributes and calculates allowanicg any medical, child care, and/or
disability assistance expenses; and

The HA uses the appropriate utility allowance ttedaine gross rent for the unit leased.

Fifteen points can be earned if the review confithad the above criteria are met in 80-89% of the
files sampled for the review. Zero points are edrfiadjusted income determinations are correct
and properly documented in less than 80% of theaansample files reviewed.

Indicator #4 — Utility Allowance Schedule

The objective of this indicator is to determine wiee the HA maintains an up-to-date utility
allowance schedule in accordance with HUD progreguliations, (24 CFR 982.517.)

Verification Process

This indicator will be rated by HUD on the SEMARtd&ation. An agency can earn a maximum of
5 points for this indicator if the review confirrtisat the HA reviewed utility rate data within tlast

12 months, and adjusted its utility allowance scited there has been a change of 10 percent or
more in a utility rate since the last time theitytiallowance schedule was revised.

Indicator #5 — HOS Quality Control Inspections

The purpose of this indicator is to determine waethHA supervisor or other qualified person re-
inspects a sample of the units under contract duha last completed HA fiscal year. The quality
control inspection process tests consistency ieaftte to the Housing Quality Standards and also
helps to determine if inspectors require additidraihing.

Verification Process

This indicator will be rated by HUD on the HA’s SR certification. An agency can earn a
maximum of 5 points for this indicator, if the rew confirms that:

¢+ A sample of assisted units were quality contrgbatted based on the sample size required for
the number of units under contract.

¢ The sample represents units recently inspected (iH§f&ctions perform during the 3 months
preceding the quality control inspection)

¢ The sample represents cross-section of inspeatdraeighborhoods

Indicator #6 — HOS Enforcement
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The purpose of this indicator is to test the Hog#athority’s ability to insure that life- threate
HQS deficiencies are corrected within 24 hours ftbendate of inspection and that all other HQS
deficiencies are corrected within no more than&erwar days from the date of the inspection or
any HA-approved extension. The indicator also tesisther the Authority has appropriately abated
the rent to owner no later than the first of thenthdollowing the specified correction period, ahd
not corrected termination of the HAP contract. sTihdicator also measures the response of the HA
for family caused defects, and whether or not théhArity takes prompt and vigorous action to
enforce the family obligations.

Verification Process

This indicator will be rated by HUD on the HA’s SR certification. An agency can earn a
maximum of 10 points for this indicator if the rew confirms that based on a random sample:

¢ 100% of life threatening emergencies were complefigain 24 hours;

¢ 98% of all other cited HQS deficiencies were caedavithin no more than 30 days or any HA
approved extension;

¢ If deficiencies were not corrected within requitede frame, the HAP payment was abated no
later than the first of the month following the i@mation period or the HAP contract was
terminated or for family-caused defects took proamd vigorous action to enforce the family
obligations.

Indicator #7 — Expanding Housing Opportunities

The purpose of this indicator is to determine whetthe housing agency has adopted and
implemented a written policy to encourage partitgraby owners with units located outside areas
of poverty or minority concentration; informs reintaucher and certificate holders of the full range
of areas where they may lease units both insideatside of the HA'’s jurisdiction; and supplies a
list of landlords or other parties who are willitiglease units or help families find units, inclugli
units outside areas of poverty or minority concamnin.

Verification Process

This indicator will be rated by HUD on the HA’s SR certification. An agency can earn a
maximum of 5 points for this indicator if the rewi€onfirms that:

¢ The HA has a written policy to encourage partiggratoy owners of units outside areas of
poverty or minority concentration; the HA clearlitheates areas in its jurisdiction that the HA
considers areas of poverty or minority concentratand which includes actions the HA will
take to encourage owner participation.

¢ The HA encouraged participation by owners outsidasof poverty and minority participation.
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¢ The HA has prepared maps that show various dve#iswithin and outside of its jurisdiction.

¢ The HA's information packet for certificate and wber holders contains either a list of owners
who are willing to lease, or properties availaloleléase, under the rental voucher or certificate
programs, or a list of other organizations that hellp families find units and the list includes
properties or organizations that operate outsidasaof poverty or minority concentration

¢ The HA'’s information packet includes an explanawdmow portability works and includes a
list of neighboring HA with the name, address agldfgthone number of a portability contact
person at each.

¢+ HA has analyzed whether rental voucher and ceatdibolders have experienced difficulties in
finding housing outside areas of poverty or minyoencentration and, if such difficulties have
been found, HA documentation shows that the HAdmadyzed whether it is appropriate to seek
approval of area exception rents in any part glitisdiction and has sought HUD approval of
exception rents when necessary.

Indicator #8 — Payment Standards

The purpose of this indicator is to determine whethe housing agency has verified and correctly
determined adjusted annual income for each asdesteitly at the time of admission; and annual
reexamination.

Verification Process

This indicator will be verified by HUD through tlise of payment standard information submitted
to HUD on the SEMAP certification form and MTCS gsaents and FMR data. An agency can earn
a maximum of 5 points for this indicator if:

¢ At least 98% of the families newly leased in thetifieate program, excluding over-FMR
families, have initial gross rents at or below #pplicable FMR or approved exception rent
limit, and

¢ That the HA has adopted payments standards whichot@xceed the applicable FMR or
approved exception rent limit and which are nos l#gan 80% of the current FMR, unless
approved by HUD.

Zero points are earned if the random sample dematasthat more than 2% of the files sample have

gross rents that exceed the applicable FMR, or Higproved exception rent limits, or the HA’s
rental voucher program payment.

Indicator #9 — Annual Re-Certifications

The purpose of this indicator is to determine whethe housing agency completes an annual re-
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examination for each participating family at leagéry 12 months.
Verification Process

This indicator will be verified by MTCS reports skiag the percent of reexaminations that are more
than 2 months overdue. An agency can earn a maxiofitl® points for this indicator if the MTCS
report confirms that fewer that 5% of all HA reexaations are more than 2 months overdue. Five
points can be earned if the report confirms thiat 50% of all HA reexaminations are more than 2
months overdue. Zero points are earned if mae 19% of all HA reexaminations are more than 2
months overdue.

Indicator #10 — Correct Tenant Rent Calculations

The purpose of this indicator is to determine whethe housing agency correctly calculates tenant
rent in the rental certificate program, and theifgisishare of the rent to owner in the rental voerc
program.

Verification Process

This indicator will be verified by MTCS reports. &@hheports will demonstrate the percent of tenant
rent and family’s share of the rent to owner caltiohs that are incorrect based on data sent to HUD
on the HUD-50058 form.

An agency can earn a maximum of 5 points for thasdator if the MTCS report confirms that 2% or
fewer of all HA tenant rent and family’s share @fitto owner calculations are incorrect. Zero [®int
will be awarded if more than 2% of all HA tenanhteand family’s share of rent to owner
calculations are incorrect.

Indicator #11 — Pre-contract HOS Inspections

The purpose of this indicator is to determine whettewly leased units passed HQS inspection on
or before the beginning date of the assisted laadeHAP contract.

Verification Process

This indicator will be verified by the MTCS repaevhich shows the percent of newly leased units
where the beginning date of the assistance consrbefore the date the unit passed HQS inspection.

If 98 to 99 percent of newly leased units passed@Ht@pection before the beginning of the HAP
contract, the HA will receive 5 points. If fewdain 98% passed inspection prior to execution of the
contract, the HA will receive 0 points.

Indicator #12 — Annual HOS Inspections

The purpose of this indicator is to determine whethe housing agency inspects each unit under
contract at least annually.
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This indicator will be verified by the MTCS reponthich shows the percent of HQS inspections that
are more than 2 months passed due. It shouldtee tivat the 2-month allowance is provided to

accommodate a possible lag in the housing ageat®csronic submission and not in the completion

of the inspection.

Verification Process

This indicator will be verified by the MTCS reponthich shows the percent of HQS inspections that
are more than 2 months passed due. It shouldtee timat the 2-month allowance is provided to

accommodate a possible lag in the housing ageat®csronic submission and not in the completion

of the inspection. The HA will receive 10 poiifteewer that 5% of the annual inspections are more
than two months late, 5 points if 5% to 10% areertban two months late and, O points if more than
10% of annual inspections are more than two mdatles

Indicator #13 — Lease-Up

The purpose of this indicator is to determine whethe housing agency entered into HAP contracts
for the number of units under budget for the lestdl year.

Verification Process

This indicator will be verified by the percent dfits leased during the last completed HA fiscat yea
as determined by taking unit-months under HAP emttis shown on the HA's latest approved year-
end operating statement, dividing that result byatl then dividing that result by the number of
units budgeted as shown on the HA’s approved budgéhe same fiscal year.

An agency can earn a maximum of 20 points foritidgcator if the percent of units leased during

the last fiscal year was 98% or more. Fifteen mowtl be awarded if 95-98% of the units were

leased during the last fiscal year. Zero points kel awarded if less than 95% of the units were
leased during the last fiscal year.

Indicator #14 — Family Self-Sufficiency

The purpose of this indicator is to determine whetine HA has enrolled families in the FSS
program as required, and the extent of the HA'g@ss in supporting FSS by measuring the percent
of current FSS patrticipants with FSS progress teptered in MTCS that have had increases in
earned income which resulted in escrow accounnbak

Verification Process
HUD will verify this indicator through the MTCS rep that shows the number of families currently

MSJHA Section 8 Administrative Plan
Page 107 of 138



enrolled in FSS. This number is divided by the banmof mandatory FSS slots based on funding
reserved for the HA through the second to last deteg Federal Fiscal Year, or based on a reduced
number of mandatory slots under a HUD-approved g@e. An MTCS report also shows the
percent of FSS families with FSS progress repohs have escrow account balances. HUD also
uses information reported on the SEMAP certifiaatiny initial HA’s concerning FSS families
enrolled in their FSS programs but who have moved.

Indicator #15 — Deconcentration

The purpose of this indicator is to determine whattentage of Section 8 families with children
who live in and who have moved during the reporpagod, moved to low-poverty census tracts in
the HA'’s principal operating area.

Verification Process

This indicator will be verified by the HA data sultted for the de-concentration bonus and the latest
independent auditor annual audit report.

Required Action Plan

An operational improvement plan is required for &i#ydeemed substandard under the Section 8
Management Assessment Program. Upon HUD'’s confiomaf a substandard score the HA must
prepare a detailed action plan identifying the $askcessary to improve each failed indicator. HUD
may also require an action plan for any individadicator that does not reach a passing score even
if the overall rating of the HA is standard.
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Capitulo 22
Programa de Compradores de Seccién 8

Introduccion

El Departamento de Vivienda y Desarrollo Comun&Mignicipio de San Juan y su programa de

Seccion 8 han determinado crear el Programa de Goloyes que fue autorizado bajo la ley titulada
“Quality Housing and Work Responsibility Act” de9d®. Es el objetivo de este Programa expandir
las oportunidades de vivienda de los participadedsPrograma de Seccion 8 proveyéndoles la
oportunidad de una unidad de vivienda rentada groya.

Este Programa es uno nuevo que, permite a cuafepuigicipante del Programa Regular de Seccion
8 adquirir una vivienda y utilizar el dinero provemie de su “voucher” de Seccién 8 para el pago de
la hipoteca de la misma.

Fundamento Legal

El Programa de Compradores de Seccion 8 estazadorpor la seccion 8(y)de la Ley de Vivienda
de los Estados Unidos de 1937, segun enmendaddapoey de Calidad de Vivienda y
Responsabilidad en el trabajo de 1998. Este Rrages un sub-componente del Programa de
Vouchers que ya opera el Municipio, pero con laréificia que permite la utilizacion del subsidio
para el pago de una hipoteca. Al igual que el Rrag de Seccion 8, este Programa tiene como
objetivo proveer una vivienda sana, segura y abemaipersonas de ingresos bajos.

El Municipio de San Juan como recipiente de losié@de Seccidn 8 es una Agencia de Vivienda
gue esta autorizada por la reglamentacion fedaralppanejar un programa de este tipo. Ademas el
Municipio posee la experiencia y la capacidad a@strativa para manejar este programa ya que
desde 1992 maneja el programa HOME un programéiejuelos mismos objetivos excepto que
provee el pronto para la adquisicion de viviendas.

Objetivo del Programa

El Programa de Compradores de Seccidn 8 tiene odetivo ofrecer asistencia para el pago de
una hipoteca a personas de ingresos bajos. Bajpregrama la familia selecciona una unidad de
vivienda y el programa le proporciona parte delopatensual de la hipoteca con fondos del
Programa de Vouchers de Seccion 8.
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Criterios de Elegibilidad

Cualquier participante del Programa de Secciéreg@l@geleccionar su participacién en el Programa
de Compradores. El Municipio de San Juan le prdvaeada prospecto o candidatos elegibles un
paquete informativo en el cual se explicaran Igsiigetos del programay las obligaciones de cada
participante.

Para poder ser elegible al Programa de Primerop@aiores, la familia participante debera cumplir
con los siguientes requisitos de elegibilidad, sezgiablecidos por HUD y la Oficina de Vivienda
del Municipio de San Juan:

1. Ser un participante del Programa de Seccion Bldeicipio de San Juan y cumplir con
todos los requisitos de elegibilidad del mismo.

2. Ser miembro de una cooperativa de viviendagcderdo a lo definido por el 24 CFR
982.4(b).

3. Ser una familia que tenga una o mas personasnEatimentos y que la tenencia de la
vivienda sea un requisito para encontrar una viaesccesible.

4. Tener un ingreso minimo anual de $10,300 dafares

*Este salario debera ser revisado cada vez queumegramento en el salario minimo federal,
ya que esta calculado de acuerdo a la siguienteufar:

Ingreso Minimo = Salario Minimo x 2,000

Cuando se lleve a cabo el calculo de ingreso miniorae debera contar la ayuda prestada por el
gobierno.

5. La familia debera demostrar que al menos unt@dule tendra titularidad en la propiedad
tiene un trabajo a tiempo completo de no menodeoBas semanales. Esta persona debera
llevar trabajando al menos un afio en el mismo jivaba

Si la persona tiene un empleo propio debera dearastidencia de que lleva un afio o0 mas
en su negocio.

En caso de familias de envejecientes o personasgmauimentos estan exentos de cumplir con
este requisito de trabajo.

6. No haber sido duefio o co-duefio de una vivienddog pasados 3 afios. Esto no aplica a
padres solos que durante el termino de un matrimrfaeron co-duefnos de una propiedad y que
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luego de mediar un divorcio o una separacion el @inyuge mantuvo la propiedad.

7. Ninguna familia que haya participado del Progralea Compradores y haya abandonado el
mismo, por haber sido declarado en “default” pohaoer los pagos de una hipoteca, podra
participar del programa nuevamente.

8. No tener ninguna propiedad a su nombre en eéf@€da Recaudacion de Ingresos
Municipales (CRIM).

9. No tenga deuda contributiva con el Departamdatblacienda.

10. Deberé aportar un minimo del 1% del precivetga de la unidad.

13. Certifica haber radicado la planilla de contalones sobre ingresos en los pasados 5 afios 0
en aquellos en que sus ingresos hayan excedidd3l660 ddllares anuales. De no haber
radicado la misma por ser un nuevo contribuyengeralguna otra razén debera someter una
declaraciéon jurada que indique las razones pomu& no radica la misma. Copia de la
declaracion jurada sera enviada al Departamenktadienda.

Requisitos de la Vivienda

Para que una familia pueda participar del progresimeecesario que escoja una vivienda que cumpla
con todos los requisitos establecido por la regidanéon y por el Municipio de San Juan. A
continuacion listamos los requisitos que aplictoda aquella vivienda que vaya a ser seleccionada
por los participantes:

1. La vivienda podra ser una vivienda existentaaostrarse en construccion.

2. La unidad podré ser individual, condominio, eaikaup o cualquier tipo de unidad que
tenga permiso de construccion.

3. La unidad debera pasar los Housing Quality Statsdantes de que se permita la
ocupacion de la misma. Esta inspeccion seré leewadabo por personal de la Oficina
Vivienda. En estos casos no hay que hacer ursandé razonabilidad en la renta.

4. La unidad debera pasar una inspeccion completaup inspector independiente
certificado y escogido y pagado por la familia.tadaspeccion deber cubrir los siguiente

elementos:
. Todos los componentes de la unidad
. Zapata
. Estructura

MSJHA Section 8 Administrative Plan
Page 111 of 138



. Interior y exterior

. Techo
. Plomeria
. Electricidad

El inspector debera proveer una copia del inforemspeccion al Municipio para su debida
evaluacion y aprobacién. Es necesario que la dné#avivienda pase la inspeccion
independiente y la de HQS. De pasar solamenteéeitas inspecciones, el Municipio no
aprobard la unidad para el Programa de Compratasta tanto la unidad sea reparada. El
inspector no podra ser empleado del Municipio deJs&n ni de ninguna otra agencia del
Gobierno de Puerto Rico.

5. La familia debera localizar una vivienda y asegsu financiamiento en un periodo no

mayor a 3 meses desde el momento en que comiemz@rEgrama y se le permite buscar
una vivienda. Sien ese periodo de tiempo no bargrado una vivienda debera solicitar
una prorroga explicando las razones por la cuapudo completar la compra de la

propiedad. Si la persona no puede completar nangramsaccion, ya sea por la falta de
financiamiento o por alguna otra razon podra regralsPrograma de Vouchers sin ninguna
penalidad.

La familia debera informar al Municipio cada medategestiones que esta realizando para
adquirir y obtener financiamiento de la viviendaste informe debera ser preparado por
escrito y podra ser enviado por correo certificagodra traerse personalmente a la Oficina
Regional que le corresponda.

6. Cuando la familia haya completado todos los iteésypara adquirir la vivienda debera
presentar un contrato de compraventa en el cuedtablezca:

* El precio y términos de la venta

* Cuando se llevaran a cabo las inspecciones

* Que reparaciones se le realizaran a la viviendadana)

e Certificacion del comprador de que no esta desaéorauspendido o que su
participacion en proyectos de HUD esta limitada.

7. Lavivienda deberd estar localizada en los déisnitunicipales del Municipio de San Juan.

8. La propiedad tiene que constituir la residepeiacipal de la familia participante y no
puede ser arrendada o destinada a otro uso queanesidencial mientras la misma sea
asistida con los fondos de seccion 8. Si la fanaitiandona la casa, el Municipio detendra
inmediatamente cualquier pago a la institucion haac

9. El participante debera presentar copia deskctén que utilizara el banco para procesar el
financiamiento. La tasacion debera ser preparadarptasador privado con licencia para
operar en Puerto Rico.
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El Vendedor

El vendedor de la vivienda no podra ser una pergoadaya sido desaforada, suspendida o que su
participacion en proyectos asistidos por fondos Hida sido limitada por el Departamento de
Vivienda Federal (Los términos en inglés son delgharsuspended, of subject to limited denial of
participation).

El vendedor de la vivienda podra ser el Municipioa corporacion privada, un individuo, una
sociedad o cualquier persona que cumpla con losrtés de esta seccién. En el caso de que el
Municipio sea el vendedor de la vivienda, la ingp@at de HQS tendra que ser realizada por una
entidad o individuo separada del mismo.

Programa de Consejeria

Todo participante del programa recibird un adiesigato para nuevos compradores antes de que
pueda adquirir la unidad de vivienda. El adiesiesmo serd ofrecido por el Municipio o por una
entidad autorizada por éste sin ningln costo pddgipantes y el mismo consistira de lo siguiente

« Como mantener una vivienda en buenas condiciopesgipios basicos de
mantenimiento.

e Preparacion de presupuesto y manejo del dinero

» Consejeria de la importancia del crédito

» Como negociar el precio de una vivienda

» Como obtener financiamiento para una vivienda Yifuss de financiamiento, sus
ventajas, desventajas y como obtener los mismos

» Como identificar una vivienda adecuada y que sequaisle, incluyendo las ventajas de
tener una escuela cerca y medios de transportacesibles.

* Ventajas de comprar un hogar en areas donde n@a exiscentracién de personas bajo el
nivel de pobreza

» Vivienda justa y derechos de los compradores.

* Informacion y derechos de los procesos de cierteraprar una vivienda.

La Oficina de Vivienda ofrecera consejeria de sa@rnto a aquellos participantes que hayan
adquirido el hogar para garantizar la salud ecoo@nyi convivencia de los mismos. Sera
responsabilidad de la familia asistir a los adsstentos y presentar la evidencia de haber
completado el curso satisfactoriamente.
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Financiamiento

Es responsabilidad del participante obtener ehirraniento para la unidad de vivienda que desea
adquirir. Este financiamiento debera ser obtemid@cuerdo a las reglas y condiciones de las
instituciones bancarias de Puerto Rico. Bajo mimgancepto se permitira el financiamiento de la
unidad por el vendedor o por otra parte que nasaanstitucion autorizada por el Comisionado de
Instituciones Financieras de Puerto Rico. Latnsibn financiera debera cumplir con uno de los
siguientes requisitos:

* Proveer hipotecas garantizadas o aseguradas @oberno de Puerto Rico o el
Gobierno Federal

e Cumplir con los requisitos de uderwriting del mel@hipotecario secundario

* Cumplir con los requisitos de financiamiento (und@rmng) de la banca hipotecaria de
Puerto Rico

La autorizacion para proceder con el financiamiset@ exclusiva del Municipio de San Juan. El
Municipio de San Juan determinara si la familindita capacidad financiera para asumir el pago de
la hipoteca. EI Municipio podra denegar el finangiento aunque la institucion hipotecaria haya
aprobado el mismo. Entre las razones para desapebbnanciamiento se pueden encontrar:

» Costo del financiamiento es muy alto en relaciden@antidad del préstamo
* Las primas de los seguros de prestamos son mgy alta

* Balloon Payments

» Tasas de interés variables

* Relaciones muy altas de deudas versus ingresos

La cantidad maxima a financiarse no excedera €¥al@€l valor de la propiedad. Los fondos de

vouchers provenientes del Departamento de Vivigriee seran asignados a la familia, podran ser
utilizados para el pago del pronto y los gastosidae, una vez HUD autorice, en el Federal

Register, su utilizacion. Los fondos que otorgardlunicipio de San Juan para el pago de la
hipoteca deberan ser considerados por la bancadarizomo un ingreso del participante para
propésitos de la cualificacion.

Ademas de los requisitos establecidos en estamegla, es responsabilidad de la familia el cumplir
con todos los requisitos de la institucién hipotiecaiempre que los mismo sean cdnsonos con la
ley y no violenten lo establecido por las leyesitadts y federales. Las instituciones bancarias
deberan seguir lo establecido por el “Equal Crégiportunity Act” al momento de evaluar y
cualificar a los participantes del Programa de i5ac8.

El Municipio de San Juan tiene alianzas con ditesebancos hipotecarios que conocen el Programa
de Compradores, que pueden ayudar al participardesterar el proceso y completarlo de acuerdo a
la ley. El Municipio no recomienda ninguno de sslb@ncos pero tiene un listado de estos a
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disposicion de los participantes.

El Municipio de San Juan ni el Departamento deéfidia Federal son considerados co-deudores ni
tienen ninguna obligacion en la hipoteca solicitadiael participante. Al representante del Banco
Hipotecario se le daré copia de este reglament@a\carta de certificacion en la cual se identifican
las condiciones de la ayuda del Programa, la caohtitkl Payment Standard y el método para
calcular el subsidio mensual.

El Municipio de San Juan no proveera ninguna inémidn del participante a la institucién bancaria
a menos que este lo autorice por escrito.

El banco hipotecario debera enviar una certifiaadiél documento de financiamiento. Con dicho
documento se verificara el ingreso reportado ptartilia y se comparara con el ingreso reportado
al Programa, para determinar discrepancias ensshmi

Responsabilidades de las Familias Participantes

Las familias participantes deberan cumplir conidgoignte:

1. Durante el término de la asistencia el partidi@ano podra vender, donar, permutar, o
enajenar el inmueble si el previo consentimientdieicipio.

2. Cumplir con todos los pagos de la hipoteca.
3. Cumplir con todos los otros requisitos del Paom de Vouchers
4. Asistir a todas las citas programadas por edqrexl del Municipio

5. Durante el término de la asistencia de Seccidim@in componente del grupo familiar
podra estar en proceso de compra (opcién, separgeadimuta u otro tipo de transaccion o
de interés en una propiedad) de otra propiedad.

6. Si por alguna razon el banco declara en “défauldt familia, esta tendré la obligacion de
informar al Municipio de dicha accion. Si la faimiho cumple con su obligacién del pago
de la hipoteca no podra regresar al Programa Redgideccion 8 y tendra que abandonar el
Programa.

7. El participante no tendra derecho a portabilidacel Programa de Compradores y la
propiedad adquirida estara localizada Unica y excgumente en el Municipio de San Juan

8. La familia podra seguir participando del Progrdmasta que la ayuda del Municipio sea
igual a $0, cuando determine abandonar el mismoyamdo entre en violacién de la
reglamentacion del Programa.

Asistencia Financiera a la Familia
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El Municipio de San Juan le ofrecera a la famiigtigipante un subsidio para el pago de la hipoteca
de acuerdo a lo establecido por la reglamentadi@responsabilidad de la familiar identificar una
vivienda, obtener el pronto para la misma, y assrgum financiamiento a través de una institucion
hipotecaria de Puerto Rico.

El subsidio para el pago de la hipoteca se podm@at por una periodo maximo de 15 afios si la
hipoteca es de 20 afios o0 mas, o de 10 afios gidteba es a 15 afios. Los envejecientes y las
personas con impedimentos podran recibir la ayudadiera por el término de la hipoteca. La
clasificacion del participante como envejecienté aemomento de comenzar en el programay no si
se convierte en envejeciente durante el términka dsistencia. En el caso de las personas con
impedimentos la clasificacibn podra aplicar en guigr momento. Si la clasificacion de
envejeciente o de persona con impedimento cambianttuel término de la asistencia (muerte,
divorcio, abandono, rompimiento del grupo famikhtirmino de asistencia se calculara desde que
la familia comenz6 en el Programa.

La aportacion del Municipio al pago de la hipotsera igual a la aportacién que esta realizando al
arrendador al momento del participante entraradjdma de Compradores y ninguna excedera el
Payment Standard. La aportacion a la hipotecalsala de la siguiente manera:

1. Se calcula primero el Total Tenant Payment

Family Total Tenant Payment es la cantidad médgor
30% del ingreso mensual ajustado
10% del ingreso bruto ajustado
Renta Minima establecida

2. Luego se calcula el Gasto Mensual de la Hgaotgie son:
Principal e interés de la hipoteca
Seguro hipotecario
Contribuciones sobre la propiedad
Seguro de propiedad
Utilidades pagadas por el Municipio
Aportacién del Municipio para mantenimiento

Aportacién del Municipio para reparaciones magor

Cuotas de mantenimiento

3. La aportacion del Municipio se obtiene sel@cando el mas bajo de:
Payment Standard - Family Total Tenant PaymERP]
Gasto Mensual de la Hipoteca - Total Tenant FRaym

Si el pago de la hipoteca excede el payment stdmdaesponsabilidad de la familia realizar el pago

adicional a la institucién. El payment standartizaido para el calculo de la asistencia en la
propiedad sera el mas alto de:

. El que tenia al comenzar en el Programa
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. El utilizado durante el Ultimo re-examen

Para el célculo del subsidio en el re-examen aruaglor de la propiedad no se contara como
un activo de la familia.

La porcion del pago de la hipoteca que le corred@@h Municipio se hara directamente al
banco.
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SECTION 23
M ODERATE REHABILITATION PROGRAM

General

The Moderate Rehabilitation (Mod Rehab) Program established through the Housing and
Community Development Amendment of 1978 to briduye gap between Section 8 Substantial
Rehabilitation and Section 8 Rental Assistanceveamlintended to upgrade marginally deteriorated
existing buildings for use as assisted rental hgusi

The overall plan for Moderate Rehabilitation Pragia designed to achieve three major objectives:

= To increase freedom of housing choice by providiagisted housing in areas where low-
income families have not previously been ablend fiousing.

= To assist lower income families to remain in argbsre private rehabilitation is increasing
rents and decreasing the amount of rental housing.

= To supplement a local government’s efforts to preser revitalize a neighborhood.

Purpose

The purpose of this section of the Administratil@ s to establish policies for items, which aoé n
covered under Federal regulation for the ModerateaRilitation Program.

This section of the Administrative Plan addres$esé items unique to the Section 8 Moderate
Rehabilitation Program. Many operational and adstiative policies for the Moderate
Rehabilitation Program are treated the same &ginbusing Choice Voucher Program. Therefore,
if a policy is not specifically addressed in theeson of the Plan, then MSJHA'’s position on that
policy is either already identified in other seasmf this plan or otherwise addressed in the &dder
regulations.

The section also includes guidance for the ModdRateabilitation Single Room Occupancy (SRO)
Program for Homeless Individuals. The purpos@efS3RO program is to provide rental assistance
for homeless individuals with substance abuse probland to provide ongoing rehabilitative and
support services for program participants.

Family Outreach

MSJHA will be using a separate waiting list foraehbased and project based housing assistance,
the latter including the Moderate Rehabilitationdgtam. For the Moderate Rehabilitation Program
the Municipality will use the same waiting list paés identified previously in this plan.
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MSJHA will inform families on the waiting list ofhe Moderate Rehabilitation program
opportunities. If there is insufficient interestdaresponse for available units, MSJHA will advertis
for applicants specifically for the Section 8 Moater Rehabilitations Programs.

Income Limitations

The HA will admit families who are very low-incomaad low-income to a project (s) which initially
became available for occupancy before October81.19

Projects, which became available for occupancyrafter October 1, 1981, will only admit very-
low income families

Other Criteria For Admission

Families whose Total Tenant Payment, computedcéordance with Federal Regulations, exceed
the current Gross Rent for the Moderate Rehahditatnit will not be admitted.

Tenant Selection

MSJHA will be using a separate waiting list foraehbased and project based housing assistance,
the latter including the Moderate Rehabilitatiomdgtam, and will refer applicants to owners of
these properties upon notification of a vacancyn€rs remain responsible for tenant selection and
may choose to reject referrals from the HA for ossselated to suitability. The owner must provide
MSJHA in writing with the reasons for rejectionreferrals made to Mod Rehab units.

All vacant units under HAP Contract must be rertedligible families referred by MSJHA. The
owner must be willing to accept applicants fromwaating list to fill eligible vacant units when
they meet the owner’s selection criteria, in ofdethe unit to continue to be eligible under thfH
Contract.

The HA is responsible for obtaining income, assatl allowance information, conducting
verifications, and determining tenant eligibilityrent. Applicants already on the waiting list viaé
requested to fill out a full application to determaifinal eligibility.

If within thirty days of the owner’s notificatiorf the vacancy, MSJHA is unable to refer a suffitien

number of interested applicants on the waiting st owner may advertise or solicit applicants and
refer the families to the MSJHA for applicationyifieations, and eligibility determination.

Determining Unit Size

The size of the families referred to the Moderatd@bilitation unit will be based on the number of
bedrooms available in the unit pursuant to the BlylfStandard schedule identified previously in
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this Plan.

When a change in family composition requires a gkan bedroom size, the HA will determine
whether the unit is overcrowded or under occupredthich case the owner must offer the family a
suitable alternative unit should one be availablg the family will be required to move.

If the owner does not have a suitable unit, MSJHWKrefer the family to other available project
based assistance units (Mod Rehab or PBA). Raimgly refuses to accept an appropriate available
unit, the family’s assistance will be terminatedtiba last day of the month following the month in
which the family rejected the offer of an approt#ianit size.

Statement Of Family Responsibility Issuance And Bafing

After the owner has notified the HA of a vacandyg bwner has determined tenant suitability,
verification has been completed and the family I@esn determined eligible, the family will be

issued a Statement of Family Responsibility fortipgoration in the Moderate Rehabilitation

Program.

However, MSJHA will not issue a Statement of Fanfigsponsibility to the family unless the
household representative has attended a briefipgli@ants who provide prior notice of inability to
attend a briefing will automatically be scheduled the next briefing if a briefing is scheduled
within the next 30 days. Applicants who fail tdestd a scheduled briefing, without prior
notification and approval of the HA, may be denasinission based on failure to complete the
certification process.

The HA will conduct the briefing in group or inddaal sessions and will provide a full explanation
of the following:

= Family obligations as stated in the Statement ohifaResponsibility and the program
regulations;

= Federal, State and local fair housing laws;

= The fact that the subsidy is tied to the unit dr&lfamily must occupy a unit rehabilitated
under the program;

= The family’s options under the program should thamify be required to move due to an
increase or decrease in family size;

= The advisability and availability of blood lead &'gcreening for children under seven years
of age and HUD's requirements for inspecting, testand in certain circumstances, abated
lead-based paint;

Information as to the Tenant Rent; and,
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= The schedule of Allowances for Utilities and otkervices.

Lease Agreement

MSJHA will provide the owner with a Mod Rehab leaggeement as approved by HUD. The
owner and the family must execute the lease agneiegmne provide an executed copy to MSJHA for
the tenant file.

Security Deposit Requirements

The maximum amount of security deposit that candbected by the owner shall be one month’s
Total Tenant Payment.

Housing Quality Standards And Inspections

Annual HQS inspections will be conducted on theasary date of the HAP contract for the unit,
not on the anniversary date of the tenant leageual inspections will be conducted for all units
under a single contract at the same time to fat#liinspection of common areas within multi-unit
buildings.

If an owner fails to comply with housing qualitastiards and other obligations under the Contract,
the HA will abate the housing assistance paymaerthit unit until the owner is in compliance. If
the owner fails to meet the compliance requirementlin the timeframe specified under the
abatement, the project-based assistance for tltawilirbe terminated.

The termination of the effected unit(s) does ndiomatically terminate the entire Contract.
However, the contract is amended to reduce the euwifteligible units to exclude those units for
which the owner failed to bring into compliancewibhe HQS standards.

Upon amendment or termination of a contract, thalfamay elect to stay in the unit and pay market
rent; however, their rental assistance will terrtensince the unit does not meet HQS and was
removed as an assisted unit under the Contract.

If the family was not at fault and they are eligilibr continued assistance, the family may continue
to receive housing assistance through the conversidhe Moderate Rehabilitation unit to a
Housing Choice Voucher.

The family will be issued a Voucher, which musused in a non-Moderate Rehabilitation project.
The unit continues to count as a Moderate Rehatidit unit and remains under the Moderate
Rehabilitation Annual Contributions Contract (AC@)hich provides for such a conversion of
unit(s); no amendment to the ACC is necessary hvex to a voucher.
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After the family leaves the Program, the convettémblerate Rehabilitation “Voucher” will be
reissued to another family on the Section 8 walilistg

Contract Rent Adjustments

Contract rent adjustments are based on the pullesfreual adjustment factor. The AAF is applied
to the original base rent in affect at the timeH#&P contract execution. Rent changes will be
applied annually at the anniversary date of the ldARtract.

Special rent increases or increases in excess aflbwable annual adjustment may be requested by
the owner based on increases in fixed costs.

Family Moves

The Moderate Rehabilitation Program provides ptepased assistance, which is tied to the unit
under contract. Therefore, if the family vacatesunit, no additional assistance will be available
the family unless the family transfers to anoth@dWRehab unit with the approval of MSJHA and
the property owner.
All terminations of lease agreements for cause restarried out through judicial process under
State and local law. The owner cannot terminatesfuse to renew the lease except upon the
following grounds:

= Serious or repeated violation of the terms and itmmg of the lease;

= Violation of applicable Federal, State or local jaw

= QOther good cause.

The owner must serve a written notice of termimmatibtenancy to the family, which states the date
the tenancy shall terminate. Such date must beanrdance with the following guidelines:

=  When termination is based on failure to pay rdmg,date of termination must not be less
than five working days after the family’s receiptloe notice.

=  When termination is based on other good causeddte of the termination must be not
earlier than thirty days after the notice is sergadhe family.

The Notice of Termination must contain the follogin

= State the reasons for such termination with enspeglificity to enable the family to prepare
a defense;
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= Advise the family that if a judicial proceeding feviction is instituted, the tenant may
present a defense in that proceeding; and

= Be served on the family be sending a prepaid ¢iiests, properly addressed letter (return
receipt requested) to the tenant at the dwelling anby delivering a copy of the Notice to
the dwelling unit.

Denial Or Termination Of Assistance

In accordance with 24 CFR 882.413 MSJHA may terteiaasistance to Mod Rehab participants for
the following reasons:

= Failure to comply with all provisions of the leasgreement; and,

= Failure to fulfill all of its obligations under th&tatement of Family Responsibility, which
include the following:

= Providing such family income information and rerds may be required in the
administration of the program;

= Permitting inspection of its dwelling unit at reaable times after reasonable written notice;

= Giving at least thirty days notice in writing teetHA of the family’s intention to vacate the
unit;

= Cooperating with the HA in finding another unit va¢he family is no longer eligible for the
Contract unit it occupies because of a changennmlyssize;

= Not assigning the lease or subleasing the premases,
= Not providing accommodations for boarders or lodger

= Engaging in drug-related criminal activity or viotecriminal activity, including criminal
activity by any family member.

Only members listed in Item | on the Statementarhfy Responsibility and children born to or
adopted by one of these family members are entwl&dusing assistance under this program. Any
other increases in the family size must be appriyettie HA in advance. The family agrees that
any persons who move in without permission by lpeired to leave the unit if the HA determines
that the unit has become overcrowded.

Zero ($) Assistance Tenants

A family’s eligibility for housing assistance paynie shall continue until the Total Tenant Payment
equals the Gross Rent. At that time, the family nemain in the unit and pay market rent. The unit
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remains under contract and all responsibilitiethefowner and family under the contract continue to
apply.

Rental assistance will resume if at any time thmilfanotifies the HA that their situation has
changed and they are again eligible to receivalassistance and the HAP Contract is still inatffe

Owner Claims For Vacancies, Damages And Unpaid Rent

According to 24 CFR 882.411 and the contract, os/aee entitled to special claim payments for
damages, unpaid rent and vacancies under certais gnd conditions. These terms and conditions
are specified in the Housing Assistance Paymentsac.

The owner will be required to notify MSJHA that@itthas been vacated. A move out inspection
will be conducted if the owner indicates that thetend to file a special claim. The vacate
inspection will be completed within 5 days from tveners request and the results of the inspection
will be provided to the owner within 5 days fronettlate of the inspection.

Claims must be submitted within 10 days from thie @ the inspection results. Claims received
after that date will not be approved.

Complaints And Appeals

Informal reviews do not apply to the Mod Rehab paog, as there are no specific applicants for the
program. Informal Hearings are available to progfaarticipants for denial or termination of
assistance. The policy governing hearings foMbd Rehab Program is the same as the Housing
Choice Voucher Program.

Contract Renewals

One year prior to expiration of the Housing Assis@a Payments Contract for Moderate Rehab,
Project Based or SRO properties, owners must deterifrthey will choose to renew the contract or
terminate the property from the program.

If owners choose to terminate the property frompteggram, notice must be provided to the tenant
one year prior to expiration of the HAP contrabtSIJHA will issue Housing Choice Vouchers to
tenant in good standing 120 days prior to the etioin date of the contract to commence seeking
alternative housing units. If a tenant is not@od standing, a voucher will be denied and the owne
will be responsible for termination of the leasd awicting the tenant in accordance with local laws
The tenant will not be entitled to any additionsdiatance.

If the owner chooses to renew the contract, théraohwill be renewed for a period of one year in
the Mod Rehab and SRO Programs and in accordaticéhsiterms of the Project Based Assistance
Plan for the PBA properties.
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SECTION 24
PROJECT BASED ASSISTANCE PLAN

General

The Municipality of San Juan Housing Agency wilbpide Project Based Section 8 Vouchers in
accordance with the provisions set forth in CFR &8 and the guidance notice issued by the U. S.
Department of Housing and Urban Development onakgnl6, 2001, the plan set forth herein and
any future notices issued by HUD.

Program Set-Aside

The number of project based units that will be meadelable for the PBA Program will be equal to
20% of the total funding available under the AnrfDahtributions Contract (ACC) for tenant based
assistance (Housing Choice Voucher funding), edemido 20% of the baseline units established by
HUD.

Up to 20% of any new funding increments may alsalésignated for project-based assistance
provided that the funding is not designated for atimgr special purpose under the Housing Choice
Voucher Program.

Agency Plan

Prior to entering into a Housing Assistance Paym€ontract for Project Based Assistance, MSJHA
will determine that said contract is consistenhviite Annual Agency Plan. Consistency with the
Plan will be determined through the existence afurnstances indicating that project-basing of
Section 8 assistance, rather than tenant-basititgeafame amount of assistance, is an appropriate
option and is consistent with the requirementsdeiconcentrating poverty and expanding housing
and economic opportunities”.

To assure consistency with deconcentration of ggadirnew project based assistance agreements
or Housing Assistance Payments contracts mustrenits located in census tracts with poverty
rates of less than 20%, unless MSJHA secures apggn from the HUD.

Eligible Housing Units

MSJHA will provide project based assistance for remstruction, rehabilitation and existing
housing based on the criteria established furtihémnis plan.

A housing unit will be considered an existing ufut purposes of the project-based voucher
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program, if, at the time of selection of the projélce unit requires a maximum expenditure of less
than $1,000 per assisted unit to comply with thdefa Housing Quality Standards (HQS). A
housing unit will be considered a rehabilitationt uinthe unit requires a minimum of more than
$1,000 per assisted unit to comply with HQS.

All proposed sites for rehabilitation and new camstion must meet the site and neighborhood
standards as defined in 24CFR 983.6. Ineligibbperties include the following:
* Housing for which the construction or rehabilitatis started before execution of the PBA
agreement;

» Shared housing, nursing homes, and facilities piiogi continual psychiatric, medical,
nursing services, board and care, or intermedaate c

» Properties within the grounds of penal, reformatargdical, mental and similar public or
private institutions;

» Properties located in the Coastal Barrier Resources

* Properties located in areas having special floahits unless, it is located in an area
participating in the National Flood Insurance Pewgr

Other federal requirements to determine eligibityinits include the following: prohibition from
using PBA in units with other assistance undettl& Housing Act of 1937 within five years prior
to PBA; minimizing displacement as defined in 240BR.10; Equal Opportunity and
environmental requirements defined in 24CFR983ntlniform Federal Accessibility Standards
(UFAS) as defined in 24 CFR Section 8.23,

Income Mix

No more than 25% of the total units in a multi-fgndevelopment may receive project-based
assistance unless the assisted units are madaldgean elderly or disabled families.

This provision only applies to units assisted vpthject-based vouchers; there is no limitation on
the income of other tenants in a PBA project ononseholds with tenant-based voucher assistance.

Notification of Program Availability

MSJHA will accept applications for the PBA programan annual basis until such time that the full
program set-aside has been placed under HAP cantrac

The availability of project-based assistance walHavertised in a newspaper of general circulation
once a week for three consecutive weeks. In aogditMSIHA will conduct an owner’s workshop to
advise all interested parties of the program adged, proposal requirements, evaluation criteria,
tenant selection requirements and other genergramorequirements.
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The following items will be included in the prograadvertisement:

The deadline for submission of applications (nssléhan 60 days from the date of the
announcement of availability).

The total estimated number of units to be seleftirdssistance.

The proposal evaluation criteria and timelinessilection of units.

Owner Application Requirements

Property owners responding to the notification BAFunding must submit an application in the
form prescribed by MSJHA. The application musttaonat a minimum the following information:

A description of the housing including the numbfarrats by size, bedroom count, bathroom
count, sketches of the proposed new constructioehabilitation, unit plans and estimated
date of construction, if applicable. Amenities arider services should also be included in
this description.

Evidence of site control and for new constructimgntification and description of the
proposed site, site plan and neighborhood.

Evidence of current zoning or evidence to indi¢hét rezoning is likely and will not delay
the project.

The proposed contract rent for the project inclgdumich utilities are included and for those
utilities not included an estimate of average miyntbsts for the first year of occupancy.

A statement identifying all information related thsplacement and relocation and
identification of the responsible party that wilrcy out the relocation.

Identification of the owner and other project pipats, investors and other parties that have
a substantial interest in the project and infororabn the qualifications and experience of
the principal participants.

A management and maintenance plan for the project.

Evidence of financing to support the project.

Other relevant information as determined by MSJHA.

Program Selection Criteria

In addition to the criteria identified above undégible units, the following threshold criteria stu
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be met for an application to be considered forcsele for the PBA program.

* The proposed project must not permanently dispdagecurrent tenants. Tenants may be
temporarily relocated if necessary during rehailin of the unit at the expense of the
owner.

* Rental levels must not exceed 110% of the Fair EtaRent or any approved exception
payment standard and must be reasonable in relati@nts charged in the private market
for unassisted comparable units.

* Ifaunit has been allocated a low income housargtedit (IRS Code 42) but is not located
in a qualified census tract, as defined in the therent levels may be set at any level that is
comparable with unassisted market rate units.

Following are the review criteria with associatednp values that will be used by MSJHA in the
evaluation process of proposals received undePB¥ program. There is no minimum passing
score, nor a specific maximum score. Projects bellranked by score and the highest ranked
projects will undergo further review by MSJHA. Thkelected projects must comply with all
requirements set forth in this plan and all applecaHUD regulations.

Evaluation Criteria Points

The proposed housing serves a target populatiandar of
priority: developmentally disabled; other disablelderly; and 20
large families.

The proposal preserves and rehabilitates histodpegaties
or develops new affordable housing through new
construction. 20

The proposal submitted demonstrates a thoroughbeh,
well-planned project meeting all federal requireta@md other
eligibility criteria. 20

The applicant’s qualifications are appropriate tfog project
under consideration and firm financial commitmeat®
adequately documented. 20

Rental subsidy is necessary for the viability of froject,
management of the project is consistent with Sec8o
requirements and the degree to which supportiwecss will

be provided to the project. 20
TOTAL MAXIMUM POINTS 100

Prior to selecting the units for project basedstasce, MSJHA will make a determination that the
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application is responsive and in compliance witk@lection criteria and is otherwise in compliance
with HUD program regulations and requirements.

Establishment of Initial Rents

The Housing Authority will contract with a Statetieed general appraiser and establish the rents i
accordance with the provisions outlined above ek sgpproval of proposed rents from HUD for any
MSJHA owned units or HUD insured or co-insured mage.

Rehabilitation Work and New Construction Requiremerts

The owner will be required to prepare work writes uponstruction specifications and plans upon
request as determined appropriate by MSJHA forbiitetion and new construction projects. In
addition, new construction projects require cezéifion by a design architect that the proposed new
construction reflected in the working drawings apecifications complies with housing quality
standards, local codes and ordinances and zonjug eenents.

The owner is responsible for selecting a respoestuntractor for rehabilitation and new
construction and said contractor must provide MSJtith a non-debarment certification.

An agreement to enter in a Housing Assistance Patg{AHAP) Contract will be executed upon
satisfactory completion of all requirements ideatfabove. Upon execution of the AHAP, the
construction period shall commence. The constmgteriod shall be determined in accordance with
the approved application and entered into the ARgReement. MSJHA will perform regular
inspections during the construction period.

Upon completion of construction, the owner musvpmte MSJHA with a certificate of occupancy
and an owner certification pursuant to 24CFR983.M8JHA will perform a final inspection prior
to acceptance of the units and notify the ownangfdeficiencies that may exist. The owner will be
allotted a time extension if warranted or MAS maject any units that do not meet program
requirements. If deficiencies are not cured iratpeed upon time or the owner fails to complege th
work within the timeframe identified in the AHAP ragment, MSJHA may adjust the number of
units to be placed under contract or not proceel @ecution the HAP agreement.

Housing Assistance Payments Contract

Upon acceptance of the units by MSJHA, a Housirgjsdance Payments contract for Project Based
Assistance for the Housing Choice Voucher Prograliibe executed in the format prescribed by
HUD (52530-A).
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MSJHA will execute all PBA HAP contracts for a petiof 10 years, subject to future availability of
funding under the ACC with HUD. In addition, thé\R contract will permit two extensions for a
period of five years each, based on a determindtyoRlSJHA that an extension is necessary to
achieve long term affordability of the housing.

The HAP contract will provide for annual reviewtbé rental amounts. Adjustments of rents will be
subject to the annual adjustment factor provideat the rents charged for the PBA units are
comparable to unassisted units in the rental market

Special rent adjustments above the annual adjustfaetor shall also be considered if it is
determined that the rent continues to be reasondltie owner shall be responsible for providing
MSJHA with market comparability data for any speogt increase that is requested.

MSJHA will provide for vacancy payment under theAP&ntract for up to 60 days provided that
the vacancy is not the fault of the owner and thaer MSJHA taken every reasonable action to
minimize the likelihood and extent of vacancies.

Tenant Selection

Tenants residing in units selected for the PBA mogwho otherwise qualify for Section 8
assistance will be placed on the MSJHA Sectioni@ngdist. Owners may also refer applicants to
the waiting list based on MSJHA waiting list poéisiand selection criteria.

MSJHA will maintain a combined waiting list for Methte Rehabilitation and Project Based
Assistance, but separate from the tenant basethwg/égt. Applicants will be referred to available
PBA or MR units as they reach the top of the Ird anits are available.

Admission to PBA units is subject to HUD requirertseand 75% of all new admissions on an
annual basis must be at or below 30% of mediammecof the area. The remaining 25% shall have
annual incomes between 30% and 50% of median incAmexception to this admission criteria
will be made for any continuously assisted fammlyhie Section 8 tenant base program or the Public
Housing program who wishes to locate to a PBA unit.

Owners must lease all assisted units to eligibtalfas. Failure to do so will result in a reductiof
the units under contract or other legal remedietuding suspension or debarment from HUD
programs.

After one year of occupancy in a PBA unit, a termaay move. MSJHA will convert PBA tenants

wishing to move to Housing Choice Voucher partioigay providing them with the next available

voucher. Housing Assistance payments will contiomehe PBA unit until the tenant vacates the
PBA unit.

The owner is responsible for screening and seleaifotenants in accordance with the written
selection criteria approved as part of the origpraposal for the PBA program. The owner must
promptly notify MSJHA in writing of the rejectiorf @ family and the grounds for such decision.
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If the owner rejects an applicant family who beéisvthe rejection was unlawful discrimination,
MSJHA will assist the family or refer the family tioe local Fair Housing Center or the HUD field
office.

When a family is selected for a PBA unit, MSJHAMailief the family and provide them with all
required written information and documents ideadfin 24CFR983.203.

Ongoing Activities

MSJHA shall administer the PBA program in accor@éawith all provisions under the Housing
Choice Voucher program including issuing of montHP payments, annual re-certification of
household composition and income and annual ingpeof all units to assure compliance with
HQS.

The owner is responsible for managing the unitadoordance with all requirements under the
approved management plan and the Housing AssisBagaents contract. After initial occupancy,
the owner must immediately notify MSJHA of any vacias. MSJHA will refer a minimum of five
families to the owner from its exiting waiting list

If MSJHA has not referred an adequate number oficgy families to the owner within 30 days
from notification of the vacancy, the owner may adige and solicit applications from otherwise
eligible families. Upon selection of an applicahe owner will refer the applicant to MSJHA for
processing and briefing.

If a determination is made that the unit does neettHQS requirements due to overcrowding as
defined in the subsidy standards in the MSJHA Hau€ihoice Voucher program, then MSIHA will
issue tenant based assistance upon availability.

Other Policies

All other policies stated in the Section 8 admmaisve plan related to occupancy of Section 8
tenant-based assisted units will apply to Projexsdsl units as appropriate.
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SECTION 25
OTHER SPECIAL PROGRAMS

General

The US Department of Housing and Urban Developrpenbdically provides funding under the
Section 8 Housing Choice Voucher Program for sp@ca@rams. MSJHA generally will apply
for these programs and if successful may have ass#¢ of special use vouchers that will be
administered in accordance with the provisiondeffunding notification issued by HUD. The
following is a summary description of the speciagyams currently administered by MSJHA.
Unless otherwise stated, the general administragigairements of these programs will be the
same as stated throughout the Administrative Plan.

Family Self-Sufficiency Action Plan

Goals And Objectives -The overall goal of the MSJHA FSS Program is tobéméamilies to
become economically and socially independent thrdabg coordination and delivery of existing
community services. The MSJHA approach to admitisin of an effective FSS Program requires
a mixture of creativity and flexibility, in additioto accountability, for both the family and seevic
providers.

The overall plan of the FSS Program is to achibedgdllowing objectives:

1. Introduce FSS to all families who are eligible participate with the
understanding that the commitment to change "Isefgom within."
2. Implement a needs assessment to identify eauollyfa strengths and barriers;

establish interim goals that lay the foundationtfee common final goals of each
family joining FSS.

3. Establish interagency partnerships to achigye quality and comprehensive
service delivery to all members of a family witmg term results.
4, Meet with FSS participants on a yearly basisetaew goals and to assess the

accountability of the families and the agencie®ined.
MSJHA's standards for completion of the FSS Contodéarticipation include:

» to seek and maintain suitable employment.

= to become independent of welfare assistance andimeimdependent for 12
consecutive months before the FSS Contract expires.

= to be in good standing with no current or anticyolatiebt to either Section 8 or
the Landlord.

Family Objectives -The overall plan for the family participating in &% to achieve the following
objectives:
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1. Begin to recognize the connection between selfgmions and self-imposed
limitations. By learning that thoughts can shape form one's life, the
prescription for success is to "begin within."

2. Achieve a greater level of self-discipline, selfeesn and self-motivation by
accepting responsibility for decisions and actions.
3. Demonstrate commitment and accountability elttdividual Training and

Services Plan in which both goals and barriezsagsessed.

Outreach Procedures Recruiting must remain an ongoing effort. FSSoisanone time "take it or
leave it" offer. The entire staff is encouragegtomote FSS during daily contact with families.
Outreach procedures are objective and provide nedd® opportunity to find out about FSS.

Recruitment Of Participants - After the initial Briefing that offers FSS, the Hong Specialist will
also offer FSS to every Section 8 participant duhis/her initial enrollment and/or recertification
Family Self-Sufficiency staff will explain the befits of the program to each potential FSS
participant who wishes to meet with FSS staffthé participant desires to enroll in the program,
he/she will meet with a Family Self-Sufficiencyf§f@erson to complete the Family Self-Sufficiency
Assessment Form. An overview of the FSS Contratbe explained and completed during the
face-to-face interview.

Selection Of Participants -Housing assistance shall not be delayed to ancgpplior Section 8 on
the basis that the applicant elects not to padteim FSS at the time it is introduced. Famihgbs
be recruited from current Section 8 Voucher pgrtiats as well as from Project Based Assistance.

Eligibility For FSS - Every effort is made to promote the FSS concepghtse least likely to
participate as well as those already involved i8 Bfpe activities. By using a self-select approach
the emphasis is for families to express a commitrteenhange by joining FSS.

Eligibility Factors

1. Families (including individuals) who qualify for pedroom size will be eligible.
2. As a voluntary program, Section 8 does not scoeselect families for participation.
3. In the event a family joined FSS and then left$eetion 8 program, later, if they

return to the Section 8 program, the family wout digible to rejoin the FSS
Program after a period of 12 months (from the dady left FSS) for good cause.
Good cause means circumstances beyond the corttnell6SS family as determined
by MSJHA, such as serious illness or involuntasslof employment.
In this situation, no monies in escrow from thevpyas contract are transferable.
4. In the event a family does not complete their FSftact and remains on the
Section 8 program, they would be eligible to refhi@a FSS Program after a period of
12 months (from the date the FSS contract expif@dyood cause (as defined
above).

Motivational Factors - Limited motivational screening factors include:
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1. Willingness to learn about FSS.

2. Willingness to enroll and participate in theSHSrogram.

3. Demonstrated commitment to the liial Training and Services Plan that
establishes short range and long range goals.

4. Willingness to sign a release of informationdther agencies to have access
to file information.

5. Willingness to provide information and/ or megth FSS as is deemed necessary

regarding the family's participation in FSS.

Information Assessment -The FSS staff person will review the AssessmentReith the enrollee

to identify client strengths and determine areastefest. The FSS staff person will evaluateesutrr
client support systems and possible educationalraiming needs. With the FSS focus of achieving
economic and social self-sufficiency through empient and continued career development, FSS
staff will identify support services that may reduthe dependency of low-income families on
welfare assistance and on Section 8.

The topics, which will be explored in the FamilylfSgufficiency Assessment Form, are:
Child/Dependent Care, Social Systems, Health, Lisgaks, Budgeting, Transportation, Housing,
Education/Training and Employment. These categdrave been identified as areas upon which
families begin the process of setting goals anctldging an individual plan by which to become
self-sufficient. Resources and referrals will mevided to FSS participants based upon areas of
need identified on the Assessment Form.

Goal Development And Planning With supportive counseling from FSS staff, eachipi@ant

will be asked to work with FSS to develop an Indual Training and Services Plan by learning to
set goals. With a goal being “the end toward wlacleffort is directed,” a family will be asked to
decide what he/she wants to accomplish duringitleeyear FSS Contract. The staff person will
assist the participant to break down the long @oals into manageable steps. In addition, FSE staf
will encourage the family to identify goals thae aeasonable and attainable.

In the first year of the FSS contract, the famillf lae asked to identify 1-2 specific goals in arte
start to accomplish the long-range goals of sdfieancy. Sub-goals will be identified as active
steps to lead to the goal to be accomplished dtim§rst year. The participant will receive gogo

of the Individual Training and Services Plan and BESS Contract. The FSS staff person will
explain the requirement to meet with FSS staffrma@nual basis in order to review completion of
the annual goals. The annual review for FSS wkklir coincide with the participant’s annual
recertification.

Annual Review - The Family Self-Sufficiency staff will review botHUD’s mandatory goals to
successfully complete the program and the spg@hcly goals relevant to the family as listed @ th
Individual Training and Services Plan. In additithre family will be provided with a balance of the
current escrow amount. The previous year’s godlde reviewed and the family will work with
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FSS staff to set goals for the following year. Pplaicipant will have an opportunity to amend thei
long-term goals as needed. The FSS staff perdbagain assist the participant to set goals tret a
sufficiently specific and concrete so that the gaae measurable. Available resources will be

provided as necessary.

During the Annual Review, the participant will alsmamplete the HUD 50058 FSS Addendum. The
participant will be reminded to return the followigear to update and review goals until the conhtrac
expires or the family completes the FSS Contrabidaever occurs first).

Incentives - Including Escrow Clarification - To encourage participation in FSS, every effort wil
be made to collaborate with other agencies, comnegaamd persons to identify resources that will
benefit or enhance a family's life as they progtessrd the goal of economic self-sufficiency.

Incentives may include:

ounhwnE

8.

Identifying volunteer activities in the commuynielevant to family's goals.
Resume service (by referral).

Internet access to search for jobs, scholaesmpother information.

Making job referrals and also references foséhfamilies we come to know.
Scholarship opportunities, including writingtées of recommendation.

At the request of the family, delaying issuantéhe Voucher for a period not to
exceed twelve (12) months when it allows the famailgomplete a goal-oriented FSS
type activity. By supporting a family's decisiandomplete a current goal, FSS is
laying a foundation for a partnership with both #gencies already providing
services and the family. In these cases, the yathoiés not lose their place on the
waiting list.

Establishing the escrow savings account andavaltp interim disbursement of a
portion of the family's escrow account during then@act period for expenses
deemed by FSS to be consistent with the goalsdéthily's Individual Training and
Services Plan. Such needs may include, but arenmited to, the following:

a. School tuition or other school expenses
b Job training expenses

C. Business start-up expenses

d Transportation

The following limitations apply for partial diskesements:

a. Withdrawals can be made only once during-enb@th period.

b. No more than 50% of the total amount in esamay be
withdrawn (exception to this % may be considgre

C. When withdrawal is to purchase an automobhle family must
have a minimum of $ 4000.00 to withdraw 50%62000.00.

d. Payment to be made either to the family or poeaapproved
third party when possible.

e. Receipt(s) must be submitted after purchasébhen made.

f. Limit of three payments to be made relevartransportation.

No monthly deposit will be made to a family'sresv account if the FSS family has
not paid the family contribution towards rent.
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9. Assistance in completion of various applicasiéor school enrollment
and/or funds.

Consequences Of Noncompliance With FSS Contract ®frticipation - Families are required to
meet with FSS staff on an annual basis in ordeev@w progress and/or completion of the most
recent annual goals listed on the Individual Tragrand Services Plan. By use of a Goal Worksheet,
a staff person will assess the FSS participantseat situation to set short-term goals with the
family for the next twelve months. These shortagoals will be summarized on the Individual
Training and Services Plan as part of the famiR&S contract. The following corrective actions
will be taken in order of progression to determirtee FSS Contract will remain in effect:

1. The offer to counsel family to update interimatgoand review what activities or
services would be appropriate.

2. Notification in writing that supportive servicedl be withheld until family initiates
or follows through on activities consistent with§-§oal.

3. Notification in writing of our intention to terimate FSS Contract will include right to

an informal hearing.

Penalties for FSS action to terminate FSS Coninatide:

1. Termination of supportive services.
2. Forfeiture of amount in FSS escrow saving actou
3. Family would not be eligible to rejoin FSS Pramgrfor a period of 12 months and

then only if the family can demonstrate that theyr@ady to commit to FSS goals
and objectives.

HA will not terminate Section 8 assistance as a consequeteenmhation of the FSS Contract of
Participation. Family may continue to receive #et8 subsidies according to the terms of the
Voucher and Lease/Contract in effect.

FSS and family may mutually agree to terminate ES8ftract. The same terms apply as listed under
penalties.

Interims - MSJHA will follow its established policy to detema@ whether an interim should be
completed.

Portability Of FSS Contract And Escrow Account - A family participating in FSS becomes
eligible for portability of FSS Contract and escragcount 12 months after the effective date of the
FSS Contract as long as the family is in good stendith Section 8 and FSS.

1. As the Initial HA, we will permit the family toontinue to participate in our FSS
Program if the family demonstrates it can meet&S goals and responsibilities in
its new location. This option is available whea ¥oucher is administered by the
Receiving HA. Cooperation of the receiving HA eeded to confirm accuracy of
deposits we would make in the escrow account.
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2. As the Receiving HA, we may absorb the FSS Contndetn the Voucher is
absorbed. Any monies in the escrow savings acoeilinbe transferred from the
Initial HA to the Receiving HA.
Contract Completion The Family Self-Sufficiency staff will review tre family’s status relative
to the goals listed in the Individual Training andServices Plan and the HUD mandated goals
in the FSS Contract to determine whether the familyhas successfully completed the FSS
program. All participants will be asked to complee an Exit Form. Participants who have
funds in the escrow account will also complete thApplication for Withdrawal of Escrow
Accounts form. Upon review of the request for esow funds, the Family Self-Sufficiency staff
will determine whether to recommend that the escrowunds be released to the family.

The staff will process the request for payment of serow for those participants who have
achieved MSJHA's standards for completion of the FS Contract as stated above. This is
accomplished by working with the family to set annal goals in the Individual Training and
Services Plan that encourage the family to move t@sd personal and program goals of self-
sufficiency.

Networking In The Community - An FSS program goal is to serve as a connectdafilies to
available community services rather than to semw@e role of traditional case manager. For this
reason, it is important to develop a support nekwabthose agencies that have the common purpose
of providing supportive services to enable famiti@gachieve self-sufficiency.

Program Coordinating Committee —The FSS Program Coordinating Committee will coiecid
with the Community and Supportive Services Partripr€ommittee for the HOPE VI Program.
This committee includes all service agencies witlom the Authority has partnership agreements
for the provision of support services that assahifies in working towards economic self-
sufficiency.

Coordination Of Services -Services and activities under the FSS Progranbeitioordinated with
relevant community services (including trainingueation and child care) in order to avoid
duplication of services and activities.

Final Goal For Each Family Who Joins FSS The head of each FSS family will seek and maintain
suitable employment and become and remain indepéondlevelfare assistance for 12 consecutive
months prior to the end of the FSS Contract.

1. Definition of "seeking and maintaining employmtie- Head of FSS family
must apply for employment, attend job interviemsl otherwise follow
through on employment opportunities.

2. Definition of "suitable employment" - Based & tperson's skills, education and
available job opportunities within the Charlestoou@ty metropolitan area, a job
should be analyzed according to the following ciate
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e.

current level of income

benefits including health & retirement, andts involved
tuition reimbursement

location of job relevant to source and cdstamsportation
and day care

job satisfaction

potential for advancement

Definition of “minimum suitable employment” — minum wage x 30 hrs. per week
with consideration for extenuating circumstanceshsas health, child’s health,

student status, long range career plan.

Verification of welfare free status (as currgntéfined by HUD) must be provided
prior to final withdrawal of escrow account funds.
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